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COMMENTARY
Welcome to the latest edition of ARK’s market synopsis report
covering market outcomes to the end of November 2021 .

1.1

It is really interesting how quickly things change. I noted Halifax (and others) talking
about the threat of Omicron in November and here we are in January with Plan B now
lapsed and Omicron no longer the hot topic.

1.2

But the sabre rattling over the Ukraine presents a new and very different challenge
which could yet play an even greater part in the “Cost-of-Living Crisis” if Russia diverts
Oil and Gas away from Europe let alone the impact on sentiment.

1.3

Coupled with the “Cost of Living Crisis”, inflation at 5% is a new factor for many buyers
as will be (if it happens) increases in interest rates. Both will be new experiences for
many buyers, advisors and employees of lenders. It will be interesting to see how they
adapt.

1.4

Turning to the reports contained in the synopsis they are, again, pretty bullish with
Halifax saying the “shortage of properties available, a strong labour market, and
competition between mortgage providers to keep rates low are the key drivers
underpinning the strong market activity” and Nationwide commenting: “Market activity
will look to be upbeat in the upcoming months as race for space continues to support
market activity.”

1.5

Interestingly Halifax report a strong uptick for flat values “with double-digit annual
price inflation for flats (+10.8%) over the last year compared to slower gains for
detached properties (6.6%)” Could this be a sign that the “Race for Space” is slowing
down?
HIGHLIGHTS

1.6

Halifax reported an increase in UK house prices in November by 1%, or £2,808, taking
the annual rate of inflation up to 8.2%.

1.7

A shortage of available properties, a strong labour market, and competition between
mortgage providers to keep rates low are the key drivers underpinning the strong
market activity. First time buyers also play a key role in driving market activity with
annual house price inflation at 9.1% compared to 8.8% for home movers.

1.8

When looking at the types of property, the annual rate of inflation for flats stands at
(+10.8%), and for detached is at (6.65%) – suggesting that the ‘race for space’ has
become less prominent when compared to the start of the pandemic. Data also shows
that the overall number of completed transactions have fallen since the end of the
Stamp Duty holiday.

1.9

The outlook is still quite uncertain. Reports have shown that interest rates are expected
to rise, add to this, the new Omicron variant which has affected economic confidence.
With that said, it is too early to determine the long term impacts the new variant will
have. Keeping the possibility of a resurgence in activity aside, Halifax doesn’t expect
the current level of house growth to sustain in 2022 this is due to pressures seen
between house price and income being stretched.
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1.10 Wales continues to remain the strongest performing region with a house price inflation
of 14.8%. London continues to lag behind, with annual inflation of just 1.1%.
1.11 In November, Nationwide reported annual house prices at 10%, higher than in October
(9.9%). Nationwide points out that the market appears to be holding up well with
mortgages approved higher in October than the 2021 monthly average. Adding to this,
the market remains strong and if this is sustained, market activity will look to be upbeat
in the upcoming months as race for space continues to support market activity.
1.12 Moving onto RICS, new buyer enquiries increased during November (+13%). However,
agreed sales continue to remain in negative territory with a net balance of -9% (-7% last
in October).
1.13 RICS further adds “a net balance of -18% of respondents noted a further deterioration
in the flow of new instructions becoming available (the eighth consecutive negative
monthly reading). Moreover, the volume of market appraisals undertaken in November
was reportedly below that seen in the same month last year, with the latest net balance
coming in at - 20%.”
1.14 In Hometracks’s report, average UK house prices rose by 1% in November, taking the
total annual growth to 7.1%. Key indicators such as buyer demand, sales activity and
new listings have slowed down in recent weeks and are in line with the usual seasonal
trends.
1.15 Furthermore, Hometrack expects market conditions to move at a more normal pace in
2022, giving supply pipelines the chance to rebuild. With that said, the report mentions
“the demand/supply imbalance is unlikely to fully unwind, and this will be one factor
underpinning pricing into next year. There is also more headroom for price growth in
some of the most affordable areas of the country.”
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HALIFAX (NOVEMBER 2021)

2.1

Russell Galley, Managing Director of Halifax, said: “UK house prices rose again in
November, with the value of the average property increasing by another 1%, or £2,808,
tipping the annual rate of inflation up to 8.2%. This is the fifth straight month that
average house prices have risen, with typical values up by almost £13,000 since June,
and more than £20,000 since this time last year.

2.2

“On a rolling quarterly basis the uptick in house prices was 3.4%, the strongest gain
since the end of 2006, bringing the new average property price up to a record high of
£272,992. Since the onset of the pandemic in March 2020, and the UK first entering
lockdown, house prices have risen by £33,816, which equates to £1,691 per month.

