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1  C O M M E N T A R Y  

1.1 Welcome to the latest edition of ARK’s Market Synopsis report covering 
market outcomes to the end of March and with Rightmove picking up 
reporting for April. 

1.2 We saw the market steadily gaining momentum at the start of the year and 
were able to issue very favourable reports in January and February. Post-
election and with a Brexit (remember that?) at least certain, things did seem to 
be looking set fair for the market with modest and sustainable growth 
expected.  Rightmove say “The buoyant start to the year before the lockdown 
saw the number of sales agreed in the year to March 23rd up 11% compared 
to the same period last year, which was the best start to a year since 2016” so 
pre-lockdown things were looking good. 

1.3 Then COVID-19 took its effect on the housing market. In late March, the UK 
Government implemented a nationwide lockdown followed by the advice of 
staying home to help reduce the effects of COVID-19. Government advice to 
buyers and sellers and sensible precautions from valuers and others in the 
chain had the effect of dampening market activity. 

1.4 Our March report was particularly bleak, and we are hoping that our 
predictions turn out to be incorrect. There is some evidence – see section 2 for 
a more optimistic take on the market outlook.   

2  I S  T H E R E  S U N L I G H T ?  

2.1 The commentaries below all tell a similar story and present an uncertain future 
for house prices. Russell Galley from Halifax says, “much will depend on the 
length of time it takes for restrictions to be lifted, the pressure that has been 
exerted on the economy in the meantime and the effect this has on consumer 
sentiment”.  

2.2 Sentiment, as we suggested in March, will be the driver for buyer decision 
making. We sense a very positive attitude in the professional colleagues we 
speak to, valuers, mortgage brokers, SO sales teams, as Robert Gardner of the 
Nationwide says “The raft of policies adopted to support the economy, 
including to protect businesses and jobs, to support peoples’ incomes and keep 
borrowing costs down, should set the stage for a strong rebound once the 
shock passes, and help limit long-term damage to the economy”.  

2.3 Even the RICS, who, generally, are the more pessimistic forecasters report “It is 
interesting to note that sentiment on the medium-term outlook for prices has 
proved a lot more resilient. Respondents currently expect price growth to 
average just over 2.5%, per annum, over the next five years. This remains 
closely aligned with the average five-year house price inflation projections 
seen over the past twelve months.” 
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2.4 But Rightmove caution “Low mortgage rates and major Government support 
are a positive but demand for housing in the coming months may be more 
seriously challenged by a deteriorating economic outlook that directly impacts 
employment levels for homeowners.” So, one cannot be wholly confident of 
finding buyers and achieving sales at list price. 

2.5 However, Rightmove also say “Most sellers already on the market, and those 
with a sale already agreed, appear to be continuing with their plans to move 
once it has been deemed safe enough to do so”. Our own experience across 
several sales teams is that it has been possible to complete sales on purchases 
that were close to being completed pre-lockdown.  

2.6 A number of colleagues anecdotally have said that enquiry rates are remaining 
high and that levels are barely different from this time last year. The NSG have 
reported that “enquiry numbers were holding, and some reports of increasing 
to very encouraging numbers with eager and committed customers. Alongside 
this, reservations are still happening across the country, with completions 
happening where appropriate within government guidelines.”  

2.7 A number of lenders reacted strongly to the lockdown withdrawing products 
whilst evaluating their position. Since that initial reaction Halifax, Nationwide 
and Barclays have all now come back into the shared ownership market, albeit 
with restrictions. 

2.8 With the return to the construction of new homes largely seeming to be 
happening in the next week or so we think the obvious next step will be to 
work out how viewings can be conducted safely. We have not found anyone 
doing that yet but do expect to hear of viewings starting around the time of 
the next report. By then it is likely that valuations will also have re-commenced 
so we might be looking at a more “normal” scenario. We certainly hope so. 
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3  H A L I F A X  ( M A R C H )  

3.1 House prices in March were 3.0% higher than in the same month a year earlier.  
On a monthly basis, house prices were flat at 0.0%. In the latest quarter 
(January to March) house prices were 2.1% higher than in the preceding three 
months (October to December). 

