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01  COMMENTARY 

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

1.1 A slightly delayed report from ARK covering the period of February with most 
commentators reporting their February outcomes in mid-March. 

1.2 The reports make interesting reading and reflect a relatively unchanged market with 
record house price increases. Covid is still a driver for change and our previously 
reported “Race for Space” and “Drive to the Countryside” are still very pertinent market 
factors as described by Hometrack “Changed working practices in the wake of the 
pandemic, as well as local economic conditions and property types are also factors at 
play in the range of value growth recorded across the country”. 

1.3 But what we are all asking is how does the outlook – look? Nationwide say:  “The 
continued buoyancy of the housing market is a little surprising, given the mounting 
pressure on household budgets from rising inflation.” 

1.4 They go on to say “The strength is particularly noteworthy since the squeeze on 
household incomes has led to a significant weakening of consumer confidence. Indeed, 
consumers’ view of the general economic outlook and prospects for their own financial 
circumstances over the next 12 months have plunged towards levels prevailing at the 
start of the pandemic”. 

1.5 Given “The price of a typical home is now equivalent to 6.7 times average earnings, up 
from 5.8 in 2019.” (Nationwide) how sustainable is the market? 

1.6 Our view is that demand will slacken; interest rate rises, increased cost of living, lower 
customer confidence in the market and the impacts on confidence because of Russian 
invasion of Ukraine will affect a reduction in offer and valuation prices. 

1.7 But the shortage of homes will buoy up the fall so we think we will see a fallback in 
house price inflation to smaller annual levels of below 3%. In which quarter that will be 
evident we are not certain but expect to see some changes by mid-summer.  

02  H I GH L I G HT S  

2.1 In recent months we have seen the sad and unfortunate events unfold within Ukraine. 
The war in Ukraine is likely to impact on confidence, trade and global supply chains. We 
have already witnessed this in the increase of oil and gas prices.  

2.2 The UK inflation is already at a 30-year peak and will look to remain higher for longer.  
This adds pressure to households with squeezed income.  One can expect these factors  
to impact buyer demand and market activity.  

2.3 In February Halifax reports a monthly price increase of 0.5% (£1,478 in cash terms), 
marking the 8th consecutive month of house price growth. Annual house price grew by 
10.8%, this is the fastest annual growth since June 2007 and takes the average house 
price to a record high of £278,123. 
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2.4 Since February 2020 (before the pandemic started), average property values have risen 
by £38,709 (+16%).  Over the last 12 months alone house prices have gained on 
average £27,215 – this marks as the biggest one-year cash rise recorded over 39 years 
of Halifax’s index history. When comparing this to Nationwide, the typical property 
price rose to £44,138 (20%) since the start of the pandemic (February 2020).  

2.5 Back to Halifax, the lack of supply continues to support the rise in house prices, this is 
particularly an issue for detached houses. Over the last year average prices for these 
properties’ haves risen (£43,251, +11%)  by four times when compared to flats 
(£10,462, +7%).  

2.6 Moving to Nationwide’s report, annual house price rose to by 12.6% in February – the 
strongest pace since June last year. The average price of property came in at £260,230, 
this is the largest ever annual increase in cash terms since the start of Nationwide’s 
monthly index in 1991. 

2.7 Looking at the Hometarck report annual house prices rose by 8.1% in February. City 
levels readings shows Liverpool with the strongest house price growth (10.3%), 
followed by Nottingham at 9.5%.The largest price growth has been noted in markets 
with the highest demand and lower average prices.  Looking at affordability, in London 
the average house price is nearly 11x the average income. Comparing this to North of 
England, the average house price is 5.1x average earnings.  

2.8 Like other reports for February, RICS Residential Survey also sees February picking up 
from the previous month. At headline level, a net balance of +17% of survey 
participants reported an increase in new buyer enquiries. Agreed sales indicator also 
improved, posting a net balance of +9% in February.  

2.9 Finally, in the Rightmove reporting new seller asking prices hits a record high of 
£348,804 this month, rising by 2.3% (+£7,785)  - biggest monthly rise in cash terms 
recorded in more than twenty years of reporting. Annual rate of asking price growth 
(+9.5%) is the highest recorded since September 2014.  