2.3

“The performance of the market continues to be underpinned by a shortage of
available properties, a strong labour market and keen competition amongst mortgage
providers keeping rates close to historic lows. Those taking their first step onto the
property ladder are also playing an important role in driving activity, with annual house
price inflation for first-time buyers at 9.1% compared to 8.8% for homemovers.

2.4

“We see this across different property types too, with double-digit annual price
inflation for flats (+10.8%) over the last year compared to slower gains for detached
properties (6.6%). This could suggest the ‘race for space’ is becoming less prominent
than it was earlier in the pandemic, with industry data also showing the overall number
of completed transactions has fallen back since the end of the Stamp Duty holiday

2.5

. “Looking ahead, there is now greater uncertainty than has been the case for quite
some time, with interest rates expected to rise to guard against further increases in
inflation. Economic confidence may be also be dented by the emergence of the new
Omicron virus variant, though it remains far too early to speculate on any long-term
impact, given insufficient data at this stage, not to mention the resilience the housing
market has already shown in challenging circumstances.

2.6

“Leaving aside the direct impact of a possible resurgence in the pandemic for now, we
would not expect the current level of house price growth to be sustained next year
given that house price to income ratios are already historically high, and household
budgets are only likely to come under greater pressure in the coming months.”

2.7

Regions and nations house prices Wales remains by far the strongest performing nation
or region in the UK with annual house price inflation of 14.8%. Buying a property in
Wales has never been so expensive, with the average house price breaking through the
£200,000 barrier for the first time in history (average price of £204,148). Northern
Ireland also continues to record double-digit annual growth (10.0%, average house
price of £169,348).

2.8

House prices also continue to rise in Scotland, with the average property now up 8.5%
year-on-year, with the average price of £191,140 also the most expensive on record. In
England, the North West remains by far the strongest performing region (+11.4%),
which is its highest rate of growth since 2005 (average house price of £209,287).
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2.9

London continues to lag the rest of UK in its rate of house price growth, with annual
inflation of just 1.1%, though this was up slightly from October. However, at an average
of £521,129 properties in London continue to be much more expensive than in all
other parts of the country.

2.10 Click here to read more.
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NATIONWIDE (NOVEMBER 2021)
HEADLINES

NOV-21

OCT-21

Monthly Index*
Monthly Change*
Annual Change
Average Price (not seasonally adjusted)

502.8
0.9%
10.0%
£252,687

498.0
0.7%
9.9%
£250,311

* Seasonally adjusted figure (note that monthly % changes are revised when seasonal adjustment factors
are re-estimated)
Source: Nationwide

3.1

“Annual house price growth remained strong in November at 10.0%, marginally higher
than the 9.9% recorded in October. Prices rose 0.9% in month-on-month terms, after
taking account of seasonal effects. As a result, house prices are now almost 15% above
the level prevailing in March last year when the pandemic struck the UK.

3.2

“There have been some signs of cooling in housing market activity in recent months.
For example, the number of housing transactions were down almost 30% year-on-year
in October. But this was almost inevitable, given the expiry of the Stamp Duty holiday
at the end of September, which gave buyers a strong incentive to bring forward their
purchase to avoid additional tax.

3.3

“Moreover, underlying activity appears to be holding up well. The number of mortgages
approved for house purchases in October was still running above the 2019 monthly
average. Early indications also suggest that labour market conditions remain robust,
despite the furlough scheme finishing at the end of September. If this is maintained,
housing market conditions may remain fairly buoyant in the coming months, especially
since the market has momentum and there is scope for ongoing shifts in housing
preferences, as a result of the pandemic, to continue to support activity.

3.4

While consumer confidence stabilised in November, sentiment remains well below the
levels seen during the summer, partly as a result of a sharp increase in the cost of living.
Moreover, inflation is set to rise further, probably towards 5% in the coming quarters.

3.5

“Even if economic conditions continue to improve, rising interest rates may exert a
cooling influence on the market. Indeed, house price growth has been outpacing
income growth by a significant margin and, as a result, housing affordability is already
less favourable than was the case before the pandemic struck.

3.6

Click here to read more.
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RICS: UK RESIDENTIAL MARKET SURVEY
(NOVEMBER 2021)

4.1

The November 2021 RICS UK Residential Survey results continue suggest a lack of
new instructions is holding back market activity. Indeed, despite new buyer enquiries
rising over the month, a slightly softer trend in agreed sales was once again cited
alongside a further decline in fresh listings. This constrained supply backdrop is also
underpinning price growth, which has shown no sign of easing over the latest survey
period.

