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01  COMMENTARY 

1.1 Welcome to the latest edition of ARK’s market synopsis with reporting mainly covering 
market outcomes for April. 

1.2 One continuing theme to reflect upon is the continued “drive to the countryside”. 
Hometrack report “although a less affordable market the appeal of rural and coastal 
living has boosted buyer demand since the pandemic, and therefore driven up price 
growth”. 

1.3 But cities are also standing up well, especially cities north of Watford Gap, with 
Hometrack reporting that “Liverpool registered the strongest annual price growth 
(10.1%) followed by Nottingham (+9.8%) and Manchester (+9.5%)”. 

1.4 One cannot help but think there must be a slowdown somewhere but the reports of a 
shortage of homes in the market continues to drive house price growth and we 
continue to experience this in our own work.  

1.5 Most commentators are reporting a likely slow down in price growth toward the end of 
the year but there is little sense that prices might fall, which continues to be bad news 
for First Time Buyers. 

1.6 Hometrack set the FTB challenge in context saying “The First-Time Buyer (FTB) home 
is averaging around £225,000 – up from £197,600 when the pandemic started. This 
means the average first-time buyer must find an additional £4,000 for a 15% deposit, 
and an additional £5,000 in added income every year to meet the criteria of a home 
loan which is within the 4.5 x income threshold.”  

1.7 Having seen a couple of presentations recently with bright sunshine against house 
price growth we really should not be too bullish, we saw all that in 2006! 

02  H I GH L I G HT S  

Halifax  

2.1 In April, Halifax reported that average UK house price rose by 1.1%, marking the 10th 
consecutive month where property values have increased. We see mortgage approvals 
and housing transactions remain above pre-pandemic level as well as continued growth 
in new buyer enquires. 

2.2 A pattern we have seen in previous reports, the lack of supply continues to support 
house price growth. Further to this, evidence has shown that demand is focussed on 
larger, family homes – with detached and semi-detached property prices rising by over 
12% compared to 7.1% for flats within the last year. 

2.3 The average price for UK property stood at  £286,079 - house prices have gone up 
£47,568 over the last two years. 

2.4 On a regional level, Northern Ireland overtakes the South West as the UK’s strongest 
performer in terms of annual price house inflation, which stands at 14.9%. 6 out of 9 
English regions have recorded double-digit annual price house inflation during April.  
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Nationwide 

2.5 Annual house price slowed to 12.1% in April – down from 14.3% last month. Month-
on-month house price grew by 0.3% - taking into to seasonal effects this marks the 9th 
consecutive monthly increase. The average price for property came in at £267,620.  

2.6 Echoing Halifax’s report, mortgage approvals run above pre pandemic levels. 

2.7 Market activity remained strong given the mounting pressures on household budgets 
which have impacted consumer confidence.  

2.8 A survey of c3000 consumers showed that 38% of respondents are in the process or 
are considering moving, and of those considering moving where mostly private renters 
(45%). The survey results also suggest that the shift in housing preference due to the 
pandemic continues to support market activity – albeit to a lesser extent than this time 
last year.  

2.9 Nationwide expect the housing market to slowdown in the quarters ahead and the 
squeeze on household incomes is set to intensify with inflation expected to rise further.  

Hometrack  

2.10 The UK property price came in at £249,700 in March – increase of £29,000 since the 
start of the pandemic. Annual rate of house price growth rose to +8.3%, down slightly 
from February (+8.8%) and January (+8.6%). 

2.11 Again, a recurring theme throughout the reports, lack of supply continues to push 
house prices up.  

2.12 Buyer demand remains high and has also driven more transactions, with levels of sales 
running more than 20% higher than pre-pandemic levels. However, house prices aren’t 
evenly spread across the country as some of the more affordable markets have seen 
the sharpest growth. 

2.13 Regionally, Wales leads the way with annual house price growth at +12.1%. The South 
West has also seen annual price growth hit double digits (+10.6%) – although a less 
affordable market the appeal of rural and coastal living has boosted buyer demand 
since the pandemic, and therefore driven up price growth. Conversely, London 
pencilled in annual price growth at +3.6%.  

2.14 Looking at UK major cities, Liverpool registered the strongest annual price growth 
(10.1%) followed by Nottingham (+9.8%) and Manchester (+9.5%). The weakest 
performing city was Aberdeen (-1.0%). 

