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The most recent data, from 2015/16 
reveals 1.34 billion people used the 
London Underground, the highest number 
in the service’s 154 year history, 
emphasising the need for additional 
transport infrastructure in the capital. 
Crossrail trains are expected to be in 
operation from late 2018, marking the 
completion of London’s largest transport 
infrastructure project since the Second 
World War. 

Knight Frank’s previous Crossrail report, 
published in 2015, found that house 
prices along the route had outperformed 
the wider local markets by an average of 
5% since Royal Assent was granted in 
2008. An analysis of new data, covering 

the period up to the end of 2016, shows 
that average outperformance has risen 
to 7%. It is acknowledged that Crossrail 
may not be the sole reason for price uplift, 
and that other local factors will  
also have an influence on house prices, 
but the overall trend of outperformance  
is notable. 

Performance was calculated by analysing 
house prices within a 10-minute walk of 
stations in the central section, and within  
a 15-minute walk of stations in the eastern 
and western sections.

In addition to house prices, we have also 
assessed the residential development 
pipeline along the Crossrail route,  
using the same parameters, as well  
as identifying some development 
opportunity areas.  

As the project draws near to completion, 
attention will turn to possible future 
transport infrastructure drivers in the 
market, not least Crossrail 2. We examine 
the opportunities for this line on pages 4, 
5 and 6. 

Crossrail
House price performance along the 
Crossrail route is not uniform. There has 
been a range of price growth along the 
line, with prices within 10 or 15-minute 
walk zones of some stations still showing 
a slight underperformance compared to 
the wider local authority – usually in areas 
where house price increases have been 
very strong over the last two years.

In central London, property values around 
Crossrail stations have outperformed 
Knight Frank’s prime central London 
index by 40% between 2008 and the end 
of 2016, up from 24% at the time of the 
last report. While average prime central 
London prices have dipped by 5.7% since 
Knight Frank’s previous Crossrail report, 
property values in and around Crossrail 
stations in central London rose by 10%, 
further enhancing the average 
outperformance in this area. 

OVERVIEW
The construction of Crossrail, to be known as the 
Elizabeth Line, is now 80% complete. The line is 
expected to bring an additional 1.5 million people within 
a 45 minute journey time of central London, and serve 
some 200 million passengers per year. 
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On the eastern and western sections, 
there has also been a notable step up in 
performance, in particular in Hanwell, 
Abbey Wood and Manor Park.

Strong growth at a local authority level has 
been a key factor in the price performance 
around stations over the last two years. 
Average house prices in Maryland and 
Stratford increased by 41% and 40% 
respectively between Q3 2014 and the 
end of 2016, compared to a 45% price 
rise across the wider borough of Newham, 
where they are both located. This resulted 
in a narrowing of the outperformance 
around these stations. 

Areas of opportunity
There is significant development  
potential along the Crossrail route. At the 
end of Q1 2017, 24,345 private units were 
under construction with a further 42,125 
with planning permission that have not  
yet started. 

Despite covering just seven stations along 
the route, there are more private units 
under construction within a 10-minute 
walk zone of each station in the central 
section than the western and eastern 
sections. Over 10,000 private units are 
being built from Paddington to Canary 

Wharf, though it is worth noting that 
Canary Wharf accounts for some 6,500 of 
these units. 

The eastern section of Crossrail has the 
largest development pipeline. 
Regeneration projects in Stratford and 
Woolwich encompass a significant 
proportion of this. In total, 9,518 private 
units are under construction within a 
15-minute walk of each station, which 
runs from Stratford to Shenfield in Essex, 
as well as from Custom House to Abbey 
Wood in South East London. In addition, 
21,086 private units have planning 
permission but have not started.

Along the western section of the line there 
are over 4,000 private units under 
construction within a 15-minute walk zone 
of each station, with double that number 
in the planning pipeline. In addition, there 
are plans for some 12,000 new homes to 
be built at Old Oak Common close to 
Acton Main Line station.

Having examined every station along the 
line, there are a number of stations along 
the route that possess the fundamentals to 
be considered particular areas of 
opportunity for development. These 
include Southall and Custom House, which 
we now consider in more detail.

