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Oxford is noted for its University, 
its ‘dreaming spires’, and also 
its excellent schools system

The good schools effect
House prices are increasingly being influenced by the quality of an area’s schools, with 
high-performing schools attracting a premium for nearby properties
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Savills research director Lucian Cook 
recently revisited the work he did in 
2007, to see if there is any link between 
educational standards in an area and the 
impact of the past two years’ housing 
market downturn on prices there. 

The resilience factor
Looking at all English secondary schools 
ranked by their performance (measured by 
average points scored per pupil at GCSE 
level), he calculated the average house 
price fall from the peak of the market in 
October 2007 to March 2009, for the areas 
surrounding each one. 

The results showed, not unsurprisingly,  
that property prices around the top-ranked 
schools were cushioned from the worst 
of the downturn, with prices in the areas 
around the top-performing 25 per cent of 
schools falling by just under 16 per cent.  
Whereas, in contrast, prices for homes 
near the bottom 25 per cent of schools 
dropped by more than 19 per cent. “These 
are not massive differences, but they’re 

 A
ccess to a good school is a key 
factor when parents are deciding 
where to live: indeed, a survey by 
Savills in 2007 found that it’s their 

single most important consideration. But, 
as anyone who has contemplated moving 
into the catchment area of a popular school 
knows all too well, access to high-quality 
schools tends to come with a significant 
house price premium attached. 

William Peppitt of Savills in Cranbrook, 
Kent provides a classic example of the 
demand that tends to build around 

significant. We’re talking about more than 
a 20 per cent difference in the size of the 
price fall between houses near the most 
successful schools and those near the worst 
performers,” says Cook. 

Interestingly, it seems to make very 
little difference to the size of the price 
fall whether the top schools in question 
are privately-run, grammar schools or 
comprehensives. Indeed, we might expect 
that demand for top state schools would 
rise as the recession bit. 

Nick Pounce of Savills in Amersham 
notes that trend in his area. “With fewer 

 Agents’ hotspot (see map pages 4-5)

 Guildford, Surrey
“Guildford (right) has a broad range of 
schools, both state and private. Top of the 
list are the Royal Grammar, Guildford High, 
Lanesborough and Tormead. Schools in the 
villages further out include St Catherine’s, 
Prior’s Field, St Hilary’s and Charterhouse. 

Also, Cranleigh, Aldro and Barrow Hills are 
highly regarded. There is no doubt that the 
top education facilities are the major drivers 
for property in the area.”
Tommy de Mallet Morgan,  
Savills Guildford

 Cobham, Esher and Weybridge
“The area appeals to families making the 
move out from South-West London. The 
number one attraction for international 
buyers and tenants is the American 

So what impact on local house prices 
does the presence of good schools have? 
In 2007, Savills research into the good 
schools effect found that homes near those 
secondary schools occupying the top 
quarter of the national performance tables 
cost 13 per cent more than the average 
house price for that county. In contrast, 
house prices around schools in the bottom 
quarter of the performance tables averaged 
10 per cent less than the county average. 

To see what has been happening to 
school hotspots as the market has slowed, 

families able to afford private education, 
good quality state schools are now more 
sought after than ever before,” he says. 

The relative strength of these hotspots 
in the face of widespread sliding prices 
means that the good schools premium has 
actually widened over the past couple of 
years: homes in the vicinity of the top-
performing 25 per cent of schools now 
have a 16 per cent lead over the county 
average, up from 13 per cent. 

The fact is that families don’t necessarily 
put the search for a good education on 
hold just because a poorly performing 

 Average price fall Adjusted to Land
 Q4 2007 to Q1 2009 Registry Index

Top 25% performing schools -13.10% -15.8%

25th to 50th percentile -13.92% -16.8%

50th to 70th percentile -13.86% -16.7%

Worst 25% performing schools -15.92% -19.2%

Average price fall -14.18% -17.1%

Table 1: The good school / house price link

Community School in Cobham, which draws 
American and Scandinavian families. There 
are high performing infant, state primary and 
secondary schools in both Weybridge and 
Esher. The excellent choice adds at least  
10 per cent to property values, sometimes 
more if the house falls into the right state 
school catchment area.”
Richard Winter, Savills Esher; Simon 
Ashwell, Savills Weybridge; Ian Camplin, 
Savills Cobham

 Cranbrook, Kent
“In essence Cranbrook School looks like a 
public school: the uniforms are similar, the 
academic success is like a public school and 
the sporting facilities are of the standard of 
a public school. The only difference is that 
if you live within 10 kms of the school gate, 
entrance is free. As a result two-thirds of our 
buyers seek out catchment properties.”
William Peppitt, Savills Cranbrook

