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Introduction
London has a history dating back over 2,000 years; originally
established in AD 40 by the Romans as a civilian town, Londinium
occupied a relatively small area, roughly equivalent to the size of Hyde
Park. It has subsequently grown to an area over 600 square miles.
Over its history it has experienced plague, devastating fire, civil war,
aerial bombardment, and terrorist attacks. But despite this London
has grown to become one of the most significant financial and cultural
capitals of the world. The City of London is London’s historic core and
today is the primary financial district. However, it now represents just a
tiny part of the wider metropolis of Greater London.
With over 8 million residents, 37% of whom were born overseas,
London has a diverse range of peoples and cultures, and more than
300 languages are spoken here. London is well known as a leading
financial centre, but it also has strengths in the arts, commerce,
education, entertainment, fashion, healthcare, media, professional
services, research and development, and tourism. London’s 43
universities form the largest concentration of higher education
institutes in Europe. All of this contributes to making London the
vibrant and cosmopolitan city that it is and ensures it continues to
attract workers from the country and world over. All of whom need
somewhere to live.
London has 33 very distinct boroughs, each with its own individual
character, which attract a range of residents. In this report we travel
across Inner and Outer London, from borough to borough, to provide
an overview of these boroughs from a housing market perspective.
We look at a range of metrics that are of interest to those living, or
thinking of living in the area and offer a brief overview or highlight of
the borough.

Jennet Siebrits
Head of Residential Research
CBRE

London
London is a vibrant,
cosmopolitan city
made up of 8.5 million
people, from a broad
range of backgrounds.
It is home to 15% of the
nation’s population, yet
is made up of just 1.2%
of the land mass. It is a
relatively youthful city;
the average age in London
is 33 compared with 39
nationally. The population
is also relatively wealthy
with wages 32% higher
than the national average.

Over the past couple of years the
London housing market has been
performing strongly. Sales and prices
have rebounded following a period of
post-recession lethargy; the latest data
suggest rents rose by 6.1% over the
last year, with prices up 11%. The new
build market is particularly strong, with
off-plan sales at a historic high. This
renewed confidence is reflected in the
development market; last year there
were 14,555 residential units completed
in London, this is the highest level since
the financial crisis. There are currently
692 schemes under construction,
311 under application and 1,093
with permission.

£458,283
Average London house price
London is comprised of 33 boroughs,
and is often split between Inner and
Outer London. Inner London comprises
14 of London’s 33 boroughs and has
an area larger than Milton Keynes. It
has a population of 3.2 million. Outer
London comprises the remaining 19
boroughs of the city, and is almost
four times larger than Inner London.
To give some context, the combined
areas of Nottingham, Leeds, Liverpool,
Manchester, Birmingham and
Newcastle could fit within the border
of Outer London and still have room
to spare.

73%
The average price of residential
property in Inner London is 73% higher
than in Outer London
In terms of affluence, there is significant
disparity both between and within
Inner and Outer London. On average,
residents of Inner London earn
£9,000 more than their Outer London
counterparts. However, the earnings in
Inner London also mask a considerable
range, with the wealthiest residents of
Kensington and Chelsea taking home
an average of £119,000 a year; four
times more than the £29,700 earned
by Newham’s residents. This disparity

is present to a lesser extent in Outer
London. The highest earners are
found in Richmond upon Thames, with
salaries averaging £58,000 per annum;
almost double the lowest average of
£29,800 in Barking and Dagenham.

692
Schemes under construction
This difference in earnings has resulted
in consistently higher house prices
across Inner London. A property in
Inner London currently costs around
£659,000; a 73% premium over the
average Outer London home valued
at £385,145. There is a significant
difference between the highest priced
boroughs in Inner versus Outer London.
At £1.3 million, a home in Kensington
and Chelsea costs twice as much as
the average property in Richmond
upon Thames. At the lower end of the
spectrum, however, the differences
are much smaller with the average
Newham (Inner London) property
costing £23,000 more than Barking and
Dagenham (Outer London).

66%
of the planning pipeline is in
Inner London
The higher prices in Inner London also
reflect considerable price growth over
the past several years; an average
house in Inner London has more than
doubled in value over the last decade,
with growth out-pacing that in Outer
London by 3.6% per annum. However
this trend is shifting. Over the last year,
growth across Outer London was 1.5%
higher than Inner London.
Over recent years, Inner London
has been the focus for residential
development and 66% is occurring
in the 14 Inner London boroughs.
However, in line with a pick-up in
the wider market, both in activity
and pricing, developers are seeking
opportunities out of the Inner London
halo. And there is a clear potential for
higher growth in the Outer boroughs,
so we say watch this space!
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Inner London
10,000m

Inner London
Number of boroughs

Outer London

14

19

3,339,313

5,192,939

Newham

Croydon

337

1,235

Population density (people per km2)

9,589

4,002

Population growth (last decade)

16.8%

12.2%

Projected growth (next decade)

9.1%

10.2%

Tower Hamlets

Barking and Dagenham

£52,943

£39,939

£659,000

£385,145

16.3

9.3

Most expensive

Kensington and Chelsea (£1,294,767)

Richmond upon Thames (£630,489)

Least expensive

Newham (£293,134)

Barking and Dagenham (£270,256)

Last year average house price growth

17%

16%

Annual house price growth (last decade)

7.8%

4.2%

Total population
Highest population
Total area (km2)

Highest projected population growth
Average annual full-time earnings
Average house price
House price to earnings ratio
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Inner London

Camden
World famous for its
market and music scene,
Camden also sports
another side: affluence.
With the fourth highest
average house price in
London and significant
regeneration underway,
this already strong
market is expected to only
grow stronger.

Camden’s world famous market and
music scene have long established
it among London’s most iconic
destinations. Over the years the
numerous pubs and venues have
played host to rock legends such
as Pink Floyd, Jimi Hendrix and the
Doors. Recently, more and more quality
independent restaurants, cafés and big
brands have started to arrive.

£2,537pcm
The fourth highest rents in London
In contrast to its edgy and cool
persona, Camden is also very affluent.
It boasts the fourth highest average
house price in the whole of London at
£812,868 and the sixth highest growth
in Inner London over the last decade
at 121%. Its residents also earn the fifth
highest salaries in London at £53,794,
are the fourth oldest at 35.8 in London
and average rents in the borough,
currently at £2,537, are the fourth
highest in London overall. In addition,
Camden shares fifth place in terms of
proportion of the Private Rental Sector
in Inner London.
However, many parts of Camden are
less affluent, and there are areas of
significant regeneration. Of particular
interest is the regeneration of King’s
Cross, which will provide a range of

smart, modern homes for owners
and renters. It will include improved
open spaces, a new play area for
children, a café, retail space and low
cost employment space, as well as
upgrades to transport infrastructure and
a new library. As with all regeneration
areas, the local area will benefit and the
prices of surrounding properties are
likely to rise accordingly.
Camden will also benefit from the
opening of the Tottenham Court Road
Crossrail station in 2018; the new
station will be able to accommodate
70 million passengers a year, putting it
on an equal footing with Oxford Circus
and thereby increasing property prices
directly around it.
The £1 billion spend programme at
Tottenham Court Road is the most
significant transport investment in the
West End for decades and the most
extensive over-site development on the
entire Crossrail network. Perhaps the
pinnacle of regeneration in Camden
is the conversion of Centre Point by
Almacantar. This landmark scheme
is being reinvented as the jewel in the
crown of a new St Giles Circus, linking
the West End to Covent Garden. This
will stimulate the local area, which
will shortly be unrecognisable. The
significant boost in confidence from
these renewal plans is already evident
in the local property market, across
all sectors.
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Camden

Inner London

London

Current population

231,365

3,399,313

8,592,252

Expected population in a decade

248,988

3,707,791

9,430,243

7.6%

9.1%

9.8%

10,107

9,589

5,199

35.8

34.8

35.6

Share of population born overseas

44.2%

39.9%

35.9%

Employment

67.2%

70.5%

71.8%

Unemployment

6.2%

6.9%

7.1%

Average salary

£53,794

£52,943

£43,519

£812,868

£659,566

£458,282

15%

17%

12%

121%

111%

67%

15.7

10.4

11.3

4.5

4.9

5.1

£2,537

£2,280

£1,690

Rental growth over last year

4.3%

6.3%

6.1%

Share of owner occupiers

33%

35%

48%

Share of private rental householders

32%

31%

26%

Population growth over next decade
Population density per km2
Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

7

122

231

Units completed in 2014

234

9,145

14,555

Off-plan sales rate

59%

72%

67%

Ratio of house building to population increase (last decade)

0.09

0.22

0.16

38

453

692

1,520

59,601

84,695

105

762

1,080

Units with planning permission

3,751

106,432

161,183

Potential future supply relative to current stock

3.8%

7.8%

4.9%

Underground stations

18

127

230

Railway stations

18

139

336

DLR/Tramlink

14

55

93

Starbucks/Costa

19

148

301

Primary schools

74

996

2,433

Outstanding primary schools

3

26

52

Five star hotels

1

111

112

Michelin restaurants

0

60

63

Waitrose

4

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Inner London

City of
London
Once dominated by its
financial core, the City is
now opening up as a highly
sought after residential
location. The increasing
desire to live close to work
is now being realised as
the quality of residential
offering begins to match the
aspiration of city workers.

Typically the City of London has been
a place to work and not a place to live;
despite being home to 370,000 workers
only 7,915 people live there, the lowest
population in any London borough.
However, this is slowly starting to
change as an increasing number
of Londoners are keen to benefit
from living close to work; especially
now as the area’s retail, leisure and
entertainment offering has improved
markedly over recent years. But, the
area doesn’t just attract City workers, it
is also popular with students.

15%
The highest rental growth in London
This demand, coupled with the
particularly acute underlying lack of
supply in the area, has significantly
pushed up house prices. Last year the
City had one of the highest rental and
house price growths across London;
prices now stand at £912,145. Over the
last decade house prices in the City
of London increased by 224%, which
compares with 150% in Kensington
and Chelsea and 140% in Westminster.
This is causing the gap between prime
property prices and City prices to
narrow and points towards the City
becoming a firm part of London’s prime
residential property market, which up
until recently was confined to the west
of London.

In fact, if current trends continue, the
City will have caught up with the West
End in about five years’ time.

22%
House price growth last year
The pick-up in demand is expected to
continue, with projected population
increases of 8.2% over the next
decade promising to outpace growth
rates in historically more residential
boroughs such as Lambeth, Camden,
Westminster, Wandsworth, and
Hammersmith and Fulham. The
development of a residential market
is expected to run symbiotically
with this predicted increase in the
area’s population.
New schemes being developed are
designed to attract the attention of
the elite city workers who demand a
luxury specification. These schemes
have recently been achieving prices in
excess of £2,000 per sq ft. Although
new-build development has increased,
it is still not enough to satisfy latent
demand. In the City there are currently
just 161 units under construction and
a further 654 in the planning pipeline;
this is around a third of the level needed
with projected household growth of
2,615 over the next decade.
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City of London

Inner London

London

Current population

7,915

3,399,313

8,592,252

Expected population in a decade

8,562

3,707,791

9,430,243

Population growth over next decade

8.2%

9.1%

9.8%

Population density per km2

2,543

9,589

5,199

41.3

34.8

35.6

Share of population born overseas

n/a

39.9%

35.9%

Employment

n/a

70.5%

71.8%

Unemployment

n/a

6.9%

7.1%

Average salary

n/a

£52,943

£43,519

£912,145

£659,566

£458,282

22%

17%

12%

224%

111%

67%

n/a

10.4

11.3

5

4.9

5.1

£3,177

£2,280

£1,690

Rental growth over last year

15%

6.3%

6.1%

Share of owner occupiers

43%

35%

48%

Share of private rental householders

36%

31%

26%

Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

3

122

231

Units completed in 2014

217

9,145

14,555

Off-plan sales rate

15%

72%

67%

Ratio of house building to population increase (last decade)

1.08

0.22

0.16

7

453

692

Units currently under construction

161

59,601

84,695

Schemes with planning permission

13

762

1,080

654

106,432

161,183

14.9%

7.8%

4.9%

11

127

230

Railway stations

5

139

336

DLR/Tramlink

2

55

93

Starbucks/Costa

13

148

301

Primary schools

5

996

2,433

Outstanding primary schools

0

26

52

Five star hotels

5

111

112

Michelin restaurants

2

60

63

Waitrose

4

39

78

Schemes currently under construction

Units with planning permission
Potential future supply relative to current stock
Underground stations

Inner London

Greenwich
Well known the world over
as the birthplace of time,
Greenwich is home to
many historical sites that
attract 18 million tourists
every year. Now that the
area is undergoing several
massive redevelopments, it
is sure to attract many new
residents too.

Greenwich is best known for sites
such as the Royal Observatory and the
Maritime Greenwich World Heritage
Site, which by itself draws 10 million
tourists every year and includes
Greenwich Park. It has historic links
with the Royal family and an old-world
town centre with cobbled streets and
quaint little pubs. It is also home to the
O2 arena. But there is another aspect
of Greenwich that is largely overlooked:
its proximity to Canary Wharf and the
development opportunities this brings
with it.
Greenwich currently has the second
lowest average house price in Inner
London at £348,693. However, it has
seen sharp growth recently with the
sixth highest average house price
growth rate last year in Inner London.
The rental market shows a similar trend,
with average rents increasing 10.8%
last year, the second highest growth
rate in Inner London, which takes
average rents to £1,530pcm. These
recent increases reflect the massive
regeneration that is taking place in
the area.
One particularly notable scheme is
Greenwich Peninsula. This scheme will
potentially provide 15,000 homes and
will completely revitalize the formerly
vapid area surrounding the O2 Arena.
Other regenerations transforming
the landscape of Greenwich include
Kidbrooke Village, part of a £1 billion
scheme where town houses are
selling for more than £1 million and
Millennium Village.

The residential regeneration has been
facilitated by significant improvements
in transport links over recent years.
These include the DLR extension to
Woolwich Arsenal and the Jubilee Line
extension, which have greatly improved
Greenwich’s accessibility to central
London, with quick access to London
Bridge (8 minutes), Waterloo Station (11
minutes), Green Park (15 minutes) and
Bond Street (18 minutes). In addition,
as of September 2015, there will be
a 24 hour tube link to the borough
on weekends. Aside from the DLR
and Jubilee line, the Thames Clipper
provides easy access to the West End.

18%
House price growth last year
Perhaps of most significance is
Crossrail; as of 2018, two Crossrail
stations will open in Woolwich Arsenal
and Abbey Wood. Our research shows
there is a huge benefit in being close to
a Crossrail station and both Woolwich
and Abbey Wood will experience
drastic cuts in travel times which will
increase property prices. For Abbey
Wood, travel times to Heathrow will be
reduced by 40 minutes, and to Bond
Street and Canary Wharf by around
20 minutes. This turns the area into
a serious commuter zone, which is
expected to result in an annual uplift in
house prices of 4.3% over and above
wider house price growth.

