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Education is an increasingly critical driver of demand in prime residential markets

Data published by the UK’s
Independent Schools Council,
which accounts for around 80%
of the total number of pupils in
independent schools, shows global
demand rising strongly over the
past 10 years, in particular from
China but also from Africa and
Russia. Currency, quality of life and
access to the best universities are
the key trends boosting demand for
a British education Ed Richardson,
Director of Education at Keystone
Tutors told Knight Frank in this
year’s Wealth Report, “Ambitious
families in Singapore have
traditionally sent their children to
schools in the US, not necessarily
because they think they are better,
but because of the cost. Now, they
are telling me that the fall in the
value of the pound is making the
UK look much better value. That
sentiment will be echoed in many
other places.”
Although a number of franchised
versions of well-known UK schools
have opened in Asia and the

William Petty, of advisor Bonas
MacFarlane, commented in this
year’s Wealth Report that he
has observed a number of other
regional trends in the UK market.
“While growth in the Russian
market has slowed right down
over the past few years, I am
seeing a sharp rise in the urgency
of enquiries from Turkish families,”
he says. “In September last year
people were expressing interest,
but by December it was: ‘Can we
come right now?’ Some people
are looking for boarding schools,
but others are looking at London
day schools with the whole family
coming over.”
Although the number of students
from the Indian sub-continent is
lower than other parts of Asia, Mr
Petty expects a rise in demand
from India and Pakistan over the
coming years.
Parents are keen to ensure a
diverse mix, as Mr Petty noted,
“In a world where business is
becoming increasingly global,
having your children make friends
with people from lots of different
nationalities is considered very
attractive.”

Pupils starting 2005/2006 school year and 2015/2016 school year by region

84
71

2.373
3,670

199
285

190
363

-52% +120%

362
173

343
753

Source: Knight Frank Research

Pupils starting 2005/2006 school year and 2015/2016 school year by country
500

1000

Thailand

+124%

Russia

+120%

Spain

343
753
458
952
190
363
148
283

+91%
107
127

+19%

Nigeria

+88%**

Germany
-3%

1,097
1,108

201
194

Taiwan

-15%

106
90

Australasia

-15%

84
71

Hong Kong

Japan

461

+1%

-27%

South Korea

-46%

-54%

309
167
261
120

**% change estimated as 2005 data not available
Source: Knight Frank Research

2500

135
303

+91%

Malaysia

France

2000

+191%

+108%

Middle East

Indian sub-continent

1500

1,005
2,924

Mainland China

*The Wealth Report 2017 was published in March this year and can be accessed at www.knightfrank.com/research

2

+91%

Russia

4,454
6,260

+43%

North America

379
713

+55%

Middle East

+41%

Latin America

-15%
+88%

Europe

Middle Eastern families also
value the fact that British schools
provide access to the best
universities in both the UK and the
US, he adds. “There is a feeling
that schools in the US are really
only focused on getting people
into US universities.”

Overseas students joining UK public schools

Australasia

As we note in this report, while the
US, Switzerland, Australia and a
number of other countries all attract
pupils from overseas, the UK’s
private boarding schools are still
seen as the gold standard by many.
Overleaf we examine the local
housing market around key schools
in the UK.

“Certainly in China there is a
feeling that if you’re going to spend
money on Western luxuries it is
better to buy them in the West.”

Knowledge base

Asia

The Wealth Report* this year
revealed that more than half of
ultra-high net worth individuals in
Africa were becoming more likely
to look abroad for a good school.
For Latin America, the figure was
45%, the Middle East 40% and
Asia 38%.

Middle East, the genuine article is
still the preferred choice for those
who can afford it, according to Mr
Richardson. “It’s not just about the
teaching, it’s about quality of life
and the extent of extra-curricular
activities available.