 Buckinghamshire
“Buckinghamshire, in particular the 
Beaconsfield, Amersham and High 
Wycombe area, is a powerful draw for 
parents. The county grammar school system 
has an excellent reputation, and catchment 
areas are critical to entry. In addition, there 
is excellent private schooling with Caldicott 
prep school for boys, Wycombe Abbey for 
girls and Maltmans in Gerrards Cross. ”
Nick Pounce, Savills Amersham;  
Nick Warner, Savills Beaconsfield

desirable grammar schools such as 
Cranbrook. “The academic success and 
the sporting facilities are those of a public 
school. The only difference is that if you 
live within 10 kms of the school gate, 
entrance is free. As a result, two-thirds of 
our buyers seek out catchment properties.”

At the Savills Wimbledon office, which 
is fortunate enough to boast nearby top 
independents King’s College School and 
Wimbledon High, Clive Moon goes even 
further: “I’ve yet to meet a buyer who is  
not moving for the schools,” he states. 

Agents recommend their
‘good schools’ hotspots
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Graph 1
House prices versus educational standard

Graph 2
Price movements of the downturn

Source: Savills, Land Registry, DCSF Source: Nationwide
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 Solihull
“Solihull School is an outstanding public 
school with a high-achieving academic and 
sporting record. Close by are St Martin’s 
School for Girls, Eversfield Preparatory 
School and St Alphege C.E. Junior School 
providing good early years choice within 
two miles of Solihull. Further afield families 
are drawn to Warwick School, King’s High 
School for Girls in Warwick, King Edward 
VI Grammar Schools in Birmingham and 
Stratford-upon-Avon, Shottery Grammar 
School for Girls outside Stratford, and 
Bromsgrove School. There is a logical 
knock-on effect to house prices between 
Stratford-upon-Avon and Solihull.”
Tom Dennes, Savills Solihull
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Key

 Educational Super Town

 Leading Educational Suburb

 Savills Agents’ hotspot

B = Barnes
CEW = Cobham, Esher and Weybridge
CW = Clapham and Wandsworth
RK = Richmond and Kingston
ST = Streatham and Tooting
W = Wimbledon

The UK’s leading educational hotspots

 Sunningdale, Berkshire
“Schools in our area are an enormous draw 
for buyers. Charters School has received 
‘outstanding’ Ofsted reports for many 
years. Other destinations include nearby 
Eton, Wellington and Hampton schools. 
International buyers have the choice of either 
ACS Egham, and TASIS in Thorpe, which 
allow students to follow the US High School 
syllabus. Around 50-75% of our buyers move 
here for educational reasons.”
Daniel Burstow, Savills Sunningdale

 Exeter, Devon
“Exeter (right) is a major magnet for 
education, with private schools including the 
Maynard, St Margaret’s and Exeter School. 
Nearby Tiverton is home to Blundells, a 
popular public school that offers a discount 
to parents living within a 10-mile radius. 
Other prep schools in the area include Exeter 
Cathedral School and St Peter’s Lympstone.
Martin Lamb, Savills Exeter

 

 Amersham and Beaconsfield
“Currently, good quality state schools are 
now more sought after than ever before. 
Buckinghamshire has the 11 plus, hence 
the demand for Davenies school for boys 
in Beaconsfield, Dr Challoner’s Grammar 
School for boys in Amersham and Dr 
Challoner’s High School for girls in nearby 
Little Chalfont. These schools always feature 
high up in national rankings.”
Nick Pounce, Savills Amersham; 
Nick Warner, Savills Beaconsfield

 South Wiltshire and North Dorset
“The South Wiltshire and North Dorset 
countryside is a considerable draw for 
buyers. Within 35 minutes of Salisbury there 
are excellent preparatory schools. These 
include Port Regis and Farleigh School. 
Many of these are feeders for the local public 
schools including Sherborne, Bryanston, 
Millfield, Downside and Marlborough. These 
schools have certainly helped to drive 
country house prices higher.”
Charles Stone, Savills Salisbury

 Wimbledon, London
“King’s College School now offers an 
outstanding education and is regularly listed 
as a Top 10 UK school. If your child is not 
able to attend one of the many fine private 
schools such as KCS or Wimbledon High 
(Girls) there are a number of excellent state 
options. At a primary level, Bishop Gilpin, has 
single-handedly increased values of local 
houses in the Wimbledon Park area by at 
least 10 per cent.”
Clive Moon, Savills Wimbledon

