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London property price report - June 2016

Independent, free, expert advice on housing
Buying, selling or investing in today’s variable market means you need to take a great deal of care before making a decision. It’s essential to secure independent, up-to-date advice you can trust.  Kate and her team from Propertychecklists.co.uk make it easy to access the information and support you need FREE of charge. 

Although London is often reported as ‘one market’, it really isn’t. From our analysis there are thousands of markets, just in Greater London, but we break this down for you into the 32 London Boroughs, so ‘click here’ if you just want to see how your own Borough has performed. 

Summary of London property price reports
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Kate Faulkner comments on the London market: 
We do keep hearing that the property market in the Capital is slowing, but it’s unlikely that most ‘normal’ buyers won’t be feeling that at the moment, as it’s mostly areas like Kensington and Chelsea, Fulham and Hammersmith where prices easily end up being £1 million for a pretty normal house or flat. Overall though the Rightmove ‘lead indicator’ shows that inflation in the London housing market has dropped back, while the UK HIP data which tends to be three or more months out of date (but accurate) is still showing signs of strong growth. Finally, it’s worth noting that the UK HPI data shows an average of £472,000 for a London property as opposed to the huge average shown by Rightmove which is for all properties, including those on sale for tens of millions of pounds!
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Kate Faulkner comments on the London high growth areas: 
If we were filling in this table a few years ago the best risers would have been the likes of Haringey, Camden and Hammersmith. However, we’ve seen a real ‘ripple’ effect on property prices in the London Boroughs as the central regions started to rise first, some only falling for just nine months before rising rapidly again and now we are seeing the Boroughs on the very outskirts of Greater London reaping the rewards for homeowners of double digit property price growth. 



Does price inflation differ depending on who’s buying? 

Kate Faulkner comments on the London market:
What’s important to bear in mind with regards to London though is the great differences in property prices via each London Borough but also between first time buyers versus someone that already owns a home. In the stats below, it shows that FTBs spend (on average) £412,500 on a property (so some more/some less) while for those who own already, because of their increased wealth through property price growth and a strong market due to the shortage of properties versus demand, they can afford to pay on average £533,313 - that’s 30% more than FTBs.

Although the stats below show for the HPI index (which measures past price growth), the Rightmove stats show that annually, prices are down quite substantially at the top end of the market while price growth trends for FTBs and Second Steppers seems to be reducing too.
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Source: Rightmove HPI






The number of properties sold in London are sliding post the Brexit Vote and Stamp Duty increase

LSL Acadata HPI	“In terms of transactions, looking at Q2 2016 and comparing with the same three months one year earlier, we are currently seeing a 35% reduction in transactions in London, or -9, 150 fewer properties sold, although this figure will change marginally as more data emerges, particularly relating to June 2016 sales. This reduction is a consequence of the surge in sales that took place in March 2016, immediately prior to the introduction of the 3% surcharge in stamp duty on second homes and buy-to-let properties in April. Sales were brought forward into March at the expense of sales in the following three months.

“The largest reductions in sales were in Kensington and Chelsea, down 60%, followed by the City of Westminster, down by 56%, with flats being the predominant property type in both boroughs. 

“All 33 boroughs in London saw a reduction in sales in Q2 2016 compared to Q2 2015, with the smallest decline in sales being in Barking and Dagenham, but even here sales dipped by 18% over this three month period.”

[image: ]Source: UK HPI

Kate Faulkner comments on transactions, demand and supply: 
The map from LSL Acadata HPI below shows that all areas are looking at selling less in Q2 versus Q3, but with the stamp duty change and the Brexit vote on top, it’ll be October/November time before we can see some real trends. 
[image: ]
Source: LSL Acadata HPI


Finally, time to sell wise, according to Rightmove, the fall in sales and in demand and steadying of house prices means the average time to sell is around six weeks - pretty much a ‘norm’ for the market. 
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Source: Rightmove HPI

Good news from a building perspective!

Savills	“In London, sales of new homes have held up better than expected. Momentum has been maintained with renegotiations of between 5% and 10% off the agreed price. These adjustments must be seen against the backdrop of a London development market moving into the next phase of the cycle. 

