Why Manchester?

Introduction

Manchester has emerged as one of the UK’s most compelling buy-to-let markets. Once
overshadowed by London, this Northern powerhouse now boasts a combination of high rental
yields, rapid property price growth, and robust economic fundamentals that experienced
investors seek. Recent data shows Manchester leading on many fronts — from annual house
price increases to rental growth — even as London’s growth has plateaued. '? The city’s relative
affordability, massive regeneration initiatives, and thriving job market all underpin a

strong investment case for buy-to-let residential properties especially 2-4 bed terraced and
semi-detached houses in Manchester’s high-growth neighbourhoods. In short, Manchester
offers the rare blend of strategic growth potential and attractive income returns that is drawing
professional investors’ attention.

Key Highlights:

Stronger Growth Trajectory: The North of England (led by Manchester) has been outpacing the
South in recent years, with Manchester regularly topping UK city growth rankings ' Annual house
price growth in the Northwest region was about 8.0% as of early 2025 - far above London’s
nearly flat 1.7% growth 2.

High Rental Yields: Manchester offers some of the highest rental yields in the country,
averaging around 6.3%, the strongest in England and Wales 3. This greatly exceeds yields in
prime London areas (often only ~3-4% 3, reflecting better rental income relative to property
prices.

Affordable Entry Point: Property in Manchester remains much more affordable than in London.
Average house prices in the city (circa £235k) are less than half the London average

(over £523k), while average rents are roughly 60% of London levels #°. This affordability gap not
only means lower capital outlay for investors but also signals room for further capital growth as
demand rises.

In the following sections, we delve deeper into Manchester’s market dynamics compared to
London and the rest of the UK, examine historical performance and future projections, and
highlight the key drivers powering Manchester’s rise — from population and employment growth
to infrastructure and regeneration. All insights are backed by government data and reputable
research to provide a data-driven, strategic overview for investors evaluating buy-to-let
opportunities in Manchester.
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Manchester vs. London vs. UK: Market Performance

Historical and Recent Growth Dynamics

For much of the 2000s, London led the UK’s property boom, with some boroughs seeing price
increases above 600% since 2000 '. However, in more recent years the trend has shifted. House
price growth in London has slowed significantly, while cities in the North and Midlands have
taken the lead '. As Savills observed, the rise of “aspirational living” beyond the capital has
seen regional cities like Manchester, Bristol, Bath, and York outperform the rest of the UK in
property price growth .

Now, the North of England continually outshines the South, led by Manchester. Manchester has
regularly topped Zoopla’s index of the 20 fastest-growing UK cities, and both the Northwest and
Northeast of England have recently ranked ahead of other regions on property market
performance '. This is a marked reversal from a decade ago, indicating a structural shift in
growth dynamics: investors are increasingly looking outside London for superior capital
appreciation.

Recent data underscores this shift. As per the government published statistics, in the 12
months to February 2025, Northwest England (Manchester’s region) recorded the highest house
price growth of all English regions at 8.0%, while London was the lowest at just 1.7% 2. The UK
average stood around 5.4% %, meaning Manchester’s region grew roughly five times faster than
London’s on an YoY basis. This trend follows several years of the Northwest consistently
outpacing the South. Manchester’s local housing data show the city’s average house price in
early 2025 was £246,000, up 6.9% year-on-year— a robust rise, sitting slightly below the broader
Northwest region’s surge °. London, by contrast, has seen minimal growth or even stagnation in
many areas recently 2. The chart below illustrates the stark contrast in annual price growth:
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Annual house price growth (year to Feb 2025) in the Northwest vs. UK average vs. London. The
Northwest — which includes Greater Manchester — led with 8.0% annual growth, far surpassing
London’s 1.7%, and outpacing the UK’s overall 5.4% rate 2. This reflects a multi-year trend of Northern
regions, especially Manchester’s market, outperforming the capital in percentage growth.



Such performance is not just a one-year anomaly. Over the medium term, Manchester’s growth
has been impressive. For example, even through turbulent recent years, Manchester’s house
prices rose ~16% from 2021 to 2024, in line with the wider Greater Manchester area’s ~16.7%
gain in that period ’. By September 2024, the average house price in the city was around
£250,600, according to the UK House Price Index, which represented strong growth despite the
pandemic and economic uncertainties ’. This outperformance is often attributed

to Manchester’s strong demand fundamentals and relative value, as discussed later.

