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Market Overview from Property Experts
I’ve never seen a year like what we have just 
witnessed in 2021. Both from the changes in how the 
property market has transacted and the impact on 
prices, demand, and buyers changing requirements. 

So why has the estate agent market in the UK 
performed so strongly, and have we entered a new 
arena?

Many assumed the markets around the UK would 
experience difficulties due to the pandemic and the 
subsequent lockdown, yet we experienced quite the 
reverse.

I believe we have had a perfect mix of elements, 
combining economic, political, and individual 
emotional factors, which has produced these results

Here are the key drivers as I see them:

3
During the lockdown, many became aware that their 
home was no longer suitable for their needs. They 
may have lacked outdoor space, needed an extra 
room to create a study, or simply the prolonged 
duration in their home made them realise they 
wanted a change. In addition, some unfortunates 
found their relationship didn’t survive lockdown.

INDIVIDUAL EMOTIONAL FACTORS

2
With the City of London effectively being closed for 
business for 12 months has meant cost savings for 
commuters, including:

ECONOMIC BACKDROP

a. Travel
b. Subsistence
c. Rent: A significant number of renters have 
moved   back in with their parents.

This has enabled homeowners and potential first-
time buyers to save a deposit for a new purchase.

1
The markets have been suppressed since the June 
2016 Brexit referendum, with people sitting on the 
fence and holding off the next house move due to 
uncertainty about how the post-Brexit landscape 
would look.  Throwing an end of year General 
election into the mix maintained that suppression, 
and we saw lower than expected movement in the 
market for a 3 ½ year period.

POLITICAL BACKDROP

conranestates.co.uk
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A MARKET OVERVIEW

With these factors at play, the market became 
particularly active. In addition to this, the Fear of 
Missing Out motivated many previously waiting for 
a change in the economic backdrop to enter the 
market.

Yet stock levels remained low during the pandemic, 
with many homeowners wanting to wait to put their 
home on the market before finding their dream 
home. This, of course, proves somewhat counter-
intuitive, and we see the low-listing environment 
continue.

Let’s turn our eye to 2022. I believe the market will 
remain strong. Many of the factors which drove the 
market so strongly in 2021 remain, with the notable 
exception being the SDH. I, however, believe that 
the SDH was not required to boost an already 
strong housing market in Southeast London and 
hence removing this buying benefit will not harm 
or slow the market.

One other factor which support the steady rise in 
house prices are the shortage of available stock 
on the rental market. The undersupply of rental 
property perhaps surpasses that of the sales 
market. Rents have therefore seen strong growth, 

making investment more attractive to Landlords in 
many areas.

The second factor is the increase in the price of 
building materials. We have also experienced 
the cost of labour rising at the same time—both 
justifying the increase in house prices.

Many forecasts predict a more conservative rise in 
house price growth between 3 – 5%. Interestingly, 
this is likely to be beneath inflation, which would be 
the first time we have seen this in the Southeast for 
many years. My forecast would be in line with this. 
However, activity levels may be lower than 2021 as 
the challenges of undersupply continue.

International investments in UK property, on the 
other hand, took a significant hit in 2021; they tend 
to account for a large number of landlords looking 
to invest. However, with additional concerns about 
vaccine-resistant virus variants putting even more 
constraints on economic activity originating from 
abroad, it may take a little longer for these investors 
to return.

Buyers were able to transact on a property and pay 
a significantly reduced amount of tax for the period 
8th July 2020 to 30th June 2021.

6STAMP DUTY HOLIDAY ANNOUNCEMENT (SDH)

The market started to pick up. The 3-month period 
to March 2020 saw good transaction levels, levels 
not recorded since before the Brexit Referendum. 
Fortunately, this activity level returned when the 
market re-opened following the government’s final 
hour announcement that estate agent offices could 
open the following day, 13th May.

5DECEMBER 2019 GENERAL ELECTION

Mortgage rates have been at record lows with 
5-year fix terms available (matched on a global 
scale). This has enabled first-time buyers’ access 
to the market. Previously they hadn’t been able to. 
Those upgrading now find themselves able to take 
the plunge.