CBRE Residential 14 – 15
Contents page

Greenwich

Inner London

London

Current population

266,622

3,399,313

8,592,252

Expected population in a decade

291,835

3,707,791

9,430,243

Population growth over next decade

9.46%

9.1%

9.8%

Population density per km2

5,377

9,589

5,199

34.7

34.8

35.6

Share of population born overseas

31.6%

39.9%

35.9%

Employment

64.9%

70.5%

71.8%

Unemployment

9.9%

6.9%

7.1%

Average salary

£42,690

£52,943

£43,519

£348,693

£659,566

£458,282

House price growth over last year

18%

17%

12%

House price growth over the last decade

48%

111%

67%

9.0

10.4

11.3

4

4.9

5.1

Average rent

£1,530

£2,280

£1,690

Rental growth over last year

10.8%

6.3%

6.1%

Share of owner occupiers

45%

35%

48%

Share of private rental householders

20%

31%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)

Schemes completed in 2014

9

122

231

Units completed in 2014

997

9,145

14,555

Off-plan sales rate

66%

72%

67%

Ratio of house building to population increase (last decade)

0.29

0.22

0.16

28

453

692

7,765

59,601

84,695

24

762

1,080

Units with planning permission

11,430

106,432

161,183

Potential future supply relative to current stock

11.3%

7.8%

4.9%

1

127

230

13

139

336

DLR/Tramlink

5

55

93

Starbucks/Costa

7

148

301

Primary schools

75

996

2,433

Outstanding primary schools

2

26

52

Five star hotels

1

111

112

Michelin restaurants

0

60

63

Waitrose

1

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations
Railway stations

Inner London

Hackney
Despite regeneration
Hackney has managed
to retain its edgy and
eclectic reputation. This
largely reflects the active
community involvement,
with residents keen to
protect the intrinsic
character of the borough
that makes it so special.

Over recent years Hackney has
transformed its gritty reputation. While
still viewed as edgy and eclectic, it is
much more synonymous with affluence
than it has been. Part of what has been
driving Hackney forward is the increase
in business; Hackney has seen 21%
business growth since 2004 which
is nearly double London’s rate. This
new activity is concentrated primarily
in media, technology and consulting
and is based, for the most part, in
Shoreditch.

£606,005
The eighth highest house prices
in London
At the same time, Hackney has seen
major transport improvements in
recent years, such as the new Dalston
Junction and Dalston Kingsland
Overground stations. There have also
been improvements in Shoreditch
and Hoxton, making the borough
significantly more accessible. In
addition, further infrastructure
improvements are expected with
multi-million-pound plans in place to
improve Hackney Wick Overground
station over the next three years. This
investment will transform the area and
make it a fitting hub destination that will
offer business space, restaurants, new
homes, shops and parklands, and a
6,000-seat multi-use venue.
This strengthening has fuelled
population growth, with an 18%
increase over the last decade. The
population is expected to increase by
a further 12% increase

(or 31,000 extra people), the
third highest expected growth in
Inner London.
As a result, there has been significant
house price growth; Hackney has
had the fifth highest average house
price growth in London over the past
decade at 125% and 15% growth over
the last year alone. Current average
house prices for the borough across
the board currently sit at £606,005,
the seventh highest in Inner London.
However, some areas have much higher
prices. For example, average prices
in Shoreditch are around £939,996. In
contrast, more fringe areas, such as
Dalston (£576,321), Stoke Newington
(£540,532) and Clapton (£454,364),
provide more opportunities for investors
and first-time home buyers alike.
Hackney attracts a young and trendy
population with its cafe culture, clubs,
bars and cultural offering; at 32.6 years,
it has one of the lowest average ages.
Despite the resulting gentrificaiton
and pick up in underlying affluence,
Hackney remains very much grounded
in the local community, which is part of
its charm. This is reflected in a number
of local start up businesses. In addition,
community groups, such as Growing
Spaces, Capital Growth and Growing
Communities address local issues such
as a lack of green space. Hackney is
home to a number of rare bees, which
are protected under the Hackney
Biodiversity Action Plan. Local residents
are also trying to protect the bees by
planting a number of pockets of wild
flowers across the area, this ‘River of
Flowers’, is meant to make the bee’s
journey back to the hive less arduous.
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Hackney

Inner London

London

Current population

261,600

3,399,313

8,592,252

Expected population in a decade

292,339

3,707,791

9,430,243

Population growth over next decade

11.75%

9.1%

9.8%

Population density per km2

12,921

9,589

5,199

32.6

34.8

35.6

Share of population born overseas

38.8%

39.9%

35.9%

Employment

67.8%

70.5%

71.8%

Unemployment

8.8%

6.9%

7.1%

Average salary

£37,646

£52,943

£43,519

£606,005

£659,566

£458,282

15%

17%

12%

125%

111%

67%

11.3

10.4

11.3

4

4.9

5.1

£2,016

£2,280

£1,690

Rental growth over last year

3.3%

6.3%

6.1%

Share of owner occupiers

26%

35%

48%

Share of private rental householders

29%

31%

26%

Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

10

122

231

Units completed in 2014

567

9,145

14,555

Off-plan sales rate

61%

72%

67%

Ratio of house building to population increase (last decade)

0.15

0.22

0.16

25

453

692

2,078

59,601

84,695

53

762

1,080

Units with planning permission

6,088

106,432

161,183

Potential future supply relative to current stock

6.0%

7.8%

4.9%

1

127

230

13

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

2

148

301

Primary schools

87

996

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

111

112

Michelin restaurants

1

60

63

Waitrose

0

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations
Railway stations

Inner London

Hammersmith
and Fulham
A small borough in the
south west of London,
Hammersmith and
Fulham is building on its
good reputation and we see
a big future as a number
of large developments
promise to revitalise the
already strong market.

Hammersmith and Fulham is a small
borough in south west London; it has
the fourth lowest population in London
with just 183,478 residents. Despite
being slightly out of the centre, it has
the fifth highest average house price in
London at around £792,000, this follows
an above average increase last year
of 17% (it is 130% higher than it was a
decade ago).
In recent years, there has been
significant development activity in the
area, which now boasts a Westfield
shopping centre. One of London’s
largest regenerations, the Earls Court
redevelopment, is taking place within
the borough, but testament to its size
this also extends into Kensington
and Chelsea.
The new settlement will span 77 acres
and provide 7,500 new homes. It will
offer 41 acres of open spaces together
with leisure, education, health and
community facilities. This will be in
conjunction with a hotel, shops and
private hospital making this the most
extensive redevelopment seen in the
borough in memorable history and
is expected to completely revitalise
Earl’s Court, with increasing prices
having a knock-on effect throughout
the borough. Phase one of the
redevelopment, Lillie Square, has sold
well, with 225 of the 237 units sold
during 2014.

There are other large regenerations
taking place throughout the area
including The Dairy Crest Site which
will provide 1,036 homes and BBC
Television Centre which will provide
801 homes. Fulham Riverside will
provide 400 units when completed and
is currently selling well. Prices at this
scheme have continued to increase
throughout the live sales period,
with the average now being around
£1,250 psf.

£792,000
The fifth highest house prices
in London
Large parts of the borough benefit from
its proximity to the river. As a result,
many new build schemes offer river
facing units. These units achieve a
significant price premium. Our analysis
shows that river facing units achieve
a 10-15% premium compared with the
same flat facing in the other direction.

77%
Employment rate
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Hammersmith and Fulham

Inner London

London

Current population

183,478

3,399,313

8,592,252

Expected population in a decade

187,366

3,707,791

9,430,243

Population growth over next decade

2.12%

9.1%

9.8%

Population density per km2

11,128

9,589

5,199

34.9

34.8

35.6

Share of population born overseas

41.4%

39.9%

35.9%

Employment

76.9%

70.5%

71.8%

Unemployment

5.9%

6.9%

7.1%

Average salary

£51,039

£52,943

£43,519

£791,527

£659,566

£458,282

17%

17%

12%

130%

111%

67%

16.3

10.4

11.3

5.5

4.9

5.1

£2,055

£2,280

£1,690

5%

6.3%

6.1%

Share of owner occupiers

36%

35%

48%

Share of private rental householders

32%

31%

26%

Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent
Rental growth over last year

Schemes completed in 2014

8

122

231

Units completed in 2014

446

9,145

14,555

Off-plan sales rate

59%

72%

67%

Ratio of house building to population increase (last decade)

0.19

0.22

0.16

23

453

692

10,145

59,601

84,695

39

762

1,080

Units with planning permission

3,038

106,432

161,183

Potential future supply relative to current stock

3.8%

7.8%

4.9%

14

127

230

Railway stations

1

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

12

148

301

Primary schools

58

996

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

111

112

Michelin restaurants

2

60

63

Waitrose

3

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations

Inner London

Islington
This vibrant and populous
borough has long been
popular with students,
families and young
professionals attracted
not least to the area’s
traditional housing stock.
Since the creation of Tech
City in the south east of the
borough, it is now also a
popular choice for IT and
creative professionals.

With a population of 220,544, the
London borough of Islington is the most
densely populated borough in London;
it has an average of 139 persons per
hectare, this compares with a London
average of 52 persons per hectare. It
is mainly residential extending from
Islington High Street to Highbury Fields,
encompassing the area around Upper
Street, Essex Road and Southgate
Road to the east. Angel is thought of
as the hub of Islington, with Pentonville
road the artery to the West End and City
Road the artery to the City. Islington
has successfully aligned itself to
appeal to families, students, young
City professionals and young tech
professionals alike.
Central Islington has always been
popular for its traditional housing and
cafe culture, but there is a relativity
new string to Islington’s bow; this has
been driven by local employment
opportunities.
‘Tech City’ or Silicon Roundabout is
a technology cluster located around
the Old Street roundabout including
the south east corner of Islington. It
has been encouraged by both local
and national government with the aim
of producing a cluster of technology
and web businesses, start-ups and
overseas entrants looking to set up a
European HQ. The scheme has been
a success with estimates suggesting
around 5,000 tech companies now
located in the wider area around the
Old Street roundabout.

The Borough has seen a 25% rise
in its population between the 2011
Census and 2014, placing increased
pressure on the housing situation and
contributing to house price growth
of 113% over the last decade. In
response to this pressure, and the
housing challenges across London
in general, the borough has agreed a
strategy based on the 2011 London
Plan to deliver a minimum of 12,641
homes between 2015 and 2025, or
1,264 homes per annum. To this end,
there are currently 1,500 units under
construction, and a further 2,300
units with planning permission in the
borough; of which a good number of
these schemes are situated along the
popular City Road corridor between the
Old Street roundabout and Angel tube
station, and along the canal basin area.

113%
House price growth over the
last decade
Recently added to market is 250
City Road, one of the largest and
tallest developments of all the current
schemes in Islington. It has 930
residential units and will incorporate
amenities like secure bicycle parking
for every unit and free wifi across all
common areas and open spaces,
in order to appeal to young tech
professionals lured by the proximity to
the nearby creative hub at ‘Tech City’.
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Islington

Inner London

London

Current population

220,544

3,399,313

8,592,252

Expected population in a decade

244,563

3,707,791

9,430,243

Population growth over next decade

10.89%

9.1%

9.8%

Population density per km2

13,871

9,589

5,199

Average age

34.4

34.8

35.6

Share of population born overseas

32%

39.9%

35.9%

Employment

72%

70.5%

71.8%

Unemployment

7.3%

6.9%

7.1%

Average salary

£52,655

£52,943

£43,519

£662,198

£659,566

£458,282

14%

17%

12%

113%

111%

67%

12.4

10.4

11.3

4

4.9

5.1

£2,099

£2,280

£1,690

6%

6.3%

6.1%

Share of owner occupiers

30%

35%

48%

Share of private rental householders

27%

31%

26%

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent
Rental growth over last year

Schemes completed in 2014

6

122

231

Units completed in 2014

328

9,145

14,555

Off-plan sales rate

56%

72%

67%

Ratio of house building to population increase (last decade)

0.16

0.22

0.16

24

453

692

1,493

59,601

84,695

32

762

1,080

Units with planning permission

2,334

106,432

161,183

Potential future supply relative to current stock

2.5%

7.8%

4.9%

6

127

230

10

139

336

0

55

93

Starbucks/Costa

14

148

301

Primary schools

56

996

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

111

112

Michelin restaurants

2

60

63

Waitrose

4

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations
Railway stations
DLR/Tramlink

Inner London

Kensington
and Chelsea
Despite being the
smallest London borough,
occupying less than 1%
of the city’s total area,
Kensington and Chelsea
often grabs the headlines
with news of its exclusive
residents and multimillion pound mansions.

Kensington and Chelsea’s prime status
means that it has consistently had the
highest average property prices, both
in London and across the UK. Average
prices are currently in the region of
£1.3 million; this is almost three times
the London average. And the price
differential has been widening. Before
the global financial crisis prices in
Kensington and Chelsea were around
double the London average. However,
Kensington and Chelsea, as with other
affluent areas, has afforded a higher
degree of insulation from the recession
and prices recovered stronger than the
wider market.

£1.3m
Highest house prices in London
Albeit all prime, there are a range of
property developments, specification
and values across Kensington and
Chelsea. Of the developments currently
being marketed values average £1,940
per sq ft. However, this average masks
a wide range with prices achieved from
£1,130 psf up to £3,685 psf.

While the location of the property
is paramount, for an asset to be
considered as prime, a number
of features are now simply to
be expected, such as state-ofthe-art security systems and a
comprehensive concierge service.
Most extremely wealthy buyers would
not consider a scheme without these
fundamental features.

152%
House price growth over the
last decade
Moving higher up the value curve,
expectations increase to include
business and leisure amenities. Design
is clearly important; units will need to
be finished to the highest specification
possible, while allowing some freedom
for the buyer to imprint their own
personal taste. Externally, the building
will need to be stunning, either with a
powerful historic facade or if it is new
build, be the craft of an award winning
architect. To go straight to the top of the
class, the building itself will be iconic;
a landmark within the city and an overt
symbol of wealth. For a development
to acquire super-prime status it
would need a full and comprehensive
service offering. Branding is extremely
powerful, purchasers like to know they
are buying the best.

Property specification and amenity offer versus price

Views

Super Prime
Location

375
Kensington
High Street

Business
Amenity

Award
Winning
Architect



Top Interior
Design

Leisure
Amenity

Full Concierge
Service

Secure
Parking

Average
£psf









£1,780

Cheyne
Terrace















£2,800

Vicarage
Gate House















£2,800

One
Kensington
Gardens

















£3,750

Holland
Green

















£3,750
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Kensington and Chelsea

Inner London

London

Current population

156,722

3,399,313

8,592,252

Expected population in a decade

155,929

3,707,791

9,430,243

-0.5%

9.1%

9.8%

13,079

9,589

5,199

38.3

34.8

35.6

Share of population born overseas

51.8%

39.9%

35.9%

Employment

66.4%

70.5%

71.8%

Unemployment

5.9%

6.9%

7.1%

Average salary

£118,704

£52,943

£43,519

£1,294,766

£659,566

£458,282

7%

17%

12%

152%

111%

67%

31.3

10.4

11.3

4.5

4.9

5.1

£3,433

£2,280

£1,690

5%

6.3%

6.1%

Share of owner occupiers

37%

35%

48%

Share of private rental householders

36%

31%

26%

Population growth over next decade
Population density per km2
Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent
Rental growth over last year

Schemes completed in 2014

3

122

231

Units completed in 2014

276

9,145

14,555

Off-plan sales rate

62%

72%

67%

Ratio of house building to population increase (last decade)

-0.25

0.22

0.16

36

453

692

1,401

59,601

84,695

51

762

1,080

Units with planning permission

3,453

106,432

161,183

Potential future supply relative to current stock

4.4%

7.8%

4.9%

12

127

230

Railway stations

5

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

12

148

301

Primary schools

60

996

2,433

1

26

52

21

111

112

Michelin restaurants

9

60

63

Waitrose

6

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations

Outstanding primary schools
Five star hotels

Inner London

Lambeth
Home to the National
Theatre and the London
Eye, Lambeth includes
the popular residential
neighbourhoods of
Clapham, Brixton and
Streatham. Part of the
borough is benefitting from
the Vauxhall, Nine Elms
and Battersea (VNEB)
regeneration with tower
clusters developing on the
river frontage.

Lambeth encompasses a large
swathe of the Southbank that, despite
its proximity to both the City and
the West End, has been historically
overlooked by developers. However,
this is all changing, partly as the area
encompasses the northern part of
London’s largest regeneration zone:
VNEB. Covering 195 hectares from
Battersea Power Station in the north up
to Lambeth Bridge, it will provide 18,000
new homes, 22,000 jobs and numerous
public realm improvements. Also
planned is actress Joanna Lumley’s
brainchild: a garden bridge across
the Thames. It will be over 350 metres
long and will feature trees, shrubs
and wildflowers.