Rental Market Trends

Manchester’s buoyant market extends to rental performance, which is crucial for buy-to-let
investors. Rental demand in Manchester has surged, pushing rents sharply higher. As of early
2025, private rents in Manchester were rising around 9-10% annually é. The average monthly
rent reached £1,310 in March 2025, up 9.5% from a year earlier ¢. Notably, Manchester’s rent
growth has even outpaced the strong rental growth of ~8-9% seen across the Northwest region
8. This points to exceptionally high demand for rental housing in the city, driven by a growing
population of students and young professionals, as well as limited housing supply.

London’s rental market has also seen a post-pandemic bounce (with rents up ~11% in 2024 in
some areas) °, but the absolute rent levels in London are vastly higher. In January 2025, the
average rent in London was about £2,227 per month, the highest in the country é. Manchester’s
average rent, by comparison, is roughly 60% of London’s. The important takeaway for investors
is that Manchester’s rents are high relative to its property values, which translates into stronger
rentalyields (as detailed in a later section). Moreover, with rents rising nearly double-digits
annually, rental incomes for landlords are growing significantly — a key factor for long-term
investment returns and cashflow.

Outlook and Projections

Allindicators suggest that Manchester’s outperformance is set to continue into the coming
years. Multiple forecasts by reputable analysts predict higher growth in Manchester (and the
Northwest) than in London or the South. For example, property consultancy JLL projects
Manchester to be one of the UK’s top two cities for price growth in the medium

term, forecasting about +19.3% house price growth from 2024 to 2028 * This exceeds

the national average forecast of +17.6% over that period . It means Manchester is expected
to outpace even other strong regions by 2028, reflecting confidence in the city’s trajectory.

Similarly, Savills’ latest five-year outlook is bullish on the Northwest. Savills estimates

that Northwest England house prices will climb nearly +29.4% by 2029, the highest of any
region in the UK &, This is well above the UK-wide projected growth of ~23.4% in the same period
8. In essence, Savills sees Manchester’s region as “the absolute standout star” for capital
growth through the latter half of this decade 8. By contrast, London’s growth is expected to be
more modest — constrained by its high starting prices and affordability limits. (Indeed, Savills
forecast London to underperform the national average, e.g. ~3% growth in 2025 vs 4%
nationally &, and a cumulatively smaller five-year rise.)

lllustrative 5-Year Growth Forecasts:

¢ Northwest (Manchester) - ~29% (2024-2029): Savills expects “affordable regions” like
NW to lead the country, as buyers gravitate to better value areas 8.



o UK Average —~23% (2024-2029): The national market is set to rebound as interest rates
stabilize &, but growth will be unevenly distributed.

e London-~15-18% (2024-2029): Forecasts for London remain more conservative
(Savills sees ~3% in 2025; JLL ~19.9% by 2029) 8, reflecting the capital’s affordability
constraints.

e Rental Growth - ~4% annually (Manchester): JLL also predicts Manchester’s rents to
rise ~4.0% per year to 2028, among the fastest in the UK *, driven by chronic supply
shortages.

Of course, forecasts are not guarantees. But the consensus among experts is

clear: Manchester is poised to deliver above-average capital appreciation and rental growth in
the mid-term, supported by strong local fundamentals. For investors, this means the city offers
not just high current yields, but also significant upside potential in property values looking 5-10
years ahead. The next sections explore why Manchester’s market is so well-positioned -
examining the core drivers from demographics to development that differentiate Manchester
from other UK regions.

Key Drivers of Manchester’s Property Market Growth
Population Growth and Demographics

Manchester’s population is booming, fuelling housing demand. The city’s population
increased by nearly 10% between the 2011 and 2021 censuses (rising from ~503k to 552k
residents) °. This growth rate (~9.7%) was well above the national average (6.6%) and even
outpaced the overall Northwest region’s growth '°. Greater Manchester (the 10-borough city-
region) reached ~2.87 million people by 2021, up ~6.9% in a decade '°. Notably, the urban core
has expanded fastest — Manchester is attracting students, young professionals, and families at
a higher rate than many other UK cities. In fact, Manchester is now the UK’s third largest urban
area (after London and Birmingham) and closing the gap: as of 2021 it had ~2.54 million in its
broader metropolitan area, up 7.4% from 2011"".