2.10 More interestingly, London has recorded the biggest jump in the number of buyers 
enquiries of any region (+24%) and its highest annual rate of price growth since 2016. 
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03  HALIFAX  (FEB RUARY  2022)  

3.1 The UK housing market shrugged off a slightly slower start to the year with average 
property prices rising by another 0.5% in February, or £1,478 in cash terms. This was 
an eighth successive month of house price growth, as the resilience which has typified 
the market throughout the pandemic shows little sign of easing. Year-on-year prices 
grew by 10.8%, the fastest pace of annual growth since June 2007, pushing the 
average house price up to another record high of £278,123.  

3.2 Two years on from the start of the pandemic, average property values have now risen 
by £38,709 (+16%) since February 2020. Over the last 12 months alone house prices 
have gained on average £27,215. This is the biggest one-year cash rise recorded in over 
39 years of index history.  

3.3 Lack of supply continues to underpin rising house prices. This may be a particular issue 
at the larger end of the property market. Over the past year the average price of 
detached properties (£43,251, +11%) have risen at a rate more than four times that of 
flats (£10,462, +7%) in cash terms.  

3.4 Looking ahead, as Covid moves into an endemic phase and almost all domestic 
restrictions are removed, geopolitical events expose the UK to new sources of 
uncertainty. The war in Ukraine is also likely to have effects on confidence, trade and 
global supply chains.  

3.5 Surging oil and gas prices are one immediate consequence, meaning that inflation in the 
UK – already at a 30-year peak – will remain higher for longer. This will add to the 
squeeze on already stretched household incomes. While increases in Bank Rate look 
likely in the near term, the extent of the rises will depend on how it affects prices and 
companies’ approaches to pay over the months to come. 

3.6 These factors are likely to weigh on buyer demand as the year progresses, with market 
activity likely to return to more normal levels and an easing of house price growth to be 
expected.  

 

Source: Halifax, IHS Markit 

3.7 Click here to read more 

https://www.halifax.co.uk/assets/pdf/january-2021-house-price-index.pdf
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04  NATIONWIDE  (FEB RU ARY  2022)  

 

HEADLINES Feb–22 Jan–22  

Monthly Index* 523.4  514.5  

Monthly Change* 1.7%  0.8%  

Annual Change 12.6%  11.2%  
Average Price (not seasonally adjusted) £260,230  £255,556  

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

Source: Nationwide 

 

4.1 Annual house price growth accelerated to 12.6% in February, up from 11.2% in January 
and the strongest pace since June last year. Prices rose by 1.7% month-on-month, after 
taking account of seasonal effects, the seventh consecutive monthly increase.  

4.2 The price of a typical home rose above £260,000 for the first time in February, an 
increase of £29,162 over the past 12 months. This is the largest ever annual increase in 
cash terms since the start of our monthly index in 1991. The price of a typical home is 
now £44,138 (20%) higher than in February 2020 - the month before the pandemic 
struck the UK. 

 

Source: Nationwide 

4.3 Housing market activity has remained robust in recent months, with mortgage 
approvals continuing to run above pre-pandemic levels at the start of the year. A 
combination of robust demand and limited stock of homes on the market has kept 
upward pressure on prices. 
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Source: Nationwide 

4.4 The continued buoyancy of the housing market is a little surprising, given the mounting 
pressure on household budgets from rising inflation, which reached a 30-year high of 
5.5% in January, and since borrowing costs have started to move up from all-time lows 
in recent months.  

4.5 The strength is particularly noteworthy since the squeeze on household incomes has 
led to a significant weakening of consumer confidence. Indeed, consumers’ view of the 
general economic outlook and prospects for their own financial circumstances over the 
next 12 months have plunged towards levels prevailing at the start of the pandemic. 

4.6 The economic outlook is particularly uncertain at present. Nevertheless, it is likely that 
the housing market will slow in the quarters ahead. The squeeze on household incomes 
is set to intensify, with inflation expected to rise above 7% in the coming months.  

4.7 Indeed, there is scope for inflation to rise even further as events in Ukraine threaten to 
send global energy prices even higher. Assuming that labour market conditions remain 
strong, the Bank of England is also likely to raise interest rates, which will exert a 
further drag on the market if this feeds through to mortgage rates. 

4.8 Housing affordability has already become more stretched, in part because house price 
growth has been outstripping earnings growth by a wide margin since the pandemic 
struck. The price of a typical home is now equivalent to 6.7 times average earnings, up 
from 5.8 in 2019.” 

