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Annual price growth increases to 12.2% in England & Wales

v' The higher increase in rate reflects the low annual comparison points in July and
August 2021

v' Eight regions record growth increases of more than 10.0%

v" London continues to have lowest price growth of all ten GOR areas

Note: The e.surv Acadata House Price Index was formerly the LSL Acadata House Price Index.
Content and methodology are unchanged. Please refer to the Notes at the end for more information.

Monthl Annual Annual %
House Price y 0

Change % Change % (excluding London and the SE)

£371,208 353.4 0.7 12.2 16.5
Richard Sexton, director at e.surv, comments:

“Despite recent anecdotal comments to the contrary, objectively at this time, our data records a
resilient UK housing market - largely due to the continuing lack of supply of desirable stock and
continued demand for it. There are some considerations to bear in mind. It is likely that, with the
current extended completion times in the market, many of the transactions reported were agreed
four or five months ago. Therefore, while the headlines show that the market remains resilient, we
should acknowledge that some of the current affordability issues facing homeowners may not be
reflected in the data yet. It remains to be seen what effect that has on subsequent data and we should
also consider the potential positive impact of any new support to address the cost-of-living crisis from
the new Government. Home-buying is a market built on sentiment and what happens next will
fundamentally affect that.

“For this month, it is worth recognising that, notwithstanding the pressure already in the market, all
ten GOR areas have experienced rising prices over the last twelve months, with nine of the ten areas
setting new record average house prices in July 2022. Annual price growth has increased across
England and Wales to 12.2%.

“As work habits continue to evolve and people settle into new ways of living and working, this
continues to impact what people buy. We think the hybrid method of working from home for most of
the week, is driving a revived interest in flats in the central areas of cities like London, which of course
changes the mix of properties and values reflected in the index. How this plays out over time remains
to be seen as many large companies have publicly already reverted to full-time office work.”
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Table 1. Average House Prices in England and Wales for the period August 2021 - August 2022
Link to source Excel

August 2021 £330,745 312.5 -1.3

September 2021 £341,119 321.5 3.1 5.5
October 2021 £347,315 328.3 1.8 5.7
November 2021 £349,500 332.5 0.6 5.6
December 2021 £355,299 338.2 1.7 5.7
January 2022 £358,715 341.5 1.0 5.7
February 2022 £363,420 346.0 1.3 5.2
March 2022 £363,849 346.4 0.1 6.8
April 2022 £364,499 347.0 0.2 8.4
May 2022 £364,705 347.2 0.1 7.7
June 2022 £366,005 348.4 0.4 9.5
July 2022 £368,530 350.8 0.7 9.9
August 2022 £371,208 3534 0.7 12.2

Note: The e.surv Acadata House Price Index provides the “average of all prices paid for domestic properties”,
including those purchases made with cash.

Commentary: John Tindale and Peter Williams, Acadata Senior Analysts

Figure 1. The average house price in England and Wales, smoothed, August 2020 - August 2022
Link to source Excel
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The seemingly remorseless rise in house prices continues, with increases having occurred in each of
the last twelve months. The average price paid for a home in England and Wales in August 2022 was
£371,208, up by some £2,675, or 0.7%, on the revised average price paid in July. This underlines the
continuing strength of the market and its ongoing ability to confound analysts.
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From the start of the pandemic in March 2020 to the end of July 2022, the average house price has
increased by some £53,800, or 17.1%, which contrasts with the increase in consumer price inflation
(including housing - CPIH) of 11.6% over the same period. Property prices have thus risen in real
terms.

As Figure 1 above shows, our HPI continues to record growth in the average house price throughout
the first eight months of 2022, with a small upswing in the monthly rates from June 2022. Unlike most
other price indices, Acadata uses residential price data from the Land Registry, which includes all
mortgaged and cash sales across England and Wales.

The housing market in August 2022

The RICS Residential Market survey for July showed that new buyer enquiries continued to decline,
new instructions were stagnant and stock levels of homes for sale were at an all-time low'. Prices were
still rising, but the rate was moderating. Somewhat dated mortgage approval data also shows that the
number of mortgages approved has been falling over the last few months - as have transactions
(subject of course to the caveats re the data we list below) - but of course with a shortage of homes on
the market, prices have still remained strong.