 Clifton, Bristol
“Clifton provides educational options for all 
denominations and budgets. The principal 
private schools are Clifton College, Bristol 
Grammar and QEH (Queen Elizabeth 
Hospital). They are a significant attraction 
for buyers coming to Clifton village with 
houses and flats selling at a premium. To 
the North-West of the city, Badminton and 
Redmaids are girls’ schools and slightly 
further a field there are Downs School 
and Tockington Manor, both preparatory. 
Houses within the surrounding villages are 
highly sought after.”
Richard Brooks, Savills Clifton

 Bath
“Bath has an enviable reputation for parents who want a good 
standard of stylish provincial living and also demand a wide choice 
of schools. Independent schools in the city all offer preparatory and 
secondary education and are: Prior Park College, Monkton Combe 
School, The Royal High School for Girls, Kingswood School and 
King Edward’s School. Other nearby schools are Stonar School 
(girls), Downside, Wells Cathedral School and Westonbirt (girls). The 
impact on prices is derived through competition between buyers for 
specific houses and it is difficult to generalise.”
Andrew Cronan, Savills Bath

 Harrogate
“Harrogate Grammar School is very popular and the catchment area is so 
tight that people move in and around the town purely by street to send their 
children to the school. Also popular is Rossett, which possesses a very 
good state school. Private schools include Ashville and Harrogate Ladies 
College. I would suggest that about 30 per cent of the people moving into 
the area are doing it purely for the schools. Close to Harrogate are the 
popular private schools of Cundall Manor and Queen Mary’s. As well, nearby 
Ripon is popular because of the grammar school and York has The Mount, 
St Peter’s and Bootham.”
Toby Cockcroft, Savills Harrogate

 Lincoln
“Lincolnshire’s academic achievements have been outstanding. 
Last year out of all the English counties only Buckinghamshire 
got better results. The county was also described by the Schools 
Minister as ‘pioneering’ for its plans for improvements in 16 schools 
in the county, which received £1.6 million under the National 
Challenge schools programme. Lincolnshire has a much sought after 
grammar school system, most notably Caistor Grammar, and a high 
percentage of our applicants are looking for properties within the 
catchment areas.”
Rupert Fisher, Savills Lincoln

 Barnet
“The proliferation of excellent local schools, both state and 
independent, has for many years been a major driver of choice 
for new residents. This is particularly attractive to north London 
couples with young children. I would say that over 60% of the 
young families moving with our office are doing so because of 
education. Among the leading schools are: Queen Elizabeth 
School for Boys, Barnet, Haberdashers’ Aske’s School for Girls, 
Elstree, Haberdashers’ Aske’s School for Boys, Elstree, St 
Albans School, St Albans and North London Collegiate for Girls, 
Edgware. Indeed, some of our clients have moved only a couple 
of roads to get into the catchment area of some of the smaller, 
state-funded schools.”
Paul Jarman, Savills Barnet

 Tunbridge Wells
“Tunbridge Wells and the surrounding 
areas in Kent and Sussex benefit from 
excellent schooling throughout the 
age ranges, covering both the state 
and private sector. We are certain that 
this has been one of the key factors in 
our relative price stability throughout 
the current economic uncertainties, 
providing good flexibility for those 
parents ready to make the move out  
of London.”
Robert Jacobs, Savills Tunbridge Wells
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cent of the people moving to the area are 
coming purely for the schools.” 

However, Cook points out that there 
are more questions to be asked about 
those that do not appear. “Because of the 
methodology, the research cannot be 
taken as an exhaustive list of educational 
hotspots. For example, we know that areas 
such as Oxford and Cheltenham have 
enough good schools to attract wealthy 
family buyers for educational reasons, even 
if the lower performing schools drag down 
the overall average score. 

Equally they are other small towns 
with less than five schools which provide 
consistently good schooling. Romsey in 
Hampshire, which is often overshadowed 
by neighbouring Winchester, is a good 
example of such an area.”

Looking at average house prices for the 
top ten ESTs (as of the second quarter of 
2009), however, it’s interesting to note that 
although they have a combined average 
premium of 13 per cent above their county 
averages, that overall figure hides quite a 
spread. As a consequence, Leatherhead 
homes command prices a hefty 62 per 

economy. As Cook explains: “These areas 
have a house price driver that makes 
people move and fuels demand even in a 
property downturn.”

What’s likely to happen as the market 
recovers? There isn’t enough recent 
data to make an assessment about price 
movements during the upturn of the past 
few months, but Cook expects schools 
hotspots to be at the forefront when 
recovery comes. First, the education 
magnet is likely to strengthen rather than 
weaken as sentiment picks up and more 
families start to think about moving. 
Additionally, says Cook: “Areas around 
good schools tend to attract buyers with 
more equity, and they’re the ones we can 
expect to lead the way in any upturn.”