20%
House price growth last year
Our previous analysis shows that
regeneration can boost local property
prices by around 4.9% per annum –
over and above wider capital growth;
we expect VNEB will have a similar
impact on the local market. However,
prices have seen an even more
significant uplift as a once undervalued
area is increasingly becoming a prime
property spot; pre 2008 new build
values along the river were in the
region of £500 psf, now values are
nearer £1,500 psf and trading at a 25%
premium to their second-hand counter
parts. The high demand for these
properties is reflected in the 71% off
plan sales rate.

We are also seeing several tower
clusters developing along Lambeth’s
river edge. At the south end of the river,
adding to the recently constructed
St George’s The Tower, under
construction are the 36 storey Vauxhall
Sky Gardens and Nine Elms Point
(39 storeys). Further towers in the
pipeline include the 50 storey Vauxhall
Square tower and Vauxhall Cross. To
the north, a further cluster is planned
that includes the 37 storey Southbank
Place; all in all the Lambeth skyline will
be changing immeasurably.

40
Schemes with planning permission
Average house prices in Lambeth are
currently around £530,000 which is the
fifth lowest in Inner London. But values
range significantly across the borough,
with the highest value properties on the
Southbank with river views, especially
stretching out over the Houses of
Parliament. Prices increased 20% last
year, the fourth highest growth across
the Inner London boroughs. This
growth can be attributed to the impact
of the regeneration and is a trend we
expect to continue.
Lambeth currently has the third highest
employment rate in London. It has the
second highest population, which is
expected to rise by 8.1% to 344,487
over the next decade. This is an extra
25,864 people; with just 5,380 units
in the planning pipeline, future supply
will fall woefully short of fulfilling
future demand.
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Lambeth

Inner London

London

Current population

318,623

3,399,313

8,592,252

Expected population in a decade

344,487

3,707,791

9,430,243

8.1%

9.1%

9.8%

11,301

9,589

5,199

33.9

34.8

35.6

Share of population born overseas

36.2%

39.9%

35.9%

Employment

79.2%

70.5%

71.8%

Unemployment

6.9%

6.9%

7.1%

Average salary

£39,363

£52,943

£43,519

£527,993

£659,566

£458,282

20%

17%

12%

103%

111%

67%

House price to earnings ratio

9.7

10.4

11.3

Expected five year house price growth (annual average)

5.5

4.9

5.1

£1,947

£2,280

£1,690

Rental growth over last year

3.8%

6.3%

6.1%

Share of owner occupiers

35%

35%

48%

Share of private rental householders

29%

31%

26%

Population growth over next decade
Population density per km2
Average age

Average house price
House price growth over last year
House price growth over the last decade

Average rent

Schemes completed in 2014

9

122

231

Units completed in 2014

688

9,145

14,555

Off-plan sales rate

71%

72%

67%

Ratio of house building to population increase (last decade)

0.12

0.22

0.16

27

453

692

2,451

59,601

84,695

40

762

1,080

Units with planning permission

5,380

106,432

161,183

Potential future supply relative to current stock

4.1%

7.8%

4.9%

Underground stations

10

127

230

Railway stations

12

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

8

148

301

Primary schools

75

996

2,433

Outstanding primary schools

4

26

52

Five star hotels

0

111

112

Michelin restaurants

0

60

63

Waitrose

1

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Inner London

Lewisham
Historically undervalued
despite its close proximity
to Canary Wharf,
things are looking up for
Lewisham. Over the last
year alone the borough
enjoyed the fifth highest
average house price growth
in Inner London and a
7% increase in average
rental price.

Situated in the south east of London
and neighbouring Greenwich,
Lewisham is what might be described
as ‘up and coming’. Historically
undervalued despite its close proximity
to Canary Wharf, Lewisham enjoyed
the fifth highest average house price
growth in Inner London over the last
year at 19%, bringing average prices
to £381,244.

19%
House price growth last year
However, despite this strong recent
growth, Lewisham still has the third
lowest average house price in Inner
London. This places the borough as a
good bet for first time buyers looking
for affordability without sacrificing
proximity to central London and a
particularly attractive option for those
working in Canary Wharf and looking
for shorter commutes to work. As it
stands, at 44% Lewisham has the third
highest proportion of owner occupiers
in Inner London.
The rental market is mirroring this
growth trend with Lewisham’s average
rentals jumping 7% in the last year
to £1,335pcm. This figure represents
the lowest current rental price in Inner
London making the borough very
affordable in the short term for renters
but a good investment for those looking
for probable growth.

Significant regeneration of the town
centre, together with the Lewisham
Gateway project, promises to further
improve the borough’s overall façade.
Lewisham Gateway will deliver two new
adjoining buildings next to the DLR and
mainline station which will provide up to
193 new homes in the heart of the town
centre and a new open space named
Confluence Place. The scheme will also
include significant road works in a push
to make the borough better connected.
Another scheme of interest is Thurston
Central which will provide 322 private
units of which 74% will be retained as
privately rented stock.

8,725
Units in the planning pipeline
Overall the borough has 3,165 units
currently under construction and
a further 8,725 units with planning
permissions. However, when looking
at population predictions, these figures
still fall short. Lewisham currently has
the fifth highest expected population
growth in Inner London over the next
decade at 10%, which equates to an
additional 28,998 people. This shortfall
provides a wonderful opportunity for
developers wanting to build within Inner
London without the exorbitant price tag.
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Lewisham

Inner London

London

Current population

290,836

3,399,313

8,592,252

Expected population in a decade

319,834

3,707,791

9,430,243

Population growth over next decade

10.0%

9.1%

9.8%

Population density per km2

7,849

9,589

5,199

34.5

34.8

35.6

Share of population born overseas

30.7%

39.9%

35.9%

Employment

74.9%

70.5%

71.8%

Unemployment

6.9%

6.9%

7.1%

Average salary

£38,296

£52,943

£43,519

£381,244

£659,566

£458,282

House price growth over last year

19%

17%

12%

House price growth over the last decade

73%

111%

67%

8.5

10.4

11.3

6

4.9

5.1

£1,335

£2,280

£1,690

Rental growth over last year

7.1%

6.3%

6.1%

Share of owner occupiers

44%

35%

48%

Share of private rental householders

24%

31%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

7

122

231

Units completed in 2014

421

9,145

14,555

Off-plan sales rate

59%

72%

67%

Ratio of house building to population increase (last decade)

0.16

0.22

0.16

15

453

692

3,165

59,601

84,695

26

762

1,080

Units with planning permission

8,725

106,432

161,183

Potential future supply relative to current stock

7.5%

7.8%

4.9%

0

127

230

21

139

336

DLR/Tramlink

3

55

93

Starbucks/Costa

3

148

301

Primary schools

84

996

2,433

Outstanding primary schools

4

26

52

Five star hotels

0

111

112

Michelin restaurants

0

60

63

Waitrose

0

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations
Railway stations

Inner London

Newham
Traditionally a relatively
deprived borough, with
the lowest average salary
and one of the lowest
house prices, Newham has
hugely benefited from the
Olympics regeneration.
Key, is to now leverage off
this success and replicate
the regeneration across the
whole of the borough.

Stratford, in Newham, received a huge
regenerative boost from the Olympics
and its associated redevelopment.
So far this mainly reflects the £17
billion worth of transport links installed
ahead of the games, but it has and
will continue to benefit from the long
term vision for the park, the so called
“Olympics legacy”. The long term vision
incudes two new schools, 8,000 new
homes, 1.9 million sq ft of retail and
entertainment areas, 22 miles of cycle
and footpaths, nine miles of new roads
and four miles of waterways – and five
world-class sporting venues.

Although still relatively affordable for
young professionals, it is achieving
rental levels around 35% higher than
the second hand stock in the area. This
reflects the superior product, as well
as the bespoke management offer,
giving tenants a hassle free, safe and
secure home. It has attracted a range of
young professionals, including singles,
couples and also young families.

15%

The highest house price growth
last year

Expected population growth
Slowly some of the legacy venues are
opening; most notably residents began
to move into East Village as from early
2014. East Village is one of London’s
new breed of rental schemes; designed
and built purposefully for renters. Get
Living London, the Delancy / Qatari Dair
JV that manage the East Village, have
provided a range of tenancy lengths
and rents which include broadband,
sky and furniture packages. The
lettings have been phased, partly
reflecting the retrofitting of the athlete’s
accommodation, but the scheme
has been well received with high
absorption rates.

23%
The local population of Newham
is relatively deprived, however,
East Village has attracted a new
demographic, “aspiring homemakers”,
into the area. The distinct nature of
the new demographic in the local
setting proves that developers can
create an entirely new destination and
attract home-makers from completely
different parts of London. This is a
working illustration of placemaking and
is hugely encouraging for developers
looking to create a new sense of place,
distinct from the existing character of
an area.
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Newham

Inner London

London

Current population

333,269

3,399,313

8,592,252

Expected population in a decade

383,085

3,707,791

9,430,243

15%

9.1%

9.8%

8,503

9,589

5,199

31.4

34.8

35.6

Share of population born overseas

49.6%

39.9%

35.9%

Employment

60.4%

70.5%

71.8%

Unemployment

10.8%

6.9%

7.1%

Average salary

£29,716

£52,943

£43,519

£293,134

£659,566

£458,282

House price growth over last year

23%

17%

12%

House price growth over the last decade

36%

111%

67%

7.8

10.4

11.3

6

4.9

5.1

£1,483

£2,280

£1,690

Rental growth over last year

3.4%

6.3%

6.1%

Share of owner occupiers

35%

35%

48%

Share of private rental householders

34%

31%

26%

12

122

231

1,810

9,145

14,555

Off-plan sales rate

89%

72%

67%

Ratio of house building to population increase (last decade)

0.13

0.22

0.16

21

453

692

5,936

59,601

84,695

29

762

1,080

Units with planning permission

24,186

106,432

161,183

Potential future supply relative to current stock

23.7%

7.8%

4.9%

Underground stations

6

127

230

Railway stations

7

139

336

18

55

93

Starbucks/Costa

6

148

301

Primary schools

83

996

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

111

112

Michelin restaurants

0

60

63

Waitrose

1

39

78

Population growth over next decade
Population density per km2
Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014
Units completed in 2014

Schemes currently under construction
Units currently under construction
Schemes with planning permission

DLR/Tramlink

Inner London

Southwark
Traditionally undervalued
given its relatively central
location, this borough
continues to undergo
significant regeneration
from the facelift at Surrey
Quays and Canada
Water to the regeneration
of the Southbank,
which is recreating the
borough’s image.

Southwark has benefitted over
recent years from huge infrastructure
improvements, such as the Jubilee line
extension. This has revitalised areas
such as Canada Water. Some areas,
particularly in the south of the borough,
such as Surrey Quays, Rotherhithe,
Bermondsey and the Old Kent Road,
remain undervalued, but with further
regeneration plans spanning the
entire borough we expect the area
to soon realise its true value. In fact,
our previous analysis shows that
regeneration can boost local property
prices by around 4.9% per annum –
over and above wider capital growth.

4,361
Units currently under construction
At its most northerly tip, Southwark
contains arguably the most valuable
stretch of the Southbank river. A stone’s
throw from the City, and home to the
Shard, Tate Modern and Borough
Market, this stretch of river is benefiting
from an overspill from the ambitious
Vauxhall, Nine Elms and Battersea
regeneration. Probably the pinnacle of
the area is the tower cluster currently
being developed. It includes prime

tower schemes such the 50 storey One
Blackfriars and the 42 storey Southbank
Tower. Other schemes planned are 20
Blackfriars Road and Bankside Quarter.
These schemes will transform this
stretch of the river bank entirely.

21%
House price growth last year
These schemes are achieving much
higher values than their counterparts
further down the river. At this top stretch
of the Southbank, units are achieving
prices of around £2,000 psf. This
compares with around £1,500 psf in the
Lambeth part of the Southbank; on the
Wandsworth river front the average is
nearer £1,000 psf. However, common
across all these tower schemes are the
premium they achieve, our analysis
shows that towers achieve a price
premium of around 36% over the local
embedded value. Within the individual
scheme there is also a per floor price
premium of 2.3%, this increases to 3.5%
above 20 floors.

2
Outstanding primary schools
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Southwark

Inner London

London

Current population

303,422

3,399,313

8,592,252

Expected population in a decade

330,173

3,707,791

9,430,243

Population growth over next decade

8.8%

9.1%

9.8%

Population density per km2

9,992

9,589

5,199

33.8

34.8

35.6

Share of population born overseas

36.5%

39.9%

35.9%

Employment

70.8%

70.5%

71.8%

Unemployment

8.2%

6.9%

7.1%

Average salary

£44,687

£52,943

£43,519

£555,849

£659,566

£458,282

21%

17%

12%

106%

111%

67%

House price to earnings ratio

9.7

10.4

11.3

Expected five year house price growth (annual average)

5.5

4.9

5.1

£1,685

£2,280

£1,690

Rental growth over last year

8.3%

6.3%

6.1%

Share of owner occupiers

31%

35%

48%

Share of private rental householders

24%

31%

26%

Average age

Average house price
House price growth over last year
House price growth over the last decade

Average rent

Schemes completed in 2014

12

122

231

Units completed in 2014

484

9,145

14,555

Off-plan sales rate

67%

72%

67%

Ratio of house building to population increase (last decade)

0.20

0.22

0.16

49

453

692

4,361

59,601

84,695

68

762

1,080

Units with planning permission

7,201

106,432

161,183

Potential future supply relative to current stock

6.0%

7.8%

4.9%

7

127

230

14

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

9

148

301

Primary schools

87

996

2,433

Outstanding primary schools

2

26

52

Five star hotels

1

111

112

Michelin restaurants

1

60

63

Waitrose

0

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations
Railway stations

Inner London

Tower
Hamlets
This is a borough of many
contrasts, with severely
deprived neighbourhoods
cheek and jowl with
more wealthy gentrified
locations. Tower Hamlets
has the highest level of
residential development
activity across London and
is home to Canary Wharf,
one of London’s most
popular office markets.

The borough of Tower Hamlets lies
in the heart of London’s East End
bordering the City of London on its
west side and the river curling around
its southern peninsula. With an area
covering just 20 sq km, Tower Hamlets
is one of London’s smallest boroughs,
but ranks 15th in terms of its population
size. With 12,853 residents per square
kilometre it is the fourth most densely
populated borough in London. In
the last decade, its population has
grown faster than anywhere else in the
country, and this is set to continue with
a projected 16% increase in population
(or 44,000 persons) over the next
decade, the second highest projected
population growth in London.

Unsurprisingly, the residential areas
immediately surrounding Canary Wharf
are attracting an increasing number of
young professionals. Average prices
in these areas are around £715 psf.
However, this masks a wide divergence,
largely reflecting proximity to the
Canary Wharf estate. Unsurprisingly,
homes closest to the office estate
command a significant premium
compared with those just a short walk
away. Apartments within 250 metres
of the office estate are 23% more
expensive than those located between
250 and 500 metres away. Prices tail off
further and properties in the 750 – 1000
radius are priced around a third lower
than those closest to the estate.

17%

Canary Wharf will continue to grow;
Crossrail’s opening in 2018 will increase
the capacity of the already extensive
public transport network by 50%. The
improvements will unlock even more
potential for development in the area,
and we anticipate that Crossrail will
improve residential values by 3.6% per
annum.

House price growth last year
Having been one of the more
disadvantaged areas in London,
this is rapidly changing with major
regeneration ongoing in the area.
There are over 10,500 residential units
currently under construction; it is the
most rapidly growing housing stock
in London. There are a further 13,263
units with planning permission. Among
these are several towers in excess of
60 floors.
Tower Hamlets’ biggest landmark is
undoubtedly Canary Wharf. With its
iconic skyscrapers, this giant office
hub employs over 100,000 people – a
workforce that has quadrupled in the
last decade and is now one of the
largest concentrations of employment
in the country.