As noted earlier, the market has proved to be more resilient than many expected as measured by
house prices, and in part due to limited stock and enhanced demand. Interest rate rises are now
filtering through in mortgage pricing. Some 80% of borrowers are on 2- and 5-year fixed rates, but
when they terminate, new loans will be more expensive. House price indices are starting to point
towards lower monthly nominal price changes, and the question is whether that trend will gather
momentum.

This is reflected in the Treasury's comparison of independent forecasts. These forecasts for Q4 2022
range from +12.2 per cent in house prices to -1.5 per cent, highlighting the wide divergence of views
that exist. The median was + 6.7 per cent, whilst OBR had projected + 4.3 per cent.

Projections for 2023 reveal a narrower range from + 3.5 per cent to - 4.0 per cent (median +1.3: OBR
+0.8), and again a divergence of views. Some clearly expect a significant slowing in the market, and
given the rise in CPI to over 10 per cent - in real terms this represents falls in house prices.

Although mortgage arrears and possessions remain low, the current macro-economic context is likely
to lead to more households slipping behind. UK Finance reported slight rises in early arrears in Q2
compared to Q1, but the numbers are low by historic standards.

Stretched affordability is widespread, and is no longer a feature of just London and the South East.
Setting aside rising house prices and mortgage costs, the costs of renting have surged, reducing the
capacity of some households to save a deposit (ever bigger to compensate for rising costs).

Reports of buyers exercising more caution in terms of the prices they are willing to pay suggests the
market is starting to adjust to new circumstances, and we must now wait to see how such patterns
are then reflected in prices. For the moment it is largely business as usual.
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Average Annual Regional House Prices

Figure 2. The annual change in the average house price for the three months from June 2022 to August 2022,
analysed by GOR Link to source Excel
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Figure 2 shows the percentage change in annual house prices on a regional basis in England, and for
Wales, averaged over the three-month period of June to August 2022, compared to the same three
months in 2021. These figures are produced on a rolling three-month basis to smooth out minor
changes in price, with Figure 2 showing the similarly-averaged figures from one month earlier.

All ten GOR areas have experienced rising prices over the last twelve months, with nine of the ten
areas setting new record average house prices in July 2022. The one exception is Greater London,
where prices are £12,650 below their peak. We look in more detail at the change in London prices
later in this report.

Figure 2 above is showing some remarkably high levels of house price inflation in the July 2022 growth
rates, with eight of the ten GOR areas seeing price rises in excess of 10%. There are perhaps two
rarely observed factors that need to be considered when analysing these figures. Firstly, there is the
fact that twelve months earlier, in July and August 2021, average house prices were lower than usual,
since anyone buying a higher-priced property would have tried to purchase it in June 2021, when the
tax savings, especially in England - unlike Wales - were at their most generous. Consequently, there
was a dearth of higher-valued properties being purchased in July and August, which resulted in
average prices falling in those two months. The base points for measuring house price gains were
consequently low, which has had the effect of increasing the annual rate of growth recorded this year.

Secondly, as Rightmove and others continue to advise, on average it is taking four and a half months
to complete a sales transaction. This means that a sale which the Land Registry records as having
taken place at the end of July might actually have been agreed in principle half-way through March,
with the conveyancing process rumbling on during the intervening months. And back in March, only
three of the six interest rate rises which have been introduced by the Bank of England over the last
year had taken place, and the Ukrainian war would only just have started (the Russian invasion
commenced on February 24th).
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The conditions then were considerably different from those that apply today, and with the four-and-a-
half-month delay in recording the sale, the current published data is perhaps obscuring the changing
circumstances around current house prices.

The South West remains top in July in terms of house price growth (Figure 2) at 15.2%. Within that
region, Bath and North East Somerset has led the way in the South West, with annual price growth of
24.2%. This is also the highest rate of all 113 Unitary Authorities across England and Wales. Bath is
followed by Bournemouth, Christchurch and Poole as being the second highest Unitary Authority in
England and Wales at 22.1%, which in turn in the South West is followed by Devon at 19%.
Interestingly, Cornwall has only seen 7.0% price growth in July, but this may be due to a lack of
suitable properties being available for sale after a year of high demand.