Educational super towns
Savills 2007 research into the links between 
house prices and good schools analysed 
the data at Local Education Authority 
(LEA) level, which for most of England 
amounts to county level. But in this latest 
study, Cook was keen to drill down further 
and examine prices in what he labels the 

Educational Super Towns (ESTs); those 
towns with the highest concentration of 
good schools. 

To qualify for the EST ‘long list’, towns 
must have a decent choice of education, 
with at least five schools, including at  

least one top-performing comprehensive, 
to ensure they’re not skewed entirely to the 
private sector. Schools then earn points 
based on academic performance; the  
top-performing 10 per cent nationally score 
10 points, while those in the bottom 10 per 
cent score one point. The towns can then 
be ranked by the average score per school. 

The EST top 10, headed by Harrogate, 
includes some fairly predictable names 
with a strong reputation for good schools, 
including Tunbridge Wells, Bath and 
Winchester. Agents’ experiences underpin 
the findings: for instance, Toby Cockcroft 
of Savills in Harrogate says: “Around 30 per 

 Town School  Average Points House Price
  Options Score Per Pupil v County
  Score at GCSE Average

1 Harrogate 8.63 476 123%

2 Bishop’s Stortford 8.33 461 95%

3 Tunbridge Wells 7.88 468 122%

4 Horsham 7.60 462 109%

5 Bath 7.42 445 109%

6 Leatherhead 7.40 447 159%

7 Fareham 7.29 443 83%

8 Woking 7.17 425 96%

9 Lincoln 7.07 463 100%

10= Sleaford 7.00 486 108%

10= Winchester 7.00 439 139%

 Average 7.52 456 110%

Table 2: Leading educational super towns

National Percential Prices v
  County
  Average

Top 25% performing schools 118%

25th to 50th percentile 110%

50th to 75th percentile 109%

Worst 25% performing schools 118%

Table 3:
Within educational super towns

 Suburb School  Average Points House Price
  Options Score Per Pupil v County
  Score at GCSE Average

1 Altrincham/Manchester 8.38 478 225%

2 Dartford/Kent 8.29 506 89%

3 Crosby/Liverpool 8.29 458 147%

4 Solihull/Birmingham 8.00 469 162%

5 Hallam/Sheffield 8.00 451 165%

6 Redland and Clifton/Bristol 7.83 465 163%

7 Sutton Coldfield/Birmingham 7.63 449 168%

8 Streatham and Tooting 7.63 445 93%

9 Barnet 7.50 443 112% 

10= Ealing 7.38 441 106% 

10= Sutton 7.38 468 74% 

 Average 7.84 461 137%

Table 4: Leading educational suburban areas

National Percential Prices v
  County
  Average

Top 25% performing schools 169%

25th to 50th percentile 150%

50th to 75th percentile 120%

Worst 25% performing schools 78%

Table 5:
Within leading educational suburbs

Scotland: Right postcode can attract multiple bids
Edinburgh has more independent schools per head of the population than any other 
city in the UK, with no less than 20 servicing a population of 500,000 and with 24 per 
cent of all secondary school age children attending an independent school. In addition, 
the city has at least four high achieving comprehensive schools which give their peers 
a run for their money in terms of attainment levels.

Peter Lyell, Head of Edinburgh Residential said: “Such a concentration of excellent 
schools has provided Edinburgh with some protection from the worst of the falls 
experienced elsewhere in Scotland. For example, at the height of the credit crunch 
in early 2009, 22 viewers competed for a detached family house in Colinton close to 
Colinton Primary, Merchiston Castle School and George Watson’s. A closing date was 
set within 10 days and the accepted offer was 20 per cent above the asking price.

“Against a backdrop of Scottish average house price falls of 18 per cent, the 
suburb of Colinton, with its proximity to Merchiston Castle School and George 
Watson’s, experienced only an 8 per cent fall in values. Meanwhile, property in the 
same postcode as the Royal High School, Fettes College, Stewart’s Melville and Mary 
Erskine School saw only a four per cent decrease in value. 

“There are similar stories in Morningside, Grange, Marchmont and Barnton. The 
best detached family homes in these leafy Edinburgh suburbs, located close to the 
good schools, have all attracted multiple bids and are leading the way in the housing 
market recovery in Scotland.”