In addition, the much anticipated
development at Wood Wharf will be a
game changer for the area. At present
there is no residential on the Canary
Wharf Estate, but this will change at
Wood Wharf set to deliver 4,500 new
homes. Phase 1, due to complete in
2020, will see 900 apartments and
200,000 sq ft of office space.
Clearly, Tower Hamlets is more than just
Canary Wharf and there is significant
development going on elsewhere.
These include St Georges’ London
Dock, a 1,800 unit scheme in Wapping,
Baltimore Wharf (in excess of 1000
units), Barratt Homes’ 300 unit Aldgate
Place and Ballymore’s 1,700 unit
London City Island.
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Tower Hamlets

Inner London

London

Current population

279,148

3,399,313

8,592,252

Expected population in a decade

323,467

3,707,791

9,430,243

Population growth over next decade

15.9%

9.1%

9.8%

Population density per km2

12,853

9,589

5,199

31.1

34.8

35.6

Share of population born overseas

42.5%

39.9%

35.9%

Employment

68.1%

70.5%

71.8%

Unemployment

8.9%

6.9%

7.1%

Average salary

£48,617

£52,943

£43,519

£479,971

£659,566

£458,282

House price growth over last year

17%

17%

12%

House price growth over the last decade

71%

111%

67%

6.9

10.4

11.3

6

4.9

5.1

£2,160

£2,280

£1,690

9%

6.3%

6.1%

Share of owner occupiers

27%

35%

48%

Share of private rental householders

33%

31%

26%

19

122

231

1,652

9,145

14,555

Off-plan sales rate

82%

72%

67%

Ratio of house building to population increase (last decade)

0.23

0.22

0.16

40

453

692

10,613

59,601

84,695

50

762

1,080

13,263

106,432

161,183

13%

7.8%

4.9%

Underground stations

8

127

230

Railway stations

7

139

336

DLR/Tramlink

13

55

93

Starbucks/Costa

11

148

301

Primary schools

88

996

2,433

Outstanding primary schools

0

26

52

Five star hotels

0

111

112

Michelin restaurants

0

60

63

Waitrose

1

39

78

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent
Rental growth over last year

Schemes completed in 2014
Units completed in 2014

Schemes currently under construction
Units currently under construction
Schemes with planning permission
Units with planning permission
Potential future supply relative to current stock

Inner London

Wandsworth
The greenest borough in
London, Wandsworth
is one of three boroughs
included in the VNEB
regeneration along the
Southbank which will
create 18,000 new homes
and 22,000 new jobs.

The London borough of Wandsworth
has 670 hectares of green space made
up of commons, parks, cemeteries and
allotments and is the greenest borough
in London. It is also bordered to the
north by the River Thames.

5
The largest number of outstanding
primary schools in London
Part of Wandsworth is included in the
Vauxhall, Nine Elms and Battersea
(VNEB) regeneration. Spanning 195
hectares from Chelsea Bridge in
the west, through East Battersea,
Nine Elms and Vauxhall up through
to Lambeth Bridge on Albert
Embankment, the VNEB regeneration
zone is the largest in London. It will
provide 18,000 new homes, 22,000
jobs, two new schools, 50 acres of
public space, street improvements,
parkland, a new river walk and two new
tube stations on the Northern line. It will
also include £45 million improvements
to Vauxhall tube station. However,
other areas, such as Wandsworth town
centre, are also undergoing significant
regeneration. Our previous analysis
shows that regeneration can boost local
property prices by around 4.9% per
annum – over and above wider capital
growth; we expect VNEB will have a
similar impact on the local market.
Average prices in Wandsworth currently
stand at around £574,000. This follows
a 16% increase over the past year,

which is higher than the London uplift of
12%; thus reinforcing our expectations
that regeneration is feeding through to
price growth.
In line with the regeneration there is
a substantial amount of residential
development underway in the borough;
there are 5,800 units currently under
construction. Despite the significant
supply, high profile schemes such as
One Nine Elms and Battersea Power
Station are selling very quickly (the
third phase of the power station is
reportedly achieving in excess of
£1,600 psf). The underlying demand
is reflected in the sales rate, which at
78% of all units under construction
sold, is the third highest in Inner
London. There are a further 12,498
units with planning permissions, but
this is not enough to satisfy demand
at around three quarters of expected
population growth.

316,805
Current population
Wandsworth has the second lowest
level of unemployment in London,
the second lowest crime rate in Inner
London and the highest number of
outstanding primary schools of any
London borough. As a result, it is
attractive to families and other non
transitory households, particularly in
areas close to the common and has the
highest proportion of owner occupied
properties in Inner London.
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Wandsworth

Inner London

London

Current population

316,805

3,399,313

8,592,252

Expected population in a decade

333,477

3,707,791

9,430,243

Population growth over next decade

5.26%

9.1%

9.8%

Population density per km2

8,961

9,589

5,199

34.4

34.8

35.6

Share of population born overseas

28.1%

39.9%

35.9%

Employment

79.9%

70.5%

71.8%

Unemployment

4.9%

6.9%

7.1%

Average salary

£56,496

£52,943

£43,519

£573,874

£659,566

£458,282

16%

17%

12%

103%

111%

67%

14.5

10.4

11.3

5

4.9

5.1

£1,824

£2,280

£1,690

Rental growth over last year

6.5%

6.3%

6.1%

Share of owner occupiers

47%

35%

48%

Share of private rental householders

32%

31%

26%

Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

12

122

231

Units completed in 2014

637

9,145

14,555

Off-plan sales rate

78%

72%

67%

Ratio of house building to population increase (last decade)

0.24

0.22

0.16

29

453

692

5,778

59,601

84,695

50

762

1,080

12,498

106,432

161,183

9.6%

7.8%

4.9%

Underground stations

6

127

230

Railway stations

9

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

10

148

301

Primary schools

97

996

2,433

Outstanding primary schools

5

26

52

Five star hotels

1

111

112

Michelin restaurants

1

60

63

Waitrose

6

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission
Units with planning permission
Potential future supply relative to current stock

Inner London

Westminster
Westminster is home to
all that is quintessentially
thought of as London:
Big Ben, the Houses of
Parliament, the West
End Theatre and the
restaurants, bars and
galleries of Soho and
Covent Garden. As a result
it has one of the highest
house prices in London
and the UK.

Westminster is well known for its
superprime villages such as Mayfair
and Belgravia, and this is reflected in
its property prices; it has the second
highest average house prices in London
at just under £1 million with one of the
fastest rates of house price growth.
Similarly it has one of the highest rents.

143%
House price growth over the
last decade
These price levels are underpinned by
a wide range of factors, not least its
central location and the type of housing
stock, but also the local amenity offer;
Westminster has 81 five star hotels
and 40 Michelin starred restaurants,
significantly higher than any other
borough. Visually many parts of
Westminster are reminiscent of historic
London and there is a high share
of small developments, consisting
of less than fifteen units. Many are
refurbishments and conversions which
retain their Georgian exterior while the
interiors are modern and finished to a
very high specification.

These boutique developments are
increasingly prevalent in Soho and
Covent Garden, areas more recently
associated with leisure or offices,
where these office blocks are being
returned to their original purpose of
housing Londoners. For example,
Wardour Street in Soho; three lateral
apartments in a beautiful warehouse
building, which has been refurbished to
reveal the original charm of the building
and uplifted with a wonderful and
modern specification.
In Covent Garden, overlooking the
Piazza, Capital & Counties’ building
The Beecham, features the Ivy Market
Grill on its ground floor, providing a
world-class restaurant on its doorstep. These bespoke properties, their
proximity to central London and the
area’s village like atmosphere are
proving very popular.
As a result these areas saw sharp
house price increases of around 19%
last year, pushing local prices into
definite prime territory, with average
prices achieved at around £1,800 psf.
Demand is now rivalling the more
traditionally super prime areas such as
Mayfair. What is particularly interesting
is these boutique developments are
selling at prime prices, yet without
the typical in-house amenity offer
(private dining rooms, gyms and
pools) that are the norm at some of the
bigger schemes.
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Westminster

Inner London

London

Current population

228,965

3,399,313

8,592,252

Expected population in a decade

243,686

3,707,791

9,430,243

6.4%

9.1%

9.8%

10,214

9,589

5,199

36.7

34.8

35.6

Share of population born overseas

50.9%

39.9%

35.9%

Employment

68.0%

70.5%

71.8%

Unemployment

5.1%

6.9%

7.1%

Average salary

£74,550

£52,943

£43,519

£993,659

£659,566

£458,282

15%

17%

12%

143%

111%

67%

19.7

10.4

11.3

5

4.9

5.1

£3,253

£2,280

£1,690

1%

6.3%

6.1%

Share of owner occupiers

31%

35%

48%

Share of private rental householders

40%

31%

26%

Population growth over next decade
Population density per km2
Average age

Average house price
House price growth over last year
House price growth over the last decade
House price to earnings ratio
Expected five year house price growth (annual average)
Average rent
Rental growth over last year

Schemes completed in 2014

5

122

231

Units completed in 2014

388

9,145

14,555

Off-plan sales rate

70%

72%

67%

Ratio of house building to population increase (last decade)

0.23

0.22

0.16

91

453

692

2,734

59,601

84,695

182

762

1,080

Units with planning permission

4,431

106,432

161,183

Potential future supply relative to current stock

4.2%

7.8%

4.9%

27

127

230

Railway stations

4

139

336

DLR/Tramlink

0

55

93

Starbucks/Costa

22

148

301

Primary schools

67

996

2,433

0

26

52

Five star hotels

81

111

112

Michelin restaurants

42

60

63

8

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations

Outstanding primary schools

Waitrose

Outer London

Enfield

Barnet
Harrow

Haringey

Brent

Hillingdon

Ealing

Havering

Camden Islington Hackney

Westminster
Kensington
and Chelsea
Hammersmith
and Fulham

Hounslow

Redbridge

Waltham
Forest

City of
London

Tower
Hamlets

Newham

Barking and
Dagenham

Southwark
Greenwich
Lambeth

Bexley

Wandsworth
Lewisham

Richmond
upon
Thames
Kingston
upon
Thames

Merton

Bromley
Sutton

Croydon
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Outer London

Barking and
Dagenham
Currently undergoing
a much needed facelift,
Barking and Dagenham
is one of our top picks for
first time buyers wishing
to get their first step on
the housing ladder and
potentially benefit from
the area’s general uplift
in values.

Despite having London’s lowest
average house price of £270,256 and
the lowest growth over the last decade,
the outer borough of Barking and
Dagenham has recently been showing
signs of a revival. The borough had
the fifth highest rate of house price
growth last year, at 16%. Similarly rents,
although the third lowest in London,
at £1,063, increased by 9% last year,
the fourth highest rental growth in the
whole of London. We expect these
trends to continue, and Barking and
Dagenham’s future stands in stark
contrast with previous years.

5.6
House price to earnings ratio: the most
affordable borough in London
This turnaround can be attributed to
the extensive £1 billion regeneration
currently taking place across Barking
and Dagenham. Notable schemes
include Barking Riverside which will
provide 10,800 homes (3,682 private)
and will feature healthcare, schools,
open space, public squares, and a
new rail station with links to central
London. It will also provide 65,000 sq m
of commercial floor space including
shopping, community and leisure
facilities together with energy efficiency
measures. In addition, the regeneration
will provide 560 new affordable homes
on the edge of Barking Town Centre.

Barking and Dagenham currently has
the fourth lowest population in Outer
London at 201,523 residents, but this
is expected to jump 17.5% to 236,775
in the next decade. This equates to
an extra 35,252 residents and is the
highest expected population growth
rate in Outer London. With the third
highest number of completions in
Outer London last year (at 407 units),
the fifth highest off-plan sales rate in
Outer London (72%), pipeline of 2,984
units currently under construction and
a further 4,908 units with planning
permissions, it is clear to see that
Barking and Dagenham will be largely
unrecognisable in a decade’s time.

17.5%
The highest expected population
growth in London
Barking and Dagenham is the most
affordable borough to buy a property
and given the potential for regeneration
related value uplift, the borough
currently provides a great opportunity
both for first time home owners and
investors alike.

81%
Off plan sales rate
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Barking and Dagenham

Outer London

London

Current population

201,523

5,192,939

8,592,252

Expected population in a decade

236,775

5,722,452

9,430,243

Population growth over next decade

17.5%

10.2%

9.8%

Population density per km2

5,151

4,002

5,199

33.2

36.6

35.6

Share of population born overseas

35.8%

33.1%

35.9%

Employment

64.7%

68.9%

71.8%

Unemployment

10.2%

6.9%

7.1%

Average salary

£29,768

£39,729

£43,519

£270,256

£384,520

£458,282

House price growth over last year

16%

16%

12%

House price growth over the last decade

23%

51%

67%

House price to earnings ratio

5.6

9.3

11.3

Expected five year house price growth (annual average)

5.5

5.2

5.1

£1,063

£1,328

£1,690

9%

5.8%

6.1%

Share of owner occupiers

48%

60%

48%

Share of private rental householders

18%

21%

26%

Average age

Average house price

Average rent
Rental growth over last year

Schemes completed in 2014

6

109

231

Units completed in 2014

428

5,410

14,555

Off-plan sales rate

81%

56%

67%

Ratio of house building to population increase (last decade)

0.08

0.10

0.16

21

239

692

2,155

25,094

84,695

19

318

1,080

Units with planning permission

8,518

54,751

161,183

Potential future supply relative to current stock

12.0%

2.9%

4.9%

Underground stations

4

103

230

Railway stations

2

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

0

153

301

Primary schools

49

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

0

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Outer London

Barnet
The surrounding
countryside together with
good underground and
national rail connections
make Barnet very popular
with commuters and
families. It currently
has the second-highest
population of all the
London boroughs, but a
move into first place is
expected by 2024.

Barnet’s location in outer north London,
combined with a topography of hills
and countryside, means it is slightly
less densely populated than the other
London boroughs. However, with 14
Northern line tube stations and a further
six national rail or overground stations,
the borough is extremely popular with
commuters and families. To this end,
the tenure of choice in the borough is
owner-occupation with two thirds of
households owning their own home and
60% of the housing stock comprising
houses, of which the majority are
detached or semi-detached.

14%
House price growth last year
The popularity of the borough is
expected to boost the population
by 12% over the next ten years,
increasing to 424,189 by 2024 and
making it the most populated of all
London boroughs. This increase
will undoubtedly place pressure on
the local housing situation, where
the average house price is currently
£454,000, up 56% over the last
ten years.

The Council currently has a target to
increase the number of households
in the borough by 31,000, by 2026
which should relieve some pressure
on the housing market. In light of this,
2014 saw Barnet achieve the secondlargest number of completed new build
schemes of all the London boroughs.
With 14 schemes totalling 819 units
completed, this is a good start to
achieving the Council’s stated targets.
There are also a further 26 schemes
currently under construction in the
borough, totalling 3,547 new units.