4.9 Click here to read more.  

 

 

 

 

https://www.nationwidehousepriceindex.co.uk/reports/house-price-growth-accelerated-in-february-with-average-price-up-gbp-29-000-over-the-last-year


ARK CONSULTANCY | MARKET SYNOPSIS 

PAGE 7 

05  RICS:  UK  RES I D E NTI AL  MARK E T  SU RVEY  

(FE B RU ARY 2022)  

 

5.1 At the headline level, a net balance of +17% of survey participants reported an increase 
in new buyer enquiries during February. This marks the sixth consecutive positive 
monthly reading, with the latest return representing the strongest figure seen 
throughout this period. At the same time, the agreed sales indicator also improved over 
the month, posting a net balance of +9% in February which, although only modestly 
positive, is the strongest reading since May 2021. 

 

Source: RICS UK Residential Market Survey 

 

5.2 Looking ahead, near term sales expectations signal continued growth on the horizon, 
albeit the latest net balance did moderate a little to +11%, compared with +20% seen 
back in January. Likewise, the twelve month sales expectations series also eased 
somewhat relative to the previous results, but remains consistent with a modestly 
positive trend in transactions being anticipated through the course of the year ahead. 

5.3 Meanwhile, the protracted deterioration in the volume of new sales instructions 
coming onto the market has stabilised of late, as the latest net balance moved to -4% 
from -7% previously. Nevertheless, given this measure of fresh sales listings has only 
posted one positive reading in the past twelve months, stock levels remain close to 
historic lows. As such, the lack of supply is still seen as a significant factor in sustaining 
sharp rates of house price inflation. 
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5.4 On that front, the survey’s headline indicator gauging price growth posted a net 
balance of +79% at the national level. This is in fact up slightly from an already elevated 
reading of +74% beforehand and continues to point to a strong increase in house prices 
across the country. What’s more, this picture is mirrored within all UK 
regions/countries, with Wales, Yorkshire and the Humber, the North West of England 
and Northern Ireland all displaying especially elevated readings in February.  

5.5 Going forward, respondents envisage a further rise in national house prices both at the 
three and twelve month time horizons. Interestingly, these price expectations have 
actually climbed slightly higher since the first interest rate hike was sanctioned by the 
Bank of England back in December. What’s more, all parts of the country are 
anticipated to see continued strong growth in house prices over the next twelve 
months. 

5.6 Click here to read more. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.rics.org/globalassets/rics-website/media/knowledge/research/market-surveys/uk-residential-market-surveys/2._web_-february_2022_rics_uk_residential_market_survey_tp.pdf
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06  HO ME T RAC K (FE B RU ARY 2022)  

6.1 UK house prices rose by +8.1% in the year to February, down from +8.4% in January, 
but up from +4.2% in February last year. This rise in prices comes after a very busy 
start to the year – while buyer demand has eased slightly compared to January, it 
remains unseasonably high.  

6.2 New supply of homes for sale continues to edge up as pandemic led trends continue, 
and as some sellers look to lock in gains. This trend is likely to continue in the coming 
months, as price growth and high demand triggers more homeowners to make a move.  

6.3 The rise in new supply has not been enough to offset high levels of activity, so total 
stock levels remain constrained, which has continued to put upwards pressure on 
pricing. As a result, price growth ranges from +11.8% in Wales to +3.2% in London over 
the last 12 months, contributing to cumulative five-year growth in prices ranging from 
35% to 6.5%. 

6.4 The localised nature of the market is demonstrated at a city level too, with Liverpool 
leading price growth among the UK’s largest cities at +10.3% on the year, and 32% 
over the last five years. Nottingham follows, registering +9.5% annual growth, and a 
+36% rise in values since 2017. This contrasts with an annual decline in prices of -0.2% 
in Aberdeen since February last year, and a -13.5% decline over five years.  

6.5 Affordability levels are a key factor in the spread of price growth across the country. 
The largest price growth has been registered in markets with highest demand and 
lower average prices. The average price of a home in Wales is £186,200, compared to 
the UK average of £245,200. Changed working practices in the wake of the pandemic, 
as well as local economic conditions and property types are also factors at play in the 
range of value growth recorded across the country. 
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6.6 Another consideration for many buyers when it comes to affordability is the cost of 
mortgage finance. Mortgage rates have already started to rise after the recent rise in 
the Bank of England base rate to 0.75%, and independent economic forecasters expect 
at least another 0.25% rate rise this year. This will push up the cost of borrowing, which 
will create some demand among buyers keen to lock into a mortgage rate now.  