“The number of both new build sales and housebuilding starts have been declining for the past 18 months, whilst the number of completions has gradually increased and has now overtaken sales and starts for the first time since 2012. After a prolonged period of strong house price growth, affordability in the mainstream London market is stretched which is likely to limit future demand and curb further house price growth.”
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Source: Savills

Appendix 1

Current performance by individual London borough

The table below shows how your Borough is performing year on year now and whether this performance is above or below the long term annual increase. 
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Source: UK HPI







Appendix 2

London prices risk analysis
This table shows you what happened in each borough during the Credit Crunch so if you buy now and the market falls, it gives an indication of what the market might fall by and also how long prices may fall for before they bottom
out and start rising again. 
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Source: UK HPI





Kate’s guide to the individual indices

Rightmove - Useful to measure average time to sell and sellers’ sentiment. (E & W)
LSL Acadata HPI – Analyses Land Registry figures, separates out London, good analysis on transactions.
(E & W)
UK HPI – Tracks sold property price data, good for accurate information, but doesn’t reflect current market conditions. (E,W,S & NI)

Independent, free, expert advice on housing
Buying, selling or investing in today’s variable market means you need to take a great deal of care before making a decision. It’s essential to secure independent, up-to-date advice you can trust.  

Kate and her team from Propertychecklists.co.uk, make it easy to access the information and support consumers’ need via FREE of charge eBooks, checklists, daily articles and one-to-one advice:
First time buyer eBook
Buying your first home
Trading up
Buy to let
Renting a property
Selling a property

For industry professionals
If you are you a property professional or journalist who needs up-to-date, accurate facts and figures about residential property, subscribe to our Property Information Portal.

For media professionals 
If you need Kate to appear on TV, radio or for general comment, please contact directly:

Kate Faulkner, Property Market Analyst and Commentator 
Websites:   Kate Faulkner    Propertychecklists.co.uk
Email: kate@designsonproperty.co.uk
Telephone: 01652 641722 

About Kate Faulkner
Kate has written six property books including four for the consumer organisation Which? – Buy, Sell and Move House; Renting and Letting; Develop your Property and Property Investment Handbook. Kate presents at a seminar almost every week to landlords, investors and first-time buyers, and is often asked to chair debates and present at industry conferences.

From a media perspective, Kate’s appearances include BBC Breakfast News, Your Money, GMTV, ITV, Radio 4 You and Yours, The Big Questions and 5Live. In the last 12 months, Kate has carried out numerous TV and radio interviews, has been quoted every month in major newspapers and magazines and been featured in many local newspapers.

For more information contact Kate Faulkner directly on 07974 750562 or kate@designsonproperty.co.uk
Copyright © 2016 Kate Faulkner                                                  Page 1 of 7                                                                   Dated: 18.08.2016
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London dataCurrentCurrentCurrentAnnual

MonthMonthMonthChange

May-16Jun-16Jul-16

Rightmove£644,088£643,117£635,7103.3%Asking prices

LSL Acadata HPI£588,763£590,203n/a6.0%Actual prices, includes cash sales

UK HPI£472,163£472,204n/a12.6%Sold prices, includes cash sales and new builds
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Top five high growthYoYFive high growth

areas YoY%areas last 10 years

Newham21.4%City of Westminster

Waltham Forest20.3%Haringey

Croydon20.3%Waltham Forest

Havering19.5%Southwark

Bexley19.4%Lewisham
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Lowest five low growthYoYFive low growth

areas YoY%areas last 10 years

Camden5.1%Sutton

Islington0.9%Tower Hamlets

Hackney0.4%Hounslow

Hammersmith and Fulham-3.2%Havering

Kensington and Chelsea-6.2%Barking and Dagenham
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Summer slowdown and more property choice push prices down by 2.6%

Price of property coming to market falls by 2.6% (-£16,301), though in the last six years there were larger falls
of 3.1% in 2014 and 2010 at this seasonally subdued time of year
London is the largest falling region in the country this month with the main driver being Inner London,
dropping by 3.6% (-£29,188)
Outer London suffering less from seasonal slowdown but stillfalls by 1.5% (-£7,566)

8% more properties coming to market than in August 2015 must compete for holiday-distracted buyers’

Pre-existing market weakness, Brexit uncertainty, and summer slowdown combine to increase average time
to sell from 46 days in May to 51 days in July

London average asking prices

August 2016 July 2016 Monthly change  Annual change

Greater London

£619,409 £635,710

2.6%

42.1%

Inner

£784,494 £813,682

3.6%

1.8%

Outer

£508,829 £516,395

1.5%

Average asking prices by market sector:

46.4%

Sector August 2016 July 2016 Monthly change  Annual change
First-time buyers £473352 £478,731 -0.3% +3.9%
becond-steppers £671,600 £668,297 +0.4% +6.1%

Top of the ladder

£1,356,230 £1,580,366

16.2%

Overview

more muted.

