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London sees biggest house price premium as households still
attach significant value to transport links despite the pandemic

e £46,800 premium in London for property
500m from nearest station, compared with a
similar property 1,500m (1.5km) away

e Slight increase in London premium to 9.7%
from 8.6% in 2019/20

e £11,400 in Glasgow and £11,000 premium in
Greater Manchester on comparable basis

e Glasgow sees biggest increase in premium
(7.2% up from 3.5% in 2019/20)

e Manchester premium falls to 6.1% (from
9.0% in 2019/20)

Commenting on the figures, Andrew Harvey,
Nationwide's Senior Economist, said:

“We've analysed how the proximity to either a metro or
railway station has impacted property prices in London,
Manchester and Glasgow, after taking account of other
property characteristics, such as type, number of bedrooms
and local neighbourhood. This latest report is an update of
the feature we published in 2019 (available to view online).
Our analysis is based on transactions in the period April
2020 to March 2021, and which should therefore incorporate
any shifts in housing preferences as a result of the pandemic.
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“London homebuyers still appear willing to pay a significant
premium for being close to a station compared with those in
Glasgow and Greater Manchester. This probably reflects the

greater reliance on public transport in the capital, with
residents less likely to drive.

“The pandemic does not appear to have reduced the
desirability of being close to a station in London, despite
reduced public transport usage. Indeed, our analysis
suggests the premium has actually increased slightly
compared with pre-pandemic levels.

“We've also seen a noticeable increase in the premium to be
located close to a station in the Greater Glasgow area, but in
Greater Manchester, homebuyers appear to be placing a little
less value on being close to a rail or tram stop compared to
before the pandemic.

Londoners still pay a significant premium
to live near a tube or train station

“Our research indicates that homebuyers in the capital
continue to pay a significant premium to be close to a
station. A property located 500m from a station attracts a
9.7% price premium (approximately £46,800 based on
average prices in London) over an otherwise identical
property 1,500m from a station.
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“The illustration on the previous page shows the price
premium for similar properties at various distances from a
tube or railway station (relative to a property 1,500m away).
As you might expect, the premium buyers are willing to pay
increases as you move closer towards a station. A property
located 1,000m away commands a 4.3% premium, at 750m
this increases to 6.8%, while a property 500m from a station
attracts a 9.7% premium.

“Our analysis suggests that there has actually been a slight
increase in station premiums in London compared with pre-
pandemic levels. In 2019-20, a property located 500m from
a station attracted an 8.6% premium over a comparable
property 1,500m from a station.

“It would appear that those buying in the capital continue to
value accessibility to rail and tube links. And while public
transport utilisation remains well below pre-pandemic levels,
TfL reports that the re-opening of shops, pubs and
restaurants has helped boost Tube usage.

Which line is associated with the highest house
prices?

“The Circle line serves the capital’s most expensive areas
taking in much of central London and also parts of west
London. Average house prices are around £850,000 in
areas where the nearest station is on the Circle line.

“Of all the London Underground lines, average house prices
are least expensive where the nearest station is on the
Metropolitan line. This probably reflects that it stretches
towards the outer suburbs, with only a short section in
central London.

Line (nearest station)

Circle £852,000
B Bakerloo £685,000
B victoria £641,000
B nrorthern £615,000
B Jubilee £594,000
. Docklands Light Railway £561,000
B Piccadily £550,000

Hammersmith & City £546,000
B District £537,000
. Overground £536,000
B central £502,000
B Metropolitan £474,000
B i rai £395,000

“The lowest average house prices amongst TfL served routes
are currently found where the nearest station is operated by
TfL Rail, ahead of the introduction of Crossrail services. TfL
currently runs services from Liverpool Street to Harold Wood
(and onward to Shenfield in Essex) and from Paddington to
Heathrow Airport (via Ealing) and also to West Drayton (and
onward towards Reading in Berkshire).

“The lower prices for TfL Rail may reflect that most of these
stations are outside of central London and that delivery of the
Crossrail project remains behind schedule.

Increase in premium for rail links in
Glasgow

“Glasgow has the largest network of suburban railway lines
in the UK outside of London. Within the Greater Glasgow area
there are around 155 railway stations with a further 15
subway stations in Glasgow city centre.

“Interestingly, it appears that homebuyers are now willing to
pay a greater premium to be close to a railway or subway
station compared with the pre-pandemic period.

“Our research suggests homebuyers in 2020-21 paid a 7.2%
price premium (approximately £11,400 based on average
prices in the region) over an otherwise identical property
1,500m from a station. This compares with a 3.5% (£5,200)
premium based on those buying in 2019-20.

