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My name is David Crooke, 
Managing Director of UPP 
Property Agents. Each month I 
share what is happening in our 
very own property market with 
all the owners & landlords in 
our area.

Our first issue was really well 
received, so thank you for 
your support, comments & 
indeed property questions!  
As requested, we now have a 
newsletter mailing list & you 
are welcome to contact us to 
ensure you receive the latest 
copy either in printed form or 
via email.

Please email me:  
David@upp-property.co.uk

And for more articles, advice  
& opinion, please visit my blog.

George Osborne’s autumn statement caused 
landlords to ask whether buy-to-let is a viable 
investment option when he announced that 
landlords, when buying another buy-to-let property 
from April 2016, will have to pay an additional 3% 
stamp duty on top of the standard rate.
So, for example, on a £124,000 property, the stamp 
duty goes from nil to £3,720. It becomes quite stark 
when you look at the middle market, so it means 
that the stamp duty bill for a £285,000 buy-to-let 
home will rise from the current £4,250 to £12,800 
from April next year.  

Some say property will be worth less because 
potential landlords will not be willing to pay as 
much for them, and if house builders or existing 
homeowners don’t feel they are going to get as 
much for them, then there is less motivation to 
build / sell them?... and the person we can blame 
for this is Osborne himself.

Back in 2012, he chose to utilise the British housing 
market to kick start the UK economy with subsidies, 
‘Funding for Lending’ and ‘Help-to-Buy’. However, 
whilst that helped the Tory’s get back into power 
in 2015, some say this impressive growth in the UK 
property market has been at the expense of pricing 
out youngsters wanting to buy their first home. 

Others say this is the ‘straw that breaks the camel’s 
back’, as over the next four years landlords will 
slowly lose the ability to offset all their mortgage 
interest against tax on rental income, after 
changes announced in the Summer Budget. At the 
moment landlords can claim tax relief on buy-to-
let mortgage monthly interest repayments at the 
top level of tax they pay (i.e. 40% or 45%). However, 
over the next four years this will reduce slowly to 
the basic rate of tax – currently 20%. 

Surely this is the end of buy-to-let? Hang on…before 
we all panic, let me give you another thought…

Stamp duty rules were changed in December 2014. 
Before then, landlords were eagerly buying up 

properties under the ‘old slab style stamp duty’ 
system. For example, the stamp duty bill on that 
£285,000 property was lower on the old slab style 
duty (pre Dec 2014), at £8,550, yet it isn’t a million 
miles away from new £12,800 stamp duty bill.

I believe that total returns from buy-to-let will 
continue to outpace other investments, such as the 
stock market, gilts, bonds and even pensions. Also, 
the best part about investing in property is that it 
is bricks and mortar. You can touch it, you can feel 
it, and it isn’t controlled by some city whiz kid in 
Canary Wharf. The British understand property 
and that goes a long way! 

Buy-to-let has enough impetus behind it that 
prospective landlords will continue to buy - even 
with a larger stamp duty bill. Landlords will need to 
be savvy with what property they buy to ensure the 
extra stamp duty costs are mitigated.

Buying buy-to-let property is a long term venture. 
In the past, it didn’t matter what property you 
bought or at what price – you would always make 
money. Now with these extra taxes, the adage of 
‘any old property will make money’ has gone out 
of the window. 

You wouldn’t dream of investing in the stock 
market without at least looking in the newspapers 
or taking advice and opinion from others, so why 
wouldn’t you take the same advice and opinion 
about buying a buy-to-let property in Rutland and 
Stamford?

HAS GEORGE OSBORNE KILLED  
BUY-TO-LET?
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Interestingly though, George has 
left a legal loophole in the new rules, 
because when it comes to selling 
up, landlords can offset purchase 
costs against any eventual capital 
gains tax, including stamp duty.



This has proved that capital growth increases faster in the more expensive 
South, but your investment money doesn’t go very far, meaning there 
won’t be as much rental yield from a 1 bed flat in Chelsea (2% pa at best) 
as a 2 bed semi in Stamford.

However, whilst the figure of 137.2% is an average for the area, certain 
areas of Stamford have seen capital growth much higher than that and 
other areas much worse (I have talked about those in previous articles).

My research reveals that Stamford apartments tend to generate a better 
yield than houses, probably because several sharers can afford to pay 
more than a single family. But houses tend to appreciate in value more 
rapidly and may well be easier to sell, simply because there are fewer 
being built.