2.15 The rise of house prices has pushed more homes (a total of 3.5 million homes in 
England and Northern Ireland) into higher stamp duty brackets. 

2.16 The First-Time Buyer (FTB) home is averaging around £225,000 – up from £197,600 
when the pandemic started. Hometrack quotes “This means the average first-time 
buyer must find an additional £4,000 for a 15% deposit, and an additional £5,000 in 
added income every year to meet the criteria of a home loan which is within the 4.5 x 
income threshold.”   
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2.17 Hometrack expects to see a slowdown in house price growth in 2022 although still in 
positive territory – they forecast +3% growth in December 2022.   

RICS 

2.18 At aggregate level a net balance of +10% of respondents reported an increase in new 
buyer enquires during April – which is a similar reading to last month (+9%).  

2.19 With agreed sales, the net balance of -2% shows somewhat a steady picture this 
month, following a slight pick in sales over of the previous two month.  

2.20 Looking ahead at the three-month outlook, sales expectations come in with a net 
balance of +12% of respondents expecting a rise in transactions volumes. In the 12-
month outlook, sales expectations have been easing for the fourth consecutive month, 
net balance was recorded at -4% suggesting a flat trend over the year ahead. 

2.21 Tight supply and modest growth in demand will continue to drive house prices across 
the country – net balance of +80% of respondents citing an increase in house prices. 
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03  HALIFAX  (AP R IL  2022)  

3.1 The average UK house price rose again in April, up by 1.1%, or £3,078, in the month. 
This was the 10th consecutive month that property values have increased, the longest 
run of continuous gains since the end of 2016.  

3.2 Housing transactions and mortgage approvals remain above pre-pandemic levels and 
the continued growth in new buyer enquiries suggests activity will remain heightened 
in the short-term.  

3.3 The imbalance between supply and demand persists, with an insufficient number of 
new properties coming onto the market to meet the needs of prospective buyers and 
strong competition to secure properties driving up prices.  

3.4 There remains evidence that this demand is centred on larger, family homes, rather 
than smaller properties such as flats. Over the past year, prices for detached and semi-
detached properties have risen by over 12%, compared to just 7.1% for flats. The net 
cash increase for detached properties, at just under £50,000 over the past year, is 
nearly five times more than for flats. 

3.5 Demand in the housing market remains firm and mortgage servicing costs are relatively 
stable with fixed-rate deals making up around 80% of mortgages on homes across the 
industry, protecting many households from the effects of rate rises so far.  

3.6 However, the headwinds facing the wider economy cannot be ignored. The house price 
to income ratio is already at its highest ever level, and with interest rates on the rise 
and inflation further squeezing household budgets, it remains likely that the rate of 
house price growth will slow by the end of this year. 

3.7 Average house prices are now up by £47,568 over the last two years. To put this in 
context, it took the previous five and half years to make an equivalent leap (+£47,689 
between October 2014 and April 2020).  

3.8 Indeed, average house prices have fallen in just four months since the start of the 
pandemic. The average monthly gain of 0.9% during the past year is more than double 
the typical monthly increase seen over the previous decade.  

3.9 The rate of annual growth fell slightly to 10.8% (from 11.1%), though this partly reflects 
the strength of the market 12 months ago.  

3.10 At the current rate of growth, it raises the prospect of a typical home hitting £300,000 
by the end of this year. However, such a prospect remains unlikely given the forecast 
economic conditions.  

3.11 Northern Ireland has overtaken the South West of England as the UK’s strongest 
performer in terms of annual price house inflation, now at 14.9%, its highest rate of 
annual growth since December 2007. Wales, so often the area with the UK’s highest 
rate of growth in recent months, continues to record strong annual house price 
inflation of 14.2%.  
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3.12 Elsewhere, six out of nine English regions recorded double-digit annual house price 
inflation during April. The South West of England continues to record the biggest 
increase, with year-on-year house price growth at 14.8% and the average house price 
now breaking through the £300,000 barrier for the first time (£301,632).  

3.13 The rate of annual house price inflation in London continues to lag the rest of the UK, 
with prices now up by 6.2% year-on-year. However, average property values in the 
capital remain much higher than the rest of the country, with the latest average house 
price figure of £537,896 a new record for the city. 