 Richmond and Kingston, Surrey
“Richmond (right) attracts buyers for its 
reputation for high performing state and 
private schools. Notable are The Vineyard 
School where the catchment is tight and 
demand for houses in this area is high. 
St Elizabeth’s Roman Catholic School in 
Richmond is also a big draw. Private schools 
include Kings House and The Old Vicarage 
on Richmond Hill. Price uplift in these areas 
represent 10 per cent.” 
Patrick Glynn-Jones, Savills Richmond

 Barnes, London
“Our market is predominately a family  
one with around 70 per cent aiming to 
reside for 10-15 years to allow for the key 
schooling years. The biggest draw is to the 
independent schools, which are St Paul’s 
School and The Harrodian School for boys, 
and Godolphin and Latymer for girls in 
Hammersmith. The Swedish School attracts 
many Scandinavian buyers.”
Sandra Carline, Savills Barnes
 

 Oxford
“Oxford is renowned for its many excellent  
schools, in both the independent and state 
sector: The Dragon, Rye St Antony, St 
Edward’s, Oxford High, Matthew Arnold and 
Magdalen College School, to name but a 
few. Couples move into the area even before 
their children are born to make sure they are 
in the right place when the time comes. If the 
Dragon School closed tomorrow property 
prices would instantly drop by 25 per cent.”
Giles Lawton, Savills Oxford

 Clapham and Wandsworth
“Over the past 10-15 years, the Wandsworth 
and Clapham areas have seen a surge in 
popularity with families, so much so that 
the area around both commons has earned 
the nickname ‘Nappy Valley’. As such, the 
infrastructure has become tailored to this 
demographic with an excellent selection 
of both private and state schools. The 
commons provide wonderful recreational 
facilities for the families.”
Tim Buckley, Savills Clapham

 Chelmsford, Kent
“Colchester Royal Grammar School, 
Colchester County High School for Girls,
King Edward VI Grammar School and 
Chelmsford County High School for Girls 
all appear regularly in the list of top 20 
performing state schools in the country.”
Jeremy Kemp, Savills Chelmsford
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Birmingham boasts 
two of the UK’s leading 
educational suburbs 

cent above the Surrey average; similarly, 
Winchester property costs 40 per cent 
more than the average for Hampshire, and 

Tunbridge Wells and Harrogate also have 
premiums of more than 20 per cent over 
their county averages.

Interestingly, the markets in three 
towns with outstanding schools, including 
Fareham and Woking, are actually cheaper 
than their county averages. Cook suggests 
that maybe these two remain ‘educational 
bargains’ because most of their housing 
stock is relatively modern, in contrast to 
such architectural crowd-pleasers as Bath, 
Harrogate and Winchester. 
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Savills plc
Savills is a leading global real estate service provider listed on the London Stock Exchange. The company established in 1855, has a rich heritage with unrivalled growth. It is a company that leads 
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Lucian Cook
Research Director
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Summary
Savills research has established 
that access to a good school is the 
single most important consideration 
when choosing a place to live. 

n Properties in the top-performing 
25 per cent of schools in England 
saw their values cushioned from the 
worst of the downturn with values 
dropping by under 16 per cent.

n Whereas, properties near the 
lowest-performing 25 per cent of 
schools fell by 19 per cent.

n In Scotland, proximity to a good 
school still attracts multiple bids. 

Justin Marking
Head of Residential
+44 (0)20 7016 3810 
jmarking@savills.com

Leading suburban areas
Cities are hard to generalise about because 
of their diversity, but most large cities have 
suburban strongholds of education. So 
Cook has used the same methodology as 
for the ESTs on eight major cities, to create 
a list of suburban areas particularly rich in 
top-performing schools. 

The results are distinctly more dramatic 
than for the towns. House prices in first-
placed Altringham are more than twice 
the average for Greater Manchester, while 
those in Hallam in Sheffield, Clifton in 
Bristol, and Solihull and Sutton Coldfield 
in the West Midlands all outstrip their 
metropolitan authority average by more 
than 50 per cent. Even more tellingly, 
house price premiums around the 
individual top-performing schools in the 
top ten educational suburbs average almost 
70 per cent above the city average.

t “You can’t draw any conclusions about 
cause or effect, so we don’t know whether 
the presence of good schools has caused 
high prices, or whether schools tend to 
thrive and improve in prosperous areas. 
It’s probably a bit of both,” stresses Cook. 
“But this research does tell us where the 
premiums sit.”

It seems that urban-based parents in 
search of a high quality education for 
their families should be prepared to bite a 
particularly large bullet. n

Cover: Charterhouse school, near Godalming.

The Clifton area of Bristol 
attracts many buyers 
interested in good schools 
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