Africa

Good schools are a key driver
of the housing market and their
presence often helps to drive local
property prices. With wealthy
parents from a growing number of
countries choosing to educate their
children overseas, understanding
local property market dynamics is
becoming ever more important.
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AGENT PERSPECTIVE
Against the background of a changing political and regulatory climate, world-class schools ensure that buyers
will continue to look in the UK and Switzerland, as Katya Zenkovich and Alex Koch de Gooreynd explain.
The golden rule is that if you
are planning to start school in
September you need to start
looking for a property in May.

Katya Zenkovich, Knight Frank
Head of Russia Desk
How many of your property
searches are related to buyers’
education needs?
I would say that 80% of the
buyers I deal with come to the UK
to educate their children.

What I do is much more than
estate agency! I help buyers set up
a life in their new country, assisting
with a wide range of requests
from property finance to staff and
interior decorators. As a mum of a
child in private education, I am very
well-versed on the subject and
able to put clients in touch with a
range of educational consultants.
How open are buyers to looking
outside central London?

Was that always the case?

Buyers like the beautiful
landscapes and the value-formoney outside central London.
Schools are also less oversubscribed than central London.

No. Buyers typically wanted
to balance tax planning
requirements and their children’s
educational needs but that is
changing and education is now
often the primary driver.

Many Russians also like St John’s
Wood and Hampstead and
increasingly areas like Richmond
and Wimbledon are now on their
radar due to the high-quality
schools in south-west London.

What happens after they get
in touch?

What effect has Brexit had?

Families are often familiar with
certain areas but the risk is that
they look for a property without
thinking about the geographical
implications of schooling. Also, if
they focus too hard on a particular
school this can trip them up.

“
3

It is sometimes a negotiation
hurdle when buyers want a
bigger discount than vendors are
prepared to give. Fundamentally,
the quality of the UK’s schools
remains a huge draw. When it
comes to educating your children,
it makes Brexit irrelevant.

I help buyers set up a life in their new
country, assisting with a wide range of
requests from property finance to staff
and interior decorators.”

as the location of the UN, UNICEF
and the sheer number of globally
recognised schools, the Frenchspeaking area is often the most
popular.

Alex Koch de Gooreynd, Knight
Frank, International Residential
What happens when someone
gets in touch with you about
buying in Switzerland?
Buyers know that Switzerland
has a favourable tax system but
the first thing most people say
is that education is a key driver.
The other key issue is personal
safety. Parents love the idea that
their teenage son or daughter can
travel safely by themselves on the
bus to school.
What happens next?
Although Zurich hosts the best
truly International Schools, many
tend to write off the entire Germanspeaking cantons because the
Zurich area is less favourable from
a tax perspective. The TASIS
American school within the Italianspeaking area is excellent but very
over-subscribed so the chances
of getting more than one child in is
limited. For these reasons, as well

“

I help people find the location that
best suits their needs. What I do
is much more than just finding
a house! If I can’t help with a
particular question, I will know
someone who can.
What make Swiss schools so
attractive?
One of the key attractions of Swiss
schools is the international mix of
the students. Some schools have
a nationality limit because they
want that truly international feel and
parents appreciate that.
And what about the great skiing?
Absolutely. For many of these top
ski resorts it is actually vital to have
a world-class school because
they can guarantee people live
there all year round. That’s why
they are constantly expanding and
improving current schools in some
of the ski resorts.
What effect have changes to
banking laws had on demand?
There are more financial regulations
around as well as the strong Swiss
franc, but Switzerland will remain
so attractive to families despite all
of that because of its schools.

Parents love the idea that their teenage
son or daughter can travel safely by
themselves on the bus to school.”
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DATA
LONDON

Sales by property type
Age of housing stock

Source: Source: Land Registry
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Data is based on sales within a 500 metre radius

HOME COUNTIES
Source: Source: Land Registry

Sales by property type
Age of housing stock
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Data is based on sales within a 1km radius
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DATA
INTERNATIONAL
The world’s wealthy want their
children to be global citizens with
school careers often spread across
multiple locations whilst they gain
insight into different cultures and
languages.

Vancouver

Using the findings from the latest
edition of our Global Lifestyle Review,
we have created the following graphic
which highlights prime property values
and key quality of life indicators for
those cities that are high on the wish
lists of our family buyers.