3.2 Russell Galley, Managing Director, Halifax, said: “On a practical level, most 
market activity has been paused, with the public rightly following advice to 
stay at home, and estate agencies, surveyors and conveyancers temporarily 
closing as a result. With viewings cancelled and movers being encouraged to 
put transactions on hold, activity will inevitably fall sharply in the coming 
months. It should be noted that with less data available, calculating average 
house prices is likely to become more challenging in the short-term.  

3.3 “However, it’s still too early to properly assess what potential long-term 
impacts the current lockdown might have on the UK housing market. While 
there is very significant uncertainty at the moment, much will depend on the 
length of time it takes for restrictions to be lifted, the pressure that has been 
exerted on the economy in the meantime and the effect this has on consumer 
sentiment. 

 
Source: Halifax, IHS Markit 

 

3.4 Click here to read more.  
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4  N A T I O N W I D E  ( M A R C H )  

4.1 Commenting on the figures, Robert Gardner, Nationwide's Chief Economist, 
said: “Annual house price growth increased to 3% in March, up from 2.3% the 
previous month - the fastest pace since January 2018 (when annual growth 
was 3.2%). The last six months have all seen month-on-month increases, after 
taking account of seasonal effects.  

4.2 “It is important to note that, while we use a full month’s worth of data to 
generate the index, the cut-off point is slightly before the end of the month. 
This means that developments following the UK government’s lockdown will 
not be reflected in these figures.  

4.3 “In the opening months of 2020, before the pandemic struck the UK, the 
housing market had been steadily gathering momentum. Activity levels and 
price growth were edging up thanks to continued robust labour market 
conditions, low borrowing costs and a more stable political backdrop following 
the general election.  

4.4 “But housing market activity is now grinding to a halt as a result of the 
measures implemented to control the spread of the virus, and where the 
government has recommended not entering into housing transactions during 
this period.  

4.5 “Indeed, a lack of transactions will make gauging house price trends difficult in 
the coming months. The medium-term outlook for the housing market is also 
highly uncertain, where much will depend on the performance of the wider 
economy.  

4.6 “The raft of policies adopted to support the economy, including to protect 
businesses and jobs, to support peoples’ incomes and keep borrowing costs 
down, should set the stage for a strong rebound once the shock passes, and 
help limit long-term damage to the economy.  

ANNUAL PRICE GROWTH UP IN MOST REGIONS IN Q1 

4.7 “Wales was the strongest performing region in the first quarter of 2020, with 
annual price growth picking up to 6.4%. England saw annual house price 
growth increase to 1.9%. Conditions remained subdued in Scotland and 
Northern Ireland, which saw annual price growth of 0.8% and 0.7%, 
respectively. 
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Source: Nationwide 

4.8 “House price growth across northern England as a whole (North, North West, 
Yorkshire & Humberside, East Midlands and West Midlands), remained ahead 
of that in the south (London, Outer Metropolitan, Outer South East and East 
Anglia), as has been the case since the start of 2017. Yorkshire & Humberside 
was the strongest performing English region with prices up 4.3% year-on-year.  

 
Source: Nationwide 

 

4.9 “London saw a recovery in annual house price growth to 1.0%, following ten 
consecutive quarters of annual price declines. Average prices in the capital are 
still only 4% below the all-time highs recorded in Q1 2017 and over 50% above 
their 2007 levels (UK prices are currently 19% higher than their 2007 peak).  

4.10 Click here to read more.  

 
 
 

https://www.nationwide.co.uk/-/media/MainSite/documents/about/house-price-index/2020/Mar_2020.pdf
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5  R I C S :  U K  R E S I D E N T I A L  M A R K E T  S U R V E Y  ( M A R C H )  

5.1 Unfortunately, having started the year showing a marked pick-up in 
momentum, sentiment across the UK housing market predictably deteriorated 
sharply in March. Government measures introduced to combat the spread of 
the coronavirus have required estate agents to close their offices, meaning 
much activity has effectively been frozen over the coming months.  

5.2 The situation is evolving rapidly, and it remains unclear how long such 
restrictions will remain in place. However, as is the case across many sectors of 
the UK economy, these closures are going to take a significant toll on the 
outlook for the market this year. 

5.3 In terms of new buyer demand, a run of three successive monthly increases 
was brought to an abrupt end, with a net balance of -74% of respondents 
across the UK reporting a fall in enquiries during March.  

 
Source: RICS: UK Residential Market Survey 

 
5.4 Sales volumes went into reverse, evidenced by a headline net balance of -69% 

of survey participants noting a decline over the month. Unsurprisingly, sales fell 
across all parts of the UK when compared with February.  