4SUSTAINED RECORD LOW-INTEREST RATES

conranestates.co.uk
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MARKET TRENDS
INVESTMENT | FIRST TIME BUY HOT SPOT

LONDON AS WE KNOW IT IS RADICALLY 
CHANGING. THE PANDEMIC HAS 
SHOWN US, THROUGH NECESSITY, 
THE EASE AND THE POPULARITY OF 
WORKING FROM HOME, PREVIOUSLY 
UNACKNOWLEDGED.

ALONGSIDE THIS IS THE DESIRE FOR 
SPACE AND ACCESS TO FRESH AIR, WHICH 
HAS CREATED AN ISSUE FOR MANY.

conranestates.co.uk
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MARKET TRENDS

The phenomenon we live with today has become 
a permanent reality which has surprised many.  
Engaging with the long-term implications has 
prompted many to change what is most important 
in a home. A sparkling new riverside apartment in 
Greenwich with little access to outside space no 
longer has the audience that it had pre-pandemic. 
A two-bedroom ex-council flat in Brockley may 
afford more internal space than its modern 
equivalent, but the desirability is reduced without 
direct access to a balcony or garden. 

Headlines have focused on reducing rental values 
in London. Still, after a closer inspection, it can be 
noted that only the City, Camden and Westminster 
have seen a reduction in rental value, albeit 
significant -22.5%, -18.9% and -4.6% accordingly. 
Rental prices have risen in all other boroughs, 
including Greenwich and Lewisham.

After many months of stagnation, many properties 
previously unsellable due to Grenfell legislation 
are now receiving their long-awaited EWS1 forms. 
Good news for those that need to move, but 
perhaps bad news for values as plentiful amounts 
of similar stock type could hit the market.

The outcome is that this property type is perhaps 
the only sector to have gone down in value in the 
past 12 months. Therefore, an investor considering 
a buy to let investment with the vision see beyond 
the current climate would see a good investment 
opportunity. Equally, a first-time buyer without 
the requirement for direct outside space could 
discover previously unaffordable properties now 
within budget.

COVID-19 and its effects are weakening the city 
apartment sector but only in the short term. 
That creates opportunity for owner buyers and 
investors with a long term view.

Many forecasts predict a more conservative rise in 
house price growth between 3 – 5%. Interestingly, 
this is likely to be beneath inflation, which would 
be the first time we have seen this in the Southeast 
for many years. My forecast would be in line with 
this. However, activity levels may be lower than 
2021 as the challenges of undersupply continue.

conranestates.co.uk
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COMMUNITY SPIRIT
The downsides to the global pandemic 
are seemingly endless. But there has 
been a shift back to knowing your 
neighbour, which surely is a good thing?

conranestates.co.uk
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MARKET TRENDS
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Whether it was celebrating VE day in early May, 
standing on your doorstep and applauding the NHS 
with your neighbours or sitting in your front garden 
playing Radio 1’s festival weekend. During 2020 we 
returned to a way of life enjoyed by grandparents. 
Community spirit rose, and we became more aware 
of our neighbours. We started to embrace the 
community spirit, whether through a 5-minute chat 
over the fence or offering to collect shopping for 
your elderly neighbour.

This feeling of togetherness has developed 
into a stronger desire to shop local, support 
independent companies, and eat out in restaurants 
where the owner themself greets us. As a result, 
neighbourhoods with a healthy local spirit have 
become more important to the discerning buyer.

Mental health is positively influenced by community 
belonging, which has become a conscious thought 
process for today’s buyers. Couple this with the 
togetherness our community experience during 
disaster, as was witnessed during the lockdowns of 
2021, and you have powerful buying reasons.