The East Midlands is in second place in Figure 2 above, its highest position in the League since May
2019, with Leicester and Nottinghamshire both experiencing annual price growth in excess of 15.0%.
The East Midlands is followed by the West Midlands at 12.9%, with Worcestershire leading the
authorities in the region with price growth of 15.8%.

England and Wales Regional Heat Map

These different trends are evident in the Regional Heat Map shown below for July 2022.

There are two distinct groups in England and Wales in July 2022 in terms of house price growth, with
eight of the ten GOR areas in England and Wales having rates in excess of 10.0%. The two areas with
rates of less than 10% are the South East (8.7%) and Greater London (2.7%). We discuss the possible
cause of the lower rates in these two areas on pages 8 and 9.
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Transactions

Figure 3. The number of housing transactions per month, January 2007 - July 2022 Link to source Excel
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Figure 3 shows the number of domestic property transactions per month recorded in England and
Wales at the Land Registry for the period from January 2007 to July 2022.

As the chart shows, the years 2013 - 2019 were relatively normal, with only the spike in sales in March
2016 - one month ahead of the additional 3% SDLT on second properties - upsetting the usual
seasonal patterns that were then prevalent. However, from the start of the pandemic in March 2020,
more pronounced changes can be seen in home-buying behaviour, as housing transactions in April
2020 plummeted due to the arrival of the pandemic, to be followed by a slow rise in sales as
confidence began to return. Then followed a period when sales exceeded previous levels, from
October 2020 to September 2021, as lifestyle changes and the SDLT/LTT tax-holidays resulted in an
increase in demand, especially for properties with space to allow for working from home.

Comparing Figure 3 above with Figure 4 on page 8, the impact of the termination dates of the
SDLT/LTT tax-holidays and their associated peaks in activity are clearly evident in both transactions
and average prices.

Having experienced three tax-related peaks in 2021, transactions from October 2021 through to July
2022 have been running between 40,000 and 60,000 per month. This is below the pre-pandemic
norm, at approximately half of the levels seen from January 2017 to December 2019. However, there
are currently delays in processing transactions at the Land Registry and it is likely that the gap
between the latest months and the pre-pandemic levels will get smaller as further sales are processed
by the Land Registry.
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Greater London

Table 2. The change in house prices, for the 33 London boroughs, comparing July 2021 and June 2022 with July
2022 Link to source Excel