5.5 Looking ahead, near term sales expectations are of course deeply negative 
following the government’s lockdown measures, with the latest net balance of 
-92% representing the weakest figure since the inception of this series back in 
1998.  

5.6 New instructions being listed on the market for sale also dropped back sharply, 
with a net balance of -72% of contributors reporting a fall over the survey 
period. In keeping with this, inventory levels slipped noticeably during March, 
hitting a fresh record low of 40 properties, on average, per branch.  
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Source: RICS: UK Residential Market Survey 
 

5.7 The survey’s headline indicator on prices remained slightly positive in the latest 
results. In fact, a net balance of +11% of contributors saw prices increase in the 
three months to March, although this reading has eased from +29% in 
February.  

5.8 The survey’s indicator capturing near term price expectations sunk from a net 
balance of +21% in February, to post a figure of -82% in March. With regards 
to the twelve-month view, price expectations are somewhat less negative, as a 
net balance of -38% of respondents envisage house prices falling over the year 
to come. 

5.9 It is interesting to note that sentiment on the medium-term outlook for prices 
has proved a lot more resilient. Respondents currently expect price growth to 
average just over 2.5%, per annum, over the next five years. This remains 
closely aligned with the average five-year house price inflation projections 
seen over the past twelve months.  

5.10 Click here to read more.  

 

 

 

 

 

 

 

https://www.rics.org/globalassets/rics-website/media/knowledge/research/market-surveys/uk-residential-market-survey-march-2020.pdf
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6  H O M E T R A C K  ( M A R C H )  

6.1 Annual house price growth is +1.8%. This low by recent standards but higher 
than a year ago +1.2% (Fig 1). The monthly growth rate for March, at 0.1%, is 
the lowest for a year, and a third the level of January and February.  

 

6.2 New sales agreed are down 90% since early March and with the lockdown set 
to last until at least early May, pricing evidence will be limited over the next 2-
3 months. Some new sales are being agreed based on viewings ahead of the 
lockdown but running at a tenth of the levels in early March. Activity will take 
time to recover as restrictions lift and market activity grows. 

6.3 Cities in northern England have recorded below average falls in demand over 
the recent downturn. In addition, they have recorded some of the stronger 
increases in demand over recent weeks, notably Manchester, Liverpool and 
Leeds. These are all cities where 2020 started strongly and housing 
affordability remains attractive. These cities could see a faster bounce-back 
when restrictions lift although most cities have recorded an improvement in 
recent weeks.  

6.4 The temporary suspension of the sales market has put a significant volume of 
sales on hold. Hometrack estimate that there are c 373,000 sales held up in the 
pipeline worth a total of £82bn. This equates to nearly £1bn in sales 
commission for estate agents.  

6.5 Even if restrictions lift in early May, there will have been a 2-month suspension 
of market activity, which has affected the early stages of the sales process. It 
will take time for the delayed deal flow to resume and for a new pipeline of 
business to form.  
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6.6 Hometrack currently estimates to see a 50% drop in completed housing sales 
in 2020 compared to 2019. Hometrack expect sales volumes to remain below 
this level until September 2020. This will result in transaction completed being 
50% lower than last year. The positive news is that the total amount of housing 
for sale is just 4% lower than the start of March as vendors maintain listings so 
there is no mass withdrawal of homes for, so there is still plenty of choice for 
those looking.  

6.7 Recent survey data from IPSOS Mori shows the over-riding concern of 
consumers is the COVID-19 crisis. Economic concerns are a distant number 
two and fears over employment down in eighth, although rising. Low mortgage 
rates and major Government support are a positive but demand for housing in 
the coming months may be more seriously challenged by a deteriorating 
economic outlook that directly impacts employment levels for homeowners.  

WHAT ABOUT THE IMPACT ON HOUSE PRICES IN 2020?  

6.8 We will have a clearer view on the price impact once restrictions start to lift 
and we get a flow of new sales agreed and pricing evidence. We will be able to 
track this and changes in the level of pricing for new and existing sales 
inventory to get an early view on the development of pricing.  

