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Annual price growth increases to 10.2% in England & Wales

v" Increase in the rate reflects the low annual comparison point in July 2021
v Six regions record growth increases of more than 4.0%
v London has lowest price growth rate 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)

£370,893 352.2 0.6 10.2 13.1

Richard Sexton, director at e.surv, comments:

“We have spoken before about records being broken but the strength of house prices in the UK
continues to perform in stark contrast to the general tone of broader UK economic news. 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.

“We know the market faces some headwinds that have not yet made themselves felt in the data we
are seeing for sale prices to date. But we should not forget that there are also more positive tailwinds
that continue to mean residential property is an attractive proposition for many. Full employment and
the available returns which our data shows, make housing a good investment choice compared to
many other asset groups. There are some buyers and investors fortunate enough to be more immune
to interest rate rises so far and they are still buying and selling.

“It may feel like a lifetime ago, but from the outset of the pandemic in the first quarter of 2020 to the
end of June 2022, the average house price has increased by some £52,600, or 16.7%. This contrasts
with the increase in consumer price inflation (including housing - CPIH) of 11.0% over the same
period. Property prices have risen in real terms.

“Obviously increasing rates will impact appetites and create affordability issues for some, but the
supply issues facing the market remain a force for maintaining pressure for house price growth.”
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Table 1. Average House Prices in England and Wales for the period July 2021 - July 2022
Link to source Excel

July 2021 £336,483 316.7

August 2021 £331,885 312.5 -1.4 3.6
September 2021 £342,436 321.5 3.2 5.5
October 2021 £348,616 328.3 1.8 5.7
November 2021 £350,864 332.5 0.6 5.6
December 2021 £356,173 338.2 1.5 5.5
January 2022 £359,955 341.8 1.1 5.7
February 2022 £364,489 346.1 1.3 5.1
March 2022 £364,839 346.5 0.1 6.8
April 2022 £365,587 347.2 0.2 8.3
May 2022 £366,561 348.1 0.3 7.9
June 2022 £368,503 350.0 0.5 9.8
July 2022 £370,893 352.2 0.6 10.2

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, July 2020 - July 2022 Link to source Excel
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The seemingly remorseless rise in house prices continues, with increases occurring in each of the last
eleven months. 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. This underlines the continuing
strength of the market and its ability to confound analysts.

From the start of the pandemic in March 2020 to the end of June 2022, the average house price has
increased by some £52,600, or 16.7%, which contrasts with the increase in consumer price inflation
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(including housing - CPIH) of 11.0% 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 seven months of 2022 on a near straight-line basis, and despite predictions of a slowing
growth rate given the wider economic context. The latest Halifax Index is currently reporting - for the
first time in thirteen months - the smallest of falls in its monthly growth rate, of -0.1% for the UK.
However, that is based on the lender's own mortgage business, unlike Acadata which is reporting all
mortgaged and cash sales across England and Wales.

The housing market in summer 2022

As noted last month, given all the data uncertainties that exist, a degree of caution must be applied in
assessing the figures. With sharply rising interest rates and gloomy predictions regarding the state of
the economy, it is probably too easy to focus on all the downside risks. We do know that interest rate
rises take some months to impact fully on the housing market, partly because around 80% of
borrowers are on fixed rates, and so are protected from the rises for varying periods of time.
Similarly, while costs are increasing in many parts of the economy, and wages are often lagging
behind, the pressures are not evenly spread across all households - hence depending upon market
and occupation, some buyers/households may be better able to cope with the challenges posed than
others, and this will impact on transactions and prices.

While in the short term, the housing market is to a degree insulated from some of what is unfolding,
and prices may be lagging behind the emerging realities, as the economy slows and monetary
tightening continues, so housing markets could come under pressure. However, as the Bank of
England’'s Chief Economist has suggested, though the market may slow, it will not contract in line with
previous major downturns.

For the moment, the data does not indicate we have reached an inflexion point in price trends. With
Acadata capturing both cash and mortgaged transactions, the e.surv index is well placed to track the
evolving dynamics of the whole market as each month passes. Given potential fiscal interventions, it is
possible that the economy might stage an earlier recovery - although much turns on how the Bank of
England moves on interest rates, as well as what is now known as quantitative tightening, scaling back
its bond purchase programme. This had allowed lenders access to very cheap funds from the Bank - a
route no longer available.