London

Berlin

Geneva

Vienna

5

40
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8

1

21.8%

-4.0%

21.6%

32.5%

9.1%

US$10,600-US$12,900
per sq m

US$31,300-US$38,300
per sq m

US$11,000-US$13,400
per sq m

US$23,000-US$28,100
per sq m

US$18,200-US$22,300
per sq m

Hong Kong
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4
3
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12

17.2%
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Miami
66
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Dubai
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74

56.2%

56.2%
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US$46,500-US$56,800
per sq m

23

-12.4%

26
Singapore

US$8,000-US$9,700
per sq m

US$11,500-US$14,000
per sq m

US$6,500-US$8,000
per sq m

25

15
55.2%
US$21,500-US$26,300
per sq m

How important is education as a factor when choosing where to buy

Key

Average score by respondents (10 = very important, 1 = not important)
<3

8.6

8.0
7.0

7.1

7.3

7.6

8.3
7.0

7.5

20+

Number of International Schools*

Quality of Life ranking (1 = good, 100 = poor)

18

Melbourne
16

Forecast spending on education at city level (% change 2006-2026)
Typical prime property price band, as at Q2 2017

Africa

Asia

Australasia

Europe

Latin
America

Middle East

North
America

Russia/CIS

Global
Average

38.9%
US$9,200-US$11,200
per sq m

Source: Knight Frank Research, OECD, Oxford Economics, Mercer, Council of International Schools
* Schools accredited by the Council of International Schools (CIS) only

Source: The Knight Frank Attitudes Survey 2017
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PRICES FLAT BUT ACTIVITY
RISES IN Q2

Source: Knight Frank Research / LonRes

South Kensington
Market Insight

Source: Knight Frank Research / Land Registry
Contains OS data © Crown Copyright and database right 2017

Hampstead Market
Insight

140

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

2%

Total listings

RURAL
URBAN

2010 2011 2012 2013 2014 2015 2016 2017

The Knight Frank Super Prime lettings team
provides a unique service to clients and tenants
with property interests upwards of £15,000 per
month across the Home Counties. Covering Ascot,
Beaconsfield, Cobham, Esher, Guildford, Henley,
Sunningdale, Virginia Water, Weybridge and the
surrounding countryside, the team has over 140
years of collaborative lettings experience. Our most
experienced negotiators work collaboratively and
seamlessly across Berkshire, Buckinghamshire,
Oxfordshire, and Surrey offering a single point of
contact for access to the Home Counties most

Average asking rent
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Super Prime Lettings Team
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St George’s Hill, Weybridge

exclusive properties both on and off market.
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Jemma Scott

Partner, Home Counties

jemma.scott@knightfrank.com
+44 20 7881 7730

Source: Knight Frank Research

2007

2009

2011

2013

2015

2017

Prime Country House
Index
Source: Knight Frank Research

Regents Walk, Ascot

Q1-2017

“While values have been
largely static over this time,
an analysis of Knight Frank
housing market data points
to a more active market.”

Rising demand at the top end of the market is
underpinned by the fact the Home Counties are
often the first destination for individuals moving
out of London. The presence of a number
of private and international schools means
the area also appeals to international tenants
looking to relocate to the UK.

Q4-2016

Q1-2017

Q4-2016

Q3-2016

Q2-2016

Q1-2016

Q4-2015

£800,000

This imbalance between supply and demand
means competition for best-in-class properties
is robust.

Q3-2016

0

2017

Home counties lettings volumes and rental value data (£10,000+ pcm)

ANNUAL % CHANGE
QUARTERLY % CHANGE

4%

Jemma Scott, Partner in Knight Frank
Home Counties, said: “Increasingly, tenants
are renting in order to ‘try before they
buy’, illustrated by an increase in tenancy
agreements that include an option to
purchase. This allows families to settle in the
area before committing to a full time move.”