As places of work implement more formal hybrid 
models allowing staff to share their work time 
between the office and home, more people are 
experiencing working from home as a permanent 
reality. As a result, the regular proximity, and the 
similarity of life to your neighbour has increased, 
and local areas such as Ashburnham Triangle, Royal 
Hill, East Greenwich Pleasance, St Johns, Millennium 
Quay, Charlton Village, Lee Conservation Area, Hilly 
Fields (to name a few local examples) have become 
even more desirable.

The importance of the social hub is magnified for 
buyers moving to these areas from inner-city areas, 
as is the reality of the harmony experienced from 
living in such areas

Social Media has magnified the importance of the 
local community, primarily through Facebook’s 
Community Groups. Look at ‘I LOVE SE4’, ‘Come 
Hither, to Hither Green’ or ‘Ashburnham Triangle 
Association’.
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HAVE SHORT TERM 
RENTALS REPLACED 

AST’s?
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MARKET TRENDS
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The trend for staycations grew exponentially in 2020, 
with international borders being closed. Further, 
when the border control began, the uncertainty 
about what requirements were needed for travel, 
cost, and procedures of obtaining the requirements 
themselves led many to opt for a staycation instead 
of an overseas holiday. Staycation’s enquiries in 
Britain for 2022 are up by 74%, with families still 
concerned over foreign travel. 

As more people opt for staycations, it is logical for 
landlords to purchase a property as a short-term 
rental to generate more money. However, consider 
that many buy-to-let lenders will not accept holiday 
or short-term lets. Although there has been little 
interest in Southeast London from existing landlords 
converting their AST assets to short term lets or 
purchasers wanting to acquire holiday homes, the 
holiday let industry has still impacted our region, as:

A significant number of locals have seen 
the new landscape as an opportunity to 
move out of London towards either rural 
or seaside locations. Many have found that 
making a move outside of their locality is 
significantly more challenging than moving 
within it. The competition with investors 
looking for a holiday let property in these 
locations is fierce.

When considering a short term let, bear in mind 
that:

With many leaving the city to work from home in 
2020 and air travel being restricted, and people 
hesitant to travel in case of lockdowns, buying a 
holiday home using unspent holiday funds appears 
to make sense as it provides assurance of a regular 
staycation as well as a financial investment. So, the 
holiday home is here to stay!

Along with researching the neighbourhood 
to pinpoint which streets would suit them 
and their new style, there is also the 
challenge of gaining a sense of the spots 
that the locals are interested in, as these will 
most likely be the premier areas.

Perhaps this is why there are so many 
television shows dedicated to this change in 
lifestyle.

With the stamp duty holiday and money saved 
owing to restrictions, it’s no surprise that 2021 saw 
the most considerable number of home sales in 
14 years, providing those a leg up in the property 
market for their second/holiday home, which can 
be used for short term rentals. However, while this 
is true, it does not mean that the long-term rental 
market has slowed. On the contrary, it has risen in 
2021, with many people returning to city life. In 
the three months to July, average rents in the 12 
boroughs of inner London jumped by 2.3%, with 
rental demand up 19% over the previous year and 
total rental stock down 13%.
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WHAT DOES THE FUTURE OF THE 
HOUSING MARKET IN SOUTH EAST 

LONDON LOOK LIKE?

LOCAL FOCUS

There is a belief that as we return normality, some of 
those who have moved away from Southeast London may 
reconsider their move. Over the past year, we have already 
seen some of those who left the city during the heights of 
the pandemic relocating back to the city with shops and 
restaurants re-opening. This factor could increase demand 
in the market.

As with every year, there is a new influx of first-time buyers, 
presumably swollen by those who missed out on the stamp 
duty holiday due to their finances, not enabling a move at 
the time or being uninterested in the tough competition. In 
addition, individuals who moved back in with their parents 
from a rental property after being furloughed or able to 
work from home are likely to surface to the market in 2022 
because of the savings on rent and travel these guys can 
put down a deposit sooner than intended.

South East London has, in contrast,  become more 
affordable than seaside destinations, which have become 
popular with price growth in these areas jumping month 
on month since the pandemic’s start.