CITY LEVEL SUMMARY, MARCH 2020 
City Current price %yoy Mar-20 % yoy Mar-19 
Nottingham £159,100 4.1% 3.8% 
Leicester £182,100 3.9% 5.0% 
Manchester £174,100 3.4% 4.5% 
Edinburgh £239,200 3.2% 4.6% 
Leeds £169,200 3.1% 2.4% 
Liverpool £122,600 2.6% 2.8% 
Birmingham £168,500 2.6% 4.1% 
Cardiff £212,100 2.5% 3.0% 
Sheffield £139,600 2.4% 3.3% 
Glasgow £124,300 2.0% 2.9% 
Bristol £284,400 2.0% 1.8% 
Belfast £138,900 2.0% 4.8% 
Portsmouth £239,100 1.3% 0.4% 
London £479,000 0.9% -1.2% 
Bournemouth £290,100 0.9% 1.3% 
Cambridge £412,800 0.7% -1.2% 
Newcastle £128,800 0.7% 1.1% 
Southampton £227,100 0.3% 0.9% 
Oxford £410,000 -1.2% -0.5% 
Aberdeen £154,200 -2.5% -4.9% 
20 city index £256,000 1.8% 1.2% 
UK £219,500 2.1% 1.3% 

Source: Zoopla House Price Index, powered by Hometrack 

6.9 Click here to read more.  

https://www.hometrack.com/media/620900/uk-cities-house-price-index-report-march-2020-final.pdf
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7  H O M E T R A C K   -  Q 1  2 0 2 0  

7.1 The impact of coronavirus has been less pronounced in the lettings market 
than in the sales market. Increased uncertainty means households looking for a 
home will turn to the rental market first to meet any immediate housing need. 

7.2 Demand for rental properties fell by more than 55% between 7 March and 30 
March. In contrast, the sales market was hit by a 70% decline in buyer demand, 
after the government effectively suspended transactions. 

7.3 The additional flexibility in the lettings market, which has allowed agents to 
agree rental contracts with delayed start dates, and agree terms based on 
online viewings, means that activity has continued throughout the lockdown, 
albeit at a significantly lower rate. 

Fig. 1: Headline UK Rental Growth (%YOY and %MOM)

 
Source: Zoopla Rental Index, powered by Hometrack, ONS AWE 

SLIGHT SHIFT IN LONDON PRICE BAND DEMAND 

7.4 London has recorded a marginal shift in demand, with the largest proportion of 
interest focused on properties with rents of between £1,200 - £1,300 pcm in 
April, compared to February, when the greatest interest was in properties 
priced between £1,400 - £1,500 pcm. This could be partly attributed to a 
change in the financial circumstances of some tenants, but it’s premature to 
conclude whether this trend will persist. 

AN UNDERLYING STRENGTH IN RENTS 

7.5 The Rental Market Report shows that the annual rate of UK rental growth 
flattened in March - reflective of seasonal trends rather than ramifications of 
the coronavirus lockdown. Rents were up 2.4% on the year, compared to 2.5% 
annual growth in February and the 2.3% recorded in December 2019.  
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7.6 Despite the slight slowdown in growth, rental growth has been on a largely 
upward trajectory since March 2017 amid increased demand and shrinking 
supply. 

7.7 At a city level, the spread of rental growth ranges from -2.1% in Aberdeen to 
5.9% in Nottingham. Annual rental growth in London is running at 1.7%, down 
from 2.3% in the previous quarter, but broadly in line with the same period in 
2019 (1.8%). 

7.8 For the first time in 12 months, London’s pace of rental growth has fallen 
behind the rest of the UK, as stretched rental affordability limits the rate at 
which rents can grow when compared to the rest of the UK.  

7.9 Rental growth in London, having risen strongly since March 2017, slowed 
down slightly during March 2020, with 1.7% annual growth, down from 2.3% 
in February 2020. This may partially reflect a slight easing in demand given the 
post-election bounce in the sales market. 

7.10 While a lack of supply and slower new investment has supported the uplift in 
rental growth over the last two years, a sustained delivery of new supply from 
new-build schemes is adding more rental homes to the market and therefore 
keeping rental growth in check. 

7.11 Click here to read more.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.hometrack.com/media/619254/rental-2020-q1-final-new.pdf
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8  R I G H T M O V E  ( A P R I L )  

8.1 Given the lockdown and pausing of key activities in the housing market, 
statistics on the number of properties coming to market, new seller asking 
prices, and new sales agreed are not meaningful.  