Prior Rank
Yr

Rank

London Borough

Jun-22

Jul-22

Month %
Change

1 1 | Kensington and Chelsea £2,191,713 | £1,895,165 | £1,861,712 -1.8% -15.1%
2 2 | City of Westminster £1,593,596 | £1,284,806 | £1,320,497 2.8% -17.1%
4 3 | Camden £1,166,283 | £1,044,237 | £1,052,152 0.8% -9.8%
5 4 | Richmond upon Thames £986,705 | £953,882 | £940,054 -1.4% -4.7%
6 5 | Hammersmith and Fulham £982,784 | £906,924 | £914,858 0.9% -6.9%
3 6 | City of London £1,238,116 | £813,368 | £839,584 3.2% -32.2%
8 7 | Merton £781,439 | £790,811 £792,488 0.2% 1.4%
9 8 | Islington £755,740 | £774,979 | £772,375 -0.3% 2.2%
7 9 | Wandsworth £792,496 | £765,541 £765,542 0.0% -3.4%
11 10 | Barnet £715,202 | £756,992 | £745,663 -1.5% 4.3%
12 11 | Haringey £694,689 | £688,441 £680,636 -1.1% -2.0%
17 12 | Kingston upon Thames £618,178 £673,209 £679,561 0.9% 9.9%
10 13 | Hackney £718,705 | £655,699 | £672,283 2.5% -6.5%
14 14 | Ealing £643,682 | £632,802 | £651,516 3.0% 1.2%
15 15 | Lambeth £624,238 | £649,841 £643,165 -1.0% 3.0%
18 16 | Southwark £601,706 | £632,166 | £632,503 0.1% 5.1%
13 17 | Brent £644,678 | £624,304 | £628,121 0.6% -2.6%
19 18 | Bromley £568,215 | £602,675| £605,216 0.4% 6.5%
20 19 | Harrow £543,885 | £577,421 £579,058 0.3% 6.5%
22 20 | Hounslow £533,303 | £575,176 | £578,796 0.6% 8.5%
24 21 | Waltham Forest £498,173 | £548,470 | £558,799 1.9% 12.2%
21 22 | Redbridge £540,106 | £546,006 | £554,132 1.5% 2.6%
23 23 | Enfield £498,792 | £535,805 | £549,998 2.6% 10.3%
26 24 | Hillingdon £474,872 | £529,483 | £535,598 1.2% 12.8%
16 25 | Tower Hamlets £618,734 £522,115 £524,176 0.4% -15.3%
25 26 | Lewisham £487,975 | £514,372 | £523,220 1.7% 7.2%
27 27 | Sutton £472,638 | £490,525 | £493,805 0.7% 4.5%
28 28 | Greenwich £471,356 | £493,988 | £493,080 -0.2% 4.6%
31 29 | Havering £417,214 | £475,479 | £479,786 0.9% 15.0%
30 30 | Croydon £427,925 | £465,261 £468,312 0.7% 9.4%
32 31 | Bexley £410,279 | £441,091 £444,871 0.9% 8.4%
29 32 | Newham £431,934 | £436,968 | £433,052 -0.9% 0.3%
33 33 | Barking and Dagenham £319,244 | £363,934 | £366,392 0.7% 14.8%
All London £657,153 | £670,269 | £674,755 0.7% 2.7%

The analysis of Greater London prices in Table 2 is for July 2022 and compares these prices to one
month and one year earlier. It also records the percentage change in these prices over the last month
and year. The table is sorted in descending order of the boroughs’ average house prices in July 2022.

Boroughs highlighted in blue are currently at a record average price.

There are two main features to be noted from Table 2. Firstly, ten of the eleven boroughs which are
currently experiencing record price levels are in the bottom thirteen places by average price, i.e. it is
the lowest-priced boroughs that are currently experiencing the highest demand for housing in
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London - presumably reflecting the extreme affordability pressures that exist in the capital - while the
average prices in the six most expensive boroughs are considerably lower than their previous record
levels. For example, Camden, which is ranked as the third-most expensive borough in London in July
2022, is some £150,000 short of its highest average price of £1.2 million, which was achieved in June
2019.

Secondly, all six of the six highest-priced boroughs in London are experiencing falling prices in July
2022 compared to twelve months earlier, with only two of the seventeen lowest-priced boroughs
having falling prices over the same period (being Brent and Tower Hamlets).

Clearly, in London, there is thus a movement away from the higher-priced areas, especially in the
Prime Central Areas, to the more modestly priced areas around the periphery of the Greater London
area. It has been suggested that with the hybrid method of working from home for the majority of the
week, with only the occasional commute to the office, pied-a-terre and studio flats have become more
popular in the central areas of London, with this changing mix lowering the average price of the
properties that have been purchased in these boroughs over the last few months.

England and Wales, Greater London and the South East

Figure 4. Comparting the annual rates of Greater London and the South East with England and Wales, excluding
Greater London and the South East, March 2020 - July 2022 Link to source Excel
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Figure 4 shows the movement in the annual rates of growth of the average house price, with the black
line representing England and Wales excluding Greater London and the South East, the red line
depicting price movements in Greater London and the blue line showing the price movements in the

South East.

All areas saw a decline in their annual rates of growth from March 2020 to June 2020, with prices
picking up in July and August 2020, as confidence in the housing market began to return. However,
prices in London began to fall from August 2020 through to May 2021, when flats that normally
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dominate the London market fell out of favour during the pandemic. They had little or no outdoor
space in which to live, while ‘working from home where possible’ became a requirement of the Covid
restrictions.