One piece of good news this month was the official removal of the 3% mortgage stress test applied to
the debt service capacity of all loan applicants. This may allow a little more headroom for some
borrowers, albeit that lenders have to date not removed it from their own calculations. However, over
time market dynamics will result in some movement here, but it will still offer a degree of help to
several thousand would-be borrowers.
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Average Annual Regional House Prices

Figure 2. The annual change in the average house price for the three months from May 2022 to July 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 May to July 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 eight of the ten
areas setting new record average house prices in June 2022. The two exceptions are the North East,
where prices in Hartlepool, Middlesborough, Stockton-on-Tees and Darlington fell by -2.1%, -1.2%,
-0.8% and -0.3% respectively in the month, and in Greater London, where 7 of the top 10 boroughs by
value saw their prices fall in June.

Figure 2 above is showing some remarkable changes in the June 2022 annual growth rates, compared
to the previous month. For example, there are six regions in England where annual growth rates
between May and June have increased by 4.3%, or more, being the North East, Yorks and the Humber,
the North West, the East and West Midlands, and the South West. These are all areas in England which
benefitted strongly from the SDLT tax-holiday. We then have the two English regions of the East of
England and the South-East, where the change in the annual rate of house price growth between May
2022 and June 2002 was a somewhat lower 3.1% and 0.3% respectively. Finally, in England, we have
the standout of Greater London where the change in rates between the two months was negative, at
-2.5%, i.e. prices fell.

To understand why this happened it is worth considering the following graph:-
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Figure 3. The monthly change in the average house price for the two years from July 2020 to July 2022
Link to source Excel
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Figure 3 shows the monthly % change in the average house price for England and Wales for the two
years from July 2020 to July 2022. Ignoring, for the time being, the small rise in prices in January 2022 -
we believe we will receive further data from the Land Registry in the near future which may eliminate
this rise - we can see that monthly price growth from October 2021 onward has been relatively stable.
Certainly, there are no dramatic movements in price which might have caused the sizeable changes in
the annual price growth of the six GOR areas discussed above.

But what we can also observe in Figure 3 is the dramatic changes in monthly prices during the period
from March 2021 to October 2021. March 2021, June 2021 and September 2021 are all SDLT-related
events, when the SDLT tax-holiday in England was initially intended to be withdrawn, its extension at
the full rate in England to the end of June 2021, and subsequently at its reduced rate in England to the
end of September 2021.

There are also two noticeable troughs in prices, which occurred one month after the changes in the
SDLT in April 2021 and July 2021, indicating the extent to which buyers were able to bring forward
their purchases into a tax-saving month, resulting in lower prices the following month when there
were fewer buyers for the more costly properties due to the higher rates of tax being re-applied.

The July 2021 trough is of particular importance to our analysis of the current market, as it provides
the base for measuring the annual growth rates over the next twelve months. It is at an “artificially”
low level, which has had the effect of enhancing the observed growth in values one year later -
despite the observed change in prices in 2022 being relatively small.

Meanwhile in Wales, although it too had an LTT tax-saving scheme in place, it was only on the first
£250,000 of a home's value - as opposed to England’s SDLT scheme applying to the first £500,000 of a
property’s value. The maximum tax-saving in Wales was therefore £2,450 compared to £15,000 in
England. The tax saving was thus of less importance in Wales, so the change in price in July 2021, at
the ending of the scheme, had less impact than in England.
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As a consequence, in June 2022 Wales is no longer at the top of the GOR growth league table,
displaced by both the South West and the East Midlands. These regions had risen up the ladder due
to the larger downward movement in prices observed twelve months earlier in July 2021.

It is for this reason that Andrew Wishart of Capital Economics, writing about the Nationwide House
Price index in July 2022, commented that “Whilst the rise in the annual rate of house price growth
from 10.7% to 11.0% in July will make most of the headlines that was driven by base effects. Instead,
we think the main takeaway from the July figures is that house prices may already be stalling.”

Our own figures for July 2022 do not actually show a “stall” in prices, but the high increase in the
annual rates of growth now shown for the six regions are a result of what happened during May - July
2021. Because these percentages are figures based on a comparison with the same period a year
earlier, the July 2022 outcome is all about what was happening some twelve months earlier.