Published on a non-reliance basis; please see the important note on back cover

Source: Knight Frank Research
*calculated using house price sales regressionSource: Knight Frank Research

FIGURE 3  
House price performance by station 
July 2008 - December 2016
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FIGURE 2 

Performance of the Eastern, Central and Western sections of Crossrail

Source: National Rail/TfL
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Southall, located in travel zone four in the 
borough of Ealing, is to see a significant 
reduction in journey times (figure 4) once 
trains are in operation in 2019. 

House prices within a 15-minute walk of 
the station have increased by 58% since 
2008, underperforming the wider local 
authority growth of 64%. However, the 
level of development and regeneration set 
to take place around the station indicates 
that Southall has the potential to see a 
faster rate of growth in pricing once the 
trains are running.

As of yet, there has been very little 
development activity in Southall. However, 
a number of developments are in the 
pipeline that will enhance the area’s 
amenity offering, as well as delivering new 
homes. There is currently one development 
under construction within a 15-minute walk 
of Southall station, to be followed by eight 
developments with planning permission 
containing 4,489 private units. 

With journey times to be reduced 
substantially and a wealth of new amenities 
to be delivered, Southall is to undergo 
considerable changes as a result  
of Crossrail. 

In the borough of Newham in travel zone 
three, Custom House station is already 
served by the Docklands Light Railway. 

However, Crossrail will noticeably reduce 
journey times, particularly to the West End 
(figure 4). 

House prices within a 15-minute walk of 
Custom House station have risen by 51% 
since March 2008, below the 62% 
recorded across the borough of Newham. 

However, the Docklands area is 
transforming. The London Excel Centre is 
now a major entertainment venue in 
London and expansion plans are in place 
for London City Airport. 

A number of developments are under way, 
delivering new homes across a range of 
tenure types. In addition to this, retail 
space, new bars and restaurants and 
public realm improvement works are also 
to be provided. 

Meanwhile, Silvertown Quays is one of the 
largest regeneration projects in the capital 
with planning permission. Some 3,000 new 
homes are planned, a third of which will be 
affordable housing. 

Around 10,000 new homes across 19 
developments could be delivered within a 
10-15 min walk of the station. The area is 
fast becoming a new destination in 
London, and the construction of new 
homes, amenities and frequent Crossrail 
services could underpin prices.

FIGURE 4 

Key facts: Southall and Custom House Stations 
House prices and development pipeline based on a 15 minute walk time from each station
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Crossrail 2
With consultations on Crossrail 2 
underway, the line could follow Crossrail 
and provide a second high speed rail link 
through central London. 

Based on current estimates, Crossrail 2 
trains could be running by the early 2030s. 
It is expected that the line will increase rail 
capacity by 10% and serve an additional 
270,000 passengers a day during peak 
periods. This will certainly be needed with 
London’s population forecast to exceed 
10 million by 2030.

The latest proposed route, as shown  
in figure 5, runs from Broxbourne in 
Hertfordshire to Epsom in Surrey, via 
Tottenham Court Road and Victoria  
in central London. A number of  
regional branches are also included  
in the proposal. 

 We have analysed house prices and 
rental values along the proposed Crossrail 
2 route to identify future opportunities. 
Prices are based on two bedroom flats 
within a 10-minute walk of stations in 
London, and a 15-minute walk outside the 
Capital. The most affordable station along 
the line is Rye House in Hertfordshire, at 
an average price of £226,000 and monthly 
rental values at £940. Conversely, house 
prices close to the proposed King’s Road 
station in Chelsea average £1.5 million, 
with Tottenham Court Road the most 
expensive location to rent at £3,660  
per month. 
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Highest levels of price growth

Lowest levels of growth

“�Given the skills shortage 
affecting the construction 
industry, the delay in 
approving Crossrail 2 is  
a missed opportunity to 
take advantage of the skilled 
workers with specialist 
technological expertise who 
have been engaged on the 
Elizabeth Line.”