14,543
Units with planning permission
One of Barnet’s most ambitious
regeneration and new housing projects
is Brent Cross Cricklewood. This
scheme covers an area of around 350
acres of large retail units and surface
car parking, vacant or unused land and
poor connectivity over railway lines and
major roads. In 2010 the development
secured planning permission for a
masterplan to create a new town centre
including 7,500 new homes, three
re-built schools, new parks, recreation
and leisure centres, an additional
mainline train station, and major road
and transport improvements including
better pedestrian connectivity.
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Barnet

Outer London

London

Current population

377,658

5,192,939

8,592,252

Expected population in a decade

424,189

5,722,452

9,430,243

Population growth over next decade

12.3%

10.2%

9.8%

Population density per km2

4,109

4,002

5,199

36.9

36.6

35.6

Share of population born overseas

35.9%

33.1%

35.9%

Employment

71.7%

68.9%

71.8%

Unemployment

6.4%

6.9%

7.1%

Average salary

£41,879

£39,729

£43,519

£454,158

£384,520

£458,282

House price growth over last year

14%

16%

12%

House price growth over the last decade

56%

51%

67%

House price to earnings ratio

11.8

9.3

11.3

5.5

5.2

5.1

£1,435

£1,328

£1,690

Rental growth over last year

3.3%

5.8%

6.1%

Share of owner occupiers

59%

60%

48%

Share of private rental householders

26%

21%

26%

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

14

109

231

Units completed in 2014

819

5,410

14,555

Off-plan sales rate

36%

56%

67%

Ratio of house building to population increase (last decade)

0.11

0.10

0.16

26

239

692

3,547

25,094

84,695

36

318

1,080

Units with planning permission

14,543

54,751

161,183

Potential future supply relative to current stock

10.7%

2.9%

4.9%

14

103

230

Railway stations

6

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

14

153

301

Primary schools

122

1,437

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

6

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations

Outer London

Bexley
As one of the most
affordable places to live
in London, Bexley is
an attractive option for
first time buyers. This
suburban gem has a
lot to offer those who
enjoy having one foot in
the city and another in
the countryside.

Bexley stands out as one of the
most affordable places to live in
London. With the average rent for
a two bedroom flat at £919pcm, by
far the cheapest borough. Its rental
market is currently the joint smallest
in London, with just 11% of residents
currently renting from private landlords.
Conversely, 73% of Bexley’s population
own their home – the second highest
share of owner occupation in London.
The average house price of £281,341 is
the second lowest in London, making
the area particularly attractive for first
time buyers. Despite experiencing
modest growth over the last decade,
prices have picked up 16% in the
last year.

The northern parts of Bexley,
specifically around the Thames bank,
is an area designated as a national
priority for urban regeneration as
part of the Thames Gateway project
(aimed to relieve the huge demand
for housing in the south-east region).
There are currently four large schemes
undergoing construction in this area,
with a mix of private and affordable
housing - 1,309 residential units in
total. With values averaging around
£250 per sq ft, new builds in the area
are affordable, and in huge demand –
Bexley has amongst the highest new
build take up rates in London, ranked
joint second with 82% of new homes
sold off-plan.

Situated in outer south east London,
and bordered by the River Thames,
Bexley has a truly suburban character.
Located just outside the metropolitan
area, Bexley provides its residents an
escape from the city, with the outdoors
right on their doorstep. The borough
is home to over 100 parks and open
spaces, ranging from small gardens to
larger woodlands, including the popular
Danson Park with its boating lake and
flower gardens. Other perks of Bexley
include its low crime rate. The council’s
four grammar schools also attract many
parents to the area.

82%
The second highest rate of
off-plan sales
Commuters in Bexley are well
connected with direct rail links to
London Cannon Street, Waterloo East
and Charing Cross. However, Bexley
is set to benefit enormously with the
new Crossrail link from Abbey Wood,
located right on the border of Bexley
and Greenwich, making the borough
an ever more attractive option for those
working in central London. We estimate
that the impact of Crossrail will add
1.7% per annum (on top of underlying
capital growth) to house prices in
the area.
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Bexley

Outer London

London

Current population

239,310

5,192,939

8,592,252

Expected population in a decade

255,366

5,722,452

9,430,243

Population growth over next decade

6.7%

10.2%

9.8%

Population density per km2

3,831

4,002

5,199

38.9

36.6

35.6

Share of population born overseas

16.5%

33.1%

35.9%

Employment

74.6%

68.9%

71.8%

Unemployment

5.7%

6.9%

7.1%

Average salary

£38,477

£39,729

£43,519

£281,341

£384,520

£458,282

House price growth over last year

16%

16%

12%

House price growth over the last decade

29%

51%

67%

7.9

9.3

11.3

5

5.2

5.1

Average rent

£919

£1,328

£1,690

Rental growth over last year

6.5%

5.8%

6.1%

Share of owner occupiers

73%

60%

48%

Share of private rental householders

11%

21%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)

Schemes completed in 2014

6

109

231

Units completed in 2014

389

5,410

14,555

Off-plan sales rate

82%

56%

67%

Ratio of house building to population increase (last decade)

0.12

0.10

0.16

5

239

692

830

25,094

84,695

9

318

1,080

551

54,751

161,183

0.6%

2.9%

4.9%

0

103

230

11

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

6

153

301

Primary schools

74

1,437

2,433

Outstanding primary schools

0

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

1

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission
Units with planning permission
Potential future supply relative to current stock
Underground stations
Railway stations

Outer London

Brent
The iconic stadium of
Wembley, which is at
the heart of Brent is
known the world over.
But Brent’s cultural
diversity, green spaces and
excellent transport links,
means it is more than a
footballer’s paradise.

With more than half of its population
born overseas, Brent is characterised
by its cultural diversity and social
atmosphere. It is the heartland of
many of London’s ethnic communities,
with the impressive marble temple
in Neasden symbolising its large
Hindu population.
Boasting many parks and green
spaces such as Queens Park in Kilburn
and the Brent Reservoir and nature
reserve, Brent is the ideal choice for
many families.

53%
Largest share of population
born overseas
Already supported by excellent
transport links, Brent is set to benefit
from the future 24-hour running of
the Jubilee line. A rail link between
Wembley Central and Old Oak
Common HS2 station will further
improve the area’s connectivity.
With its iconic arch seen right
across London, Wembley Stadium is
undoubtedly Brent’s biggest landmark.
Reopened in 2007 following a complete
reconstruction, Wembley is the largest
football stadium in the UK and it attracts
millions of visitors to its national and
international matches each year.
Wembley is also host to one of the UK’s
major entertainment venues, Wembley
Arena, which having also undergone a
complete redevelopment, now boasts
state of the art facilities.

The redevelopment of the stadium
and arena has been the catalyst for a
major regeneration project in Wembley,
covering a 55 acre area surrounding the
venues. Much has happened since the
mixed-use master plan was approved;
in addition to over 500 new residential
units and much needed student
accommodation, a huge designer outlet
and a grand cinema complex opened
its doors in 2013, creating 600 new
jobs. A new civic centre and library as
well as a four star Hilton Hotel were also
recently opened.
The first phase of North West Village,
a 1,000 unit residential development,
is due to complete towards the end
of 2016. This will form part of a new
neighbourhood with local shops,
restaurants and leisure opportunities.
Ideal for families, this new village will be
supported by new schools, nurseries
and health centres and will benefit
greatly from new lawns, play parks and
a new winter ice rink. There has been a
marked demand for the new scheme,
having already sold at least 62% of the
first phase off plan at an average of c
£600 per sq ft.
Brent’s residential market is already
reaping the benefits of the ongoing
regeneration, with prices rising 13% in
the last year. With an average house
price of £416,506 it represents the
London borough median, but this
may well change – especially as the
expected population increase of over
34,000 is way in excess of the current
development pipeline of 5,250 units.
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Brent

Outer London

London

Current population

326,744

5,192,939

8,592,252

Expected population in a decade

361,199

5,722,452

9,430,243

Population growth over next decade

10.55%

10.2%

9.8%

7,197

4,002

5,199

35.3

36.6

35.6

Share of population born overseas

53.3%

33.1%

35.9%

Employment

68.7%

68.9%

71.8%

Unemployment

8.0%

6.9%

7.1%

Average salary

£37,112

£39,729

£43,519

£416,506

£384,520

£458,282

House price growth over last year

13%

16%

12%

House price growth over the last decade

65%

51%

67%

House price to earnings ratio

12.5

9.3

11.3

4

5.2

5.1

£1,712

£1,328

£1,690

Rental growth over last year

3.6%

5.8%

6.1%

Share of owner occupiers

44%

60%

48%

Share of private rental householders

30%

21%

26%

Population density per km2
Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

5

109

231

Units completed in 2014

329

5,410

14,555

Off-plan sales rate

62%

56%

67%

Ratio of house building to population increase (last decade)

0.07

0.10

0.16

18

239

692

2,626

25,094

84,695

22

318

1,080

Units with planning permission

2,624

54,751

161,183

Potential future supply relative to current stock

2.4%

2.9%

4.9%

Underground stations

11

103

230

Railway stations

11

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

6

153

301

Primary schools

80

1,437

2,433

Outstanding primary schools

0

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

0

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Outer London

Bromley
Perhaps the most rural
borough in London, and
with the south of the
borough more akin to Kent,
it remains particularly
attractive to families
and those wanting to
settle down.

Bromley is the largest borough in
London by area and occupies 59 sq
miles. While the north of the borough
is urban and built up, it also contains
a large swathe of Green Belt land and
is arguably the most rural borough
in London. Westerham Heights, on
Bromley’s southern border, is the
highest point in Greater London at 804
ft (it is also part of Betsom’s Hill, albeit
with a separate name). On the north
west side of the hill, there is another
boundary feature, a tri-point where the
borders of Surrey, Kent and Greater
London meet at Rag Hill.

72%
Proportion of owner occupiers
Statistics point to an affluent borough.
It has one of London’s highest
employment rates, an above average
salary level and one of the highest rates
of home ownership; it also has a high
number of Waitrose stores. Given these
findings, it is surprising that house
prices are not higher; at £382,000
they are broadly in line with the Outer
London average. However, house price
growth reached 18% last year, one of
the highest rates across London.

The borough is hugely attractive to
families. It has three outstanding
primary schools and a low crime
rate. Although it is not connected to
the underground system, it has 27
train stations throughout the borough
providing excellent connectivity into
Central London.

18%
House price growth last year
It has the sixth largest population of
320,706. This is expected to increase
by 7.2% over the next decade, which
is fairly modest compared with other
boroughs in Outer London, and will add
just over 20,000 to the population.
Just six schemes completed in 2014,
adding 243 units to the stock. However,
there are 22 schemes currently under
construction and 23 schemes in the
planning pipeline. However, surprisingly
for a borough with such a large area as
this, the majority of schemes are small.
Of the schemes in the pipeline just four
have over 100 units, with the majority
under 50 units.

CBRE Residential 48 – 49
Contents page

Bromley

Outer London

London

Current population

320,706

5,192,939

8,592,252

Expected population in a decade

343,858

5,722,452

9,430,243

Population growth over next decade

7.2%

10.2%

9.8%

Population density per km2

2,061

4,002

5,199

39.8

36.6

35.6

Share of population born overseas

15.9%

33.1%

35.9%

Employment

76.8%

68.9%

71.8%

Unemployment

5.3%

6.9%

7.1%

Average salary

£49,861

£39,729

£43,519

£382,021

£384,520

£458,282

House price growth over last year

18%

16%

12%

House price growth over the last decade

50%

51%

67%

House price to earnings ratio

10.5

9.3

11.3

5

5.2

5.1

£1,177

£1,328

£1,690

Rental growth over last year

5.8%

5.8%

6.1%

Share of owner occupiers

72%

60%

48%

Share of private rental householders

13%

21%

26%

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

6

109

231

Units completed in 2014

243

5,410

14,555

Off-plan sales rate

52%

56%

67%

Ratio of house building to population increase (last decade)

0.15

0.10

0.16

22

239

692

1,120

25,094

84,695

23

318

1,080

878

54,751

161,183

0.7%

2.9%

4.9%

0

103

230

27

197

336

5

38

93

Starbucks/Costa

11

153

301

Primary schools

113

1,437

2,433

Outstanding primary schools

3

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

5

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission
Units with planning permission
Potential future supply relative to current stock
Underground stations
Railway stations
DLR/Tramlink

Outer London

Croydon
Traditionally a somewhat
maligned and overlooked
borough, Croydon is
currently undergoing a
major face-lift. A cluster
of residential towers and
a council led £1 billion
rejuvination have seen
rental prices jump 12% over
the last year and average
house prices rise 18%.

Despite being only 20 minutes by train
from central London, Croydon has
historically been an undervalued area
due to its poor reputation. However,
council-led regeneration is changing
all that with the aim of attracting
young professionals to the area.
Over £1 billion has been committed
to transforming the economy and
rejuvenating the town centre. So far,
there has been significant improvement
in infrastructure with a new tram line
and the development of a new station
plaza, shops, restaurants, bars and a
hotel. This regeneration includes the
proposed Westfield and Hammerson
shopping centre redevelopment.

18%
House price growth last year
Included within the overall regeneration
plans is the aim to build 27,000
new homes across the borough.
Already high profile developers such
as St James (at its Saffron Square
development) have been active in the
borough. The Council have identified
tower developments a conduit to
providing the levels of housing required.

As a result Croydon has evolved
as one of the four major high-rise
clusters in London. The other clusters,
comprised of The City, Canary Wharf
and Southbank, are all in Inner London
and between the four clusters account
for around two thirds of all highrise development in London.
Last year, Croydon had the
fourth highest number of housing
completions. In addition, there are
4,908 units with planning permissions
in the borough and a further 2,984
units under construction. However,
Croydon has the largest population of
any London borough at 378,365. Over
the next decade this is expected to
increase by a further 31,832 people,
meaning supply is still shy of the
level required.
Average house prices in Croydon are
currently the sixth lowest in London
at around £320,110 which, taking into
account local salaries, makes it the third
most affordable in Outer London and
the fourth most affordable in London
overall. However, the regeneration has
boosted house prices and Croydon
achieved the third highest house price
growth of 18% last year. Croydon also
experienced the second highest rental
growth in London last year.
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Croydon

Outer London

London

Current population

378,365

5,192,939

8,592,252

Expected population in a decade

410,197

5,722,452

9,430,243

Population growth over next decade

8.4%

10.2%

9.8%

Population density per km2

4,200

4,002

5,199

36.6

36.6

35.6

Share of population born overseas

32.8%

33.1%

35.9%

Employment

73.8%

68.9%

71.8%

Unemployment

8%

6.9%

7.1%

Average salary

£35,529

£39,729

£43,519

£320,123

£384,520

£458,282

House price growth over last year

18%

16%

12%

House price growth over the last decade

35%

51%

67%

7.6

9.3

11.3

6

5.2

5.1

Average rent

£1,253

£1,328

£1,690

Rental growth over last year

12.2%

5.8%

6.1%

Share of owner occupiers

60%

60%

48%

Share of private rental householders

21%

21%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)

Schemes completed in 2014

7

109

231

Units completed in 2014

407

5,410

14,555

Off-plan sales rate

72%

56%

67%

Ratio of house building to population increase (last decade)

0.11

0.10

0.16

24

239

692

2,984

25,094

84,695

25

318

1,080

Units with planning permission

4,908

54,751

161,183

Potential future supply relative to current stock

3.4%

2.9%

4.9%

2

103

230

Railway stations

15

197

336

DLR/Tramlink

24

38

93

Starbucks/Costa

6

153

301

Primary schools

74

1,437

2,433

Outstanding primary schools

0

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

3

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations

Outer London

Ealing
Substantial regeneration
plans, together with the
development of Crossrail
promises to bolster the
Ealing residential market
by 3.3% per annum, over
and above underlying
growth, as residents
are offered shorter trips
to work and improved
neighbourhoods.

Located in the west of London, Ealing
has the third highest population of all
Outer London boroughs at 350,679.
This is expected to rise by 8% over the
next decade increasing pressure on the
local residential market. Ealing currently
achieves the second highest rents in
Outer London, at £1,720 pcm. Average
house prices are the fifth highest in
Outer London, up 19% over the past
year. This level of growth is partly
attributed to the extensive regeneration
plans currently underway throughout
the borough, including Acton Town
Centre, Ealing Broadway Station,
Ealing Broadway Shopping Centre
and, arguably most importantly, the
development of Crossrail.