 
Source: Halifax, IHS Markit 

 
3.14 Click here to read more.  

 

 

 

 

 

 

 

 

 

 

 

https://www.halifax.co.uk/assets/pdf/april-2022-house-price-index.pdf
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04  NATIONWIDE  (AP RI L  2022)  

HEADLINES Apr-22 Mar-22 

Monthly Index* 531.0 529.3 
Monthly Change* 0.3% 1.1% 
Annual Change 12.1% 14.3% 
Average Price (not seasonally adjusted) £267,620 £265,312 

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

4.1 Annual house price growth slowed modestly to 12.1% in April, down from 14.3% in 
March – nevertheless, this is the 11th time in the past 12 months that the annual 
growth rate has been in double digits. Prices rose by 0.3% month-on-month, after 
taking account of seasonal effects – the ninth successive monthly increase, though this 
is the smallest monthly gain since September last year.  

4.2 Housing market activity has remained solid with mortgage approvals continuing to run 
above pre-Covid levels. Demand is being supported by robust labour market 
conditions, where employment growth has remained strong and the unemployment 
rate has fallen back to pre-pandemic lows. With the stock of homes on the market still 
low, this has translated into continued upward pressure on house prices.  

4.3 Nevertheless, it is surprising that conditions have remained so buoyant, given mounting 
pressure on household budgets which has severely dented consumer confidence. 
Moreover, housing affordability has deteriorated because house price growth has been 
outstripping income growth by a wide margin over the past two years, while more 
recently borrowing costs have increased (though they remain low by historic 
standards). 

4.4 This month, we conducted a survey of c3,000 consumers across the UK to better 
understand current market conditions. It was striking that 38% of respondents stated 
that they were either in the process of moving or considering a move. The proportion 
was particularly high in London, where almost half said they were moving or 
considering a move. But even in Wales, where the share was lowest, more than 25% 
were either moving or considering a move - very high, given that only c5% of the 
housing stock turns over in a typical year in the UK. 

 

Source: Nationwide 
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4.5 The proportion of people considering a move was highest amongst private renters (at 
45%) but was also elevated amongst those living with family (44%) and those owning 
their own home (30% of those owning their property outright and 42% of those owning 
with a mortgage). Interestingly, despite mounting pressure on household finances, the 
share of people moving or considering a move was higher than during the height of the 
pandemic in April last year across all tenure types. 

4.6 The survey results suggest that shifts in housing preferences as a result of the 
pandemic are continuing to support housing market activity, though to less of an extent 
than at this time last year.   

4.7 However, the proportion of those citing a desire to get away from the hustle and bustle 
of urban life or access to garden / more outside space has declined substantially – to 
12% and 15% respectively, down from 25% and 28% in April 2021. 

4.8 For most movers and potential movers, the majority of those surveyed are looking to 
trade up – the exception being amongst those aged 55 and above, where nearly 40% 
are looking to move to a smaller property compared to just 7% looking to move to a 
larger property. 

4.9 Perhaps unsurprisingly, given the pressure on budgets, financial reasons are cited as a 
factor motivating a move by a sizeable minority. 17% of those moving or considering a 
move said they were doing so at least in part to reduce spending on housing, either by 
moving to a different area and/or by moving to a smaller property.  
 

 

Source: Nationwide 
 

4.10 We continue to expect the housing market to slow in the quarters ahead. The squeeze 
on household incomes is set to intensify with inflation expected to rise further, perhaps 
reaching double digits in the quarters ahead if global energy prices remain high.  

4.11 Moreover, assuming that labour market conditions remain strong, the Bank of England 
is likely to raise interest rates further, which will also exert a drag on the market if this 
feeds through to mortgage rates. 

4.12 Click here to read more.  

 

 

https://www.nationwidehousepriceindex.co.uk/reports/house-price-growth-slows-in-april-but-remains-in-double-digits
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05  RICS:  UK  RES I D E NTI AL  MARK E T  SU RVEY  

(AP RI L  2022)  

5.1 The April 2022 RICS UK Residential Survey results point to a modestly positive trend in 
new buyer demand remaining in place, alongside a generally stable picture for agreed 
sales. This, combined with a flat trend in fresh listings and still low stock levels, means 
that house prices continue to be pushed higher across all parts of the UK.  