—~
9

|

1045 |

The price of property marketed in Greater London over the last four weeks is 2.6% (-£16,301) lower than the previous
month. Whilst it is usual for sellers in the capital who come to market in the summer holiday season to price more
cheaply, there have only been two larger drops at this time of year since 2010. The re-adjusting Inner London market
is the main driver on downwards price pressure, with a typically large seasonal fall of 3.6% (-£29,188) exacerbated
by fewer sellers of high-price pr i

fall of 1.5% (-£7,566) is much

1

P % 6016 ||




image7.png
S — I e —————

B3 hitps//wwnw.gov.uk/govemment/news/ uk-house-price-index-hpi-for-june-2016 | M "Sotsics/Prices” - B UK HousePriceln.. | & ightmavecouk | & plei 1B UK House Price... *

Sales volumes for Wales

Month Sales 2016 Wales Sales 2015 Wales Difference %
February 2,727 2,818 3.2
March 5,002 3,358

April 2,394 3,237

Sales volumes for London

Month Sales 2016 London  Sales 2015 London Difference %
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The ‘heat map’ above shows the % change in the level of transactions between Q2 2015 and Q2 2016, by London
borough. All the percentages are negative indicating lower levels of sales in 2016 than in 2015. The three areas shaded
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and Havering being among the lowest priced boroughs in Greater London. The three areas shaded in blue are at the
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become clearer.

Given buyers’ reluctance to commit
to amajor capital purchase in times

of uncertainty, we expect transaction
levels, which reached a post-credit
crunch high of 1.3m over the past year,
tofall. Less activity is therefore likely to
impact on house price growth, which
has already been slowing at national
level, according to most indices.

New homes sales
Activity is slower but so far no real
impact on pricing outside London

Itis stilltoo soon to fully analyse the
impact of the vote on the sale of new
homes. Early indications reveal a
mixed picture. Some house builders
have reported strong sales since the
referendum.

Savills agents report that the number
of sales in the three weeks immediately
following the referendurn is marginally
down compared with the same period
last year. But the fact that there were
few launches in the aftermath of the
referendum partly explains the decline.

Taking the longer view, the number of
Savills new build sales in the year to
dates 17% higher than the previous
year. Outside London, pricing has
held firm so far with little evidence of
developers offering discounts.

declining for the past 18 months,
whilst the number of completions
has gradually increased and has now
overtaken sales and starts for the
first time since 2012 (see Fig 2).

After a prolonged period of strong
house price growth, affordability in
the mainstream London market is
stretched which is likely to limit
future demand and curb further
house price growth.

FIGURE 2
Completions are now higher than starts and sales

Talls in net migration to England even before the
referendum. They anticipate a sharp reduction to
165,000 a year by 2021 from almost 300,000 in 2015.

The housing shortfall since the economic downturn
‘adds up to just over 410,000 new homes. Given this
backlog, addressing the housing crisis within this
parliament would require a housing target of about
300,000 new homes.

London

Starts — Completions — Sales

‘Source: Molior London

savills.co.uk/research 03

15
16/08/2016
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Property prices in LondonAverage priceYear on yearAverage priceAverageIs the market