This trend of urban migration and concentration of talent in Manchester is expected to
continue. A significant youth population (fed by Manchester’s large universities and colleges)
and high graduate retention contribute to household formation and rental demand. The city’s
median age is relatively young, and a large share of residents are in prime renting age (20s and
30s), which bolsters the private rented sector. According to a Deloitte city survey, Manchester’s
city-centre population is set to swell by an additional 20,000 people in just the next three years
2_ a remarkable influx. However, only about 11,750 new homes are in the pipeline for that same
period "2 This imbalance between population growth and housing supply suggests sustained
pressure on housing, keeping rents and prices on an upward trajectory. Indeed, this demand
pressure is already evident: recent figures showed Manchester’s rents jumping ~19.6% in a year
(a “freak” rise), in part due to a shortage of new stock to accommodate all the new residents 82,

In short, Manchester’s demographics are a recipe for strong housing demand: a growing
population, youthful workforce, and increasing urban living preferences. By contrast, many
parts of Southern England face stagnating populations or an aging demographic, which can
dampen housing demand. Manchester’s population story — of growth above the national rate
and a relatively young population (20s and 30s) — is a fundamental pillar supporting its buy-to-
let market.



Economic Strength and Employment Hubs

Manchester is often dubbed the UK’s “second city” economically, and for good reason. Itis
the largest city economy outside London, with a Gross Value Added (GVA) of around £78.7
billion — bigger than the entire economy of Wales or Northern Ireland '®. The city-region has
transformed from its post-industrial doldrums into a modern services and tech hub,
contributing disproportionately to growth. In the decade to 2020 alone, Greater Manchester’s
economy expanded by 39% (from £53.9bn to £78.7bn) 3. This outpaced the UK average and
underscores Manchester’s role as one of the major drivers of UK growth, especially in the
North.

Notably, job creation in Manchester has been prolific. Between 2002 and 2015, employment in
the Greater Manchester area grew by 84% *'—roughly double the jobs growth rate of the North in
that period. More recently, despite national headwinds, Manchester has continued adding jobs
at arapid clip. The city has attracted a who’s-who of corporate names and high-growth
industries: for instance, Amazon, Google (its only UK office outside London), Microsoft, the
BBC’s MediaCity hub, ITV’s northern base, and major facilities for AstraZeneca and others are
all in Greater Manchester *2. These investments have created thousands of well-paid jobs in
tech, media, finance, and advanced manufacturing, solidifying Manchester’s status as

the business powerhouse of the North *.

Looking ahead, independent forecasts see Manchester’s economic momentum enduring. A
recent EY report projects Manchester’s economy to grow ~2.5% annually from 2024 to 2026,
comfortably above the UK average ~2.1% '2. Crucially, EY anticipates Manchester will lead the
country in employment growth, with job numbers rising by 1.8% per year (versus 1.3%
nationally) over 2024-26 "2, If realized, this means tens of thousands of new jobs in just a few
years, further boosting housing demand. Even during the HS2 rail debate, analysts noted that
Manchester “does not need HS2 to determine its prosperity” —it’s already a booming economic
hub on its own '2. Indeed, Greater Manchester is currently described as the fastest growing
economy in the UK and the top region for foreign direct investment outside the capital .

The implications for property investors are clear: where jobs go, demand for housing follows.
Manchester’s diverse economy — spanning financial services, digital and creative industries,
biotech, advanced manufacturing, and more - provides a broad employment base that attracts
professionals and families. The emergence of new employment centres (e.g. the £1.5bn ID
Manchester innovation district, the NOMA commercial quarter, and expansions in Salford’s
MediaCity) further spreads prosperity across the metro area '. This means high demand not
justin the city core, but also in suburban neighbourhoods and satellite towns that offer
reasonable commutes. For buy-to-let investors, Manchester’s strong economy translates
into low vacancy rates, steady rental uptake, and confidence in future house price
appreciation in line with income growth. It’s a virtuous cycle: jobs fuel population and income
gains, which fuel housing demand and price growth — a cycle very much in evidence in today’s
Manchester.