Prices across the southeast of England are expected to 
continue climbing due to the pent-up interest, with seaside 
locations looking to increase faster.
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LOCAL FOCUS
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Some regard Brockley as a jewel of Southeast 
London. It includes one of London’s best farmers 
markets, magnificent tree-lined streets surrounded 
by elegant period buildings, conservation areas and 
parks, excellent schools, and a bustling community 
of independent businesses and restaurants. An area 
that many used to miss, perhaps because it wasn’t 
on their radar, but prices have significantly risen in 
recent years as more people recognise Brockley as 
an upcoming and inviting area.

Brockley is an excellent alternative to Greenwich, 
where the prices are considerably higher; you can 
achieve more for your money in Brockley. One day, 
we envision prices will be on par with neighbouring 
Greenwich. Brockley continues to be one of the 
most desirable areas in Southeast London and 
will continue to be so in 2022. Overall, sold prices 
in Brockley over the last year were 3% up on the 
previous year and 11% up on the 2019 peak of 
£550,743.

BROCKLEY

Charlton’s incredible stock selection ensures that 
there is a property for everyone, from exquisite 
Victorian and Edwardian properties to fantastic value 
for money ex-council homes. With the demand for 
rentals outweighing the supply, it gives an excellent 
opportunity for buy-to-let investors to broaden their 
portfolios as rents rise.

Charlton has seen fewer properties for sale come on 
the market, which has resulted in pent-up demand 
for those desirable streets, suggesting that prices 
will be sustained and hold up well in 2022, maybe 
even driving prices higher. Houses and apartments 
with outside space sold well during the pandemic, 
which was understandable. But now that everything 
is opening again, flats with no or little outdoor space 
are regaining popularity, especially in areas with 
plenty of green space.  Overall, sold prices in Charlton 
over the last year were 19% up on the previous year 
and 14% up on the 2019 peak of £486,527.

CHARLTON
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LOCAL FOCUS

Lee isn’t showy or pretentious, which is precisely 
why the residents like the area. Instead, Lee 
emphasises community and quality of life where 
you’ll be able to find a home to live in relatively 
quickly at an affordable price. It is an excellent 
place for families to live since it has great schools. 
Many of the newest residents are professionals and 
young families looking for long-term homes, in turn 
bringing an abundance of restaurants, cafes, and 
businesses with them. Most homes are Victorian-
style terraces, semi-detached, and detached homes, 
but new developments are starting to appear here 
and there. 

An £80 million regeneration is on its way with many 
changes to the area. It is anticipated that this will 
generate a new influx of buyers and tenants next 
year, and Lee will be viewed as an ideal place to 
live. Currently, the rental market in Lee has softened 
slightly because the majority of applicants are 
looking to buy. However, we expect this to begin 
changing in 2022 as other nearby areas have seen 
rental increases and lack of stock, making Lee even 
more affordable for tenants working in London. 
Overall, sold prices in Lee over the last year were 
10% up on the previous year and 17% up on the 
2017 peak of £462,821.

LEE

Greenwich is a sought-after neighbourhood in 
Southeast London, with a rich history and culture. 
Greenwich is home to Greenwich Meantime, the 
Royal Palaces, a bustling marketplace, and a variety 
of trendy hangouts; there is never a dull moment 
living here, which is why buyers return time and 
time again.

However, interest has tapered off since the end of 
the Stamp Duty Holiday, but we expect that pent-up 
interest to return in 2022, as many properties were 
set to launch on Boxing Day, which according to 
Rightmove, is the busiest day of the year for buyers 
to be browsing and with new developments being 
built, such as London Square on Royal Hill, more 
first-time buyers are being drawn to the area.

Greenwich’s rental market is thriving right now, 
with properties on the market for only a few days 
before tenants make multiple offers, some of which 
are higher than the asking rent. We witnessed an 
increase in interest as normalcy returned following 
lockdown, with many now wishing to relocate back 
to the city, and we anticipate that this will continue 
through 2022.

GREENWICH
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