
Prices in the prime housing markets of central London 
slipped by a modest 0.3% in the three months to the end of 
September. Despite a backdrop of intense domestic political 
uncertainty, this was the smallest quarterly adjustment 
of the past four years.

On average, the value of the capital’s most expensive 
housing stock has adjusted by 20.4% since the market peaked 
more than fi ve years ago. The extent of price falls varies little 
by price band, size, or type of property or, with the exception 
of Marylebone, location.  

Such an adjustment is comparable with falls seen post the 
Global Financial Crisis and in the downturns of the late 80s 

and then the early 90s. In common with those downturns, 
the adjustment is greater still for those buying in a foreign 
currency given the depreciation of sterling. For a US dollar 
buyer, there has been an eff ective price adjustment of 
more than 40%.

There is evidence of a growing pool of domestic and 
international money waiting to exploit the resulting buying 
opportunity. However, the ongoing uncertainty around how 
Brexit will play out and what this will mean for the wealth-
generating parts of the London economy, the domestic 
political backdrop and the value of sterling, means potential 
buyers have so far remained cautious to do so.

Price monitor
Key statistics for 
the Prime Central 
London market

Average quarterly 
house price movement 

in Q3 2019

Total price movement 
since the peak of the 
market in June 2014

Increase in prospective 
buyers of central London 

properties over £3m 
(Q3 2019 compared 

with Q3 2018)

Price movement in US$ 
since the peak of the 
market in June 2014

-0.3%

-20.4%

-42.3%

+21%

Prime movement The extent of price changes of prime property in central London 

Under £2m £2-3m £3-5m £5-10m £10m+

 Over one year -3.3% -3.1% -3.0% -2.5% -2.2%

 Over two years -8.4% -7.1% -5.9% -5.6% -4.7%

 Over three years -13.3% -11.1% -10.5% -10.0% -9.9%

 Over four years -18.5% -15.8% -15.2% -15.6% -16.0%

 Over fi ve years -20.6% -19.6% -19.5% -20.2% -20.6%

Source Savills ResearchNote Prices to end September 2019  Source Savills Research   

  Note Prime property values to September 2019 (excludes new build)  Source Savills Research  

MARKET
IN

MINUTES

Savills Research

Prime Central 
London

UK Residential – Q3 2019

Poised for the green light

Kensington
Av. £ per sq ft £1,600 
Quarterly growth -0.2%
Annual growth -1.0%
Since 2014 peak -21.9%

Marylebone
Av. £ per sq ft £1,600 
Quarterly growth -0.5%
Annual growth -1.5%
Since 2014 peak -9.3%

Knightsbridge
Av. £ per sq ft £2,000
Quarterly growth -0.5%
Annual growth -3.8%
Since 2014 peak -19.6%

Westminster
Av. £ per sq ft £1,400
Quarterly growth 0.3%
Annual growth -3.8%
Since 2014 peak N/A

Pimlico
Av. £ per sq ft £1,100 
Quarterly growth 0.4%
Annual growth -4.6%
Since 2014 peak N/A

Notting Hill
Av. £ per sq ft £1,600
Quarterly growth -0.3%
Annual growth -0.7%
Since 2014 peak -18.1%

Mayfair
Av. £ per sq ft £2,200
Quarterly growth 0.0%
Annual growth -3.3%
Since 2014 peak -25.6%

South Kensington
Av. £ per sq ft £1,800
Quarterly growth -0.5%
Annual growth -3.5%
Since 2014 peak -22.3%

Belgravia
Av. £ per sq ft £2,000
Quarterly growth -0.5%
Annual growth -3.6%
Since 2014 peak -19.4%

Earl’s Court
Av. £ per sq ft £1,300
Quarterly growth -0.8%
Annual growth -4.2%
Since 2014 peak -21.6%

Chelsea
Av. £ per sq ft £1,600 
Quarterly growth -0.6%
Annual growth -4.4%
Since 2014 peak -23.6%

Holland Park
Av. £ per sq ft £1,900
Quarterly growth -0.2%
Annual growth -0.9%
Since 2014 peak -16.4%
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We expect the sense  
of caution in the market  
to continue for the rest 
of the year, as buyers 
wait to see whether the 
current government will 
be able to negotiate a 
deal with the EU before 
the end of October, or 
forced by parliament to 
seek a further extension 
of article 50. The 
prospect of a general 
election by the end of 
the year is likely to add 
to this. However, given 
the extent to which 
prices have already 

corrected, we do not 
envisage significant 
price adjustments 
during this period.

Current polling 
shows that the election 
of a hard left majority 
government would 
require a substantial 
swing in voting 
intentions. This limits 
the risk of a dramatic 
change in the political 
environment which 
might significantly alter  
the attractiveness of 
London to ultra-high- 
net-worth individuals.  

But only once this risk 
has passed entirely do 
we expect the seeds of 
recovery to be planted.

We also believe that 
cuts to stamp duty  
that were mooted by 
Boris Johnson in his 
leadership bid cannot 
be relied upon. First, 
it’s uncertain whether 
the Conservatives can 
deliver a clear majority. 
Also, any government  
is going to be reluctant  
to put at risk receipts 
which we estimate to 
be between £2 billion 

and £4 billion, at a time 
when it will be looking 
to increase spending to 
support the economy. 

Deal or no deal, what  
is needed to stimulate 
market demand is 
greater certainty over 
the way forward. That 
is likely to coincide  
with a bottoming out  
in the value of sterling 
which should act as  
a trigger to unlock  
pent up demand. 

The reluctance of buyers to take advantage of the 
value on offer in London has done little to encourage 
sellers to bring new stock to the market. 

Data from LonRes indicate that the number of  
£1m+ central London properties that were brought  
to the market in September was 27% down year on 
year and led to a 10% reduction in property being 
publicly marketed. 

So, while political uncertainty is unsurprisingly 
seen as the main factor holding back the market,  

our agents report that a lack of stock is now regarded  
as a bigger constraint than taxation.

This position has not been helped by speculation 
of a cut in stamp duty, which 71% of our agents across 
the prime markets of London believe has had an 
impact on sales volumes. 

Against a backdrop of rising prospective buyers, 
this raises the prospect of a demand and supply 
imbalance once those potential buyers decide the 
time is right to re-enter the market.

Given the extent to which prices have already corrected, we do not 
envisage significant further price adjustments in the short term  

Rebalancing demand and supply 

Currency play Price movement (in £ and US$) of PCL property during downturns

In £ Sterling In US$ 

Source Savills Research

OUTLOOK

Savills plc is a global real estate 
services provider listed on the 
London Stock Exchange.  
We have an international network 
of more than 600 offices and 
associates throughout the 
Americas, the UK, continental 
Europe, Asia Pacific, Africa and  
the Middle East, offering a broad 
range of specialist advisory, 
management and transactional 
services to clients all over the 
world. 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.
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