Regeneration and Development Projects

Underpinning Manchester’s renaissance is an unparalleled wave of regeneration projects and
public-private investment. The city and the Greater Manchester Combined Authority (GMCA)
have embarked on an ambitious strategy to transform former industrial lands, upgrade urban
infrastructure, and create whole new districts — directly boosting property values in the process.
Greater Manchester’s leaders recently unveiled a trailblazing 10-year plan to deliver tens of



thousands of new homes and jobs across six major “Growth Locations” in the city-region ™°.
This plan will leverage £10 billion of investment with the aim of building around 75,000 new
homes over the decade and creating vast new commercial spaces '. It represents development
“at a pace and scale not seen before in our lifetime,” according to Mayor Andy Burnham 6. For
investors, these regeneration efforts are crucial: they often catalyse local property markets,
improving infrastructure and amenities, and making previously overlooked neighbourhoods
highly desirable.

Crucially, Manchester’s regeneration is not just talk — it’s happening on the ground. Anyone
visiting the city will notice cranes dotting the skyline and new infrastructure emerging. From the
£1bn NOMA project reshaping Manchester’s northern quarter, to Spinningfields’ evolution into
a financial centre, to the Ancoats & New Islington area’s rebirth as a trendy residential enclave,
Manchester has a proven track record of delivering large projects that uplift local property
markets. The city council also actively supports brownfield redevelopment and has secured
government funding (e.g. £3 million for housing on brownfield sites recently) to kickstart
projects V7.

For investors, the impact of regeneration is twofold: capital growth potential and tenant appeal.
Areas undergoing regeneration often see above-average house price growth as new amenities,
transport links, and jobs boost desirability. For example, Salford and Oldham - two Greater
Manchester areas highlighted as investment hotspots — combine ongoing regeneration with
affordable starting prices (Oldham’s average house price is ~£195k yet saw 4.2% annual growth
recently) . Meanwhile, regenerated areas also attract renters willing to pay a premium to live
near new facilities (e.g. renters have flocked to MediaCityUK and central Salford for its
amenities and proximity to jobs). In sum, Manchester’s £10bn regeneration pipeline is set to
both broaden and deepen the city’s property market, offering investors a chance to ride the
wave in multiple neighbourhoods across the region.

Transport Infrastructure and Connectivity

Modern infrastructure is the skeleton of a thriving city, and Manchester has been aggressively
improving its transport connectivity — another key factor behind its property market strength.
While the headline-grabbing national project (HS2 high-speed rail) had promised to slash
Manchester-London travel times, its future is uncertain after the planned leg to Manchester
was cancelled in 2023. Nonetheless, Manchester’s connectivity has continued to advance
through regional initiatives, and the city remains exceptionally well-linked for business and
living.

Manchester Airport is a major asset. It is the UK’s busiest airport outside London, offering direct
flights to over 200 destinations worldwide. The GMCA'’s growth strategy explicitly leans

on “Manchester Airport’s international connectivity” as a driver for the Southern growth
corridor, spurring investment around the airport and nearby towns '°. For property investors,
proximity to the airport (and the related Airport City business park) means steady demand from
airport staff and associated industries, as well as excellent transport for tenants. The airport is
undergoing expansions and has improved transport links (e.g. a direct rail station, tram
connection), effectively bringing global connectivity to Manchester’s doorstep.

Within the city, the Metrolink tram network has become the largest rapid transit system in the
UK, spanning 99 stations and continually expanding. In recent years, lines were extended to
Trafford Centre and a new line to Stockport is planned, significantly enhancing access to key
employment and retail zones. Reliable tram connectivity boosts property values in suburbs on



the network (e.g. Chorlton, Didsbury, Altrincham), as renters and buyers prize the easy
commute. Similarly, ongoing upgrades to rail infrastructure (the Northern Hub project) have
improved train capacity across Manchester. The completion of the Ordsall Chord rail link now
allows trains to directly connect Manchester’s two main stations (Piccadilly and Victoria) for
the first time, cutting journey times and opening new routes. Meanwhile, the TransPennine
Route Upgrade currently underway will electrify and speed up rail services between
Manchester, Leeds and York - effectively knitting the Northern cities closer together and
enlarging Manchester’s commuter catchment.

