
 

 

 

OCTOBER 2019 

COMMERCIAL BUYERS OF NEW BUILD 
REAL ESTATE INCREASINGLY LOOKING 
BEYOND THE M25 AS MARKET FALTERS 

• Commercial new build transactions outside the capital set to rise in 2019 while Greater London 

transactions set to fall precipitously as Brexit bites 

• Liverpool leads the way for commercial new build real estate transactions over the last four years, 

with continued strong transaction numbers in Birmingham, Leeds and Salford 

• Redbridge, a major Crossrail hub has seen the biggest growth in appetite from commercial buyers 

for new build real estate in 2019 

• Commercial real estate continues to outperform residential across all areas 

• Real estate professionals will need to look further outside the M25 for commercial building 

opportunities as London’s big-money appetite falters 

 
Commercial buyers’ appetite for new build properties is increasingly focusing outside London in 2019, with 83% of 

transactions falling outside the M25 – up from 74% in 2017 – as areas in the Midlands and North West show strong 

signs of growth despite Brexit. 

Using the latest available HM Land Registry (HMLR) data, our analysis shows that overall new build sales to 

commercial buyers across the whole of England and Wales are currently down 7% year-on-year in 2019 when 

comparing registered transactions between January and May (5,771 versus 

5,364).  

But outside of London, 2019 is likely to be another busy year for new build 

commercial transactions beyond the M25 where buyer activity is keeping pace 

with 2018’s figures despite market uncertainty. 

LONDON COMMERCIAL NEW BUILD PURCHASES IN THE DOLDRUMS 

When looking at the number of transactions completed year-to-date, the 33 

boroughs of Greater London have experienced a marked slowdown in commercial 

appetite for new build properties.  

Between January and May 2019, the capital recorded just 928 transactions 

compared to just 1,372 over the same period in 2018. This 33% drop suggests that 

total annual transaction numbers within London will be significantly down for 

2019, to the lowest level since before 2016, unless the market picks up markedly 

before the end of the year. 

“WHILE NEW BUILD 

REAL ESTATE SALES 

HAVE SIGNIFICANTLY 

CURTAILED IN LONDON, 
KEY CITIES IN THE 

NORTH OF ENGLAND 

HAVE GONE FROM 

STRENGTH TO 

STRENGTH.” 
 Caroline Robinson,  

Commercial Real Estate  
Business Development 

Manager, Search Acumen 



 
 
 
 

 
 

 

In part, this could be down to increasing values of land in the capital: Government figures estimate that the cost 

of a hectare of industrial land almost doubled between 2015 and 20171. 

 

FIGURE 1 – COMMERCIAL NEW BUILD REAL ESTATE SALES AND FORECASTS IN GREATER 

LONDON, COMPARED TO ENGLAND & WALES 

 
Total no. of 

sales, England 
& Wales 

No. of sales, 
Gr. London 

No. of sales, 
England & 
Wales excl. 
Gr. London 

Annual sales 
growth, 

England & 
Wales excl. 
Gr. London 

Annual sales 
growth, Gr. 

London 

No. of sales in 
Gr. London as 
a percentage 

of all sales 

No. of sales 
outside Gr. 
London as a 

percentage of 
all sales 

2016 15,480 3,206 12,274 - - 20% 80% 

2017 15,700 4,198 11,502 -6% +31% 26% 74% 

2018 17,340 3,951 13,389 +14% -6% 22% 78% 

2019 (f) 15,952 2,647 13,523 +1% -33% 17% 83% 
Source: Search Acumen analysis of HM Land Registry data 

The demise of commercial buyer appetite for London’s new build properties is illustrated most starkly in the South 

London borough of Newham, which has been until late a major commercial new build hotspot: recording triple-

digit sales in 2016, 2017 and 2018. But activity is down significantly so far in 2019, with only 21 new build sales to 

commercial buyers year-to-date compared with 243 during the same period in 2018. 

