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The UK’s most comprehensive property price report

This report is to help give everyone —industry and consumers — a quick five-minute guide to what’s happening in the
property market, according to the property indices, along with property expert Kate Faulkner’'s comments.

Property price and market indices summary

Rightmove Sixth price record but market cooling from boil to simmer
“The average price of property coming to market sees a sixth consecutive record this month,
rising by 0.4% to £369,968. A continuing desire to move and low numbers of homes for sale
are driving further price growth even at a time when personal finances are becoming
increasingly stretched.”

Home.co.uk Home price growth slows, stock level trends up and rents Skyrocket
“Asking prices across England and Wales edged up a mere 0.2% overall in July, bringing the
year-on-year rise to 6.1%, a more muted increase than seen in previous months, despite huge
monthly rises in Wales (1.0%) and Yorkshire (1.3%).”
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Demand and sales continue to cool although pricing trends remain relatively firm at
this stage

“House prices still rising across all parts of the UK, albeit the pace of growth appears to be
easing somewhat.”

Nationwide Annual house price growth stays in double-digits as July sees twelfth successive
monthly increase
“July saw a modest increase in the rate of annual house price growth to 11.0%, from 10.7% in
June. Prices rose by 0.1% month-on-month, after taking account of seasonal effects — the
twelfth successive monthly increase, which kept annual price growth in double digits for the
ninth month in a row.”

Halifax Average house price falls slightly - first drop in a year
“House prices fell marginally by 0.1% in July — the first decrease since June 2021.”

e.surv Annual price growth increases to 10.2% in England & Wales
“Our data, unlike other indices, reports all mortgaged and cash sales across England and
Wales and shows that the average price paid for a home in England and Wales in July 2022
was £370,893, up by some £2,400, or 0.6%, on the revised average price paid in June.”

Zoopla House price growth starting to slow off a high base
“Average house prices are up 8.3% over the last 12 months, lower than the recent high of
9.6% in March 2022.”


http://www.rightmove.co.uk/news/house-price-index
http://home.co.uk/
https://www.rics.org/uk/news-insight/research/market-surveys/uk-residential-market-survey/
https://www.nationwidehousepriceindex.co.uk/reports
https://www.halifax.co.uk/media-centre/house-price-index/
https://www.lslps.co.uk/news-and-media/market-intelligence/house-price-index
https://advantage.zpg.co.uk/house-price-index-report/

What are the indices saying is happening to house prices today versus
the past?

National property price tracking

High Low |How much|Latest price| May-22 | Jun-22 | Jul-22 |Annual | Annual
2007/08 | 2009 | did prices | vs 2007/08 Change|Average
fall? high (05 - 22)
Rightmove |£241,474|£213,570| 13.1% 53.2% £367,501| £368,614 [£369,968| 9.3% 4.0% |Asking prices E&W
Home.co.uk | £258,531 | £239,607 7.9% 39.8% £357,493( £360,715|£361,421| 6.1% n/a |Asking prices E&W
Nationwide | £184,131| £147,746| 24.6% 47.3% £269,914| £271,613 (£271,209( 11.0% | 3.4% [Mortgaged only UK
Halifax £199,766 | £157,767 26.6% 46.8% £289,099| £294,845 (£293,221| 11.8% | 3.5% [Mortgaged only, seasonally adjusted UK
e.surv £231,829| £197,145| 17.6% 60.0% £366,561| £368,503 [£370,893| 10.2% | 4.1% |Actual prices, includes cash sales E&W
Zoopla £178,128| £153,449( 16.1% 44.0% £251,550( £256,500 n/a 8.3% n/a [Sold prices, mortgage valuations and agreed sales | UK
UK HPI £190,032| £154,452| 23.0% 49.2% £283,496| n/a n/a 12.8% | 3.8% |Sold prices, includes cash sales and new builds UK

If I'm honest, it’s becoming a little difficult being a property commentator on the market. Each month this year we
have been expecting falls in growth (not prices), and yet they continue to defy gravity with double digit changes still
in place for June/July. Although everyone is predicting that the market will slow during the second half of the year,
we are still waiting for the news to suggest that it is actually happening!

Some of the stats are pointing towards slower growth, but the existing growth is still near or above 10% rise year on
year —and that’s on top of big rises we’ve seen in 2021 versus 2020. Up until the pandemic, price growth in most
areas, bar London, was lagging behind inflation, but the consistent rises we’ve experienced over the last few years
means property is now back on track, over time, beating average inflation of 3% with annual rises of 3.4% to 4% as
far back as 2005.