4.2

At the national level, a net balance of +13% of respondents reported an increase in
new buyer enquiries during November. This is marginally up on reading of +11%
previously and marks the third successive report in which the headline demand metric
has been in positive territory. Notwithstanding this, the agreed sales indicator remains
modestly negative, posting a net balance of -9% (compared with -7% last month). As
such, this extends the run of negative readings for the survey’s headline sales measure
into a fifth consecutive month.

Source: RICS UK Residential Market Survey

4.3

Going forward, respondents remain slightly more upbeat regarding the prospects for
sales over the coming three months, with the near-term expectations net balance
registering a value of +15%. Further ahead, the twelve-month sales expectations series
also remains moderately positive, at +12% (slightly stronger than the figure of +4%
returned last month).
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4.4

Comments left by respondents frequently highlight the shortage of new listings coming
onto the market as a significant impediment to activity at this point in time. In
November, a net balance of -18% of respondents noted a further deterioration in the
flow of new instructions becoming available (the eighth straight negative monthly
reading). Moreover, the volume of market appraisals undertaken in November was
reportedly below that seen in the same month last year, with the latest net balance
coming in at - 20%.

4.5

The lack of stock available on the market is sustaining competition amongst would-be
buyers, with the upshot being that house prices continue to be pushed higher. During
November, a headline net balance of +71% of survey participants cited an increase
prices. This is identical to October’s reading and, looking back a little further, the survey
feedback points to house price inflation remaining very consistent (at a strong pace)
over the past four months.

4.6

Disaggregating the data shows that all parts of the UK continue to see robust growth in
house prices. Leading the way, Wales, the North West of England and the West
Midlands all display particularly elevated net balance readings. Even though house price
growth in London appears to be lagging the rest of the country to a certain degree, the
latest net balance of +51% is still well above the long run average of +12% in the
capital.

4.7

Looking ahead, prices are expected to continue to drift higher at the national level,
both over the near term and further out. At the twelve-month time horizon, a net
balance of +66% of contributors envisage prices rising, with this indicator remaining in
a tight range of between +66% and +70% in each of the past five months.

Source: RICS UK Residential Market Survey

4.8

Click here to read more.
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5.1

HOMETRACK (NOVEMBER 2021)
After a busy start to 2022, the market will start to move back to pre-pandemic
conditions, allowing supply pipelines to rebuild. However, the demand/supply
imbalance will not fully unwind, and this will be one factor supporting price growth of
3% next year.
UK HOUSE PRICE INFLATION AT 7.1%

5.2

Average UK house prices rose by 1% in November, taking the total annual growth to
7.1%, down from 7.6% in August.

5.3

This took the value of an average home to £240,800, up some £16,000 compared to
November last year. While the rate of price growth is easing from the peak in late
summer, the strong market conditions throughout the year have put upward pressure
on prices.

5.4

When we examine price growth by region, the rise in values registered in the last 12
months is larger than that posted over the previous two years combined in nearly every
region in the country. The only exceptions are London and Scotland, where the average
increase in value has not matched that between November 2018 to November 2020,
chiming with lower rates of annual growth of 2.4% and 5.3% respectively.

5.5

In contrast, average prices in Wales have risen by 11.1% over the last 12 months, while
prices in the North West are up 9.1%. Homes in Liverpool have registered the highest
rate of growth of any of the UK’s larger cities at 10.7%, followed by Manchester at
8.5% and Nottingham at 8.1%.

5.6

Only Aberdeen underperforms London, with average prices in the city down 0.3% on
the year. This city market is heavily influenced by wider trends in the North Sea oil
industry.
15.7 MILLION HOMES REGISTER VALUE RISE OF £15,000+

5.7

Our data also shows more fully shows how the value of each home across the UK has
changed over the last 12 months. The initial value of a home will determine by how
much it has appreciated.
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5.8

The majority of homes have risen in value, although some properties have registered no
change in values, or a modest decline. Most homeowners, however, have experienced a
lift in equity, which can act as a spur to decisions around making a move. This trend will
underpin some activity next year.

5.9

On the other hand, increased prices can also make it more challenging for buyers to
enter the market, although this will be dependent on where they are located, and the
type of property they are purchasing.
APPROACHING THE POST-CHRISTMAS BOUNCE

5.10 The levels of buyer demand, sales activity and new listings have slowed in recent
weeks, in line with the usual seasonal trends, as can be seen in the chart below.