FIGURE 2 – COMMERCIAL NEW BUILD SALES AND FORECASTS 

 

Source: Search Acumen analysis of HM Land Registry data 

LIVERPOOL REMAINS KING OF THE NEW BUILD COMMERCIAL REAL ESTATE SECTOR 

While London is faltering, Liverpool is soaring. The North West city has consistently been the strongest local 

authority in England and Wales for new build commercial transactions since 2015. Over that period, it has recorded 

2,014 new commercial property sales: 48% more than the next busiest region in Newham.  

Liverpool is also set to be the top destination for new build sales again in 2019 with 254 sales recorded already, up 

72% year-to-date. 

Despite the Brexit factor delaying some investment decisions, it appears that projects such as the growth of the 

‘Liverpool One’ city shopping centre and the dockside regeneration are continuing to drive the boom in new build. 

There is also likely more to come as the city continues to grow, and a new dockside Premier League stadium has 

just been announced. 
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STRONG REGIONAL AREAS DRIVE NEW BUILD SUCCESS IN 2019 

With activity increasingly focused outside the M25, London accounts for just one of six local authorities which have 

registered at least 100 sales of new build property to commercial buyers between January and May 2019, with 

Liverpool leading the way on 254 completed purchases. Birmingham (183), County Durham (113), Redbridge in East 

London (109), East Riding of Yorkshire (108) and Slough (100) have all reached three figures already this year. 

In the process, these areas have all significantly outperformed the market when it comes to attracting commercial 

buyers and investors for new build properties. However, among these commercial new build hotspots, it is 

Redbridge that has seen the biggest annual percentage increase in activity so far: one of the few bright spots in 

Greater London this year. The 109 registered purchases are a 506% increase on the 18 seen during the equivalent 

period in 2018. This activity is likely fueled by the fact that it is a major Crossrail corridor with several new Transport 

for London stations created in the borough. 

 FIGURE 3 – COMMERCIAL NEW BUILD PURCHASE HOTSPOTS 2017-2019 

Local Authority District 
No. of sales, Jan-

May 2019 
No. of sales, Jan-

May 2018 
No. of sales, Jan-

May 2017 
Change 2018-
2019 (volume) 

Change 2018-
2019 (%) 

Liverpool 254 148 307 106 +72% 

Birmingham 183 156 25 27 +17% 

County Durham 113 83 91 30 +36% 

Redbridge 109 18 8 91 +506% 

East Riding of Yorkshire 108 59 91 49 +83% 

Slough 100 53 30 47 +89% 

Lambeth 93 24 87 69 +288% 

Tower Hamlets 90 53 102 37 +70% 

Leeds 84 70 73 14 +20% 

Salford 84 20 203 64 +320% 
Source: Search Acumen analysis of HM Land Registry data 

COMMERCIAL MARKET FOR NEW BUILDS OUTPERFORMS RESIDENTIAL IN THE FACE OF UNCERTAINTY 

Our analysis also indicates that commercial purchase activity is a key 

factor in helping to keep the overall new build market from experiencing 

a steeper decline during 2019. 

 

Across buyer types, the latest HMLR data shows an 8% drop in 

residential transactions between January and May 2019, compared with 

the equivalent period of 2018, and a 7% drop in purchases by 

commercial buyers. However, there has been a far bigger impact on 

residential purchases of new build real estate, which are down 14% 

year-on-year compared to a 7% drop in commercial buyer activity. 