“It is perhaps surprising that the premium for transport links
in Scotland’s largest city has increased despite the reduction
in public transport usage. But it would appear to suggest
that those who are buying do still value these links and
expect to use them again in the future.

“Indeed, pre-pandemic, Glasgow and the surrounding area
saw a much higher proportion of people using trains to travel
to work than other parts of Scotland.

“The districts best served by the network include Glasgow
City, Inverclyde and West Dunbartonshire, where around
90% of properties are within 1.5km of a station. Both the
latter contain many of Glasgow’s commuter towns and
villages and are well connected by the main railway lines
skirting the River Clyde.
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Tram & rail links in Greater Manchester
attract premium amongst homebuyers

“Greater Manchester is served by an extensive network of
railway and tram lines. Recent years have seen a further
expansion of the Metrolink network to Manchester Airport
and the opening of the ‘Second City Crossing’ and most
recently the Trafford Park line.

“Our research suggests that while homebuyers are still
willing to pay a premium to be close to either a Metrolink or
railway station, this has fallen since the onset of the
pandemic.

“A property located 500m from a station attracts a 6.1%
price premium (approximately £11,000 based on average
prices in the region) over an otherwise identical property
1,500m away.

“Our analysis suggests this has fallen from pre-pandemic
levels when the premium was as high as 9.0% (based on
transactions in 2019-20). While we can’t be certain why the
premium has fallen, it is possible that priorities for
homebuyers in the Greater Manchester area have changed
during the pandemic, with a greater emphasis placed on
things like local amenities and access to outdoor space.”
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The methodology correlates the price paid for a property against the set of property characteristics (including the property type, age, number
of bedrooms and floor area), locality (local neighbourhood as described by ACORN) and the distance from the nearest station. For each case in
the sample, the straight line distance to the nearest station. Our research is based on the proximity to the station and does not take account of
the service provision or indeed the typical travel time to city centre. Only properties within 5km of a station were included.

The data was drawn from Nationwide’s house purchase mortgage lending at the post survey approvals stage in the periods April 2019 to
March 2020 and April 2020 to March 2021.

For London, the sample only includes properties located within the London boroughs, so excludes some of the outer extremes of the London
Underground network (for example Metropolitan line stations in Hertfordshire). We include London Underground, Docklands Light Railway,
London Overground and National Rail stations.

In Manchester, the sample covers properties located within the Greater Manchester metropolitan boroughs (Manchester, Bolton, Bury,
Oldham, Rochdale, Salford, Stockport, Tameside, Trafford & Wigan). We include Manchester Metrolink stops and National Rail stations within
Greater Manchester, except Denton and Reddish South stations due to the exceptionally limited service provided.

In Glasgow, we use the Greater Glasgow area which covers Glasgow City, Inverclyde, West Dunbartonshire, East Dunbartonshire, East
Renfrewshire, Renfrewshire, South Lanarkshire & North Lanarkshire. We include Glasgow Subway and National Rail stations within this area.

More information on the house price index methodology along with time series data and archives of housing research can be found at
www.nationwidehousepriceindex.co.uk

Legal Information

The Nationwide House Price Indices are prepared from information that we believe is collated with care, but no representation is made as to
their accuracy or completeness. We reserve the right to vary our methodology and to edit or discontinue the indices at any time, for regulatory
or other reasons.

Persons seeking to place reliance on the Indices for any purpose whatsoever do so at their own risk and should be aware that various factors,
including external factors beyond Nationwide Building Society’s control might necessitate material changes to the Indices.

The Nationwide House Price Indices may not be used for commercial purposes including as a reference for: 1) determining the interest
payable, or other sums due, under loan agreements or other contracts relating to investments 2) determining the price at which investments
may be bought or sold or the value of investments or 3) measuring the performance of investments.

Nationwide Building Society is the owner of the trade mark “Nationwide” and all copyright and other rights in the Nationwide House Price
Indices.

The application of the I0SCO Principles on financial benchmarks to the NHPI is more fully set out in our statement regarding I0SCO Principles.
Nationwide considers that its arrangements for administration of the NHPI comply with the 10SCO Principles in a proportionate manner
having regard to the nature of the index.

Commentary and other materials posted on our website are not intended to amount to advice on which reliance should be placed or an offer
to sell or solicit the purchase by you of any products or services that we provide. We therefore do not accept any liability or responsibility
arising from any reliance placed on such materials by any visitor to our website, or by anyone who may be informed of any of its contents.
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