5.11 The bounce-back from the Christmas period slowdown is just as evident, and this will
likely start from next week. Last year, property searches more than doubled after
Christmas Day.
5.12 As well as the usual seasonal pick up in demand, we are anticipating that more demand
will also be fuelled by a continued ‘reassessment of home’ due to the trends that
emerged during the pandemic.
5.13 A recent Zoopla survey showed that around a fifth of those who said they were eager
to move in the coming 18 months said that new working from home arrangements
were a factor in their decision.
5.14 The average time between listing a property and agreeing a sale subject to contract
was 50 days in the years before the pandemic. This year it has been consistently below
30 days.
5.15 As the market starts to move at a more normal pace, it will be an opportunity for supply
pipelines to repair, although total stock volumes will likely remain lower than the fiveyear average.
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OUTLOOK

5.16 As we have discussed in recent reports, there are looming economic headwinds into
2022, not least rising inflation which will translate into higher household costs.

5.17 The Bank of England last week made its first riposte to high inflation rates, raising the
base rate from 0.1% to 0.25%, the first rate rise in three years.
5.18 Most households who already have a home loan will be sheltered from this rise as
many mortgage deals are on fixed-rate terms. However, those hoping to buy a home in
2022 may find rates have risen, albeit modestly, given the 0.15% increase in the base
rate.
5.19 Overall, even with another rate rise next year, mortgage rates will remain relatively low
compared to long-run averages, and many households are further protected by the
‘stress tests’ that lenders have been implementing, ensuring their household income
will withstand mortgages rates at 3% higher than their current rate.
5.20 Even so, now that we are in a rising interest rate environment, there may be a knock-on
impact on sentiment. We expect market conditions to normalise next year, in terms of
the speed at which the market is moving and also who is moving – so after the busy
start to the year, supply pipelines will have a chance to rebuild.
5.21 Even so, the demand/supply imbalance is unlikely to fully unwind, and this will be one
factor underpinning pricing into next year. There is also more headroom for price
growth in some of the most affordable areas of the country.
5.22 As such, our forecasts show price growth of 3% for 2022, with transactions levels at
1.2m, down from 1.5m this year but in line with trends over the previous five years.
5.23 Click here to read more.
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RIGHTMOVE (NOVEMBER 2021)

6.1

The price of property coming to market drops by an average of 0.6% (-£2,044)
compared to last month, the largest monthly fall since January’s -0.9%. While market
activity remains robust, this pre-Christmas price lull is aiming to attract festively
distracted buyers.

6.2

With this slight softening of prices expected to last until Christmas, it offers a small
window of opportunity for bargain hunters before the traditional Boxing Day buyer
resurgence. The number of people browsing properties on Rightmove on Boxing Day
last year was over 50% higher than the previous year. With this immediate postChristmas Day activity having become the norm, estate agents report that many homeowners are already getting their homes spruced up, with their marketing launch
carefully timed to coincide with this wave of new buyers.

6.3

December is traditionally the quietest month for buyer activity, making it a good time
for serious buyers to grab a relative bargain. Many prospective buyers have seen their
affordability sorely stretched in 2021 with the fast pace of rising prices, and while
buyer choice of property for sale is limited at present, there will be sellers who are keen
to sell and will negotiate accordingly.

6.4

Budget-strapped buyers might also hope to benefit by securing their fixed-rate
mortgage before the widely expected interest rate rise. This buying window will start to
close with the traditional Boxing Day buyer surge, though it is likely that those buyers
will have more fresh property choice. With estate agents aware of this boom in buyer
numbers from Boxing Day onwards, many are advising prospective sellers to prepare
their property now to be ready for marketing on the 26th December or as soon as
possible thereafter.

6.5

Rightmove website traffic is understandably quieter on Christmas Day itself, but it
recovers quickly, almost doubling by Boxing Day, the effective start of the 2022 home
buying season. Last year, there were over 51 million visits to Rightmove between
Boxing Day and the first working day of the new year, so it is very sound logic for those
thinking of selling to take advantage of that massive level of demand.

6.6

Agents report that home-owners are starting the process of getting their homes ready
to sell after Christmas by finding out now how much their property could be worth. In
October, Rightmove recorded a 14% increase in the number of requests by homeowners for valuations from estate agents, compared with the same period last year, a
sign of building momentum.

6.7

Click here to read more.
ARK Consultancy Limited
January 2022
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If you need help or advice on any aspect of this
report, please contact:

Chris Seeley – Director
Email: cseeley@arkconsultancy.co.uk
Telephone: 07770532571
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