
In Edinburgh, a lack of homes 
being made available for sale 
has made the current market 
the most demand driven in a 
decade. The appetite of buyers 
after a lean Winter, and late 
Spring has moved the market 
in favour of sellers. In desirable 
locations, this is manifesting 
itself in competitive closing 
dates, often with 10+ serious 
bidders offering over the Home 
Report value, and with sellers 
able to choose offers from 
“chain-free” cash buyers.

This lack of supply means that 
currently there is a high level of 
unsated buying power in the 
Edinburgh market, with the 
number of properties being 
advertised for sale over £500k 
at its lowest levels in Edinburgh 
for five years, and 7% lower 
than last year. 

The level of undersupply 
varies across the city, but 
is most acute in desirable 
neighbourhoods for flats up to 
£500k, or in family locations to 
the south and west for homes 
over £500k. 

For sellers, this may present an 
opportunity to take advantage 
of this pent-up demand, before 
increased supply to the market, 
or unfolding Brexit negotiations, 
change market sentiment later 
in the year.
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Key Findings
• Demand for properties in desirable areas is at 

its highest level in a decade due to low supply. 

• In 2018, stock levels in Edinburgh’s most 
popular neighbourhoods are up to 1/3rd lower 
than the same time last year.  

• Strong demand has seen the rise of highly 
competitive  closing dates with 10+ offers 
above the Home Report value and sellers able 
to choose desirable terms.  

• At the top end of the Edinburgh market, 
private and off-market offers are increasingly 
common as buyers seek to avoid competition.  

• New build sales made up over 17% of the total 
value of property sold in Edinburgh in 2017, 
an increase from less than 10% 4 years ago.  
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Competition drives house price growth across the city
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The lack of homes coming to the market, 
particularly in popular neighbourhoods, 
and in price brackets over £500k, is 
leading to increasing competition, which is 
driving up prices as demand goes unmet 
and buyers are frustrated. The shortage 
of supply in the market has been most 
accurate over £250k, where supply has 
been falling year-on-year.

The New Town (EH3 6) saw supply in 
2017 fall 10% year-on-year and, in the 
opening months of 2018, the number of 
advertised properties for sale was 28% 
lower than the same period in 2017.  On 
the Southside, supply in The Grange (EH9) 

saw a 9% annual fall in 2017, with a 20% 
fall in EH9 1 at the start of 2018. EH9 2 
has stock levels 27% lower than the year 
before. In Morningside (EH10), available 
stock is 19% lower at the start of 2018 
compared to 2017.Moving west, family 
favourite Murrayfield (EH12 6) has the 
lowest stock levels it has seen in the past 
5 years. 

This pressure on supply is causing prices 
to rise across the city, but the particular 
undersupply and demand being seen in 
family neighbourhoods, like Murrayfield 
and the Southside, is reflected in the price 
growth shown below.

• The supply of homes over £250k 
in Edinburgh is falling, creating 
increased competition for available 
properties.  

• Desirable flatted markets such as 
Stockbridge and The New Town 
have seen annual falls and weak 
stock levels in 2018. 

• Competition in the family market 
is driving price rises in the popular 
southside of Edinburgh and to the 
west in Murrayfield. 
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Average House Price by Year, and Count of Sales
Average House Prices have risen across the city

New Build Rising 
A by-product of the low supply of 
second hand stock coming to the 
market, and the legacy of improving 
market sentiment that began in 
2013, has meant that new build 
supply is currently experiencing a 
more prominent position within the 
Edinburgh market. With major planning 
applications often taking over a year, 
combined with land purchase and 
development time, the delivery of 
a site can often take 2-3 years. This 
meant that, when market sentiment 
improved in 2013/14, and developers 
increased their activity, the output 
of this arrived in the market over the 
course of 2016 and 2017. In 2013, new 
build sales made up less than 10% of 
the value of property sold in Edinburgh, 
but in 2017 it was over 17%.

Distribution of New Build Sales by price bracket
New build in 2017 saw increased activity between £400k - £700k
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The chart below shows the rolling total 
of properties advertised in the previous 
year in Edinburgh by price bracket, and 
compares this to the total number of 
properties sold in 2014, the year before 
the introduction of LBTT. This rolling 
approach is done to flatten-out the 
seasonal spikes and the ups and downs 
caused by the introduction of LBTT, 
the UK elections, the EU Referendum 
and Indy Ref, to reveal long-term supply 
trends in the market. The supply of 
properties in price brackets below £500k 
has risen and fallen but is now at a higher 
level than in 2014. 

