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Summary  New home transactions are growing, but slower than before. And with lower investor demand, it’s 
more important than ever for developers to know who is buying new homes and where they are buying them 

 Value differences  
of up to £1.5 million 
are tempting growing 
families out of London. 
44% of upsizers buy a 
home with four or more 
bedrooms. See p7

 Sales over £600,000 
grew 12% between 
2015 and 2016, 
compared with 31%  
the year before. Prime 
developers should target 
their product to specific 
customer groups to 
maintain high sales 
rates. See p2

 Help to Buy 
continues to support 
the core new build 
market. Housebuilders 
must deliver housing 
below the £600,000 cap 
in desirable markets to 
access these buyers. 
99% of Savills first-time 
buyers purchase 
properties under this 
value. See p3

 A cheaper pound is 
driving up international 
investor demand in 
major city centres. 
Domestic demand has 
been hit by tax changes, 
so UK investors are 
seeking out cheaper 
opportunities in smaller 
regional markets. See p5

 Size matters to 
downsizers. The 
average new build 
downsizer flat is  
around 1,100 sq ft, 
almost double the 
market average of  
625 sq ft. See p6
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This report is based on Savills new homes sales which cover the breadth of the market in terms of values, including high-value prime 
markets. Savills new homes has 25 teams across the UK, and its data offers a snapshot of the current prime new build market. We sell 
more than 4,000 new homes each year, of which 56% are outside of London. To find out more, contact: George Cardale, 01179 100 351
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T H E  M A R K E T

The new build housing market has maintained high 
sales rates, and transaction volumes are growing.  
In an otherwise uncertain political environment,  
the Government has placed new housing delivery at  
the top of its agenda through the Housing White Paper. 
There are opportunities for developers who can 
pinpoint pressure points in the market and respond 
flexibly to buyers’ needs.

Help to Buy has been the central pillar of government 
support for new housing delivery. It has helped to 
encourage higher sales volumes and faster build-out 
rates by ensuring a buoyant new build and first-time 
buyer market. This is at a time when mortgage 
availability has been increasingly constrained, following 
the Mortgage Market Review in 2014. 

Historically, the ratio between transactions of new 
build and secondhand has been stable at around 10.4. 
However, following the introduction of Help to Buy  

While transaction growth at the top end of the market is cooling, Help to Buy is supporting  
the core new build market. Developers need to consider new price points and buyer lifestyles

New dawn  
for new build

and the Mortgage Market Review, the relative  
delivery of new homes has increased sharply to 8.7. 

We predict that new homes will continue to  
form this higher proportion of overall sales as long  
as the Government continues to support the sector.

Demand for new build 
Between 2014 and 2016, new build transactions 
between £500,000 and £600,000 (the cap for Help to 
Buy) more than doubled. Yet, growth in transactions 
over the Help to Buy cap was 12% between 2015  
and 2016, compared with 31% the previous year. 
It is in the mid-market that transaction growth  
has remained strongest.

Buyers of new build property are increasingly 
pushing up against the limits of what they can borrow, 
while increased stamp duty for properties of more  
than £925,000 has made moving far more expensive. 

Catalyst for growth  Help to Buy has been the central pillar of government  
support for new housing delivery, encouraging higher sales volumes

Source  Savills Research using Land Registry

Key   New build     Secondhand      
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In particular, the prime markets have been  
struck by uncertainty following the EU referendum. 
With investors making up 28% of buyers in the prime  
new build market, it is more exposed to changes in 
the buy-to-let sector, such as the 3% stamp duty 
surcharge, further mortgage regulation, and the 
restriction of tax relief on interest payments. 

The withdrawal of buy-to-let investors is likely to 
decrease sales rates and the proportion of off-plan  
sales that are used to fund schemes, as more owner- 
occupiers look for completion within 12 months.  
But in some markets this has been offset by  
international investor sales.

Help to Buy increasingly popular
Help to Buy is crucial for the growth of the new build 
market and its popularity is increasing. The number  
of Help to Buy Equity Loan sales almost doubled  
in the year to March 2017, compared with the year  
to March 2014, and underpins demand in the new  
build market from younger buyers struggling to get  
on the housing ladder. 

For the prime market, it is a case of understanding 
where there is capacity for Help to Buy at a price  
point that is affordable for first-time buyers (who  
make up most users at 81%), but which is also below  
the scheme’s £600,000 cap.

Developers have an opportunity to adapt with  
the market, which may mean reaching into new  
price points or other models, such as Build to Rent, 
downsizing, and retirement living. 

On pages 4 to 7 of this report, we examine the  
requirements of buyer types in the prime new  
build market, and consider what these mean for  
developers in terms of maximising demand in  
a slower sales market.

