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number of property transactions and the most –perhaps omi-
nously - nationwide since November 2007. However, viewed
over time since 2000, by far the greatest increase in price has
been in freehold properties, followed by terraced homes and
then by Flats. 

To understand where the most affordable living in London
is today, we can break the data down to much smaller areas
and London’s planners should take note of where they are.

Of London’s 33 Boroughs, the most affordable based on 2

years of property transactions from April 2014 to March 2016,
is Barking and Dagenham. No wonder the outgoing Mayor,
Boris Johnson was so keen to build there with developments
like Barking Riverside and Beam Park. While perhaps unsurpris-
ingly, the most expensive boroughs are Westminster, Camden
and Hammersmith.

Viewed at a nearly four times smaller scale still with
Postcode Districts, out of 110, we can determine some key
traits. SE28, currently the cheapest postcode district to live in
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A Martian landing in London today would fast realise that the
capital’s number one obsession is property prices. It is just
inescapable that for most Londoners, incomes have not kept
pace with property prices and they have become poorer. 

The average price of a London home in January 2000 was
£179,821. In March 2016, it was £625,120. Even allowing for
inflation from 2000-2015, the average home would be costing
just over £270,000. No wonder then that London’s prospective
first time buyers need a minimum annual income of £77,000,
or three times the national average to get a mere foot on the
property ladder. 

Yet within these datasets from the Land Registry, a different
story emerges, made only possible by the creation of a highly
capable geospatial database, which goes far beyond any public
facing property website - www.ukcrimestats.com.

And the planning implications are huge. Few would doubt
that had London increased the build rate of housing instead of
reducing it, at a time when the population increased by 1.7

million, living in London would be much more affordable. But
as this chart shows, the trend level of new homes completed
each month since the turn of the century is clearly down-
wards.

The source for this information is a database is now avail-
able on www.ukcrimestats.com – the leading crime and post-
code data research and analysis platform. And in a new report
for the Economic Policy Centre, “London’s Property Price
Trends Revealed” quite a different and more nuanced picture
emerges. 
PiL readers will appreciate that the average home price is a

very crude indicator. It is far better to look closer at the data
and break it down by property category to see where the most
and least inflationary pressure has been. And indeed, as we will
discover, the nation’s capital still has pockets of affordability in
long neglected areas that are on the verge of a renaissance. 

With the rush to avoid stamp duty increases, March 2016
was not a typical month with approximately double the usual
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in London, has been slated for redevelopment by Peabody,
principally of the Thamesmead estate. Abbey Wood seems
poised for take-off with a Crossrail connection going live in
2018. Croydon meanwhile, has been transformed in a few
short years from the butt of many jokes to a new kind of tow-
ering metropolis, driven in part by the redevelopment of East
Croydon station, a tram and the Overground connection with
West Croydon. The cheapest areas are seemingly in the van-
guard of London’s planned development. 

Now if we look at which areas over the last 5 years (Jan
2010 to Dec 2015) have seen the most property sales, once
again the findings are stark.

There is a clear mixture of new build and speculative capital
ranging from Croydon to Fulham. But when we look to see
which areas have had the most new properties built and sold,
there is a very clear bias towards the city centre and emphati-
cally not in the most expensive areas of London. As the table
shows, the top five areas measured by the total value of trans-
actions, are not where the new build is happening.

So, all in all, London’s development is not matching
demand, but it is following a kind of logic. Previously declining
areas that are the cheapest are being redeveloped like Croydon

and Woolwich, helped by fast new transport links. Dramatic
new build rates have been taking place close to the City partic-
ularly in a still deprived Tower Hamlets. And the near impossi-
bility of new build in Kensington, Chelsea and Fulham has led
to the basement phenomenon and runaway property inflation
based on short supply.  

But we have only just got started. Planning for London’s
population growth of up to 2 million more by 2030 is perhaps
the biggest and most demanding headache for London’s new
Mayor, Sadiq Khan. 

Central to that question will be the affordability, location
and quantity of the housing stock and how best to connect up
transport infrastructure and the new social infrastructure of
schools, hospitals and public amenities that will be required. 

If we are to maintain the green belt, the logical next step
appears to be to densify the suburbs. But this runs the risk of
destroying their essential character and quality of life, not least
having a garden. Access to green spaces is more useful and tan-
gible to most people than cordoned off green belt land. 

So perhaps London’s future economy will inevitably be
served even more by long distance commuters and the devel-
opment of some more green belt land. n
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