6.7 At the same time, there is increasing discussion among policy setters around loosening 
the stress testing rules for lenders and for new borrowers, which could make access to 
finance easier for potential buyers, especially as the cost of living rises.  

6.8 Increased pressure on household finances, as well as the geopolitical uncertainty due to 
the tragic events in Ukraine, will act as a drag on buyer demand during the year. This 
will start to ease the upwards pressure on pricing, although the continued constraints 
on supply will put a floor under prices. All of these factors signal that potential sellers 
currently have a ‘window’ of strong buyer demand, especially those selling family 
houses. 

6.9 Demand has eased slightly since the start of the year, but still remains unseasonably 
high, and some 65% higher the average level of demand registered over the last five 
years. There are two factors boosting demand at present. 

6.10 First is the continued demand for family houses, with the demand for three-bed houses 
more than twice as high as usual for this time of the year. The second factor is a 
continued strengthening of demand in some key cities around the UK. Since January, 
demand has risen by 5% in Birmingham and 7% in Newcastle, while buyer demand has 
jumped 20% in Blackpool and 19% in Swindon since the start of the year. This trend 
has been mirrored in the rental market, with the opening up of cities leading to a boost 
in demand.  

6.11 However, at the same time, demand in semi-rural and rural markets also remains strong 
in most markets. This demand has translated into elevated levels of activity in the first 
quarter of the year.  
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OUTLOOK  

6.12 The scale of demand means the pace of activity in the market has been maintained 
over Q1. For homes that sell within six months, the average time taken between listing 
and agreeing a sale is 29 days, well down on the time to sell even at the start of last 
year. 

 

 

6.13 The current window of strong buyer demand will lead to higher levels of activity in the 
short-term. However, we expect the economic headwinds, including the rising cost of 
living, higher mortgage rates and global uncertainty to act as a brake on house price 
growth which we forecast will ease to more sustainable levels over the course of 2022. 
It will also mark a return to transactions at levels seen pre-pandemic, resulting in 1.2 
million transactions this year. 

6.14 Click here to read more. 

 

 

 

 

 

 

 

 

https://www.hometrack.com/wp-content/uploads/2022/03/UK-House-Price-February-HT.pdf
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07  R IG H TM OVE  (FEB RU ARY  2022)   

7.1 New seller asking prices hit a new record high of £348,804 this month, rising by 2.3% 
(+£7,785). February normally sees a rise in asking prices from January, but this is the 
biggest monthly jump in cash terms recorded by Rightmove in more than twenty years 
of reporting, and the annual rate of asking price growth (+9.5%) is the highest recorded 
since September 2014. This new record means that average asking prices have now 
risen by nearly £40,000 in the two years since the pandemic started, compared to just 
over £9,000 in the previous two years.  

 
Source: Rightmove 

 

7.2 The pandemic continues to influence many home moves, with this month’s price 
growth driven primarily by the “second stepper” sector – those who may find 
themselves in need of more space and are now ready to move on from their first 
homes.  

7.3 As the final pandemic restrictions now look to be ending, and returning to the office is 
encouraged or required by many businesses, London has recorded the biggest jump in 
the number of buyers sending enquiries of any region (+24%), a new price record, and 
its highest annual rate of price growth since 2016. 

7.4 A fear of missing out in the current competitive market is fuelling rising activity from 
both buyers and sellers. In a market that is still very short of available stock, more 
potential buyers are sending enquiries to agents compared to this time last year to try 
to beat the crowd, with the result being that buyer demand is 16% higher than at this 
time in 2021.  
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7.5 While there is still a mismatch between buyer demand and the supply of available 
homes, the early signs of a better-balanced market that we reported at the end of 2021 
are now starting to come to fruition. The number of new sellers listing their homes for 
sale is up by 11% compared to this time last year, providing some much-needed fresh 
property choice, and January saw a rise of 11% in the number of people requesting a 
home valuation from an estate agent.  

7.6 Click here to read more. 

ARK Consultancy Limited 

March 2022 

 

 

 

 

https://www.rightmove.co.uk/news/content/uploads/2022/02/Rightmove-House-Price-Index-21st-February-Final.pdf
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Chris Seeley – Director 

Email: cseeley@arkconsultancy.co.uk 

Telephone: 07770532571 

If you need help or advice on any aspect of this 

report, please contact: 