Influence of Help to Buy  For new build, transaction growth has remained  
strongest in the mid-market up to the Help to Buy cap of £600,000

Source  Savills Research using Land Registry

Key   New build     Secondhand    

It is a case of understanding where 
there is capacity for Help to Buy  
at a price point that is affordable 
for first-time buyers
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Why is Bristol attracting 
new build investors?  
What is the housing 
priority for downsizers? 
Which cities have the  
highest uptake of Help to  
Buy with first-time buyers?
In this feature we analyse four types of new build buyer – Investors, Downsizers, Upsizers and First-Time Buyers 
– and investigate the types of properties they purchase, along with the popular regional markets for each

N E W  B U I L D  B U Y E R  P R O F I L E S

Other
7%

Upsizing
31%

Downsizing
16%

Investment
28%

Relocation
18%

Other
9%

Upsizing
49%

Downsizing
9%

Investment
10%

Relocation
23%

Why buyers purchase – new build versus secondhand  The percentage of Savills new build and 
secondhand homes sales, excluding London (2016 to the first half of 2017)

Source  Savills Research

New build
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N E W  B U I L D  B U Y E R  P R O F I L E S

Investors
International investors continue to seek 
out city-centre opportunities as an 
increasing number take advantage of 
weakening sterling. Tech hotspots, such  
as Bristol and Cambridge, have performed 
strongly, as have Manchester and Salford 
with their increased focus on media. 

In Bristol, international investors have 
consistently made up 10% of the prime 
new build market, but in the first half  
of 2017 this increased to 27%, driven by 
buyers from China and Western Europe. 
Of these, 89% are buying flats rather  
than houses, with buyers favouring  
two-bedroom properties. 

Restrictions to the buy-to-let sector have 
affected domestic investors, particularly 
those dependent on mortgages. Across  
the country, the number of mortgaged 
buy-to-let transactions fell by 37%  
between 2015 and the year to May 2017. 

With their greater familiarity with 
smaller UK cities, domestic investors are 
more prevalent in places such as Norwich, 
Southampton and Sevenoaks, as well as 
Bristol and Cambridge. They’re also more 
comfortable with smaller units than 
international investors, buying one- 
bedroom as well as two-bedroom flats. 

Government action to dampen the 
buy-to-let markets seems to be  
influencing both transactions and values. 
Investors in the new homes market 
outside London fell from being 32% of 
buyers in 2015 to 19% of buyers in the first 
half of 2017. The average purchase price 
for a UK investor has dropped from 
£296,000 in 2015 to £269,000 in 2017 –  
a fall of 9%. Professional and institutional 
investors could help plug the gap left by 
weaker buy-to-let demand.

Increased mortgage regulation has 
made the whole market more reliant on 
cash. In the last 10 years, the number of 
outright cash buyers increased by 26%, 
and they currently hold £138.4 billion in 
housing equity. Across all price points in 
the market, they make up 40% of buyers. 
Their activity has continued relatively 
unaffected by changes to regulation  
and market uncertainty.

Five-year growth in new build values   
£ per square foot (psf)
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Source  Land Registry and DCLG (2012 values and 2017 values), Savills (Savills 2017 deals)
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N E W  B U I L D  B U Y E R  P R O F I L E S

Downsizers
Downsizers accounted for one in five  
Savills new home buyers over the past 
four years. While older households may  
want to release equity in their home  
by downsizing, they still want room for 
guests and all the belongings they’ve 
accumulated over the years. 

Developers are attracting this 
demographic with spacious designs.  
On average, downsizers moving through 
Savills bought a 1,100 sq ft flat with two  
to three bedrooms. The UK average  
flat size is 625 sq ft. In contrast, older 
people moving into secondhand  
properties generally bought homes  
with more bedrooms to give them that 
extra space: 67% bought houses with  
four or more bedrooms.

Overall, 59% of downsizers moved  
to urban locations, such as Norwich and 
Winchester. However, thoughtful rural  
or town-fringe developments also  
attract downsizers, like the Staithe Place 
development in Wells-next-the-Sea. 

Location analysis shows that 63% of 
downsizers moved within a 10-mile  
radius of their previous home, in line with 
movers across the market. 37% then have 
moved further afield. Norfolk, Kent, and 
Scotland have proved popular locations. 

M25

M25 M25

REMOVALS

M25

Downsizer purchases by type as proportion of 
new build or secondhand sales (2015 to H1 2017)

Property 
type

New build
house

Secondhand
house

Secondhand
flat

New build
flat

1 bed 3% 1% 7% 4%

2 bed 13% 8% 70% 59%

3 bed 30% 24% 23% 32%

4+ bed 54% 67% 0% 5%

Source  Savills Research 

Retirement living
As the UK’s population ages, 
the need for housing suitable 
for older people is increasingly 
pressing. We have identified 
that current supply averages 
7,200 homes per year, while 
ONS projects the number of 
people aged over-75 will grow 
by more than 150,000 per 
year for the next five years. 

As sectors such as student 
housing and Build to Rent 
mature, investors are 
becoming increasingly aware 
of untapped opportunities  
in the retirement sector.