5.2 At the aggregate level, a net balance of +10% of survey participants reported an 
increase in new buyer enquiries during April, similar to a balance of +9% returned 
previously. As such, this marks the eighth successive month in which a positive reading 
has been returned for the survey’s measure of buyer interest, albeit the profile of 
demand growth has been relatively modest throughout much of this stretch.  

 

Source: RICS UK Residential Market Survey 
 

5.3 With respect to agreed sales, the latest net balance of -2% is indicative of a more or 
less steady picture during April, following a slight pick-up in sales over each of the 
previous two months. Looking ahead, near-term sales expectations remain modestly 
positive, as a net balance of +12% of respondents anticipate a rise in transaction 
volumes in the coming three months. At the twelve month time horizon, sales 
expectations have now eased in four consecutive reports, with the latest net balance of 
-4% signalling a generally flat trend is expected over the year ahead as a whole.  

5.4 New instructions to sell were largely stagnant, evidenced by a net balance reading of -
1% being posted. This indicator saw its first positive reading in twelve months in the 
previous iteration of the survey, but the latest feedback suggests this upward trend 
was not sustained for long. Consequently, average stock levels on estate agents’ book 
remain very low by historical standards. Meanwhile, the number of appraisals 
undertaken over the month was reported to have seen little change compared with the 
same period twelve months ago, which does not seem to bode especially well for the 
flow of supply coming onto second hand market going forward.  
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5.5 Given the still tight supply backdrop coupled with modest growth in demand, house 
prices continue to be driven higher across the country. Indeed, a headline net balance 
of +80% of respondents cited an increase in house prices in the April survey returns, up 
from a figure of +74% beforehand. As a result, there is little evidence of an easing in 
the recent strong pace of house price growth coming through at this point in time. 
When disaggregated, all parts of the UK continue to see a firm rate of house price 
inflation, with Northern Ireland and Wales both seeing particularly sharp rates of price 
growth according to respondents.  

5.6 Turning to the outlook, contributors envisage prices rising further both in the near term 
and over the year ahead. On a twelve month basis, a net balance of +62% of 
respondents foresee prices continuing to increase, broadly in-line with last month’s 
figure of +65% for this series, but a little more moderate than the +78% reading posted 
back in February. 

5.7 Click here to read more. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.rics.org/contentassets/6914ab4d1ed542328801f609c0ea6180/4._web_-april_2022_rics_uk_residential_market_survey_tp.pdf
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06  HO ME T RAC K (MARCH  2022)  

6.1 Average UK house prices climbed by £441 in March, rising to nearly £249,700. This 
took the annual rate of house price growth to +8.3%, down slightly from a peak of 
+8.8% in February and +8.6% in January. The levels of annual price growth registered 
over the last three months are the highest since 2007. Total average price growth since 
the start of the pandemic in March 2020 now stands at 13%. 

6.2 House prices are being pushed up as buyer demand remains strong in the face of more 
constrained supply. Higher demand has also driven more transactions, with current 
levels of sales agreed running more than 20% higher than pre-pandemic levels.  

6.3 However, price growth is not evenly spread across the country. Some of the most 
affordable markets are seeing the sharpest growth in house prices, with Wales leading 
the way. Prices in the principality are up +12.1% on the year. Price growth in the South 
West is also in double digits, at +10.6% Although this is a less affordable market 
compared to the UK average, the appeal of rural and coastal living has super-charged 
buyer demand in the two years since the start of the pandemic, driving up prices. 

 

6.4 Annual price growth in London, the most expensive housing market in the UK, is the 
most modest, at +3.6%. The average price for flats in the capital has risen by just 2% 
since the start of the pandemic, and the potential value in this market is now driving 
demand.  

6.5 The strongest price growth over the last year across the UK’s major cities has been in in 
Liverpool (+10.1%) Nottingham (+9.8%) and Manchester (+9.5%), while there has been 
double digit price growth in Warrington (+12.3%), Wigan (+12.2%) and Rochdale 
(+11.8%) in the North, as well as Hastings (+10.6%) and Plymouth (+10.1%) in the 
South of England. Swansea in Wales also registered growth of +11% in the year to 
March. 
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6.6 The rise in house prices since the start of the pandemic – the value of an average home 
is £29,000 – has pushed millions more homes into higher stamp duty brackets across 
the UK. If these homes were to come onto the market now, or in the future, buyers 
would have to pay more stamp duty than in early 2020.  