And even with the huge increases in inflation over the last 12 months and the predicted higher rates over the next
year taking it into double digits, with average price rises recorded by the indices from 8.3% (Zoopla) to 12.8% (Land
Registry), this makes property a good inflation hedge again versus other financial investments. With the expected
economic woes worsening over the coming months, with the BBC stating “Global stock markets fall as economy fears
grow” it’s likely that buying property will still be seen as a good bet whether you are a first time buyer or investor.


https://www.bbc.co.uk/news/business-61830925

Property prices by country

All countries continue to perform well from a price perspective. As with all property prices though, even in the
individual countries, property price performance is different. In Scotland, according to their .gov site, “the largest
increase was in Argyll and Bute, Highlands and Islands, where house prices increased 8.7% annually to 209K (average
arithmetic mean price; prices not mix-adjusted). The smallest increase was in Aberdeen/shire and Moray, which
increased by 1.9% annually to £208K.” Source: gov.scot

In Wales, according to Savills, “The highest price growth was in Blaenau Gwent (24%) and Merthyr Tydfil (22%)
during 2021. Variation in price growth within Wales is due to the cyclical nature of the housing market and the late-
cycle stage we are now in. Those local authorities which have seen the fastest growth in the last 12 months are those
which have grown least since their 2007/8 peak and which have the lowest house prices.”

A further key factor in the growth rates in Wales is “18 months of a shrinking construction pipeline....the decline
stopped in the most recent quarter, but it will take time for the pipeline to build up again. This will not be helped by
the fall in planning consents, which were at roughly 2016-18 levels during the year to March 2022, more than 20%
below the 2019 highs. Mark Harris of the Home Builders Federation commented that “the industry faces an extremely
challenging operating environment, with delays in the planning system and a shortage of viable allocated sites high
amongst a number of major constraints on supply.”

As a result, although price growth is expected to slow at some point in Wales and in Scotland, currently, as with
England (see regional analysis below), the lack of properties available versus demand appears likely to continue. And,
even with the headwinds of the cost of living crisis and rises in mortgage rates, property prices still look to continue
to rise for the rest of 2022. Source: Savills

Property Prices - Countries | Land Registry| Land Registry |Land Registry]| Nationwide| Nationwide
latest data | yearonyear annual latest data | year onyear
May 22/ |change in price average Q2 22 change in price
Q122 May 22/Q1 22 increase Q222
since 2005

England £302,278 13.1% 3.9% £309,774 10.7%
Wales £212,414 14.4% 3.2% £208,309 13.4%
Scotland £187,517 11.2% 4.1% £181,422 9.4%
Northern Ireland (Q1) £164,590 10.4% 2.3% £181,550 11.0%



https://www.gov.scot/publications/scottish-housing-market-review-q1-2022/pages/3/
https://www.savills.co.uk/research_articles/229130/328954-0

Regional property prices tracking
Regional price rises continue to be diverse, with the lowest rise recorded in London by Home.co.uk and the highest
rise is 16.9% in the South West from the Land Registry.

It is interesting though that London appears to be coming out of the doldrums experienced during the pandemic
with prices rising by anything from 3% according to Home.co.uk through to 8.2% recorded by Land Registry.

Overall, as with UK and country price rises, most of the rises in English regions show double digit increases, the only
exception being Home.co.uk which, along with Zoopla, tend to record slightly lower price rises.

Property Prices - Regions |Land Registry| Land Registry |Rightmove| Rightmove |Home.co.uk| Home.co.uk | Halifax Halifax Nationwide| Nationwide

Latest Year on year Latest Year on year Latest Yearonyear | Latest | Yearonyear Latest Year on year

data change in price data change in price data change inprice| data |change in price data change in price

May-22 May-22 Jul-22 Jul-22 Jul-22 Jul-22 Jul-22 Jul-22 Q222 Q222
North East £153,592 9.7% £183,904 10.3% £186,681 4.6% £170,688 11.3% £159,283 10.6%
North West £205,783 11.5% £250,485 11.2% £256,674 9.1% £226,665 12.6% £213,888 13.3%
Yorkshire & The Humber £204,835 12.6% £243,632 12.1% £245,336 6.9% £205,249 10.4% £205,714 11.8%
East Midlands £244,060 15.2% £284,777 10.1% £289,864 7.4% £243,197 12.2% £234,828 11.4%
West Midlands £247,162 14.0% £287,575 10.9% £303,824 7.4% £250,051 12.7% £244,167 11.8%
South West £323,418 16.9% £391,593 12.2% £393,527 9.2% £310,846 14.3% £318,325 14.7%
East £353,574 14.8% £428,567 9.1% £414,280 5.9% £342,687 12.2% £289,024 14.2%
South East £388,531 13.5% £492,412 9.3% £457,222 4.6% £399,003 11.9% £348,564 11.1%
London £526,183 8.2% £692,828 7.4% £562,920 3.1% £551,777 7.9% £540,399 6.0%
Zoopla