Q2-2016

Source: Knight Frank Research / Land Registry

n Sub £500,000
n £500,000 to £1,000,000
n £1,000,000 to £1,500,000
n £1,500,000 - £3,000,000
n £3,000,000-plus

OLIVER KNIGHT
Associate

This is reflected by our analysis which shows a
21% reduction in the number of Super Prime
properties available to rent across the Home
Counties at the end of May compared with the
same point of 2016. Stock levels were also 12%
lower than at the start of the year.

Knight Frank figures show a 13% increase in
prospective tenants registering with a budget of
at least £15,000 pcm in the six months to May
compared with the previous six month period,
for example. The volume of viewings conducted
above this level by Knight Frank offices has also
more than doubled over the same time.

Q1-2016

£1,000,000

50

The short-term impact has been to tempt those
“accidental landlords” who had switched to the
rental sector back into the sales market.

SUMMER
Recent Super Prime lets

However, against a backdrop of falling supply,
leading indicators of demand remain strong.

Q4-2015
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Year to March 2017
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Source: Knight Frank Research / Land Registry

Annual and quarterly change in prime country
property values
8%

150

NW6 3

Q2-2015

£1,500,000

FIGURE 2

Prime urban v rural price performance

However, the sales market started brightly in
2017, with Knight Frank figures showing a 33%
pick-up in the number of £5 million-plus sales
completed across the country in the first six
months of 2017 compared with the same period
last year.

Q3-2015

250
200

FIGURE 1

Price change

Changes to stamp duty back in late 2014, for
example, which increased purchase costs at the
top end of the market, pushed demand and then
stock into the rental sector as buyers became
increasingly price sensitive and potential vendors
moved their properties into the rental market.

Q2-2015

NW3 2

Q1-2015

20

As we have noted in previous updates,
a shortage of good prime housing stock
continues to act as a barrier to further
growth in the market. If sustained, this
could put upwards pressure on the market
over the remainder of the year. Knight
Frank forecasts are for a 1.5% increase
in prime prices in 2017.

Demand for Super Prime rental property across the Home Counties has been
strong so far in 2017, but stock levels at the top end of the market have fallen.

Q1-2015

d

Q4-2014

£2,000,000

This was supported by a 1% increase in
values for prime town houses between April
and June. In comparison, homes located
in more rural locations fell in value by 0.2%
over this period. On an annual basis, prices
were 1.5% and 0.4% higher respectively.

SUPER PRIME HOME COUNTIES LETTINGS

The prime rental market in the Home Counties
tend to be very cyclical, often picking up when
the sales market slows and vice-versa. This is
especially the case in the Super Prime market,
covering rentals of at least £15,000 per calendar
month.
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SW7 5
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£6.1m

£12.1m

£15.2m

£10.8m

£11.8m

£13.5m

£18m

£13.8m

£21.8m

Average

Agents report that against this backdrop
it is vendors who are realistic about
pricing, or willing to negotiate, that are
achieving sales.

The figures do, however, also reveal some
wider trends. Properties that are located
close to good schools and transport links
remained the most in demand over the
course of the quarter, particularly in town
and city markets which outperformed their
more rural counterparts.

Q3-2014

ord

Q2-2014

SW7 4

Lettings

London Super Prime
Lettings

Total Transactions (incomplete)

But while values have been largely static
over this time, an analysis of Knight Frank
housing market data points to a more
active market, albeit one that remains price
sensitive following changes to property
taxation in 2014 and 2016.

A pick-up in sales volumes in the past few
months also suggests that prime markets
outside of London are weathering much of
the political and economic uncertainty as a
result of the General Election, as well as the
ongoing discussions surrounding Brexit.

300

ingf

Q1-2014

SW5 0

+44 20 7881 7730

£10.6m

Total Transactions

On an annual basis, property values
were 0.2% higher on average, slightly
improved from the 0.1% fall reported in
the year to March.

Knight Frank figures show prime sales
volumes rose by more than half between
April and May, compared to the same
period in 2016. The comparison flatters this
year’s performance, as the 2016 data was
adversely impacted by the introduction of
the additional rate of stamp duty, but even
against the level of market activity in 2015,
sales volumes were still higher by 29%.