A clear uptick in supply in 2017, especially 
between £250k and £350k, moved  
overall market supply above  £250k, 
and ahead of 2014 levels, even if only 
marginally. 

In price brackets above £500k this 
pattern is noticeably different, with stock 
levels well down on 2014 levels, even 
though there was strong sales activity 
and an upturn over the course of 2017. 
It is this combination of historically low 
supply, coupled with clear appetite, that is 
currently shaping the market, especially 
in desirable locations.

Rettie & Co.

Prime housing stock for sale remains below pre-LBTT levels
• Prime housing stock for sale above 

£500k in Edinburgh in 2017 is down 
7% annual, and 13% down on the 
same period in 2014.  
 

• Strong competition in the 
Edinburgh housing market is being 
driven by a demand and supply 
imbalance.  

• Stock levels above £500k remain 
below pre LBTT levels, which is 
creating acute demand in key 
neighbourhoods.

Index of properties advertised for sale in Edinburgh by price bracket 
12 month rolling count of sales indexed on 2014 base

The supply of property over £500k has been weak, driving competition All Sales over £250k
£250k to £350k
£350k to £500k
£500k to £750k
£750k to £1m
Over £1m
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Demand drives average rent rises across the city
Low supply has seen rents rising across the city
Year-on-year change in average rent of 1&2 Beds in Edinburgh Q1 2018 vs Q1 2017
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Much like the sales market, the rental 
market has seen strong demand, with 
the number of 1 & 2 bed properties 
8% lower at the start of 2018 than the 
same time last year. This lack of supply 
may be the result of the cumulative 
changes which have come to the 
Private Rental Sector (PRS), including 
changes to tax, increased purchase 
costs for additional properties, changes 
to private tenancy legislation, and the 
rise of Airbnb, making the sector less 
attractive for some traditional private 
landlords. Combine this with a buoyant 
sales market, then there may be the 
opportunity for those looking to leave 
the PRS, or restructure and deleverage 
their portfolios, to achieve a strong sale 
price.

Source: Citylets
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The Edinburgh Team

Simon Rettie
Managing Director
0131 220 4160
simon.rettie@rettie.co.uk

Gavin Smith
Associate Director
0131 2624 4081
gavin.smith@rettie.co.uk

Maria Ponte
Senior Sales Negotiator
0131 624 9085
maria.ponte@rettie.co.uk

Ricardo Volpi
Sales Negotiator
0131 624 4061
ricardo.volpi@rettie.co.uk

James Whitson
Director
0131 624 9068
jamies.whitson@rettie.co.uk

Max Mills
Director
0131 624 9045
max.mills@rettie.co.uk

Nick Watson 
Director New Homes
0131 624 9042
nick.watson@rettie.co.uk

Laura Mathieson
Sales Negotiator
0131 220 4160
laura.mathieson@rettie.co.uk

Andrew Smith
Country House Sales
0131 220 9087
andrew.smith@rettie.co.uk

Calum Miller
New Homes Manager
0131 624 4076
calum.miller@rettie.co.uk

30b Drumsheugh Gardens
West End
Offers Over £595,000
2 Beds, 2 Reception

Ann Street
Stockbridge
Offers Over £1,550,000
5 Beds, 3 Reception

3/3 Ainslie Place
New Town
Offers Over £875,000
5/6 Beds, 2/3 Reception

23c/4 Ravelston Park
Ravelston
Offers Over £695,000
4 Beds, 3 Reception

Flat 1 Royal Mile Mansions
Old Town
Offers Over £450,000
2 Beds, 1 Reception

33 Atholl Crescent Lane
West End
Offers over £425,000
4 Beds, 1 Reception

3a/1 Tipperlinn Road
Morningside
Guide Price £600,000
3 Beds, 1 Reception

Donaldsons
Wester Coates

Craighouse
Morningside

Liberton Grange
Liberton

Sold

Sold

19 Cumin Place
The Grange
Offers Over £1,450,000
4 Beds, 3 Reception

Prices from £450,000
Apartments

Prices from £520,000
Apartments & Townhouses

Prices from £575,000
Detached Houses

Karen Turner
Director of Lettings
0131 622 4160
karen.turner@rettie.co.uk

Charles McCosh
Lettings & Investment Valuer
0131 622 4160
charles.mccosh@rettie.co.uk

 Westerlea, Ellersly Road
Murrayfield
Prices from £475,000
Apartments & Mews
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