 

FIGURE 4 – YEAR-ON-YEAR CHANGE IN REGISTERED TRANSACTONS, JANUARY-MAY 2019 

 
Source: Search Acumen analysis of HM Land Registry data  
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“THE NORTHERN POWERHOUSE 

IS SEEMINGLY FIRING ON ALL 

CYLINDERS AS MORE REAL 

ESTATE IS BUILT AND SOLD IN THE 

REGION.” 
 Caroline Robinson,  

Commercial Real Estate Business 
Development Manager, Search Acumen 



 
 
 
 

 
 

 

MARKET COMMENTARY 
Caroline Robinson, Commercial Real Estate Business Development Manager, Search Acumen, 
comments: 
 

“London has long been seen by investors and real estate professionals as the commercial real estate centre of 

England and Wales – not surprisingly when one considers the sheer amount of construction that’s been going on for 

the last 20 years.  

“But it seems that the price of land coupled with an anemic economy at the mercy of Brexit negotiations has led to 

a significant slowdown in new build real estate sales to commercial buyers. Just two years ago, more than a quarter 

of all new build sales happened within the M25; this year, fewer than a fifth are happening in the capital.  

”While new build real estate sales have significantly curtailed in London, key cities in the North of England have 

gone from strength to strength. The continuing regeneration of Liverpool’s city centre and docks has made it the 

hub for new real estate development over the last four years. And it shows no signs of abating this year, even in the 

face of Brexit malaise, neither do strong growth areas in Birmingham, Leeds and Salford.  

“The Northern Powerhouse is firing on all cylinders as more real estate is built and sold in the region – and if the 

plans for the Northern  rail improvements go ahead, we can expect the region to continue to eclipse London’s new 

build real estate market for years to come. 

“These figures should serve as a wake-up call to the commercial real estate sector. Developers, financiers and law 

firms that retain a ‘London-centric’ worldview are likely going to miss out on much of the new business that’s 

happening in England and Wales. We are seeing a revolution happening outside of the M25, and firms need to be 

dedicating more time and people-power to ensuring that they are looking outwards towards the growth and 

potential in the market in 2019 and beyond.” 

NOTES TO EDITORS 

METHODOLOGY 
Search Acumen’s Commercial Real Estate Insights examines trends in 
transactions of non-residential properties in England and Wales using HM 
Land Registry’s public Price Paid Data (PPD). The insights focus on PPD 
Category type ‘B’ transactions, the “Additional Price Paid entry” which 
includes transfers under a power of sale/repossessions, buy-to-lets (where 
they can be identified by a mortgage) and transfers to non-private 
individuals. Note that category B does not separately identify the 
transaction types stated. HM Land Registry has been collecting information 
on Category B transactions since October 2013. The insights have been 
designed by Instinctif Partners. While care is taken in its compilation, no 
representation or assurances are made as to its accuracy or completeness. 

1 – 2015 UK Government estimates for a hectare of industrial land in 
London were £2.73m; in 2017 a more detailed estimate put the average 
London hectare at £4.79m: 
https://www.gov.uk/government/collections/land-value-estimates 
 
For more information or media enquiries, please contact Lee Jones or 
Malini Parkash at Instinctif Partners on 0207 457 2020 or 
searchacumen@instinctif.com 

 twitter.com/SearchAcumen  

www.linkedin.com/company/search-acumen   

  

ABOUT US 
We are a property data insight and technology provider to conveyancers, 
solicitors and commercial property lawyers across the UK. Since taking 
our first order in October 2013, we have become the data supplier of 
choice for many leading residential and commercial firms.  
 
Our business is dedicated to transforming the information processes to 
enhance and accelerate the practice of property law by delivering 
organised and prioritised property data. Our growth and success rests on 
working with data owners to understand, shape and deliver datasets that 
are essential and insightful for the next generation of property lawyers.  
 
Our leadership team pioneered the original concept of property searches 
and built an entire industry in the process. Today we provide legal 
professionals with digital access to over 20 layers of essential property 
data on-demand, and we work closely with HM Land Registry and other 
forward-thinking organisations to revolutionise the experience of buying 
and selling property. Our Managing Director Andrew Lloyd is a founding 
member and board director of the UK PropTech Association and featured 
prominently in LendInvests’ most recent Top 25 Proptech Influencers. 
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