4
Schemes completed last year
Expected to open in 2018, Crossrail
will reduce travel times significantly
within the borough. For example, travel
times from Ealing Broadway into central
London will reduce by 20 minutes. From
Acton, Southall and Hanwell it will result
in around a half an hour time saving.
This will have a significant impact on
its appeal to commuters. As a result,
we anticipate that residential values in
the borough near to Crossrail stations,
will increase by 3.7% per annum, over
and above wider house price growth, in
the five years prior and post Crossrail
opening. This is among the highest
projected uplifts across the entire
Crossrail route.

Encouraged by positive underlying
growth prospects, the area is seeing
increased interest from developers.
The most notable residential
scheme underway is the St George
development on New Broadway, which
will ultimately deliver nearly 700 units.
As it stands, Ealing already has the
third highest proportion of private rental
households in Outer London and these
improvements can only strengthen
this sector.

19%
House price growth last year
The area has been traditionally popular
with families (it has 91 primary schools,
one of which is outstanding) and young
professionals looking for a reasonable
commute into the city centre together
with a safe and vibrant place to live.
In addition, the area is popular with
Heathrow employees. The substantial
housing, Crossrail and regeneration
developments will help solidify
Ealing’s reputation as a desirable
residential area.
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Ealing

Outer London

London

Current population

350,679

5,192,939

8,592,252

Expected population in a decade

378,389

5,722,452

9,430,243

Population growth over next decade

7.9%

10.2%

9.8%

Population density per km2

6,096

4,002

5,199

35.6

36.6

35.6

Share of population born overseas

46.9%

33.1%

35.9%

Employment

66.3%

68.9%

71.8%

Unemployment

8.6%

6.9%

7.1%

Average salary

£39,550

£39,729

£43,519

£448,907

£384,520

£458,282

House price growth over last year

19%

16%

12%

House price growth over the last decade

68%

51%

67%

9.7

9.3

11.3

5

5.2

5.1

£1,722

£1,328

£1,690

Rental growth over last year

2.5%

5.8%

6.1%

Share of owner occupiers

53%

60%

48%

Share of private rental householders

28%

21%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

4

109

231

Units completed in 2014

174

5,410

14,555

Off-plan sales rate

74%

56%

67%

Ratio of house building to population increase (last decade)

0.11

0.10

0.16

10

239

692

1,119

25,094

84,695

26

318

1,080

Units with planning permission

6,637

54,751

161,183

Potential future supply relative to current stock

5.4%

2.9%

4.9%

Underground stations

14

103

230

Railway stations

12

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

7

153

301

Primary schools

91

1,437

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

1

112

Michelin restaurants

2

3

63

Waitrose

2

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Outer London

Enfield
An Outer London borough
with a growing population,
significant regeneration
underway, Crossrail 2
on the horizon and 15%
average house price growth
over the last year alone,
Enfield is going from
strength to strength.

Enfield is London’s outermost northern
borough, with a population of 329,143
and an expected increase of 11.5% over
the next decade. That equates to 37,872
extra people – all of whom will need
somewhere to live.
As it stands, there were only 126 units
completed in 2014, with 862 currently
under construction and a further 817
with planning permissions. This falls
massively short of future demand.

15%
House price growth last year
In recognition of this looming supply
and demand imbalance, Enfield Local
Authority is actively supporting Build
to Rent schemes. These large-scale
private rented sector developments will
be crucial in providing a fillip to new
housing supply. Given that London
needs to build 42,000 new homes every
year until 2020 to address the expected
increases in the capital’s population,
these schemes are the logical next step
in an ever-evolving industry.

Average house prices in the borough
currently stand at £321,520, which is the
6th lowest in Outer London suggesting
somewhat overlooked opportunities.
However, within this average lie very
distinct price brackets from £539,026
(EN4) at the higher end of the spectrum
to as low as £246,120 (EN3) at the lower
end. It is, therefore, the lower value
areas which are particularly untapped
as they are bound to benefit from value
‘overspill’ of sorts from the higher value
areas. Additionally, Enfield has been
named as a potential site for a Crossrail
2 station in the coming years which
will, in turn, further raise average house
prices surrounding the station.
There is also a significant amount of
regeneration planned for the borough
which will provide housing, business
space, jobs, improvements to the
infrastructure and a primary school.
Meridian Water, for instance, is one of
the key development and investment
opportunities in north London, the £1.5
billion investment on the 85 hectare
site will create over 5,000 homes and
up to 3,000 jobs by 2026. In addition,
Ponders End high street will provide
up to 250 new homes and Alma Estate
will include four iconic 23 storey
tower blocks.
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Enfield

Outer London

London

Current population

329,143

5,192,939

8,592,252

Expected population in a decade

367,015

5,722,452

9,430,243

Population growth over next decade

11.5%

10.2%

9.8%

Population density per km2

3,866

4,002

5,199

36.1

36.6

35.6

Share of population born overseas

32.3%

33.1%

35.9%

Employment

70.6%

68.9%

71.8%

Unemployment

8.2%

6.9%

7.1%

Average salary

£35,512

£39,729

£43,519

£321,520

£384,520

£458,282

House price growth over last year

15%

16%

12%

House price growth over the last decade

38%

51%

67%

9.7

9.3

11.3

4

5.2

5.1

£1,228

£1,328

£1,690

Rental growth over last year

5.5%

5.8%

6.1%

Share of owner occupiers

59%

60%

48%

Share of private rental householders

22%

21%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

4

109

231

Units completed in 2014

126

5,410

14,555

Off-plan sales rate

38%

56%

67%

Ratio of house building to population increase (last decade)

0.06

0.10

0.16

10

239

692

Units currently under construction

862

25,094

84,695

Schemes with planning permission

14

318

1,080

817

54,751

161,183

0.7%

2.9%

4.9%

4

103

230

18

197

336

0

38

93

Starbucks/Costa

10

153

301

Primary schools

86

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

3

39

78

Schemes currently under construction

Units with planning permission
Potential future supply relative to current stock
Underground stations
Railway stations
DLR/Tramlink

Outer London

Haringey
Haringey is a diverse
borough, with the rural,
village feel of Muswell
Hill, juxtaposed against
the more urban, yet well
connected Tottenham.
It benefits from a mix of
cultures and economic
backgrounds, it truly
highlights the melting pot
that is London.

Located in the north of London,
Haringey borders the popular areas
of Islington, Hackney and Camden. It
is an area of mixed landscapes, with
beautiful wooded high ground in the
south western areas around Highgate
and Muswell Hill and more open low
lying land alongside the River Lea in the
east near Tottenham. Finsbury Park and
Clissold Park form part of Haringey’s
green areas which cover more than
25% of the borough. Alexandra Park
with its historical entertainment venue
Alexandra Palace boasts panoramic
views over London and attracts over
a million people each year. White Hart
Lane, home to Tottenham Hotspurs
football club, is the borough’s most
famous sporting venue.
Haringey is characterised by a lively
mix of cultures, and the area of Green
Lanes in particular is influenced by
Turkish immigration with a large range
of restaurants, cafés, supermarkets and
Turkish barbers. Crouch End is a mecca
for families, with its neighbourhood
cafes and groceries, and affordable
homes with plenty of outside space.
And Harringay Ladder is becoming
increasingly popular.
Haringey is extremely well connected
with the three major underground lines
Victoria, Northern and Piccadilly as well
as an extensive overground network,
making it one of the most convenient
boroughs for London’s commuters.
Alongside the contrasts in nature,
Haringey is one of the most
economically diverse areas of London.
Its average house price of £493,220
makes it the second most expensive
borough in Outer London, however,

there are large differences across
the district. While prices in Highgate
average in excess of £1 million,
Tottenham is significantly more
affordable with prices around a quarter
of its wealthier neighbour.

2,513
Units with planning permission
The demand for housing is also evident
in the owner occupier market, with
prices up by 18% in the last year; the
joint third highest in Outer London.
The pressure on prices is unlikely to
ease up anytime soon as the ratio of
housebuilding to projected population
increase is the lowest in London; with
an additional 23,000 residents expected
over the next decade, the current
development pipeline of just over 3,000
units falls woefully short of demand.
The largest of the five schemes
currently undergoing construction,
Hale Village – The Pavillion, has proven
very popular. The waterside location
next to the River Lea offers views of
the Olympic Park and the Lee Valley
wetlands. Upon completion, this
regeneration scheme will deliver 1,100
homes in total, out of which 64 will be
purpose built for rent, and the village
will be served by brand new local
amenities including a new community
centre, shops, gyms, nurseries and
health facilities. The first phase of 142
units was sold out in Q2 2014, over
a year and a half before it’s due for
completion, at an average of £390 psf.
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Haringey

Outer London

London

Current population

267,424

5,192,939

8,592,252

Expected population in a decade

290,730

5,722,452

9,430,243

Population growth over next decade

8.7%

10.2%

9.8%

Population density per km2

8,615

4,002

5,199

34.4

36.6

35.6

Share of population born overseas

36.3%

33.1%

35.9%

Employment

69.8%

68.9%

71.8%

Unemployment

8.4%

6.9%

7.1%

Average salary

£36,534

£39,729

£43,519

£493,220

£384,520

£458,282

House price growth over last year

18%

16%

12%

House price growth over the last decade

85%

51%

67%

House price to earnings ratio

11.5

9.3

11.3

5.5

5.2

5.1

£1,410

£1,328

£1,690

Rental growth over last year

5.9%

5.8%

6.1%

Share of owner occupiers

40%

60%

48%

Share of private rental householders

31%

21%

26%

3

109

231

81

5,410

14,555

Off-plan sales rate

58%

56%

67%

Ratio of house building to population increase (last decade)

0.05

0.10

0.16

6

239

692

540

25,094

84,695

8

318

1,080

Units with planning permission

2,513

54,751

161,183

Potential future supply relative to current stock

2.5%

2.9%

4.9%

4

103

230

12

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

9

153

301

Primary schools

82

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

1

39

78

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014
Units completed in 2014

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations
Railway stations

Outer London

Harrow
The borough of Harrow
lies in the north western
outer ring of London
and is one of the city’s
outermost boroughs.
It is one of the most
ethnically diverse areas
of London and thus offers
a rich cultural diversity.
Alongside this the borough
boasts a strong heritage
in the area surrounding
Harrow School and village
atmospheres in places like
Pinner and Stanmore.

The borough remains most notable
for its eponymous school, which
boasts Winston Churchill and Benedict
Cumberbatch as part of its alumni.
Immediately surrounding the schools
borders is Harrow on the Hill, the most
affluent part of the borough. Most
recent data suggest properties here
were selling for over £600,000 on
average (nearly double the borough
average), with detached homes
attracting more than £1.3 million.

17%
House price growth last year
However, like most London boroughs
this affluence is juxtaposed against
archetypal north west London
suburbia, typified by 1930’s semidetached houses and flats. This is
illustrated by the dominance of the
socio-demographic group “suburban
mindsets” across the borough, which
accounts for 45% of the population.
With over half of its residents born
overseas Harrow is also home to one
of the largest migrant populations in
London, making it an extremely diverse
borough. However, there are fewer
pockets of real deprivation in Harrow
compared with similar boroughs
and much of the area enjoys a good
standard of living with access to open
spaces and greenbelt land.

A strong transport infrastructure
comprising eight underground and six
overground stations, combined with its
relative affordability has seen Harrow
becoming increasingly popular with a
younger cohort in recent years. Young
professionals and first time buyers
moving out of the city are particularly
attracted to areas surrounding
Pinner and Stanmore, in the north
west and north east of the borough
respectively. Specifically, Pinner boasts
a total of twelve conservation areas
encompassing 90 hectares, ensuring
the preservation of the area’s village
atmosphere. In the final quarter of 2014
flats in the area sold for an average
of £287,000; approximately £124,000
less than the London average. Overall,
average house prices across the
borough are currently £372,000 having
risen by 17% in the past year.

73%
Employment rate
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Harrow

Outer London

London

Current population

250,019

5,192,939

8,592,252

Expected population in a decade

272,624

5,722,452

9,430,243

Population growth over next decade

9.0%

10.2%

9.8%

Population density per km2

4,737

4,002

5,199

37.7

36.6

35.6

Share of population born overseas

50.2%

33.1%

35.9%

Employment

72.9%

68.9%

71.8%

Unemployment

6.1%

6.9%

7.1%

Average salary

£36,872

£39,729

£43,519

£372,230

£384,520

£458,282

House price growth over last year

17%

16%

12%

House price growth over the last decade

45%

51%

67%

House price to earnings ratio

12.5

9.3

11.3

5.5

5.2

5.1

£1,280

£1,328

£1,690

Rental growth over last year

4.4%

5.8%

6.1%

Share of owner occupiers

66%

60%

48%

Share of private rental householders

22%

21%

26%

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

6

109

231

Units completed in 2014

169

5,410

14,555

Off-plan sales rate

58%

56%

67%

Ratio of house building to population increase (last decade)

0.11

0.10

0.16

18

239

692

1,826

25,094

84,695

16

318

1,080

Units with planning permission

1,875

54,751

161,183

Potential future supply relative to current stock

2.2%

2.9%

4.9%

Underground stations

8

103

230

Railway stations

6

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

9

153

301

Primary schools

60

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

2

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Outer London

Havering
Situated on the eastern
side of Outer London,
Havering is the sort of
place one chooses when
looking to buy a home and
raise a family. But with
15% average house price
growth over the last year
alone and the opening of
three Crossrail stations
in the borough in 2018,
Havering may offer
opportunities for savvy
investors too.

For those wanting to buy a home
and raise a family, the eastern outer
borough of Havering is the perfect
place to do that. And indeed, this does
appear to be the trend. Bordering
Redbridge, Barking and Dagenham
and Bexley, Havering has the highest
proportion of owner occupiers in
London at 74%. This is largely driven
by its low average prices, making it
more accessible to a range of buyers;
it has the fourth lowest average house
price in all of London at £309,111.
However, over the last year, prices
increased by 15%. This mirrors the
trend in other Outer London boroughs
whereby price growth has rippled out
form the central core and has boosted
the level of development - there were
599 units completed in the borough in
2014, the second highest number in
Outer London.

7.7
House price to earnings ratio
This general trend towards a
strengthening of the local residential
market will be bolstered by the opening
of three Crossrail stations within the
borough: Harold Wood, Gidea Park and
Romford. Opening in 2018, Crossrail
is expected to significantly reduce
travel times into central London and
raise average house prices of those
properties surrounding stations by
2-5% above and beyond usual house
price growth. Current travel times from
Havering to Oxford Circus sit at 45
minutes, Liverpool street at 34 minutes
and Canary Wharf at 27 minutes.

Additionally, Havering is undergoing a
major facelift in the way of regeneration.
The continued growth of London as a
‘world city’ in the next 15 to 20 years
will bring unprecedented opportunities
to east London (Thames Gateway)
and Havering. The Government’s
Sustainable Communities Plan,
the Mayor’s London Plan and
more recently the London Thames
Gateway Development Corporation
identify Havering as a priority area
for regeneration.

