
8.2%  
uplift in prices of properties sold 
in NW9 (2017 versus 2016) 
LAND REGISTRY

MARCH 2018

13.5%  
increase in average values for  
new build flats in NW9  
(2017 versus 2016) 
LAND REGISTRY

41%  
of UK movers to Borough of 
Barnet are from neighbouring 
boroughs or from Hertsmere, 
Hertfordshire
OFFICE FOR NATIONAL STATISTICS, 
PUBLISHED JUNE 2017
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Colindale leads in value

COLINDALE
£412,389

WEMBLEY PARK
£462,907

SOUTHGATE
£606,292

HADLEY WOOD 
£548,826

HENDON
£619,101

HOMERTON
£549,672

FOREST GATE
£436,738

BATTERSEA
£916,224

CHISWICK
£996,860

NEW CROSS
£504,361

HONOR OAK
£541,775

BROCKLEY
£595,307

HERNE HILL
£761,877TOOTING

£641,240

EALING
£750,952

“Colindale Gardens 
encompasses all the 
attributes customers 
prioritise: excellent 
connectivity, green open 
space and an abundance 
of amenities right on 
their doorstep. We have 
analysed these factors in 
this report and all the 
data points to the fact 
that Colindale Gardens is 
well-placed to succeed. 
The wider area is also 
fast becoming a hotspot 
for families and first time 
buyers as they realise the 
exceptional value for 
money on offer here.” 
MARK PARKER,  
MANAGING DIRECTOR OF REDROW NORTH LONDON

Compared with other postcode 
districts with a similar commute time, 
this area offers great value for money.

Connectivity   
Colindale Underground Station, benefiting from an £11m upgrade 
programme, is only a stone’s throw from Colindale Gardens. With a tube 
journey of just 22 minutes to Kings Cross, the development is an easy 
commute to central London. 

Average sale prices in postcode districts with door-to-door journey times 
to Holborn, central London of 37-39 minutes were compared. NW9 had 
the lowest average price of properties sold in both 2016 and 2017 at £391,078 
and £412,389 respectively. This highlights the value that this postcode 
offers and strongly suggests that the area is currently undervalued based 
on travel time, with capacity for further house price inflation.

The growing popularity of NW9 5 can be seen in the increase in 
passengers through Colindale Underground Station. In the last five years 
numbers have risen by 51%, compared with an increase of just 17% across 
London*. The introduction of the Night Tube, running all night on Fridays 
and Saturdays, offers a faster and more reliable alternative to night buses 
and opens up London’s £26bn night-time economy to local residents.

*TFL 2017
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Dataloft is an established property market intelligence company with a 
long track record of analysing and reporting on the housing market. We are 
committed to stripping away the mystique of complex data analysis and 
adding value for clients through interpretation, insight and creativity. 

dataloft.co.uk
informpropertyanalysis.com

Disclaimer: This report is produced for general information 
only. While every effort has been made to ensure the 
accuracy of this publication, Dataloft Ltd accepts no 
liability for any loss or damage of any nature arising from 
its use. At all times the content remains the property 
of Dataloft Ltd under copyright, and reproduction of 
all or part of it in any form is prohibited without written 
permission from Dataloft Ltd.  Dataloft can take no 
responsibility for incorrect or misleading translation.
 
Date of publication: March 2018
Analysis, editorial, design, graphics and charts by Dataloft.
 
Photography: Redrow

Redrow was established in 1974. Today, it is one of the 
most successful and acclaimed property developers in 
the UK, building over 5,400 premium quality family 
homes a year in prime locations across England and Wales. 

Over Redrow’s history spanning more than 40 years,  
it has earned a unique reputation for quality and 
building beautiful homes, which people love to live  
in. To help achieve this it also focusses on two other  
key areas: valuing people and creating outstanding 
locations. Implementing its strategy whilst engaging 
with colleagues and stakeholders helps Redrow deliver 
significant value to investors and the wider community. 
We are proud that 89% of our customers would 
recommend Redrow.

Redrow is listed on the London Stock Exchange and  
is a constituent of the FTSE 250 index. For the year 
ended 30th June 2017, the Group reported record 
revenues of £1.65 billion. 

Redrow has been awarded the ‘Best Large Housebuilder’ 
title twice in the last three years at the What House? 
Awards. This year, Redrow was named as a UK Top 100 
Apprenticeship Employer for the fifth consecutive year. 
In the company’s recent interim results for the last six 
months to 31 December 2017, it was reported that 19 
new outlets opened and Redrow is on track to open 
with more than 30 outlets in H2.