8.2 For the record, the average asking price of the daily dwindling number of 
properties coming to market in our reporting period from 8th March to 11th 
April saw a monthly price fall of 0.2% to £311,950, with the annual rate of 
increase from last April being 2.1%.  

8.3 The buoyant start to the year before the lockdown saw the number of sales 
agreed in the year to March 23rd up 11% compared to the same period last 
year, which was the best start to a year since 2016. Most sellers already on the 
market, and those with a sale already agreed, appear to be continuing with 
their plans to move once it has been deemed safe enough to do so. 

8.4 Available stock for sale is down only marginally, by 2.6%, and since the 
lockdown the level of fall throughs is similar to what we would expect to see in 
a normal three-week period.  

WHAT WILL IT TAKE TO KICK-START THE MARKET AGAIN?  

8.5 The unprecedented government support for people and businesses will need 
to continue once the lockdown is eased, in order to facilitate a quick recovery 
on many fronts. For the housing market, the key drivers that we believe will 
need to be in place to support a return to a more normal level of activity are 
laid out below.  

LOW INTEREST RATE LENDING WITH LOW DEPOSITS, PLUS 
GOVERNMENT INCENTIVES  

8.6 Buyer affordability is key to housing market activity, so mortgage lenders need 
to be in a position to be able to offer the same low interest rates. Recovery 
could also be boosted by government incentives targeted at home movers such 
as stamp duty holidays, extension of Help to Buy, and perhaps also 
encouragement of mortgage lending. Lenders need to keep offering low 
deposit mortgages, which would help both the resale and new build sectors of 
the housing market.  

FORBEARANCE BY LENDERS TO LIMIT FORCED SALES UNTIL 
EMPLOYMENT LEVELS RECOVER 

8.7 It is vital that lenders show forbearance to those in arrears and do not rush to 
repossess, leading to forced sales. These would in turn put more severe 
downward pressure on property prices, depressing activity, and leading to 
damaging negative equity. Much will depend on future trends in employment 
rates, as most buyers need appropriate employment to get a mortgage or to 
keep up repayments on their existing mortgage. These are all-important factors 
influencing market sentiment, and it’s currently hard to predict how that will 
fluctuate in the months ahead.  
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INNOVATION TO HELP REBUILD ACTIVITY SO SELLERS AND BUYERS KEEP 
SAFE  

8.8 To aid a quicker market recovery it’s very important that the property industry 
tries to keep some activity simmering on the back-burner during the lockdown. 
Then after the end of the full lockdown, it needs a plan to overcome potential 
buyers’ and sellers’ new-found caution, and to cope with the need to maintain 
social distancing during visits for marketing, viewing, valuing and surveying.  

8.9 Some properties that are for sale or rent have pre-recorded videos available for 
would-be buyers or tenants to view online. It would be highly unusual to buy a 
property without a physical viewing, but it will help them to work out which 
ones are worth viewing in person when stay-at-home restrictions are relaxed.  

8.10 Some innovative agents with good knowledge of the local area are also using 
live stream video to offer virtual valuations to prospective sellers, in 
preparation for future marketing.  

 HOUSING PRICE INDEX (REGIONAL TRENDS) 

Region Avg. price Monthly change Annual change Avg. time to sell 
Scotland £156,347 -1.8% 0.6% 40 days 
North East £152,639 0.7% 0.8% 72 days 

North West £200,861 -0.2% 1.9% 63 days 
Yorks. & Humber £195,583 -0.2% 1.0% 62 days 
West Midlands  £233,948 0.3% 2.5% 56 days 
East Midlands £223,001 1.0% 2.6% 59 days 
East of England £357,158 0.1% 1.5% 61 days 
Greater London £626,395 -1.9% 2.0% 63 days 

South East £409,677 0.2% 1.2% 64 days 
South West £313,297 0.1% 2.4% 62 days 
Wales £196,744 -1.3% 0.2% 65 days 

Source: Rightmove - House Price Index (National Edition) 

8.11 Key: 
• Increase from previous month  
• Decrease from previous month 

 
8.12 Click here to read more.  

ARK Consultancy Limited 
April 2020 

 

https://www.rightmove.co.uk/news/content/uploads/2020/04/Rightmove-House-Price-Index-20-April-2020.pdf
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If you need help or advice on any aspect 
of this proposal, please contact: 