74%
Owner occupiers
Schemes that are currently earmarked
for regeneration within the borough
include Harold Hill Ambitions,
Hornchurch Cultural Centre, London
Riverside, Romford town centre and the
Upminster regeneration.
Schemes of particular interest within
the borough include Kings Park which
has full permission and will provide 694
private homes, St Georges Hospital
in pre-planning which will provide 697
private units and Beam Park, also in
pre-planning, which will provide 903
private units.
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Havering

Outer London

London

Current population

246,138

5,192,939

8,592,252

Expected population in a decade

269,274

5,722,452

9,430,243

Population growth over next decade

9.40%

10.2%

9.8%

Population density per km2

2,111

4,002

5,199

40.3

36.6

35.6

Share of population born overseas

11.3%

33.1%

35.9%

Employment

76.1%

68.9%

71.8%

Unemployment

6%

6.9%

7.1%

Average salary

£37,623

£39,729

£43,519

£309,111

£384,520

£458,282

House price growth over last year

15%

16%

12%

House price growth over the last decade

28%

51%

67%

House price to earnings ratio

7.7

9.3

11.3

Expected five year house price growth (annual average)

4.5

5.2

5.1

£994

£1,328

£1,690

6%

5.8%

6.1%

Share of owner occupiers

74%

60%

48%

Share of private rental householders

11%

21%

26%

Average age

Average house price

Average rent
Rental growth over last year

Schemes completed in 2014

13

109

231

Units completed in 2014

599

5,410

14,555

Off-plan sales rate

41%

56%

67%

Ratio of house building to population increase (last decade)

0.17

0.10

0.16

9

239

692

1,347

25,094

84,695

8

318

1,080

Units with planning permission

1,453

54,751

161,183

Potential future supply relative to current stock

1.6%

2.9%

4.9%

Underground stations

4

103

230

Railway stations

6

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

8

153

301

Primary schools

73

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

1

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Outer London

Hillingdon
Best known for Heathrow,
Hillingdon is London’s
most westerly borough,
and while partly
industrial, it is also
characterised by
countryside interspersed
with thriving localities
and communities.
Despite the distance from
central London it is still
exceptionally well
connected by underground,
national rail and
motorway services
straight into the City.

The London borough of Hillingdon
has a population of 293,000, which
is expected to increase by 12% over
the next ten years. It is also London’s
second largest borough by area and
as such is one of the least-densely
populated boroughs of London.
Despite being on the far western edge
of London and a fair distance from the
centre of the city, it is served by no
less than three underground lines and
12 tube stations and a further seven
national rail stations, although five of
these principally serve Heathrow airport
rather than the local population.

76%
Off plan sales rate
London’s Heathrow Airport, sited at
the far south end of Hillingdon, is one
of the borough’s largest employers
and it is said that at least 1 in every
15 Hillingdon residents work at the
airport. Furthermore, British Airways is
headquartered in Hillingdon, and the
proximity of the airport together with the
major east-west arterial road the A40
/ M40 has been a draw for many other
large multinational occupiers when
locating here.

However, despite its high office,
industrial and logistics base,
Hillingdon has thriving local residential
communities. With current average
house prices of £330,000, Hillingdon
is the third most affordable borough
to own a home and indeed over 63%
of Hillingdon households are owner
occupied. The number of households
in Hillingdon is estimated to increase by
15,000 over the next decade, which is
well in excess of the housing strategy,
which aims to provide 5,475 homes by
2026. However, the Council does have
a reputation for completing an abovetarget number of homes.

7.4
House price to earnings ratio; the third
most affordable borough in London
Currently, there are over 2,500 new
build housing units under construction
in Hillingdon, across sixteen schemes.
The largest of these schemes is at St
Andrews Park where St Modwen, Vinci
and Persimmon Homes are jointly
developing the former RAF Uxbridge
site to accommodate over 1,300 new
homes, the first phase of which has just
been delivered, while future phases
are still being considered for private
rented sector. The entire site is a large
new regeneration development that will
ultimately become its own community
once all of the homes, community
facilities, a new primary school, offices,
hotel and open spaces are complete.
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Hillingdon

Outer London

London

Current population

293,149

5,192,939

8,592,252

Expected population in a decade

328,597

5,722,452

9,430,243

Population growth over next decade

12.09%

10.2%

9.8%

2,368

4,002

5,199

36.2

36.6

35.6

Share of population born overseas

30.4%

33.1%

35.9%

Employment

72.2%

68.9%

71.8%

Unemployment

6.5%

6.9%

7.1%

Average salary

£36,552

£39,729

£43,519

£330,088

£384,520

£458,282

House price growth over last year

16%

16%

12%

House price growth over the last decade

39%

51%

67%

7.4

9.3

11.3

6

5.2

5.1

£1,215

£1,328

£1,690

Rental growth over last year

2.4%

5.8%

6.1%

Share of owner occupiers

64%

60%

48%

Share of private rental householders

18%

21%

26%

Population density per km2
Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

5

109

231

Units completed in 2014

208

5,410

14,555

Off-plan sales rate

76%

56%

67%

Ratio of house building to population increase (last decade)

0.10

0.10

0.16

16

239

692

2,525

25,094

84,695

19

318

1,080

Units with planning permission

1,566

54,751

161,183

Potential future supply relative to current stock

1.6%

2.9%

4.9%

12

103

230

Railway stations

7

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

13

153

301

Primary schools

85

1,437

2,433

Outstanding primary schools

4

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

2

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Underground stations

Outer London

Hounslow
With strong transport links
to both central London
and London Heathrow
Airport, the borough is
home to several wellknown multinational
companies, offering both
reliable linkages and good
employment opportunities
for those living and
working in the area.

Bordering a long stretch of the river
and spanning all the way from the
leafy areas of Chiswick and Turnham
Green all the way to Heathrow Airport,
Hounslow’s residential market is an
interesting one. Towards the east of
the borough, which borders Richmond
and Twickenham, average house prices
hit £401,064, reflecting their proximity
to central London together with the
generally affluent aesthetic of these
areas. However, prices dip as low as
£256,151 to the west of the borough,
suggesting that it is in these lower price
brackets that the true opportunities lie.

2
Outstanding primary schools
Strong growth has already been
evident within Hounslow, with the
borough experiencing a 17% uplift
over the last year alone. Additionally,
when taking into account local salaries,
Hounslow is currently placed as the
12th most affordable borough in
London as a whole. This provides a
great opportunity for first time buyers
looking to get onto the property ladder
together with investors looking for long
term growth.
When looking at population predictions
for the borough, it becomes clear that
demand will soon far outpace supply.
It is unsurprising then that Houslow is
one of 11 Housing Zones earmarked
by the Mayor, where a public-private
partnership will see surplus land made

available for developers to build new
housing. Proposals include a 527 home
and major mixed use development
in Hounslow town itself. A 27 storey
tower, 10 screen cinema and more
than 10,000 sq ft of retail and leisure
are also included in the High Street
Quarter redevelopment.

17%
House price growth last year
In addition, Hounslow Local Authority
is actively supporting Build to Rent
schemes. These large-scale private
rented sector developments will be
crucial in providing a fillip to new
housing supply.
Of the 11 new build housing
developments which are currently
under construction in the borough
(1,527 units), four of these make up
almost 80% of the total offering, with
over 1,200 units. The common element
in these schemes is that they are all
waterfront developments; three are
situated next to or near Kew Bridge
and overlooking the Thames, while the
final development overlooks the River
Brent near the canal locks in Brentford.
These developments further reinforce
the riverside locations as a major pull
factor for those boroughs lucky enough
to have available waterfront sites ripe
for development, with our research
suggesting that units with a river view
typically attract a premium of 10-15%.
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Hounslow

Outer London

London

Current population

270,122

5,192,939

8,592,252

Expected population in a decade

301,875

5,722,452

9,430,243

Population growth over next decade

11.8%

10.2%

9.8%

Population density per km2

4,536

4,002

5,199

35.3

36.6

35.6

Share of population born overseas

47.1%

33.1%

35.9%

Employment

74.2%

68.9%

71.8%

Unemployment

6.2%

6.9%

7.1%

Average salary

£36,015

£39,729

£43,519

£365,077

£384,520

£458,282

House price growth over last year

17%

16%

12%

House price growth over the last decade

49%

51%

67%

9.0

9.3

11.3

5

5.2

5.1

£1,454

£1,328

£1,690

Rental growth over last year

6.5%

5.8%

6.1%

Share of owner occupiers

52%

60%

48%

Share of private rental householders

23%

21%

26%

Average age

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

8

109

231

Units completed in 2014

357

5,410

14,555

Off-plan sales rate

42%

56%

67%

Ratio of house building to population increase (last decade)

0.11

0.10

0.16

11

239

692

1,527

25,094

84,695

19

318

1,080

Units with planning permission

3,374

54,751

161,183

Potential future supply relative to current stock

3.6%

2.9%

4.9%

Underground stations

8

103

230

Railway stations

8

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

11

153

301

Primary schools

73

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

0

39

78

Schemes currently under construction
Units currently under construction
Schemes with planning permission

Outer London

Kingston
upon
Thames
Bordering Richmond
and unsurprisingly as
the name suggests, on the
bank of the river, Kingston
upon Thames is like a
little medieval English
village, fully equipped
with an ancient market
under Royal Charter.
While light years removed
in style, it is just 12 miles
from central London and
only 25 minutes by train to
Waterloo Station.

Once the ancient market town where
Saxon kings were crowned, Kingston
upon Thames is now a colourful
little riverside borough lined with
unique shops, themed markets, street
performances and numerous cafés,
bars and restaurants. It currently has
the third lowest population in all of
London and the lowest population
of any Outer London borough. While
projections suggest this will rise by
8.8% over the next decade, it will
remain the least populated borough.
Kingston upon Thames is also home
to the anti-minimalist sculpture by
David Mach entitled ‘Out of Order’,
commissioned in 1988 as part of the
landscaping for the new Relief Road.
It sees a series of iconic red London
telephone boxes tipped over to lean
against one another in an arrangement
resembling dominoes.
All of these aspects, in conjunction with
the borough’s access to the attractions
such as the river and the neighbouring
borough’s Richmond Park, render
Kingston upon Thames inarguably
charming. This is why Kingston upon
Thames has the sixth highest rate of
owner occupiers in London at 65%; this
is a place people buy a home and settle
down to raise a family. Despite this
there is a very little construction in the
area, with just two schemes completed

last year. However, Redrow’s Kingston
Riverside has paved the way for new
developments, with proposed schemes
from Berkeley and British Land.

17%
Fourth highest house price growth
last year
Kingston has the sixth highest average
house price in Outer London at
£416,960, the sixth highest average
house price growth in Outer London
over the last decade at 63% and the
joint fourth highest growth over the last
year at 17%.
Within Kingston prices vary greatly
depending upon exact location. As
expected, those areas bordering the
affluent borough of Richmond achieve
the highest prices of £623,055 while
those in the south of the borough are
achieving far lower prices of under
£400,000. However, some of these
lower value areas share a border with
Elmbridge, an area that, like Richmond,
is achieving far higher average house
prices of nearer £800,000. This
suggests there is room for growth in
these undervalued areas.
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Kingston upon Thames

Outer London

London

Current population

168,764

5,192,939

8,592,252

Expected population in a decade

183,554

5,722,452

9,430,243

Population growth over next decade

8.8%

10.2%

9.8%

Population density per km2

4,297

4,002

5,199

36.9

36.6

35.6

Share of population born overseas

28.7%

33.1%

35.9%

Employment

75.1%

68.9%

71.8%

Unemployment

5.1%

6.9%

7.1%

Average salary

£46,974

£39,729

£43,519

£416,960

£384,520

£458,282

House price growth over last year

17%

16%

12%

House price growth over the last decade

63%

51%

67%

House price to earnings ratio

11.3

9.3

11.3

6

5.2

5.1

£1,446

£1,328

£1,690

Rental growth over last year

5.3%

5.8%

6.1%

Share of owner occupiers

65%

60%

48%

Share of private rental householders

22%

21%

26%

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

5

109

231

Units completed in 2014

322

5,410

14,555

Off-plan sales rate

69%

56%

67%

Ratio of house building to population increase (last decade)

0.08

0.10

0.16

2

239

692

Units currently under construction

79

25,094

84,695

Schemes with planning permission

9

318

1,080

652

54,751

161,183

1.0%

2.9%

4.9%

Underground stations

0

103

230

Railway stations

9

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

6

153

301

Primary schools

46

1,437

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

3

39

78

Schemes currently under construction

Units with planning permission
Potential future supply relative to current stock

Outer London

Merton
Every year Merton plays
host to Wimbledon Tennis
Tournament, attracting
over 500,000 people and
putting an otherwise quiet
residential borough on
the international map.
However with a strong
supply and demand
imbalance looming in the
borough’s near future, this
Outer London borough
may well be the site of
big opportunities.

Bordering the affluent areas of
Richmond, Putney and Wandsworth,
Merton is the quiet, residential, Outer
London borough that moonlights as
host to the annual Wimbledon Tennis
Tournament. Attended by over 500,000
people every year and attracting
international coverage, this high profile
event puts an otherwise inconspicuous
borough on the international map.

76.2%
Employment rate
However, this annual event is not the
only thing Merton has going for it. With
the fourth highest average house price
in Outer London at £453,164, the joint
fifth highest annual average house
price growth in Outer London last year
at 16%, and the third highest growth
over the last decade in Outer London
at 70%, Merton could be considered a
‘straight set’ in the housing market.
However, Merton is a borough of
contrasts with a large discrepancy
between average house prices within
the area. SW20 and SW19 (Wimbledon,
Raynes Park and Colliers Wood )
achieve the highest average prices of
around the £700,000 mark. In contrast,
SM4 (Morden) and CR4 (Mitcham) have
prices around half this level at £340,000
and £285,000 respectively. These lower

value areas provide good opportunities
for growth, by virtue of both proximity
and impending demand.
Families in particular benefit from the
low crime rate (the sixth lowest in all
of London) and the 62 local primary
schools to choose from. In addition, it
has been proposed that Crossrail 2 will
go through Wimbledon. These features
are attractive to new residents and it
has an expected population growth
of 9.2% or 19,154 people over the
next decade.
However, the borough currently has the
lowest number of units with planning
permissions in London at 366 and the
sixth lowest number of units currently
under construction at 459. This
looming supply and demand imbalance
provides a key opportunity for all types
of investors.
Recognising this impending housing
shortage, Merton Local Authority
is actively supporting Build to Rent
schemes. These large-scale private
rented sector (PRS) developments
will be crucial in providing a fillip to
new housing supply. Colliers Wood
Investment Limited is currently the lead
bidder on one such scheme which
would provide 150 potential rental
units. This is the largest scheme in the
planning pipeline. Given that London
needs to build an estimated 42,000
new homes every year until 2020 these
schemes are the logical next step in an
ever-evolving industry.
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Merton

Outer London

London

Current population

209,165

5,192,939

8,592,252

Expected population in a decade

228,319

5,722,452

9,430,243

Population growth over next decade

9.2%

10.2%

9.8%

Population density per km2

5,310

4,002

5,199

36.3

36.6

35.6

Share of population born overseas

38.9%

33.1%

35.9%

Employment

76.2%

68.9%

71.8%

Unemployment

5.9%

6.9%

7.1%

Average salary

£45,704

£39,729

£43,519

£453,164

£384,520

£458,282

House price growth over last year

16%

16%

12%

House price growth over the last decade

70%

51%

67%

House price to earnings ratio

11.3

9.3

11.3

5.5

5.2

5.1

£1,638

£1,328

£1,690

Rental growth over last year

5.9%

5.8%

6.1%

Share of owner occupiers

60%

60%

48%

Share of private rental householders

25%

21%

26%

2

109

231

79

5,410

14,555

Off-plan sales rate

54%

56%

67%

Ratio of house building to population increase (last decade)

0.13

0.10

0.16

11

239

692

459

25,094

84,695

5

318

1,080

366

54,751

161,183

0.5%

2.9%

4.9%

5

103

230

11

197

336

8

38

93

Starbucks/Costa

10

153

301

Primary schools

62

1,437

2,433

Outstanding primary schools

0

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

3

39

78

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014
Units completed in 2014

Schemes currently under construction
Units currently under construction
Schemes with planning permission
Units with planning permission
Potential future supply relative to current stock
Underground stations
Railway stations
DLR/Tramlink

Outer London

Redbridge
Known for its swathes of
green space with award
winning parks and
playgrounds, affordable
house prices, 79 primary
schools and 13 libraries,
Redbridge is tailor-made
for families with young
children.