The missing links for delivery 
are land and regulation. With 
competition for sites from 
other uses, it is hard for 
retirement developers to  
be competitive while still 
providing the high levels of 
community services and 
amenities older people need. 
The UK needs to look to 
Australia’s planning zones  
for retirement housing,  
stamp duty exemptions for 
downsizers, and Retirement 
Communities Act for evidence 
of how government can 
support the sector to meet  
the growing demand.
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Upsizers
Savills buyers who are upsizing are 
spending an average of £567,000 for  
a property just under 1,500 sq ft. These 
buyers are mostly domestic, with 44% 
purchasing a home with four or more 
bedrooms. Tonbridge & Malling in Kent  
is the most popular destination for 
upsizers and is popular with many 
households moving out of London. 

Growing numbers of households are 
leaving London to find suitable housing; 
out-migration from the capital was  
93,000 in the year to June 2016.  
Of Savills new homes buyers moving  
out of London, 50% were upsizers. 

Buyers moving out of high-value 
London markets will be looking to make a 
saving, but will still be more concentrated 
in the upper-end of the market. From the 
highest-value boroughs of London, the 
most popular destinations for movers are 
Cambridge, Oxford, St Albans, Elmbridge, 
and Epsom & Ewell – with buyers making 
a saving of £278,000 to £1.5 million.

Source  Savills Research using Land Registry (12 months to April 17)

Upsizer purchases Popular destinations and 
average savings for those moving out of London

Kensington and Chelsea Cambridge £1,519,000

Westminster Oxford £1,149,000

Camden St Albans £478,000

Hammersmith & Fulham Elmbridge £185,000

Wandsworth Epsom & Ewell £278,000

London borough Most popular 
destination

Average house 
price saving

M25

M25 M25

REMOVALS

M25

M25

M25 M25

REMOVALS

M25

First-time buyers
First-time buyers have increased their 
share of the new build sales market from 
11% to 14% between 2015 and 2017. Many 
are likely to be taking advantage of Help to 
Buy to secure a larger property. Savills 
first-time buyers are buying twice as many 
flats as houses, at an average price of 
£248,000 and just over 650 sq ft. 

The most popular markets for these 
buyers are Bristol, Southampton, 
Tunbridge Wells and Glasgow City. Help 
to Buy has been well used in Bristol and 
Southampton, supporting 26% and 37%  
of all new build sales since the scheme 
began, respectively. The scheme is likely to 
be helping younger buyers with their first 
step on the ladder: under-30s made up 
57% of Savills first-time buyers in the  
18 months to June 2017. 

Markets with low levels of Help to Buy 
sales are usually those which are too 
expensive for first-time buyers, such as 
Tunbridge Wells, where just 13% of buyers 
used the scheme. In these markets, there 
may be an opportunity for developers to 
provide smaller homes, which are more 
affordable to first-time buyers and under 
the £600,000 Help to Buy cap. 

Savills first-time buyers spend an 
average of £380psf. There is more capacity 
for Help to Buy-supported purchases  
in areas which can deliver developments 
at this price point, such as Chichester, 
Reading and North Hertfordshire. 



£1.5 million The potential saving  
in upsizing from prime central London  
to popular destinations such as Oxford  
and Cambridge

£269,000  
The average 
purchase price  
for a UK investor  
in 2017, down from 
£296,000 in 2015

26% 
The percentage 
increase in  
outright cash 
buyers in the  
last 10 years

93,000 The out-migration from 
London in the year to June 2016. Growing 
numbers of households are leaving the 
capital to find more spacious housing

27% Proportion 
of international 
investors in Bristol’s 
prime new build 
market in the  
first half of 2017.  
Up from 10%

£567,000
The average price 
for a property 
bought by Savills 
buyers who  
were upsizing

50%  
The percentage of 
Savills new homes 
buyers moving  
out of London  
that were upsizing

20% The 
proportion of 
Savills new home 
buyers that were 
downsizing in the 
past four years

1,100 sq ft
The average size  
of flat bought by a 
downsizer moving 
through Savills

37% The 
percentage of  
new build sales  
in Southampton 
that were supported 
by Help to Buy

3% The increase in share of the new  
build sales market by first-time buyers  
from 2015 to 2017

New build in numbers

Savills plc: Savills is a leading global real estate service provider listed on the London Stock Exchange. The company was established in 1855 and has a rich heritage with unrivalled 
growth. It is a company that leads rather than follows, and now has more than 700 offices and associates throughout the Americas, Europe, Asia Pacific, Africa and the Middle East. 
This report is for general informative purposes only. It may not be published, reproduced or quoted, in part or in whole, nor may it be used as a basis for any contract, prospectus, 
agreement or other document without prior consent. While every effort has been made to ensure its accuracy, Savills accepts no liability whatsoever for any direct or consequential 
loss arising from its use. The content is strictly copyright and reproduction of the whole or part of it in any form is prohibited without written permission from Savills Research.

Savills development  We provide bespoke services for landowners, developers, occupiers and investors 
across the lifecycle of residential, commercial or mixed-use projects. We add value by providing our clients  
with research-backed advice and consultancy through our market-leading global research team
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