UK HPI datafor Junechange in pricein 2000annualunderheating/

2016*in Juneincreaseoverheating

since 2000

Greater London average472,204£         12.6%130,411£                  8%Over

Areas outperforming the Greater London average

Newham355,950£         21.4%83,681£                    9%Over

Waltham Forest422,049£         20.3%93,975£                    10%Over

Croydon360,845£         20.3%109,119£                  8%Over

Havering340,162£         19.5%100,714£                  8%Over

Bexley319,307£         19.4%94,978£                    8%Over

Barking and Dagenham271,584£         19.3%71,079£                    9%Over

Redbridge401,199£         19.1%115,193£                  8%Over

Haringey555,638£         18.5%133,953£                  9%Over

Enfield386,182£         17.5%111,689£                  8%Over

Hillingdon404,502£         17.1%120,742£                  8%Over

Sutton369,674£         16.8%115,040£                  8%Over

Lewisham408,027£         16.7%95,725£                    9%Over

Brent504,644£         15.8%126,785£                  9%Over

Kingston upon Thames496,705£         15.6%146,959£                  8%Over

Merton514,595£         15.5%137,687£                  9%Over

Ealing489,987£         13.9%144,352£                  8%Over

Bromley430,937£         12.7%133,997£                  8%Over

Areas with double digit growth

Greenwich368,822£         12.4%102,411£                  8%Over

Hounslow389,973£         11.7%128,285£                  7%Over

Southwark517,234£         10.9%121,970£                  9%Over

Barnet524,735£         10.9%153,676£                  8%Over

City of Westminster1,028,617£     10.8%241,773£                  9%Over

Harrow442,348£         10.1%141,115£                  7%Over

Lambeth514,820£         10.1%132,007£                  9%Over

Wandsworth606,891£         9.0%165,376£                  8%Over

Richmond upon Thames659,636£         8.7%209,937£                  7%Over

Tower Hamlets457,392£         6.4%128,200£                  8%Under

Camden809,804£         5.1%217,700£                  9%Under

Islington657,755£         0.9%174,119£                  9%Under

Hackney517,715£         0.4%121,135£                  10%Under

Hammersmith and Fulham746,570£         -3.2%229,465£                  8%Under

Kensington and Chelsea1,212,375£     -6.2%355,951£                  8%Under
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Property prices in LondonHighest house priceLowest houseWhat was theHow manyDate reached

UK HPI datapre credit crunchprice duringbiggest housemonths pricesprevious

recessionprice fallfell forhigh price

2007/082009during 20092007-2009level

Greater London average298,596£                     245,351£         -16.7%15

Areas outperforming the Greater London average

Newham236,617£                     182,436£         -21.0%18Mar-14

Waltham Forest249,909£                     196,298£         -18.1%17May-13

Croydon248,005£                     199,415£         -17.4%18Jan-14

Havering244,747£                     199,836£         -16.5%18Mar-14

Bexley220,086£                     181,653£         -15.9%16Nov-13

Barking and Dagenham196,257£                     148,433£         -23.3%15May-14

Redbridge277,153£                     221,183£         -19.6%19Jul-13

Haringey327,151£                     260,549£         -17.8%17Sep-10

Enfield257,164£                     213,527£         -15.9%16Jan-13

Hillingdon266,873£                     218,722£         -16.5%16Sep-12

Sutton258,579£                     204,523£         -19.6%17Oct-13

Lewisham242,823£                     204,674£         -15.3%14Jul-12

Brent302,371£                     258,776£         -14.0%23Aug-11

Kingston upon Thames325,149£                     248,155£         -22.2%17Jul-12

Merton316,045£                     254,609£         -18.4%21Sep-11

Ealing310,173£                     250,917£         -18.4%16May-12

Bromley293,824£                     241,376£         -15.0%17Jun-13

Areas with double digit growth

Greenwich241,051£                     200,256£         -16.9%15Jul-12

Hounslow274,299£                     224,855£         -17.7%19Aug-12

Southwark307,443£                     251,438£         -16.2%18Jan-11

Barnet345,869£                     286,601£         -14.8%18Sep-10

City of Westminster562,740£                     502,387£         -7.3%16Oct-09

Harrow307,941£                     253,662£         -17.6%13Aug-12

Lambeth320,251£                     247,238£         -19.1%19Apr-12

Wandsworth395,801£                     319,338£         -16.3%16Aug-11

Richmond upon Thames435,685£                     351,764£         -19.1%17Aug-11

Tower Hamlets321,009£                     240,430£         -20.1%17Oct-13

Camden525,296£                     434,898£         -14.1%11Jul-10

Islington419,155£                     326,811£         -19.3%18Apr-11

Hackney332,091£                     251,605£         -24.2%13Aug-12

Hammersmith and Fulham519,192£                     408,519£         -18.3%18Jul-10

Kensington and Chelsea832,753£                     598,430£         -26.0%14May-10
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