House price growth starting to slow off a high base

“Average house prices are up 8.3% over the last 12 months, lower than the recent high of 9.6% in March 2022.
Around the country, prices are rising fastest in Wales (+11.1%) and remain in double digits in the South West and East
Midlands. London continues to lag well behind with average prices up 4% over the last year.

“All markets are registering slower growth off a high base. The rate of price increases remains well ahead of the 5-

year average — see chart below. We expect the rate of growth to slow over the second half of the year, but not as fast
as we had projected at the end of last year due to the continued resilience in sales and buyer interest.”

House price growth slowing off a high base
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https://advantage.zpg.co.uk/house-price-index-report/

City/town property indices price tracking

For city/town tracking, we use Land Registry (government data) and Zoopla/Hometrack. The Land Registry data is
useful because we can analyse how property prices have changed over time and this helps us to put today’s price
information into context.

The Zoopla/Hometrack data is useful as they take into account the change in mix of property transactions during the
pandemic to houses away from flats. This has meant the likes of the Land Registry and other indices have over
exaggerated price increases year on year.

Commentary on towns and cities
City prices are all rising this month, even Aberdeen is up by 2.6% which has been in decline now since September
2014, although Hometrack suggests it’s still falling by around 1.6%. Whichever is right, all cities continue to do well.

Those cities with the highest growth recorded — over 14% - according to the Land Registry include Peterborough,
which has in the past lagged behind other areas and Milton Keynes, topping the ‘charts’ with 16.6% growth. While
the lowest growth is in Aberdeen (2.6%) and Oxford at 4.8%.

Hometrack is tracking lower rises and their ‘top of the chart cities include Bournemouth and Nottingham, both over

10% YoY and the lowest being Aberdeen falling by 1.6% and London rising at just 4%. Interestingly, Milton Keynes is

a good performer according to Hometrack, so always worth checking prices with your local agent rather than relying
on general city or regional stats.

Property Prices Highest average | Marketlow | Land Registry| How much higher/| Land Registry | Annual |Hometrack|] Hometrack
Towns/Cities house price +/- versus latest lower are latest Yearonyear | average lastest Year on year
England, Wales, pre-credit crunch| market height data prices vs change in price| increase data change in price
Scotland & NI 2007/08 May 22/Q1 22| heightin 2007/8 | May 22/Q1 22 |since 2005| Jun-22 Jun-22
Belfast (Q1) £213,626 -58.86% £152,603 -28.6% 6.8% 2.2% £166,400 8.1%
Glasgow £130,473 -26.32% £167,691 28.5% 10.7% 3.3% £139,700 5.6%
Edinburgh £225,750 -18.92% £321,679 42.5% 7.9% 4.1% £262,300 4.0%
Aberdeen £171,220 -14.38% £146,913 -14.2% 2.6% 3.2% £141,800 -1.6%
Cardiff £170,496 -18.09% £256,271 50.3% 10.7% 3.2% £251,600 8.1%
Newcastle upon Tyne £164,935 -19.31% £184,656 12.0% 8.8% 1.8% £146,500 5.7%
Bradford £139,640 -20.43% £168,015 20.3% 9.6% 3.2% £151,100 9.3%
Liverpool £130,249 -20.38% £179,150 37.5% 13.8% 3.2% £151,200 9.1%
Leeds £161,439 -19.39% £229,139 41.9% 9.7% 3.2% £204,300 9.3%
Sheffield £144,875 -17.04% £201,950 39.4% 8.4% 3.4% £167,900 8.0%
Manchester £140,431 -20.47% £222,346 58.3% 10.5% 5.3% £213,900 9.2%
Lincoln £128,707 -17.63% £182,718 42.0% 9.1% 3.3% n/a n/a
Nottingham £119,010 -21.27% £182,415 53.3% 13.2% 3.0% £195,300 10.7%
Norwich £166,498 -25.71% £239,974 44.1% 12.9% 3.7% £263,300 9.0%
Peterborough £156,264 -20.81% £237,181 51.8% 15.4% 3.5% £213,800 9.3%
Birmingham £148,578 -17.37% £222,834 50.0% 9.0% 3.1% £200,900 8.6%
Leicester £135,317 -18.66% £221,938 64.0% 9.7% 3.8% £222,400 9.1%
Milton Keynes £194,666 -24.06% £314,757 61.7% 16.6% 4.2% £306,600 8.9%
Oxford £289,855 -22.95% £465,505 60.6% 4.8% 4.2% £449,000 6.0%
Cambridge £283,241 -20.75% £479,909 69.4% 6.2% 4.7% £463,700 5.3%
Bournemouth, Christchurch & Poole £206,227 -20.51% £336,648 63.2% 12.2% 3.8% £342,500 10.2%
Southampton £168,795 -20.22% £238,904 41.5% 10.0% 2.9% £259,100 7.4%
Portsmouth £169,633 -22.85% £248,678 46.6% 11.3% 3.3% £281,400 8.9%
Brighton and Hove £257,108 -21.41% £425,543 65.5% 9.6% 4.5% £422,000 7.8%
Reading £216,724 -18.75% £318,163 46.8% 8.4% 3.6% £407,900 7.2%
Tunbridge Wells £279,413 -22.19% £432,224 54.7% 7.3% 3.7% n/a n/a
Bristol £195,196 -21.29% £342,432 75.4% 10.3% 4.8% £331,100 8.9%
London £298,596 -17.83% £526,183 76.2% 8.2% 4.9% £522,500 4.0%