MARK PARKER FRICS, MCIOB BSC HONS

MANAGING DIRECTOR OF REDROW NORTH LONDON

JAMES HOLMEAR
SALES DIRECTOR OF REDROW NORTH LONDON

Mark has over 30 years’ experience in the 
residential property sector, having worked 
for some of the biggest names in the 
industry. He joined Redrow in 2015 with  
the goal to open the North London division 
and has since grown the team from 5 to 64 
members strong. Mark’s speciality is mid  
to low rise developments and he has 
exceptional knowledge of the North London 
market having operated in the region for 
more than a decade.

James has worked on some of the largest 
regeneration projects in London, including 
The International Quarter in Stratford and 
Elephant Park in Southwark. Since joining 
Redrow in January 2016, James has been 
crucial in the process of developing 
Colindale Gardens into a new lifestyle 
destination for North West London. He  
has over 10 years’ experience in the UK 
property market having previously worked 
at Lendlease and A2 Dominion Group.

For further information, please contact Redrow on  
0203 8113 734 or visit www.colindalegardens.com

Media enquiries: Instinctif Partners
+44 20 7457 2020 | redrowcorp@instinctif.com

MARKET POSITIONING  
AND FUTURE POTENTIAL 
Pricing, travel times and amenities

The first phases at Colindale Gardens achieved an  
average of £599 per square foot. This places the scheme  
in competition with developments in areas which include 
Beckenham, Walthamstow, Romford and Hayes and 
Harlington on a £ per square foot basis. 

How amenities add value 
Research shows a relationship between levels of amenities in a local area 
and price growth achieved. The more amenities nearby and the scarcer 
they are in London as a whole, the faster the rate of price growth. 

To have the greatest impact on price growth, amenities need to be either 
on site or at an optimum distance. Analysis indicates that open green 
space, bus stops, nursery and primary schools and hypermarkets have  
the highest impact on house price growth. The relationship is however 
complex. Distance is a key factor and the presence of all five amenities  
is interrelated.

The abundance of on-site amenities designated for Colindale Gardens, 
including the five with the greatest impact, means that there is the 
likelihood of capital growth here exceeding that of schemes which  
do not boast such place-making credentials. 

In addition to the key amenities, additional facilities such as doctor  
and dental surgeries, cafes and a residents only gym mean that  
Colindale Gardens will attract buyers and tenants, couples and families 
alike, all looking for a ready-made community. At the heart of this 
development is the commitment to delivering extensive green open  
space. Almost 20% of the land will be allocated to parks, sports pitches, 
communal gardens and orchards, a rarity in London and unmatched by 
other local developments. 

GREEN SPACE

19% OF THE LAND AT COLINDALE GARDENS WILL BE GREEN OPEN SPACE: 
PARKS, SPORTS PITCHES, ORCHARDS AND COMMUNAL GARDENS

OPTIMUM DISTANCES FROM AMENITIES 
AVERAGED ANNUAL GROWTH

ON SITE OR  
LESS THAN 
20 METRES
£4,666

LESS THAN 
25 METRES
£10,891

LESS THAN 
170 METRES
£9,577

LESS THAN 
250 METRES
£9,364

LESS THAN  
700 METRES
£7,068

dataloft USING LAND REGISTRY 2013–2017 AND OUR 
AMENITY DATABASE

Open green space

Bus stop

Schools

Nurseries

Hypermarkets

COMPETING DEVELOPMENT LOCATIONS 

£599 PER SQUARE FOOT 

ROMFORD

BECKENHAM

WALTHAMSTOW

HAYES
HARLINTON
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SCOPE FOR  
CAPITAL GROWTH
Introducing Colindale Gardens 

dataloft USING LAND 
REGISTRY 2017 dataloft USING LAND REGISTRY 2017

Geographically poised 
for house price growth 
Residential values in NW9 over the 
last two years have averaged around 
£459,000 in a market of between 
700 and 1,000 sales per year. As  
at February 2018, some 564 homes 
have been sold at Colindale Gardens, 
with prices ranging from £316,262  
for a studio to £807,000 for a four 
bedroom duplex. Higher value 
postcodes surround the development, 
demonstrating the opportunity for 
capital growth which the scheme 
presents. Evidence for this can be 
seen in the 8.2% increase in average 
values and 13.5% uplift in new build 
flat values in NW9, 2017 versus 2016.

Two noteworthy trends in this area 
are the spread of higher residential 
values as demand spills into more 
affordable areas, and the tendency 
for households to only move short 
distances. Colindale Gardens is 
proving popular among locals,  
with 45% of domestic buyers  
having moved less than five miles.