FIGURE 3
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Knight Frank forecasts are for a 1.5%
increase in prime prices in 2017
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Prime country prices were largely
unchanged between April and June 2017,
rising by just 0.1%.
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on and off the market.
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Notting Hill, South Kensington and St John’s Wood.
Knight Frank’s global real estate network gives the
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FIGURE 3 Transaction volumes and pricing data

Variations in average sold prices between time periods do not necessarily indicate price growth
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team access to London’s most exclusive properties
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FIGURE 2 Average

more than twice as many super prime lettings as its
two nearest competitors combined, LonRes data
shows. The team members are based in Belgravia,
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Source: Knight Frank Research / LonRes

experience and has a dominant market share in

Frognal

SALES AND LETTINGS MARKET
PERFORMANCE MAP

12 local specialists with over 130 years of collective

Prime properties in town and city
markets continued to outperform,
rising by 1% in Q2 and by 1.5% annually

£1,000,000

Key: Number of sales
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Earl’s Court

provides a bespoke service to clients with property
interests of £5,000-plus per week in prime central

London. In the year to March 2017, it completed

£1,250,000
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Super Prime Lettings Team

London. Led by Tom Smith, the team consists of
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South
Kensington

Ave

Total Transactions
50

Natural History
Museum

Road

Gloucester Road

The Knight Frank Super Prime Lettings team

Belsize Park, Chelsea, Hampstead, Hyde Park,
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Upper Grosvenor Street, Mayfair, £27,500/week

Prime country prices rose by 0.1%
between April and June
On an annual basis, property values
were 0.2% higher

£1,750,000

SW7 5
Cromwell

SW7 4

sold price and sales volumes by area

Variations in average sold prices between time periods do not necessarily indicate price growth

am

Indeed, across the whole market landlords can
achieve notable premiums if they are able to
respond to high levels of demand by revamping
existing stock to the right standard, said Knight
Frank regional partner David Mumby. “If a
landlord is able to reconfigure their existing
space and fit-out the property to the right kind
of high specification, it can be the difference
between £3,000 and £6,000 per week,” he said.

Super prime lettings volumes and rental values

FIGURE 2 Average
Royal Albert hall

Ingr

Flats represented 36% of the overall super prime
lettings market in the year to April 2017, which
was down from 41% in the preceding year.

In a sign of strengthening demand in the highest
price brackets, there were 30 tenancies agreed
above £10,000 per week in year to March 2017,
which compares to 20 in the previous year.

There was little movement in terms of price growth for prime country
homes during the second quarter, but activity levels were robust
compared with the same period in 2016.

Achieved prices, 12 months to February 2017

n Sub £1,000,000
n £1,000,000 to £1,499,999
n £1,500,000 to £1,999,999
n £2,000,000 to £2,999,999
n £3,000,000-plus
Eaton Square, Belgravia, £20,000/week

“One reason the number of tenancies agreed
is not higher is due to limited stock availability,”
added Tom, who said Knight Frank had agreed
four tenancies above £20,000 per week between
February and June. “It is less of an issue for
tenants wanting a family house in, say, north
London but large lateral space in prime central
London is at somewhat of a premium.”

In the two years following the December 2014
stamp duty rise, there were 231 super-prime
lettings deals, which represented a 9.5%
increase on the preceding two-year period.

Achieved prices, 12 months to June 2017, excludes new-build

Gate

“A wider mood of uncertainty has picked up
following the snap general election and the start
of Brexit talks,” said Tom Smith, Knight Frank’s
head of super prime lettings. “At this price
point, there are tenants who are able to rent in
the short-term and buy when they sense that a
greater degree of stability has returned.”