England and Wales Regional Heat Map

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

There are three distinct groupings in England and Wales in terms of house price growth, with the
hottest markets in England and Wales having rates in excess of 11.0%, being the South-West (14.4%),
the East Midlands (12.1%), Wales (12.0%) and the East of England (11.8%). We next have a middle tier
of regions with price growth between 7.2% and 10.1%, being the West Midlands (10.1%), the South
East (9.9%), Yorks and the Humber (8.6%) and the North East (7.2%). Finally in tenth position, we have
Greater London (5.5%) - this is a considerable turn-around from the previous month, when London
was in fifth place in the league table with growth at 8.0%.
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Transactions

Figure 4. The number of housing transactions per month, January 2017 - April 2022 Link to source Excel
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Figure 4 shows the number of domestic property transactions per month recorded in England and
Wales at the Land Registry for the period from January 2017 to April 2022.

As the chart shows, the years 2017 - 2019 were relatively normal, with not too many fluctuations from
one year to the next. 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, to
be followed by a return in sales as confidence began to return. This then developed into 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.

It is interesting to compare the Figure 4 above, with Figure 3 on page 5, as one can see how the
termination dates of the SDLT/LTT tax-holidays and their associated peaks in activity affected both
Transactions and Average Prices.

It is difficult to determine whether the apparent lack of sales from October 2021 through to April
2022, compared to previous years, is due to a “true” reduction in sales, or whether this is the result
simply of the Land Registry being slow to process the increased number of transactions that took
place during June and September 2021. We show the current state of the emerged figures for Q1 2022
and earlier years below.
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Comparing Q1 Transactions for 2020, 2021 and 2022, by Region

Table 2. Transactions analysis by region Link to source Excel

- jan-Mar | Jan - Mar
NORTH 9,299 13,137 8,188 41% -38%
NORTH WEST 21,035 29,837 17,503 42% -41%
YORKS & HUMBERSIDE 16,369 24,190 14,191 48% -41%
EAST MIDLANDS 15,134 22,508 12,671 49% -44%
WEST MIDLANDS 16,385 24,350 13,679 49% -44%
EAST ANGLIA 8,398 13,936 6,726 66% -52%
GREATER LONDON 19,308 31,341 15,542 62% -50%
SOUTH EAST 40,868 72,827 34,417 78% -53%
SOUTH WEST 19,656 32,371 16,295 65% -50%
ENGLAND 166,452 264,497 139,212 59% -47%
WALES 9,460 12,059 8,266 27% -31%
ENGLAND & WALES 175,912 276,556 147,478 57% -47%

Table 2 shows that in Q1 2020 transactions totalled some 175,900 sales in England and Wales. Q1
2020 would have been largely “Covid free” as the pandemic was not officially announced until March
2020, when most sales for that month would already have been contractually concluded. The total
number of sales during Q1 2021 was 57% higher than in Q1 2020, with this sum being considerably
enhanced by the SDLT/LTT tax-holidays in England and Wales, which originally were due to finish by
the end of March 2021. In Q1 2022 we see that transactions diminished by 47% from the 2021 total
and were also below Q1 2020 levels.

It is interesting to note that Wales had the lowest rise in sales, of just 27%, between Q1 2020 and Q1
2021, and also the lowest fall between Q1 2021 and Q1 2022, which is likely to reflect the lower level
of savings in the LTT tax-holiday in Wales, compared to the SDLT savings in England.

We can also see from Table 2 that the South East had the largest increase in sales in Q1 2021
compared to Q1 2020, at 78%. This might seem somewhat surprising to those who understood that
the change in lifestyle during the pandemic resulted in a movement away from city conurbations to
rural areas. Although such a move was true for a proportion of home buyers, there were also a
number who chose to relocate to areas which remained within a reasonable commute of their place

of work. Listed below are the ten areas in the South East which saw the largest increase in home sales
from Q1 2020 to Q1 2021.

Table 3. The areas in the South East which experienced the highest increase in property sales between Q1 2020
and Q120217

1 | Hart +136% | 6 | Winchester +104%
2 | New Forest +116% | 7 | Guildford +101%
3 | Epsomand Ewell | +111% | 8 | Hastings +98%
4 | Fareham +110% | 9 | Surrey Hills +98%
5 | Wealden +110% | 10 | South Oxford +97%

For those unfamiliar with “Hart”, it became a local government district in Hampshire in 1972, being
formed by a merger of Fleet and Hartley Wintney district councils. Hart was the winner of the Halifax

“Best Quality of Life in Britain” award in 2017.
’LSL Property Services plc
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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
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