Outside London and the South East, prices continued to climb, with peaks being reached in March and
June 2021, coinciding with the planned termination of the SDLT tax-holiday in England and the LTT
holiday in Wales. In addition, there were ‘lifestyle changes’ affecting the property markets, with
purchasers looking for ‘more space’, as well as coastal and rural locations, so to enable life to be
potentially more fulfilling, despite the ever-pervasive pandemic discomforts.

The slide in price growth, outside London and the South East, in July and August 2021 (the black line),
following the ending of the full rate of tax savings in June 2021, is very distinctive, as is the consequent
opposite of this effect twelve months later in July and August 2022.

In general terms, the price increases in the South East have been contained within a growth band of
between seven and nine per cent from October 2020 to July 2022, with a few minor exceptions. This is
likely to be a consequence of the higher prices prevailing in the South East region compared to the
rest of England and Wales, excluding London, with the South East being less influenced by the savings
in tax associated with the SDLT tax-holidays.

Finally, we can see the fall in prices in London that have taken place in May to July 2022. Part of this
fall will be a consequence of the rise in prices that occurred in London twelve months earlier, and in
part will be due to the reduction in the size of flats being bought in the current market - a probable
sign of the tightening that is already underway.
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Notes
About the e.surv Acadata House Price Index

1. The e.surv Acadata House Price Index was formerly the LSL Acadata House Price Index (e.surv is
part of the LSL Property Services group) and is produced by Acadata. Content and methodology are
unchanged.

2. The e.surv Acadata House Price Index (England and Wales):

v'uses the actual price at which every property in England and Wales was transacted, including
prices for properties bought with cash, based upon the factual Land Registry data as opposed
to mortgage-based prices, asking prices or prices based upon samples

v' is updated monthly so that prices of all reported relevant transactions are employed in our
latest Acadata England and Wales House Price Index release

v provides the arithmetic average of prices paid for houses, different from the geometric
average prices used in the ONS UK House Price Index

3. The initial e.surv Acadata House Price Index for each month, employs an academic “index of
indices” model, custom-built at Cambridge, pending release of further transacted prices from the
Land Registry which are reflected in our monthly index updates.

4. All e.surv Acadata House Price Index numbers, published prior to receipt of all transaction data, are
subject to change; we publish the precise numbers that result from our calculations but these
numbers reflect our mix adjustment and seasonal adjustment methodologies and, initially, our index
of indices model. Our indices also reflect our best endeavours and are issued in good faith without
any claim as to precision, accuracy or fitness for any purpose. For more detail see www.acadata.co.uk.

5. The Acadata website enables comparisons of selected indices over selected timescales to be
undertaken here with ease and provides historic results and other information.

For further footnotes and a description of the methodology used in the e.surv Acadata Index please
click here.

About Acadata

1. Acadata is an independent privately owned consultancy specialising in house price data. Our
associated company MIAC Acadametrics Limited is an independent asset valuation service provider,
specialising in behavioural modelling, stress testing and collateral valuation for the financial services
industry.

2. The e.surv Acadata House Price Index may not be used for commercial purposes without written
permission from Acadata. Specifically, it may not be used to measure the performance of investments
or to determine the price at which investments may be bought or sold or for collateral valuation
concerning which enquiries should be directed to MIAC Acadametrics.

About e.surv Chartered Surveyors

e.surv is the UK’s largest valuation provider, directly employing over 600 residential surveyors across
the UK, supported by a network of consultant valuers.
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The business is appointed as Panel Manager for more than 20 mortgage lenders and other entities
with interests in residential property, and also provides a number of private survey products direct to
the home-buying public.

e.surv is part of LSL Property Services plc which includes household names Your Move, Reeds Rains
and Primis.

For further information, please visit our website: www.esurv.co.uk

Press contacts

Matt Beasley

Full Circle (PR agency for e.surv)
mbeasley@fullcirclecomms.co.uk
020 7265 7887

Emma Short

Brand Communication Director, e.surv
emma.short@esurv.co.uk

07775 544 834

Richard Sumner

Acadata
richard.sumner@acadata.co.uk
020 8392 9082

i See https://www.rics.org/globalassets/rics-website/media/knowledge/research/market-surveys/uk-residential-market-
surveys/7._web_-july_2022_rics_uk_residential_market_survey_tp.pdf
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