JUSTIN GAZE 
Joint Head of Residential Development

outperformance of prime 
central London Crossrail 
stations Jul 2008 – Dec 2016

40%

total average outperformance 
of markets surrounding 
planned Crossrail stations 
compared to the wider 
market Jul 2008 – Dec 2016

7%

FIGURE 1  

The Crossrail effect 
Change in journey times based on travel to and from Bond Street
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FIGURE 5 

Crossrail 2 house prices and rental values  
Based on 2 bedroom flats within a 10 minute walk of each station (15 minute walk for stations outside of London)

Source: Knight Frank Research

 

Richmond
Upon Thames

Wandsworth

Hounslow

Brent

Ealing
Hillington

Harrow

Camden Islington

Newham

Lewisham

Southwark

Greenwich

Merton

Sutton

Croydon

Lambeth

Haringey

Waltham Forest

Tower Hamlets

Hackney

Enfield

Essex

Barnet

Surrey

Bromley

Redbridge
Seven Sisters

Tottenham Hale

Cheshunt

Enfield Lock

Angel

Dalston Junction

Euston

Clapham Junction

Tooting Broadway

Balham

Wimbledon

Raynes Park

Surbiton

Chessington South

Hampton Court
Shepperton

Epsom

Kingston

Tottenham Court Road

London Victoria

King’s Road

Turnpike Lane

Alexandra Palace

Hertford

Ware Station

St Margaret’s Station

Rye House Station

Broxbourne

Chessington North

Waltham Cross

Sunbury-on-Thames
Upper Halliford

Malden Manor

Kempton Park

Ponders End

Stoneleigh

Ewell West

Brimsdown

Berrylands

Worcester Park
Thames Ditton

Motspur Park

Tolworth

Northumberland Park

Hampton

New
Malden

Fulwell

Norbiton

Wood Green

New Southgate

Teddington

Hampton
Wick

Up to £250,000
£250,000 - £500,000
£500,000 - £750,000
£750,000 - £1,000,000
Over £1,000,000       

Under £1000
£1,000 - £1,500
£1,500 - £2,000
£2,000 - £2,500
£2,500 - £3,000
£3,000 - £3,500
Over £3,500

Crossrail 2
Average sales price 2016

CROSSRAIL 2

REGIONAL SCHEME – 
POSSIBLE OPTIONS

Average monthly rent 2016



Front cover image produced with permission from  
Transport for London

RESIDENTIAL RESEARCH
David Ramsdale 
Senior Analyst 
+44 20 3866 8038 
david.ramsdale@knightfrank.com

Gráinne Gilmore 
Head of UK Residential Research 
+44 20 7861 5102 
grainne.gilmore@knightfrank.com

RESIDENTIAL DEVELOPMENT
Justin Gaze
Joint Head of Residential Development 
+44 20 7861 5407 
justin.gaze@knightfrank.com

Ian Marris
Joint Head of Residential Development 
+44 20 7861 5404 
ian.marris@knightfrank.com

Rupert Dawes 
Head of New Home Sales 
+44 20 7861 5445 
rupert.dawes@knightfrank.com

Charlie Hart 
Head of Residential Development,  
City and East 
+44 20 7718 5222 
charlie.hart@knightfrank.com

Important Notice 
© Knight Frank LLP 2017 – This report is 
published for general information only and 
not to be relied upon in any way. Although 
high standards have been used in the 
preparation of the information, analysis, views 
and projections presented in this report, no 
responsibility or liability whatsoever can be 
accepted by Knight Frank LLP for any loss or 
damage resultant from any use of, reliance on 
or reference to the contents of this document. 
As a general report, this material does not 
necessarily represent the view of Knight Frank 
LLP in relation to particular properties or 
projects. Reproduction of this report in whole 
or in part is not allowed without prior written 
approval of Knight Frank LLP to the form 
and content within which it appears. Knight 
Frank LLP is a limited liability partnership 
registered in England with registered number 
OC305934. Our registered office is 55 Baker 
Street, London, W1U 8AN, where you may 
look at a list of members’ names.

Knight Frank Research provides strategic 
advice, consultancy services and forecasting 
to a wide range of clients worldwide including 
developers, investors, funding organisations, 
corporate institutions and the public sector. 
All our clients recognise the need for expert 
independent advice customised to their 
specific needs. 