Will Oakham house prices go up or down for the 3,248 Oakham 
homeowners and landlords?

The average Oakham property is 2.8% higher today than it was a year 
ago, which doesn’t sound a lot, but when you consider inflation is 
currently running at -0.1% (i.e. consumer/retail prices are dropping) and 
average salary growth is only around 2.5% pa.

This is bad news for first time buyers as property affordability continues 
to decrease (although I was reading in The Times the other day that wage 
inflation (i.e. salary growth) is showing signs of weakening).

Some commentators have said the higher stamp duty taxes announced 
a few weeks ago in the Autumn Statement for buy-to-let landlords will 
really dampen the property market, with concerns over first time buyer 
affordability and the outlook of UK interest rate rises in 2016. 

I believe the real issue in the Oakham property market is the shortage of 
property to buy, as people either worry there will be no suitable house to 
move to, or simply cannot afford to upgrade.

On the supply side, George Osborne said in his Autumn Statement that 
he will change the planning laws to ensure the government meets the 
pledge made at the General Election (back in May) of 200,000 new homes 
a year.  All I can say is “good luck George hitting those numbers, because 
houses take years to build, not months”. 

So, where does that leave us in Oakham in 2016?  Back in March 2012, 
168 properties were for sale in Oakham.  Today that figure is 122.

On the face of it, this means there is less choice for Oakham buyers, but it 
also means with a restricted supply of properties for sale it keeps property 
prices high for Oakham house sellers and pushes up rental prices.

So, back to the question everyone is asking – “What will happen to 
property values in Oakham in 2016”?  I am going to suggest they will rise 
between 2% and 2.5%. Nothing out of the ordinary, but unless something 
cataclysmic happens in the world, 2016 will be like 2015!
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‘The Council of Mortgage Lenders (CML)’ latest snapshot of the buy-to-
let mortgage market shows us that buy-to-let landlords haven’t been 
put off by the Chancellors announcements on the way buy-to-lets are 
taxed. 

Last month, The CML stated £1.4billion was borrowed by UK landlords to 
purchase 10,500 buy-to-let properties, that figure’s up 26.5% from the 
same month in 2014, when only 8,300 properties were bought with a 
buy-to-let mortgage.

Go back two years and the number of buy-to-let mortgages used for 
purchasing (not re-mortgaging) is 36.4% higher! Fascinatingly, the average 
amount borrowed has risen too. The average buy-to-let mortgage last 
month was £133,330, up from £128,480 a year ago.

In Stamford, I am speaking to more and more landlords, be they seasoned 
professional landlords or first time landlords, as they read reports that 
the Stamford rental market is doing reasonably well, with rents and 
property values rising. 

Interestingly, one landlord recently asked how much he should be paying 
per square foot (more of that in a second).

Over the last 20 years, property values in Stamford have risen by 137.2%, 
compared to Greater London’s 436.2%.

VALUES OF STAMFORD TERRACED HOUSES SMASH THROUGH £250/SQ FT
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WHAT DOES 2016 HAVE IN STORE FOR THE OAKHAM PROPERTY MARKET?

Now these are of course averages, but it gives you a good place to start 
from. For my opinion on rents being achieved on Stamford houses and 
apartments, and the yields that can be obtained, depending how many 
bedrooms there are, please visit my blog.

So what should you be buying in Stamford, and for how much?

Average apartments in the town are currently selling for 
approx. £278 / sq.foot. 

Stamford terraced homes, on average, sell for £237,000 or 
£254 / sq.foot.

Average Stamford semi-detached homes are approx. £218,600 
(and achieving £229 / sq.foot).

The first thing you have to decide is whether you want 
great CAPITAL GROWTH or great RENTAL YIELD, as 
intelligent landlords realise you can’t have both.

Back in March 2012, the average property in Oakham 
took 111 days to find a buyer.  The latest figures state 
this has dropped to 96 days, a drop of 14% in the time 
it takes to find a buyer. 

However, when you delve even deeper, the best 
performing type of property today in Oakham is the 
2 bed, which takes just 89 days to find a buyer (on 
average) compared to the 1 bed, which takes 210 days.

It just goes to show, even though the average has 
dropped since 2012, how varied that change has been!