The north eastern outer borough of
Redbridge, which spans to include
Woodford and Ilford, is known for its
many parks, playgrounds and open
spaces, six of which have attained the
prestigious Green Flag Award. The
borough has 13 libraries and 79 primary
schools, one of which is listed as
outstanding. The combined picture that
these aspects paint is one of a London
borough tailor-made for children.
In line with this, Redbridge has a 64%
share of owner occupiers. This trend
is bolstered by its average house price
of £357,214, which is the eighth lowest
in Outer London, together with the
borough’s average salary of £41,396,
which is the sixth highest in Outer
London. However, despite the fact that
the borough is predominantly owner
occupied, it still experienced the fourth
highest rental growth (7.3%) in Outer
London over the last year.

65%
Owner occupation
Current projections estimate that within
the next decade there will be a further
40,443 people living in Redbridge;
at 13.6%, this is the fourth highest
expected population growth in the
whole of London. However, in contrast

to this, there are only 311 units currently
under construction and 1021 currently
with planning permissions. Quite clearly
the discrepancy between these two
figures is huge, Redbridge’s looming
supply and demand imbalance echoing
that of London as a whole.

13.6%
Fourth highest expected
population growth
In response to this impending shortage
of housing, Redbridge Local Authority
is actively supporting the development
of Build to Rent schemes. Development
Securities Plc is currently the lead
bidder on one such scheme which
would provide 349 potential rental units,
while Carlton Group Developments Ltd
is lead bidder on another that would
provide 105 units. Given that London
needs to build 42,000 new homes
every year until 2020 these schemes
are the logical next step in an everevolving industry.
In addition, with the opening of a
Crossrail station in Ilford in 2018 and
the resulting shortening of travel times
into central London, property prices
in the area around the new station
are expected to rise by 2.5% over and
above usual house price growth.
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Redbridge

Outer London

London

Current population

296,951

5,192,939

8,592,252

Expected population in a decade

337,394

5,722,452

9,430,243

Population growth over next decade

13.6%

10.2%

9.8%

Population density per km2

4,945

4,002

5,199

Average age

35.5

36.6

35.6

Share of population born overseas

38%

33.1%

35.9%

69.2%

68.9%

71.8%

Unemployment

7.2%

6.9%

7.1%

Average salary

£41,396

£39,729

£43,519

£357,214

£384,520

£458,282

House price growth over last year

14%

16%

12%

House price growth over the last decade

35%

51%

67%

8.8

9.3

11.3

4

5.2

5.1

£1,240

£1,328

£1,690

Rental growth over last year

7.3%

5.8%

6.1%

Share of owner occupiers

65%

60%

48%

Share of private rental householders

23%

21%

26%

Employment

Average house price

House price to earnings ratio
Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014

3

109

231

Units completed in 2014

127

5,410

14,555

Off-plan sales rate

24%

56%

67%

Ratio of house building to population increase (last decade)

0.10

0.10

0.16

5

239

692

Units currently under construction

311

25,094

84,695

Schemes with planning permission

12

318

1,080

Units with planning permission

1,021

54,751

161,183

Potential future supply relative to current stock

1.0%

2.9%

4.9%

Underground stations

3

103

230

Railway stations

8

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

6

153

301

Primary schools

79

1,437

2,433

Outstanding primary schools

1

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

1

39

78

Schemes currently under construction

Outer London

Richmond
upon Thames
An affluent, mature,
beautiful borough in
London’s far south west,
Richmond offers its
residents the best of both
worlds: good proximity
to central London and a
village lifestyle.

There is something rather magical
about the leafy, affluent borough of
Richmond. Perhaps it is the wide
expanse of river it contains, or the
picturesque riverside full of bars and
restaurants that has consequently built
up around it. Or maybe it is beautiful
Richmond Park, home to 630 Red
and Fallow deer that roam freely and
have done so since 1529. Essentially,
Richmond marries the charm of country
life with the convenience and culture of
the city.
It is not surprising, therefore, that
the residents of Richmond have
consistently been listed as some of
the happiest people in London with
the best quality of life. It is equally
unsurprising that at £630,500,
average house prices in Richmond
are the highest of any Outer London
borough. Looking over the longer term,
Richmond had the highest house price
growth for any Outer borough over the
last decade. This strength extends to
the rental market, where average rents
currently sit at £1,755, the highest in
Outer London.

40 units
The lowest level of completions
last year
At the core, Richmond is an affluent,
mature, economically stable borough.
It has the third highest salary in London
and the lowest unemployment rate
of 4%. Many residents have settled
there as a place to raise a family
without having to make the move

to the country, thereby avoiding the
obligatory long commutes to the city
for work. Richmond is only a 28 minute
journey to Waterloo, 35 minutes from
Oxford Circus and a 40 minute journey
from Liverpool Street. As a result, the
population is expected to increase by
13,227 over the next decade.

18%
House price growth
Richmond has 67 primary schools
(one of which is listed as outstanding)
and with the fourth lowest crime rate
in London provides a remarkably
safe family environment. Aside from
Richmond per se, the borough also
encompasses areas such as Barnes,
St Margarets, Cambridge Park, parts of
Twickenham and much of East Sheen.
However, despite the undeniably sunny
picture, there is very little residential
development underway. It had the
lowest number of completions in 2014
of any London borough and only 192
units are currently under construction
(the third lowest level in the whole of
London). Of those schemes that are
in development, those of note include
Royal Star and Garter Home which
will provide 86 units (this will be the
first of its kind here with great views
and amenity offer, as a result pricing is
expected to be much higher than the
competition). Also under construction
are Brewery Wharf with 71 apartments
and 28 houses and Ondon Square
in Teddington which is selling at an
average of £730 psf.
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Richmond upon Thames

Outer London

London

Current population

193,937

5,192,939

8,592,252

Expected population in a decade

207,164

5,722,452

9,430,243

Population growth over next decade

6.8%

10.2%

9.8%

Population density per km2

3,257

4,002

5,199

38.3

36.6

35.6

Share of population born overseas

22.8%

33.1%

35.9%

Employment

78.0%

68.9%

71.8%

Unemployment

4.0%

6.9%

7.1%

Average salary

£57,987

£39,729

£43,519

£630,489

£384,520

£458,282

House price growth over last year

18%

16%

12%

House price growth over the last decade

86%

51%

67%

House price to earnings ratio

14.8

9.3

11.3

6

5.2

5.1

£1,755

£1,328

£1,690

Rental growth over last year

5.9%

5.8%

6.1%

Share of owner occupiers

64%

60%

48%

Share of private rental householders

22%

21%

26%

2

109

231

40

5,410

14,555

Off-plan sales rate

66%

56%

67%

Ratio of house building to population increase (last decade)

0.09

0.10

0.16

4

239

692

192

25,094

84,695

8

318

1,080

646

54,751

161,183

0.8%

2.9%

4.9%

2

103

230

14

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

7

153

301

Primary schools

67

1,437

2,433

Outstanding primary schools

1

26

52

Five star hotels

1

1

112

Michelin restaurants

1

3

63

Waitrose

4

39

78

Average age

Average house price

Expected five year house price growth (annual average)
Average rent

Schemes completed in 2014
Units completed in 2014

Schemes currently under construction
Units currently under construction
Schemes with planning permission
Units with planning permission
Potential future supply relative to current stock
Underground stations
Railway stations

Outer London

Sutton
Recently described as
the most “normal place
in Britain”, 91% of its
residents say it is a great
place to live. With current
low property prices, it
provides good entry level
housing for families.

Sutton is one of the southernmost
boroughs in London. It was once
made up of rural villages, associated
with feudal and royal estates. The
‘village feel’ persists, and places in the
borough such as Carshalton, Cheam
and Belmont continue to be referred to
as villages. The historic development
of the borough is reflected in the
number of heritage areas designated
as conservation areas and as areas of
special local character. Described as
the most normal place in Britain it has
twice been chosen by the Government
as one of its ‘vanguard’ areas, most
recently one of 29 areas trialling
NHS integration.

17%
House price growth last year
Although it is currently the sixth
smallest borough, in terms of number
of residents, it is expected to have
one of the highest rates of population
growth over the next decade, which
at 9.8% means an additional 20,000
new residents.
Reflecting its outer location, the
borough has a relatively high share of
detached and semi-detached houses
(at around 40% of stock). In contrast it
has a low share of flats. According to
the ONS Land Use Survey, Sutton has
the highest proportion of land taken up
by gardens at 35.1%. This coupled with
the low crime rate, make it an attractive
place to buy (it has an above average
rate of home ownership).

Sutton has, at around £320,000,
the fifth lowest house prices across
London; taking into account salaries, it
is the eighth most affordable borough.
However, last year it had one of the
highest house prices increases of 17%.
This mirrors the experience of many
outer boroughs.

80.5%
The highest employment rate in London
Sutton had one of the lowest levels
of residential units completed last
year at just 232 and only has 277
units currently under construction.
However, it has a fairly strong planning
pipeline, which if all came to fruition
would increase the housing stock by
13%, which would satisfy the expected
increase in demand.
One of the largest schemes currently
under construction is the 128 unit
Sutherland House. This is owned by
Criterion Capital and will be operated
through its Miflats platform. This is one
of a new brand of professional private
rental operators, who intend to deliver
a product, with a level of service and
flexibility similar to that in the US home
rental market. Also under construction
and destined for the private rental
sector is 17 Sutton Court, owned and
operated by L&Q.
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Sutton

Outer London

London

Current population

199,615

5,192,939

8,592,252

Expected population in a decade

219,081

5,722,452

9,430,243

Population growth over next decade

9.8%

10.2%

9.8%

Population density per km2

4,336

4,002

5,199

38.3

36.6

35.6

Share of population born overseas

21.2%

33.1%

35.9%

Employment

80.5%

68.9%

71.8%

Unemployment

5.0%

6.9%

7.1%

Average salary

£36,928

£39,729

£43,519

£318,154

£384,520

£458,282

House price growth over last year

17%

16%

12%

House price growth over the last decade

41%

51%

67%

House price to earnings ratio

8.3

9.3

11.3

Expected five year house price growth (annual average)

5.5

5.2

5.1

£1,088

£1,328

£1,690

5%

5.8%

6.1%

Share of owner occupiers

69%

60%

48%

Share of private rental householders

16%

21%

26%

Average age

Average house price

Average rent
Rental growth over last year

Schemes completed in 2014

5

109

231

Units completed in 2014

232

5,410

14,555

Off-plan sales rate

39%

56%

67%

Ratio of house building to population increase (last decade)

0.13

0.10

0.16

5

239

692

Units currently under construction

277

25,094

84,695

Schemes with planning permission

20

318

1,080

367

54,751

161,183

0.5%

2.9%

4.9%

Underground stations

0

103

230

Railway stations

9

197

336

DLR/Tramlink

1

38

93

Starbucks/Costa

8

153

301

Primary schools

51

1,437

2,433

Outstanding primary schools

0

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

2

39

78

Schemes currently under construction

Units with planning permission
Potential future supply relative to current stock

Outer London

Waltham
Forest
Bordering Hackney and
Newham and only 20
minutes from Oxford
Street, Waltham Forest
experienced the second
highest average house price
growth in Outer London
last year at 22%, a trend
that looks set to continue.

Situated in the north of London and
bordering Hackney and Newham,
Waltham Forest experienced the single
highest average house price growth in
Outer London last year at 22%. This is
the third highest average house price
growth in London overall and brings the
borough’s current average house price
to £365,336.
This places Waltham Forest as the
twelth least expensive borough in
London which, when coupled with its
significantly higher than average recent
growth, suggests it is a strong choice
for first time buyers and investors alike.
This growth is seen again in the local
rental market where, at £1,199, average
rents in the borough are currently the
sixth lowest in London but enjoyed the
third highest rental growth at 7.6% over
the last year.

20
Schemes currently under construction
Three factors promise to maintain this
upward trend going forward, the first
being population growth. It is expected
that Waltham Forest will experience
London’s sixth highest population
growth over the next decade at 12.2%.
This equates to 33,325 additional
people in the borough and, as
always, more people equates to more
housing demand.

Secondly, Waltham Forest has been
earmarked by the Mayor of London as a
Housing Zone. These are areas where,
in an effort to meet London’s growing
housing requirements, a public-private
partnership will see surplus land made
available for developers to build new
housing. The resulting units will be a
combination of for sale and for rent.
Given the expected 12% population
increase, the additional supply will
certainly be met with more than
adequate demand.

22%
Second highest house price growth
last year
The third factor is merely a matter of
overspill. Bordering Hackney, which has
London’s eighth highest average house
price at £606,005, and Newham, which
enjoyed the highest average house
price growth in London overall in the
last year, Waltham Forest is bound to
benefit from a knock on effect as these
two other boroughs continue to flourish.
Additionally, Waltham Forest provides
a good choice for families, with 70
primary schools, two of which are listed
as outstanding, and good transport
links to Oxford Street (20 minutes),
Liverpool Street (17 minutes) and
Canary Wharf (42 minutes).
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Waltham Forest

Outer London

London

Current population

273,528

5,192,939

8,592,252

Expected population in a decade

306,853

5,722,452

9,430,243

Population growth over next decade

12.2%

10.2%

9.8%

Population density per km2

6,654

4,002

5,199

34.5

36.6

35.6

Share of population born overseas

39.7%

33.1%

35.9%

Employment

70.1%

68.9%

71.8%

Unemployment

9.5%

6.9%

7.1%

Average salary

£34,578

£39,729

£43,519

£365,336

£384,520

£458,282

House price growth over last year

22%

16%

12%

House price growth over the last decade

68%

51%

67%

House price to earnings ratio

9.6

9.3

11.3

Expected five year house price growth (annual average)

5.5

5.2

5.1

£1,199

£1,328

£1,690

Rental growth over last year

7.6%

5.8%

6.1%

Share of owner occupiers

51%

60%

48%

Share of private rental householders

26%

21%

26%

Average age

Average house price

Average rent

Schemes completed in 2014

5

109

231

Units completed in 2014

281

5,410

14,555

Off-plan sales rate

38%

56%

67%

Ratio of house building to population increase (last decade)

0.05

0.10

0.16

16

239

692

Units currently under construction

768

25,094

84,695

Schemes with planning permission

20

318

1,080

Units with planning permission

1,443

54,751

161,183

Potential future supply relative to current stock

1.5%

2.9%

4.9%

Underground stations

8

103

230

Railway stations

5

197

336

DLR/Tramlink

0

38

93

Starbucks/Costa

6

153

301

Primary schools

70

1,437

2,433

Outstanding primary schools

2

26

52

Five star hotels

0

1

112

Michelin restaurants

0

3

63

Waitrose

0

39

78

Schemes currently under construction

Highest

Current population

Lowest

Croydon

City of London

Barnet

City of London

Barking and Dagenham

Kensington and Chelsea

Islington

Bromley

City of London

Tower Hamlets

Brent

Havering

Sutton

Newham

Unemployment

Newham

Richmond upon Thames

Average salary

Kensington and Chelsea

Newham

Average house price

Kensington and Chelsea

Barking and Dagenham

Newham

Kensington and Chelsea

City of London

Barking and Dagenham

House price to earnings ratio

Kensington and Chelsea

Barking and Dagenham

Average rent

Kensington and Chelsea

Bexley

Rental growth over last year

Croydon

Westminster

Share of owner occupiers

Havering

Hackney

Westminster

Bexley

Schemes completed in 2014

Newham

Richmond upon Thames

Units completed in 2014

Newham

Redbridge

Off-plan sales rate

Newham

Redbridge

City of London

Kensington and Chelsea

Westminster

Kingston upon Thames

Tower Hamlets

Kingston upon Thames

Westminster

Merton

Units at planning permissions

Newham

Merton

Potential future supply as a share of current stock

Newham

Sutton

Expected population in a decade
Population growth over next decade
Population density per km2
Average age
Share of population born overseas
Employment

House price growth over last year
House price growth over the last decade

Share of private rental householders

Ratio of house building to population increase (last decade)
Schemes currently under construction
Units currently under construction
Schemes with planning permissions
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