On the horizon, even without HS2, the government has signalled alternative investments via a
“Network North” plan to improve intercity links and local transport in lieu of the high-speed line
2 This could mean further enhancements to regional rail and road networks. In the

meantime, Manchester isn’t waiting—it has become the first city-region outside London to get a
franchised integrated bus system (the Bee Network), re-regulating buses to improve service
coordination. This, along with new cycling infrastructure and plans for congestion reduction,
will make the city more navigable and improve quality of life — factors that subtly support
property values.

The bottom line is that Manchester today is far better connected than a decade ago and still
improving. Its central location means London is just about 2 hours away by existing fast trains,
and key cities like Liverpool, Leeds, and Birmingham are within an hour’s travel — attractive for
businesses and commuters alike. Strong transport links expand the range of viable buy-to-let
locations (for instance, towns like Bolton or Rochdale benefit from being 20-minute train rides
from central Manchester). Investors can thus target a variety of neighbourhoods, confident
that Manchester’s connectivity and infrastructure will continue to underpin housing

demand across the region.

Rental Yields and Relative Affordability

One of the most compelling draws for buy-to-let investors in Manchester is the excellent rental
yield profile, especially when compared to London and the South. Simply put, investors can

get more rental income per pound of property price in Manchester than almost anywhere else in
the UK. Recent analysis found that Manchester offers the highest average rental yields in
England and Wales, at about 6.35% gross annually 3. This figure, derived from government data
by property analytics firm Cohab, placed Manchester top of the league for landlord returns ®. By
contrast, even in London’s improving rental market, typical yields in many boroughs remain in
the 3-4% range (e.g. Westminster ~4.4%, Kensington ~3.9%) . In other words, a property
investor in Manchester can potentially earn roughly double the rental yield of a prime central
London investor.

The reasons for this yield premium tie back to Manchester’s affordability advantage. Housing is
significantly cheaper relative to incomes in Manchester, while rents, though lower than
London’s, are not proportionally as low. According to the Office for National Statistics,

the median house price-to-earnings ratio in Manchester was about 6.46 in 2024 8, This means a
typical home costs ~6.5 times the median full-time salary in the area — which is more affordable
than the England average (7.7) and far below London’s ratio (~11.1) ®'® (London’s affordability
ratio had peaked even higher, at 12.9 in 2021, before slightly easing to 11.1 by 2024 '°. The
comparatively low purchase prices in Manchester, combined with healthy rent levels, produce
superioryields.
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To illustrate: the average property price in Manchester is around £240k-£250k, whereas in
London it’s about £500k-£530k “. Yet the average monthly rent in Manchester (£1,300) is well
over half of London’s (£2,200) “°. This means an investor can buy two Manchester houses for
the price of one London house, but each Manchester property might generate ~60% of the rent
of the London property. The math clearly favours Manchester for yield.
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Comparison of average house prices and rents in Manchester vs. London. Manchester’s average
house price (£235k) is less than half of London’s (£523k), yet its average monthly rent (£1,310) is around
60% of London’s (£2,227) *®. This imbalance results in considerably higher gross rental yields in
Manchester (~6%+ on average) compared to London (~3-4%). The city’s affordability and strong rent
levels make it especially attractive for yield-focused investors.

High yields offer multiple benefits to investors. Firstly, they provide a better buffer against
interest rate rises — an important consideration in the current higher-rate environment.
Investors in Manchester can cover mortgage costs more easily from rental income than those in
low-yield areas. Secondly, strong yields often indicate that a market is underpriced relative to
its fundamentals (rent reflects local incomes and demand; if yields are high, it suggests prices
have room to rise to equilibrate). Indeed, some analysts view Manchester’s yield spread as a
signal of future capital growth potential, as more investors flock to capture those returns.

It’s worth noting that yields in Manchester have been rising recently as rents jump faster than
prices. The latest data showed yields in many Manchester neighbourhoods increasing year-on-
year. In fact, 2025 marked the highest average buy-to-let yields in 14 years nationally (thanks to
the rental boom) %, and Manchester led that trend.