8.2% INCREASE  
IN AVERAGE VALUES 

13.5% INCREASE  
IN AVERAGE VALUES, NEW BUILD FLATS 

INNER LONDON

2% INCREASE  
IN AVERAGE VALUES

2.7% INCREASE 
IN AVERAGE VALUES, NEW BUILD FLATS

BARNET

1 HAMPSTEAD 
BORDERS

2 CHURCH END
3 GOLDERS 

GREEN 
4 MILL HILL

Colindale Gardens adjoins 
higher value markets

PRICE GROWTH 2017 VERSUS 2016  
NW9 (INCLUDING COLINDALE GARDENS) > £1.3 million

£751,000 – £1.3 million

£561,000 – £751,000
£427,000 – £561,000
< £427,000

AVERAGE PRICE ACHIEVED 

1

2 

4
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Redrow Homes is currently developing a £1 billion regeneration 
project in north-west London, spanning 47 acres and delivering 
homes for an estimated 6,000 people. The scheme, Colindale 
Gardens, will bring 2,900 new homes to the area and involve 
substantial work to Colindale Underground Station. There will 
be a wide array of new retail facilities and amenities, including  
a primary school and nine acres of open green space.

This report looks at the performance of the London residential 
market, as well as the local market in which the scheme sits.  
We  explore the potential for this scheme, compared to other 
neighbourhoods with similar journey times and amenities.

BENCHMARK AREAS (OR GEOGRAPHIES)  
Colindale Gardens is located in the postcode sector NW9 5. Other benchmarks in this report include adjacent postcode sectors NW9 6, 
NW9 0, NW4 4, NW7 2, HA8 0, HA8 5 (“surrounding area”), neighbouring London boroughs Harrow, Brent, Enfield, Camden and 
Haringey and local authority of Hertsmere in Hertfordshire.

LONDON’S  
RESIDENTIAL SECTOR
The UK’s capital continues to appeal to buyers 

London suffers from acute housing scarcity: there is a shortage 
of homes relative to demand. This imbalance has underpinned 
house prices for decades and has been further exacerbated by 
a reduced turnover. Housing stock turnover has roughly halved 
from 2007/08, firstly as a result of stricter mortgage criteria 
following the global financial crisis and more recently due to 
changes to stamp duty land tax and Brexit uncertainty.

The case for buying London residential property rests on a 
history of proven price growth, albeit cyclical in nature. Low 
points in the cycle can represent buying opportunities for 
buyers with a more long term view.

Policy and politics 
Fiscal and policy changes can have  
an impact on UK residential markets. 
Reform of stamp duty land tax has had 
a significant impact in London, having  
a negative influence on turnover levels, 
while the government initiative ‘Help  
to Buy’ has had a positive affect on 
turnover of new build sales.

Following the Brexit vote, the value  
of the pound has fallen against all the 
main currencies which play an important 
role in property investment in London. 
Hints at earlier and larger base rate rises 
has recently seen a rebound in the 
pound but opportunities for overseas 
purchasers are still likely to present 
themselves during the run-up to Brexit.

The New Draft London Plan has set a 
target for the ten years from 2019/20 
which is 64% above current levels of 
new additional housing being achieved, 
reflecting ambitions to increase 
housing supply. 

THE LOWDOWN 

LONDON’S POPULATION EXPECTED TO 

GROW BY 79,200 PER 
ANNUM FOR NEXT 25 YEARS TO 2041
GLA 2016 BASED CENTRAL PROJECTIONS

LONDON: 1ST PLACE  
IN THE GLOBAL FINANCIAL CENTRES INDEX
Z/YEN AND THE CHINA DEVELOPMENT INSTITUTE

55% INCREASE  
IN GREATER LONDON  

HOUSE PRICES  
IN THE LAST 5 YEARS 
ONS/LAND REGISTRY

GREATER 
LONDON 

RESIDENTIAL

GOLD 
AGAINST 

US$

FTSE 100 CRUDE OIL 
QUANDL

EQUITIES 
IPD

BONDS 
IPD

London residential outperforms other 
asset classes over 5 years and 10 years

dataloft ONS/LAND REGISTRY, LBMA, YAHOO FINANCE, QUANDL

5 YEAR
10 YEAR

80%

40%

-40%

60%

-60%
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RENTAL MARKET  

NW9 5 AND  
SURROUNDING POSTCODES 
Most active rental band 

£1,250 – £1,500
In the last 3 years 

RENTS HAVE RISEN 
BY 17.8% 
(Q4 2017 versus Q4 2014) 

29% of households  
in surrounding area are

PRIVATELY RENTING 

79% tenants moved

LESS THAN FIVE 
MILES – 33% within a mile 
DATALOFT RENTAL ANALYTICS

Depth of the  
local market 
Pricing in NW9 5 is more heavily 
skewed towards the lower end  
of the market than surrounding 
postcodes and the London Borough 
of Barnet. It is not unreasonable to 
suggest that based on geographical 
location, there is room for this 
undervalued location to see an 
uplift in average sales values, as 
new housing stock is delivered 
alongside highly-prized amenities 
including nine acres of public open 
space, a new primary school (600 
pupils) with nursery provision and 
new shops. Transport improvements 
include £11m investment in Colindale 
Underground Station and more  
bus stops.