6.7 A total of 3.5 million homes in England and Northern Ireland have moved up into a 
higher stamp duty threshold. 

6.8 When looking at the entry threshold for stamp duty, the point at which buyers would 
have to start paying the purchase tax, some 1.5 million additional properties will now 
attract a stamp duty charge compared to two years ago. Likewise, for first-time buyers, 
who benefit from a stamp duty relief on purchases up to £300,000 in England and 
Northern Ireland, some 1.9 million more properties have moved beyond this threshold 
since the start of the pandemic and the first lockdown. 

6.9 The increase in average values means that buyers must pay more than two years ago to 
purchase a home in many parts of the country. While homeowners who are selling will 
also benefit from the rise in equity in their own property, those entering the market will 
need to find additional finance.  

6.10 By examining the preferred types of properties among first-time buyers, our analysis 
shows that the first-time buyer home is now averaging around £225,000, up from 
£197,600 at the start of the pandemic. 

6.11 This means the average first-time buyer must find an additional £4,000 for a 15% 
deposit, and an additional £5,000 in added income every year to meet the criteria of a 
home loan which is within the 4.5 x income threshold.  

6.12 However, there are some markets where price increases are less pronounced – for 
example, in London, first-time buyers favouring a two-bed flat are, on average, 
spending the same as they were 2 years ago, given the modest price rises for this type 
of property in the city.  
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6.13 Even with the additional cost of purchase, first-time buyers remain active in the market, 
but as interest rates continue to rise, as well as the cost of living, the dependence of 
first-time buyers on family and other sources of income to raise money for a deposit 
will likely increase, as will the importance of mortgages which offer access to the 
market with smaller deposits.  

6.14 However, against this background of rising prices, there are also some markets around 
the country where the supply of homes for sale is starting to materially increase, 
offering more choice for buyers. If the momentum of supply is maintained, it will start 
to ease the upward pressure in pricing in these localities. 

6.15 The supply of homes newly listed for sale has started to rise, and is currently running at 
3% above the 5-year average. This is a modest rise, and it will take some time yet to 
unwind the significant shortage of stock for sale, which is currently sitting some 40% 
below the 5- year average.  

6.16 However, there are some areas across the country where listings have stepped up over 
the last month. The increase in listings will provide more choice for buyers, helping to 
further loosen up housing chains, and could lead to higher numbers of transactions. 

 

6.17 While there are signs of a positive turn in the supply of homes for sale, it is unlikely that 
the total shortage of stock across the UK will unwind this year. This will continue to put 
a floor under pricing.  

6.18 However, the market will not continue to operate at its current pitch throughout the 
rest of the year. The economic headwinds which are already being felt in households 
across the country, will start to have more a material impact on the housing market in 
H2, putting some downward pressure on house price growth. These headwinds include 
the rising cost of living, and the rising cost of mortgage borrowing.  

6.19 As we have illustrated in this report, recent price rises mean many more homes now 
attract higher stamp duty charges, and first-time buyers need more finance and support 
to climb onto the property ladder. Having said that, those who are already homeowners 
have the option to sell and crystallise these significant gains.  
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6.20 At the same time, the pandemic-led levels of demand (as many households continue to 
make the move they planned during successive lockdowns to a larger space or a 
different location) will also start to normalise. We forecast last year that strong demand 
would continue through the start of the this year, but that the market would return to 
more ‘normal’ pre-pandemic conditions from the summer.  

6.21 All in all, this will result in a slowing in price growth in 2022, although it will remain in 
positive territory. We have forecast +3% growth in December, but the move from 
+8.3% to +3% may not be a linear progression, and it may take into Q1 2023 before 
price growth hits this level.  

6.22 We forecast 1.2 million transactions this year, supported by a strong Q1 and Q2 in 
terms of sales agreed. 

6.23 Click here to read more.  
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https://www.hometrack.com/wp-content/uploads/2022/05/UK-House-Price-March-working-3-HT.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: 