Finally, Manchester’s overall affordability and value proposition means a lower entry point for
investors. Not only can investors diversify (buy multiple units for the cost of one in London), but
it also implies less downside risk. In a downturn, markets like London with very stretched price-
to-income ratios often see sharper corrections, whereas Manchester’s market, with prices
more in line with local earnings, tends to be more resilient. Additionally, from a social
perspective, Manchester’s more moderate housing costs suggest ongoing policy support for
development and investment, as the city still needs more housing (and welcomes investor



contributions to rental supply) to meet demand - unlike in overheated London where policy has
sometimes been less landlord-friendly.

In summary, Manchester offers a rare combination of high yield and growth. Investors can enjoy
strong rental returns immediately, helping cash flow, while also positioning themselves for
capital appreciation as the city grows. This dual appeal - income today and growth tomorrow —
is what makes Manchester stand out strongly against London and many Southern markets for
UK-based professional investors.

Conclusion

Manchester’s residential buy-to-let proposition is underpinned by compelling, data-driven
fundamentals. The city is growing faster than almost anywhere else in the UK - its house prices
are rising more quickly, its rents are climbing steeply, and its economy is expanding robustly,
outpacing national averages 2'2. Unlike more mature markets, Manchester still offers significant
headroom for growth: property values remain affordable relative to incomes (median price-to-
earnings ~6.5)'®and relative to other regions, giving space for further appreciation as demand
increases. At the same time, investors benefit from country-leading rental yields (~6%+) ®and a
deep pool of tenants, from students to young professionals to families, eager to rentin
Manchester’s thriving neighbourhoods.

Several strategic drivers reinforce Manchester’s outlook. The city’s population boom shows no
signs of abating, with thousands of new residents arriving and a clear undersupply of new
housing to accommodate them '2. Massive regeneration projects and infrastructure
improvements — backed by billions in investment — are actively elevating the city’s landscape
and connectivity, effectively “creating” new prime locations and enhancing property values in
previously neglected areas '*'. Meanwhile, Manchester’s economic dynamism (from tech and
media to academia and advanced manufacturing) continues to attract businesses and talent,
underpinning employment and wage growth that support the housing market 42,

Crucially for investors, Manchester offers a balanced profile: it is not a pure yield play with no
growth, nor purely a growth play with negligible income - it offers both. For example, an investor
can acquire a 3-bedroom terraced house in a good Manchester suburb at a fraction of London’s
cost, attain a healthy monthly rental income, and still anticipate solid capital growth as the area
regenerates or as the city’s generalrise lifts all neighbourhoods. This is borne out by forecasts
and recent performance. Even amidst national economic challenges, Manchester has proven
resilient — house prices grew ~5-7% annually in 2023-24 °, and rents surged nearly 20% in some
segments "2, reflecting an inherent strength in demand.

Of course, like any investment, due diligence and local market selection are key. Manchester is
a diverse city-region; investors should target the high-growth, high-yield pockets aligned with
the trends described.

In summary, “Why Manchester?” For investors, Manchester represents a rare convergence

of strong yield, strong growth, and sustainable fundamentals. It offers a strategic opportunity to
diversify beyond London and the overheated South, and to capitalise on the North’s
renaissance in a city that is truly on the rise. Backed by government data and credible
projections, the evidence points to Manchester’s residential market continuing to deliver
attractive returns in the coming years — making it a compelling addition to any property
investment portfolio. Manchester’s story is one of a modern boomtown - and investors who
recognise this narrative stand to share in its future upside.
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Legal Disclaimer

This white paper has been prepared by Enigma RE Ventures LLP, a limited liability partnership registered
in England and Wales.

Itis intended for general information purposes only and is directed at professional investors, high-net-
worth individuals (HNWIs), and other recipients who meet the relevant criteria under UK regulations.
Nothing in this document should be interpreted as investment advice, a recommendation, or an offer or
solicitation to buy, sell or otherwise engage in any transaction involving property or financial products.

While we have made reasonable efforts to ensure the information presented is sourced from reliable
materials, Enigma RE Ventures LLP makes no guarantees as to its completeness or accuracy. Readers
should carry out their own research and seek professional advice where appropriate.
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