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For the purposes of this report, ‘Notting Hill and Holland Park’ are inclusive of the above postcodes.

Overview

 The residential market in London, particularly at the top end, 

has become increasingly polarised over the last 18 months. Prime 

areas such as ours have continued to see both higher volumes of 

transactions and higher growth in values as an imbalance in demand 

and supply prevails and global wealth remains attracted to London.

 The growth in average values in prime areas of London such 

as Notting Hill and Holland Park is still significantly outperforming 

the national average. However, the rate of growth has slowed over 

the last few months and there are signs that it may slow further with 

recent data from Primelocation indicating that values at the top end 

of the market in Kensington & Chelsea were actually flat in April; the 

coming months will bear out how much of this was due to reduced 

activity levels either side of the Royal Wedding. 

 We believe that average property values in Notting Hill 

and Holland Park will continue to increase this year in a measured 

fashion, certainly not a repeat of the overheated market of 2007.

 ‘Although we are still achieving record prices 
on certain properties, this will only happen where 
valuations are realistic from the outset. Vendors 
need to be intelligent about pricing  and take the 
best possible advice.’

Nicholas Crayson
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 The very top end of the market performed well in 2010 but is now slowing

 The market in 2011 is more sensible about pricing than in 2007

Average property values 2010 Q1 2011 Q1 Change

Notting Hill / Holland Park £932,792 £970,694 4.1%

Greater London £332,746 £339,819 2.1%

England & Wales £164,808 £162,471 -1.4%

Source: Land Registry 

Average values

 Prices have risen modestly in the first quarter of 2011 in the 

Notting Hill and Holland Park area although growth is slower than  

the levels seen in 2010. Prices in the local market are currently 4.1% 

higher in the first quarter of 2011 compared to the same period last 

year, this compares to a fall of 1.4% in England and Wales.

 Demand for property remains strong, particularly from 

Europeans. With ongoing unrest domestically, Middle Eastern 

purchasers continue to invest heavily in central areas of Mayfair, 

Knightsbridge and Chelsea, other buyers have been forced to look  

to alternative areas, an important theme which is likely to continue 

throughout 2011. This has increased the range of buyers we have  

seen in the first quarter with Spanish, Italian, French and English 

buyers the most dominant.  

 This year, although there are still unprecedented values being 

achieved at the top end of the market, we are not seeing a repeat  

of the frenzied market of 2007. Over the past 12 months the percentage  

of asking prices achieved for property sales over £2m in our area has 

stabilised to around 98% (less than the average 4% over asking price 

achieved at the peak of 2007).  This percentage is the same for both 

flats and houses.
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Flats vs houses

 Before the stamp duty change, the first couple of months 

of 2011 saw very strong levels of house sales in Notting Hill and 

Holland Park, 51 sales over £2m compared to 30 in Q1 2010.  

 House sales were particularly strong at the top end of the 

market in Q1 comprising 63% of sales over £2m compared to just 14% 

of sales under £2m.  Large houses dominated and those with four or 

more bedrooms made up 49% of sales over £2m in the first quarter.

 In Q1 2011, house sales over £2m achieved an average of £1,376 

per square foot compared to an average of £1,498 for flats. However, 

it is the smaller flats and larger houses which achieved the greater 

values per square foot. According to Lonres, the highest flat £ per 

square foot achieved in the quarter was £2,206 for a two bedroom 

flat at The Phillimores in W8; the highest house value was £2,154 for 

a seven bedroom house on Ilchester Place in W14. We are also aware 

of off-market sales above this level.

 In May and early June we have seen stronger activity in both 

markets, most notably the house market as purchasers and their 

families look to be settled in time for the new school year in September. 

Notting Hill/
Holland Park

Flats over £2m House over £2m Total investment

Q1 2010 23 30 £192.5m

Q1 2011 30 51 £304m

% difference 30.4% 70%  57.9%

 Large houses comprised the majority of top end sales in the first quarter

 Within Notting Hill and Holland Park larger houses and smaller flats 
command the highest £ per square foot values
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 A fifth of properties available have had at least one price reduction

Pricing is key

 Our area is seeing particularly low levels of available stock.  
Although the shortage of properties has boosted price growth over 

the past 18 months, the current low stock levels are causing 

competition for instructions amongst agents. This has led to some 

agents quoting unachievable valuations.

 As a result, around a fifth of properties (18.6%) currently 

available within Notting Hill and Holland Park have seen their 

asking prices reduced.  Of those reduced in price, properties for 

sale over £2m have seen an average of £443,000 knocked off their 

price (9.6% of asking price). 

  We believe that realistic pricing is so important that we 

will not take on a property on at the wrong price. We have only 

had to reduce the price on one property so far this year. 

  ‘Record prices can be (and have been) 
achieved, but only if a realistic price is set  
from the outset. For example, we exchanged  
last week on a property in Lonsdale Road well  
in excess of the guide price of £3.2 million, 
setting a new £ per square foot record for the 
road and area.’
Nicholas Crayson

 Unrealistically priced properties could result in significant price reductions
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Outlook

 London still remains best placed to ride out the storm, 

which is raging in other parts of the country, as higher than 

expected inflation figures are once again adding pressure to 

increase interest rates.  This could further impact on the 

confidence of the many mortgage reliant households across the 

country.

 The international appeal of London remains intact. As well 

as being ranked once again top of the Global Financial Centres 

Index, London is widely viewed as a safe global investment choice, 

particularly at a time of unrest in other parts of the world.  

 As the wealthy continue to get richer (as confirmed in the 

2011 Sunday Times Rich List) super-prime property in Notting Hill 

and Holland Park, along with other parts of Central London, looks 

set to remain in strong demand.

 ‘With no immediate sign of the imbalance 
in supply and demand stabilising, we remain 
optimistic about pricing levels in our area and 
expect that values will continue to grow above 
inflation throughout 2011.’  
Nicholas Crayson

Average 
house price

Monthly 
growth

Annual 
growth

Nationwide £165,609 -0.2% -1.3%

HBOS £163,395 -1.4% -3.7%

Land Registry £160,996 -1.1% -2.3%

DCLG £205,565 1.2% 0.9%

Rightmove £235,822 1.7% 0.1%

Latest 
data

Quarterly 
growth

Annual 
growth

Mortgage approvals 47,557 1.8% -2.9%

Transactions 68,000 -4.2% -8.1%

Gross mortgage lending £11.1bn -1.8% -3.5%

Key market statistics

* Source Bank of England, HMRC
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