Where is the market going?
Up seems to be the most appropriate answer to this question! And even since last month, Savills have actually
increased their forecast based on the latest data on mortgage rates and the stress test for affordability being

dropped (this isn’t as ‘scary’ as it sounds!), although the changes don’t kick in until 2024.




Demand and supply

It's great that we are getting much better data on demand and supply as this is what really drives the property
market — and in reality, it’s far more important to understand than property prices if analysing the market.

All the data, whether it’s stock levels, buyer demand or transactions show that there is a serious imbalance in the
market. This is especially true of the data from Nationwide this month which shows the transactions by buyer.

According to Nationwide:
“Total housing market transactions in the three months to May were c.20% below the elevated levels resulting from
the stamp duty holiday, but 5% above pre-pandemic levels.”

House purchase transactions by buyer type
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What’s more interesting is the breakdown of the different buyers. Although “Home mover transactions (with a
mortgage) have slowed more than other sectors”. Suggesting that the effect of the pandemic and SDLT holidays have
perhaps faded for this buyer group.

However, first time buyers are up by 5% versus pre-pandemic and the number of cash buyers has remained at 35%,
while buy to let purchases (involving a mortgage) remain higher too, suggesting that demand is coming from all
areas and not likely to abate anytime soon.

Buyer demand is slowing but is still high:

Demand slows off high base, sales holding up as stock levels recover
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Average stock per agent is still low, but is increasing.
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The National Association of Estate Agents are reporting “There were nine sales agreed on average per member
branch in June - the same number as the previous two months. This figure is also in line with the pre-pandemic
average for June of nine (based on 2010-2019 figures). Sales agreed as a percentage of stock remains high at 33 per
cent in June. This is compared to the pre-pandemic average of 17 per cent of stock sold in the month of June between
2010 to 2019.”
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Over time, this chart from Home.co.uk shows the huge lack of stock we’ve seen since the pandemic which is the key
cause of house prices rising, despite everything that’s happened.

Total Stock of Property for Sale, England and Wales
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https://www.naea.co.uk/lobbying/housing-market-reports/

Transactions - actuals and forecasts

Figure 1: Non-seasonally adjusted and seasonally adjusted

UK residential property transactions by month between
June 2019 and June 2022.
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Zoopla
Sales volumes expected to be 8% higher than expected
“These pandemic factors explain why sales and price growth has remained more resilient than we might otherwise

expect given the economic headlines. If we didn’t have them then the market would be slowing far more quickly than
it is currently.

“The net result of these trends is that we expect housing sales to outperform our original forecasts for 2022. Year to
date sales agreed are only 10% lower than this time last year, even allowing for a slower H2 we expect overall
housing sales to total 1.3m. This is 100,000 (8%) higher than the 1.2m we projected at the start of the year.”


https://www.gov.uk/government/statistics/monthly-property-transactions-completed-in-the-uk-with-value-40000-or-above
https://advantage.zpg.co.uk/house-price-index-report/