Knight Frank Research Reports are available at KnightFrank.com/Research

Hackney and 
Surrounds - 2017

RESIDENTIAL RESEARCH

SHOREDITCH HACKNEY CENTRAL HACKNEY WICK

FOCUS ON: 
HACKNEY AND 
SURROUNDS   
2017

RECENT MARKET-LEADING RESEARCH PUBLICATIONS

London Review 
Spring 2017

PRIME LONDON SALES AND 
LETTINGS MARKET ANALYSIS

SALES AND LETTINGS MARKET  
PERFORMANCE MAP DATA DIGEST

LONDON 
RESIDENTIAL  
REVIEW
SPRING 2017

RESIDENTIAL RESEARCH

Rental value declines continued to bottom out 
in March as the rate of increase of new lettings 
properties coming onto the market slowed.

The annual rate of growth eased to -4.9% and 
the quarterly rate of decline was -0.7%, which 
was the lowest level since November 2015.

The amount of lettings property coming onto 
the market in prime central London has risen 
over the last 12 months as uncertainty grew 
over pricing in the sales market following a 
succession of tax hikes. This was compounded 
by political uncertainty surrounding the EU 
referendum.

While the annual increase in new lettings 
properties on the market was 51% last June, 
this figure had eased to 23% in February.

In a sign that demand is increasing, the 
number of new prospective tenants registering 
rose 1.5% year-on-year in the six months to 
February. Meanwhile, the number of tenancies 
agreed increased by 22% over the same 
period.

While this indicates a marked increase in activity 
in the prime central London lettings market, 
demand levels vary at different price points.

Below £1000 per week activity is particularly 
strong, as shown in the relative rental value 
declines in figure 3 on page 2. Demand has 
been bolstered by continued strong demand 
from students, a greater acceptance of renting 
as a tenure model by young professionals 
and the fact some corporate accommodation 
budgets have been cut, increasing demand in 
lower price brackets

Demand is slower between £3,000 and 
£5,000 per week, a market where demand 
has traditionally been strong among senior 
executives in financial services. A recent 
series of news stories about banks cutting 
staff bonuses underlines the ongoing financial 
pressures they face.

It means landlords at this price point frequently 
have to make double-digit percentage 
reductions to asking rents to prevent void 
periods.

Meanwhile, demand in the super-prime lettings 
market above £5,000-plus per week remains 
robust. There were twice as many deals done 
above £5,000 per week in the first two months 
on 2017 compared to last year, LonRes data 
shows.

March 2017
Annual rental value growth eased to 
-4.9% as the rate of growth of new supply 
slowed

The number of new tenancies agreed 
was 22% higher year-on-year in the six 
months to February

Annual rental value growth was -1.2% 
between £250 and £500 per week

Average prime gross yield was 3.26%  
in March

Macroview: The implications of weak 
sterling

“There were twice as many 
deals done above £5,000-
plus per week in the first two 
months on 2017 compared to 
last year”
Follow Tom at @TomBill_KF
 

For the latest news, views and analysis 
on the world of prime property, visit 
Global Briefing or @kfglobalbrief

RENTAL VALUE GROWTH BOTTOMS 
OUT AS GROWTH IN SUPPLY EASES 
Demand is strong in the upper and lower price brackets but demand from 
senior executives has slowed, says Tom Bill
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FIGURE 1 
Demand is on the rise 
Year-on-year change, six months to February

Source: Knight Frank Research

FIGURE 2 
Rental value declines bottom out

TOM BILL 
Head of London  
Residential Research
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This report analyses the performance of single-unit 
rental properties in the second-hand prime central 
London market between £500 and £5,000-plus per 
week. For an analysis of the build-to-rent market 
and the institutional private rented sector in London 
and the rest of the UK, please see our Private 
Rented Sector Update report here.  

This report provides an assessment of the 
riverside residential re-sales market in central 
London, focussing on the stretch of the River 
Thames between Wandsworth Bridge in the 
west and Southwark Bridge in the east.

This is a market which has seen rapid 
change, with a range of new developments 
added in recent years including those in 
Battersea, Nine Elms and along the South 
Bank.

To help navigate this market, we have divided 
the river into four sections, as illustrated in 
figure 1, and assessed the performance of 
20 developments, as shown on the map 
overleaf.

Our map shows average pricing and rental 
values based on data from Land Registry, 
LonRes and our own market information. 

The map underlines the premiums achieved 
for Riverside schemes compared to the 
surrounding area.