Average sales prices for residential property in NW9 5 (Colindale 
Gardens), tend to be lower than adjacent postcodes and the London 
Borough of Barnet as a whole. This highlights both the value which 
the area offers, together with the potential for price growth.

Pushing the boundaries

dataloft USING LAND REGISTRY 2017

SALES UPTO £400,000 SALES OVER  £400,000
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NW9 5
COLINDALE GARDENS

14.2% 7.3% 32.9% 24.0% 10.6%

1.2%
4.9%

4.9%

NW9 6, NW9 0, NW4 4, NW7 2, HA8 0, HA8 5
COMPARED TO ADJACENT POSTCODES SECTORS

9.1% 10.1% 23.6% 20.9% 26.0%

3.6%
3.1%

3.6%

BARNET
BOROUGH OF 

8.2% 6.1% 19.0% 16.8% 24.7% 6.9% 8.6% 11.4%

      % OF ALL 2017 SALES

The whole picture 
London’s house prices have outperformed its main UK 
rival, Manchester (in terms of the new build market), over 
the longer term. In London, average house prices have 
grown by 58.2% over the last five years compared to 37.6% 
in Manchester. Looking back 10 years and the difference 
is even more notable at 67.5% and 22.4% respectively. 
Internationally, London has also outperformed other key 

cities with house price growth, including Melbourne and 
San Francisco, with San Francisco seeing 15% growth in 
the last 10 years, whilst London saw 61%.

House price growth is only part of the investment decision. 
Investors also need to compare the costs of buying, 
owning and selling a residential property in different 
locations, including other barriers to entry. The chart 
above gives an indication of some of these considerations.

The depreciation of sterling has opened a window of opportunity. The chart 
below shows the discounts which are available to buyers using other currencies.

49% UK

7% MALAYSIA

5% CHINA

1% OTHER

Investors have been increasingly attracted to London’s 
residential market in order to achieve stable returns and 
capital growth during a time when more conventional 

assets have been yielding less. During this current period 
of low house price inflation in London, it is only natural 
that investors are considering their options.

Discounts and opportunities for overseas investors Colindale Gardens 
demand profile

dataloft /BANK OF ENGLAND / REDROW (FEBRUARY 1ST 2018) dataloft /BANK OF ENGLAND / REDROW 
(SEPTEMBER 2017)

London takes centre stage
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TRANSACTION COSTS AND RESTRICTIONS ON FOREIGN INVESTMENT

BY BUYER*COSTS PAID: BY SELLER * RESTRICTIONS AND CHARGES FOR FOREIGN INVESTORS

LONDON / UK

TORONTO

MELBOURNE /  
SYDNEY

SAN FRANCISCO

1.55%–8.05%

7%–11%

1.76%–9.35% 

1.2%–2.5%

2.35%–4.11%

3.68%–8.42%

2.0%–11.8% 

7.5%–8.425%

dataloft /GLOBAL PROPERTY GUIDE  *Anticipated costs including stamp duty, agent fees, legal fees etc. Specialist advice should always be sought

0%

Capital gains taxes of up to 28% when not full-time residence. 3% SDLT levy on second 
properties. No restrictions on purchases.

15% additional tax (April 2017) on all purchases if not a citizen or permanent resident.

 
Non-resident foreign persons generally need to apply for investment approval. Generally 
restricted to new dwellings. Government enforces strict criminal and civil penalties for 
breaches. Stamp duty increased from 3% to 7% for foreign investors(July 2016).

ONLY SYDNEY Ghost tax of (A$5000) if foreign investors leave homes empty for more than 6 
months (New South Wales May 2017), stamp duty doubled from 4% to 8% for foreign buyers 
(New South Wales June 2016).

Identities of buyers for all cash purchases required in California. Significant and complex tax, 
legal and business costs.

21% HONG KONG

17% SINGAPORE

MALAYSIAN  
RINGGIT

US 
DOLLAR

RUSSIAN 
RUBLE

EURO CHINESE 
YUAN

HONG KONG 
DOLLAR

SINGAPORE 
DOLLAR

-6%
-16%

-5%
-12%

-7%
-2% -5%
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