Key headlines from
Q2 2017

Property prices in Hampstead and surrounding area

Q1-2015

Super prime lettings demand remains strong but securing the right
property in central areas can be a challenge, as Tom Smith tells Tom Bill
Activity in the London super-prime (£5,000 per
week-plus) lettings market has continued to
strengthen at the start of 2017. There were 42
super prime tenancies agreed in the first four
months of the year, up from a figure of 33 in
the same period in 2016, LonRes data shows.
In the year to April, there were 122 tenancies
agreed, which was one fewer than the previous
12-month period.

HAMPSTEAD SALES MARKET INSIGHT 2017
FIGURE 1

Property prices

Q1-2014

FIGURE 1

Demand at this price point remains resilient due
to the impact of higher rates of stamp duty and
uncertainty over the short-term prospects for
price growth in the sales market. Tax changes
in recent years included a stamp duty hike
for £1 million-plus properties in December
2014, though this cost is increasingly reflected
in asking prices, which has stabilised sales
volumes.
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The global perspective on prime property and investment

ELMBRIDGE MARKET INSIGHT 2017
Price growth in Elmbridge has more closely tracked London than the rest of the UK over the last decade,
buoyed by its broad appeal to young families and professionals
FIGURE 1

Property prices in Elmbridge

fact sheet: as a proportion of total housing stock
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10-year comparison

Maximum price

Average price
2007
2017*

2,000

32% 31%

28%

Transactions

37%

Average price
£5.0m

£5.8m

Total transactions

£4.9m

9%

Source: Knight Frank Research

Elmbridge Market
Insight

2017

2016

2015

2014

2013

2012

2011

0

2010

Detached

£521,722
£711,648

Sales volumes

1,500
1,000
500

Semi-detached

SWITZERLAND
2017

May-15
General Election

100

Cobham and Oxshott transaction volumes and pricing data
20%

Terraced

26%

Sep-14
Scottish Referendum

AGE OF HOUSING STOCK

16%

Flat

£4.8m

FIGURE 2 Elmbridge

2009

The signs are that this growth has the
potential to continue through 2017. Knight
Frank figures show a year-on-year pick-up
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Stamp Duty reformed
200
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£600,000
£550,000
£500,000

Average price

That said, the market remains busy
– especially where properties are
competitively priced – with transactions
rising slightly in 2016 compared with the
previous year (figure 5).

250

Since then, mirroring the wider UK
housing market, prices and activity have
picked up, underpinned by economic
growth over this time, as well as a
sustained period of low interest and
mortgage rates.

2008

More recently higher stamp duty costs have
put pressure on prices, something which
is especially the case for properties valued
above £2 million. Agents note that this has
led to asking price adjustments in a number
of cases.

Cobham transaction volumes

Prices fell by 14% from their peak in
2008 to their trough nearly a year later.
Sales volumes effectively halved in 2008
compared with the previous year, as
shown on the chart opposite.

2007

This steady flow of demand from the capital
means that the area’s property market has
been relatively resilient to recent political
and economic headwinds, with price
growth in Elmbridge more closely matching
that in London than the wider UK market
over the last decade, as figure 4 shows.

FIGURE 1

Cobham, Oxshott and the surrounding
area was no exception, although as our
analysis of Land Registry data shows, it
was more resilient than the wider market.

Internal migration statistics underline
its appeal to city-based workers. The
latest available data shows that in 2015
Elmbridge was the fifth most popular local
authority in England for people moving out
of London.

INSIDE
VIEW

Cobham’s property market has proven remarkably resilient over the last decade
The effects of the Global Financial
Crisis on the UK property market were
immediate. The average UK house
price fell by 19% from peak to trough.
Transaction levels, which reached a
record high of more than 1.7 million in
2007, fell to below 750,000 in the 12
months to the end of June 2009.

The local authority shares a long boundary
with Greater London, with Richmond-uponThames to the north and the Kingstonupon-Thames to the east. Regular trains
into central London take between 25 and
40 minutes.

THE WEALTH REPORT 2017

Elmbridge is well-positioned to take
advantage of buyers moving from London.
As the River Thames winds from central
London into the Home Counties, it is one
of the first ports of call for those seeking
change of pace, as well as more land and
square feet for their money.
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