“New developments are playing an 
increasingly prominent role in the riverside 
market” said Matthew Smith, Knight Frank’s 
head of Riverside sales. “Developments with 
facilities like gyms, swimming pools, security 

and parking have added an additional lifestyle 
option for residents looking to live in central 
London.

“Riverside is becoming more popular with local 
buyers and the area’s developments appeal to 
downsizers who want a change from Chelsea 
and Knightsbridge. In five years people will be 
visiting areas like Nine Elms as well as living 
there, much like the South Bank today.”

In similar fashion to the rest of prime central 
London, activity has become more subdued in 
the last two years, as buyers and sellers digest 
two stamp duty hikes since December 2014.

However, demand is strengthening as asking 
prices increasingly reflect higher transaction 
costs. There was a 96% year-on-year increase 
in viewings in Riverside in the last three months 
of 2016 and a 37% rise in the registration of 
new prospective buyers.

“We are agreeing deals as a result of pent-up 
demand and overdue asking price reductions 
of 10% or more,” said Matthew. “Although the 
gap between buyers and sellers has not closed 
in all cases, there are increasing examples of 
very good value along the River Thames right 
now.”

The pick-up in activity has been across all price 
bands, although higher taxes for landlords have 

curbed demand to some degree in lower price 
brackets.

However, demand in Riverside is supported 
by a broad base of purchasers, including 
downsizers, buyers looking for a London 
pied a terre, students and young professional 
couples.

 RIVERSIDE MARKET INSIGHT 2017 

Source: Knight Frank Research / LonRes

SALES MARKET ANALYSIS

FIGURE 2 
Price growth (rebased to 100 at January 2010)
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FIGURE 1 
Sales volumes
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FIGURE 3 
Riverside in numbers
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The plans put forward for Crossrail 2 
suggest there is capacity for 200,000  
new homes to be built along the route.  
It is noticeable that in the consultation 
papers for Crossrail 2, there is much 
discussion of how new housing can be 
delivered along the route.

However, in order to fully utilise the 
residential development potential of 
Crossrail 2, calls are being made for 
planning rules relating to the density of 
development to be relaxed. 

Further to this, pressure is being placed on 
the Government to approve Crossrail 2.  
A group of more than 60 housebuilders, 
including the Berkeley Group and Taylor 
Wimpey, along with the capital’s largest 
housing associations, wrote a letter to the 
Government emphasising the importance 
of the project in helping to address 
London’s housing supply shortage. 

Crossrail 2 will provide increased 
connectivity for outlying stations. Research 
by Merton Council suggests journey times 
between Raynes Park and Tottenham 
Court Road will be cut from 45 minutes to 
20 to 25 minutes. Such a reduction in 
journey times is likely to underpin demand 
for property and drive development 
opportunities in outlying northern and 
southern stations on the proposed route. 
Almost half of respondents in Knight 
Frank’s latest tenant survey highlighted 

good transport links as a key requirement 
when looking for a rental property.

Outlook
With the Crossrail now less than two years 
from being fully operational, property along 
the line is likely to see increased demand 
from buyers and renters once trains are 
running. This could be particularly true for 
stations on the eastern and western 
sections of the line where values are below 
the London average, and journey times are 
to see the most noticeable reduction. 

Current estimates suggest construction on 
Crossrail 2 could commence in 2023. 
Certain areas on the line are already seeing 
increased levels of construction and 
regeneration, Tottenham Hale being one 
notable example. Meanwhile, by the early 
2030s, Clapham Junction could be a station 
on both Crossrail 2 and the Northern Line, 
though plans remain very much at 
discussion stage.

Crossrail has acted as an example of how 
major infrastructure, supported by wider 
regeneration – and deliver a boost to new 
housing. When looking ahead to London’s 
future transport infrastructure projects, 
Crossrail 2 and the Bakerloo Line extension 
into South East London, there is potential to 
create new housing in well-connected 
areas , provided the infrastructure is 
delivered first.  

Source: Merton Council

FIGURE 6  Possible impact of Crossrail 2 on journey times from Raynes Park station

Current journey times Crossrail 2 journey times

Tottenham Court Road 35-45 minutes 20-25 minutes

Stansted Airport 85-95 minutes 70-80 minutes

Dalston Junction 55-65 minutes 25-35 minutes   
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