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Prices fall £512 in April, a decrease of -0.3% 

 Largest reduction of any England & Wales authority in Conway and Blaenau Gwent at -5.6% 

 Carmarthenshire has highest annual average price rise in England & Wales at +16.4% 

 Transactions fall -5.6% in April to 2,875 

House Price Index Monthly Change % Annual Change % 
£164,280 251.9 -0.3 2.9 

  Table 1.  Average House Prices in Wales for the period April 2014 – April 2015    link to source Excel 

         House Price             Index Monthly Change % Annual Change % 

April 2014 £159,641 245.0 -0.2 3.8 

May 2014 £158,616 243.2 -0.6 3.9 

June 2014 £159,933 245.2 0.8 5.3 

July 2014 £159,977 245.3 0.0 5.0 

August 2014 £162,244 248.5 1.4 5.7 

September 2014 £162,777 248.9 0.3 4.7 

October 2014 £164,433 251.2 1.0 4.7 

November 2014 £163,841 251.0 -0.4 4.4 

December 2014 £164,003 251.5 0.1 4.0 

January 2015 £164,255 251.9 0.2 3.6 

February 2015 £164,985 253.0 0.4 3.1 

March 2015 £164,792 252.7 -0.1 3.0 

April 2015 £164,280 251.9 -0.3 2.9 

 

http://www.acadata.co.uk/Acad%20Wales%20HPI%20Formatted%20Data%20from%202005%20April%2015.xls#WALES!A1
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Dr Peter Williams, housing market specialist and Chairman of Acadata, comments: 

Average house prices in Wales decreased by -0.3% in April, equivalent to a fall of £512 on a seasonally-adjusted basis. 
Looking back, we can see that this is the largest monthly decrease since the -0.4% fall in November last year. Nevertheless, 
there have been eight rises during the past twelve months as opposed to only four falls. During the last six months, the 
average monthly change was -0.02%, which compares with an equivalent figure of +0.48% for the six months prior to that.  

On an annual basis, the same effect is visible - whilst the annualised change has remained positive over the last twelve 
months, the rate has been gradually decreasing, from +5.7% in August 2014 to +2.9% this month. The average figure for 
each month over the full past year is +4.19%: however, for the last six months it was +3.5%, compared with +4.9% for the 
earlier six month period. This gradual slowing in the rate of change is not peculiar to Wales - the same effect is seen in 
England & Wales as a whole. 

Figure 1 below shows both the overall annual trend (black line) and the actual monthly movement (red line). We see that - 
compared with last month - this latter is now distinctly pitched downwards. 

 

Figure 1.  Average house prices in Wales, April 2014 – April 2015                            link to source Excel 

The Autumn 2014 peak visible in Figure 1 was a reflection of what happened over that period in England & Wales as a 
whole. Indeed, if we exclude London and the South East, the pattern is continued into the earlier part of this year. It is 
important to exclude the London & SE figures in such considerations, since for the past two years the exceptional house 
price inflation in those two areas has had a dominating effect on the rest of the country. However, the decreasing annual 
rate of inflation in London & SE over the past months has resulted in a moderation of prices in other regions, including 
Wales. 

It is also reasonable to assume that any effect that the election may have had in determining whether or not purchases may 
have been delayed will now have dissipated, and that the market has returned largely to its own dynamic. 

Generally, of all the local authority areas in England & Wales, Conwy is the area with the largest reduction in annual prices 
at -5.6%. Here, the prices of flats have fallen by -26% over the last twelve months. By contrast, Carmarthenshire is the area 
with the largest annual increase at +16.4%. 

We have previously compared the housing market in Wales with those of England & Wales, and with Scotland - Figure 2 
below shows the current position, and we can see that the earlier exceptional movement of prices in Scotland (as affected 
by the new LBTT regulations) is now beginning to reduce, perhaps mirroring other parts of Great Britain - although this 
effect is likely to continue for two or three months yet. One statistic which is not directly related to the Welsh market, but 
which is perhaps worth relating for the sake of comparison, is that the Registers of Scotland report that there were 83 
properties with a value of more than £1 million sold in Scotland in March, with 46 of these being sold in the last three days 
of that month. Such is the effect of taxation. 
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Figure 2 Annual rate of house price growth in Wales, England & Wales and Scotland     link to source Excel 

In numerical terms, the annual rate of house price inflation in Wales at +2.9% is the same as that in Yorks & Humber, both 
of which are below all the other regions. The equivalent figures for the North and the West Midlands were +3.6% apiece, for 
the North West +4.0% and for the South West +4.7%. Greater London saw an increase of +5.2% on an annual basis, the East 
Midlands +5.3%, East Anglia +6.9% and the South East +7.0%. The overall figure for England & Wales as a whole was +5.4%, 
while Scotland’s increase was +14.6%. 

Considered monthly and by region, the variation was much smaller, from -0.7% in the West Midlands, -0.4% in Yorks & 
Humber and -0.2% in Greater London. There was no change in the North West, +0.2% in the East Midlands, +0.3% in both 
the North and the South East, +0.4% in East Anglia and +1.3% in the South West. Excluding Scotland’s monthly figure of  
-1.6%, the average for England & Wales as a whole was +0.1%. 

Figure 3 below charts the average annual change in regional house prices over the last three months. By comparison with last 
month, Wales is showing a small decrease in this rate. Of the other regions, the South East is top of the table for the second 
month running at +7.0%, with Greater London having fallen to fourth place at +5.2%, providing further evidence of its 
diminishing effect on other regions. However, it is worth noting that - as opposed to last month when all the regions (with the 
exception of Wales) saw a fall in their rates of growth - there has been a rise in four regions this month. Do the increases in 
these areas - the North, the North West, the East Midlands and the South West - possibly pressage a catch-up in house prices in 
areas which have previously had lower than average prices, including Wales? 

Figure 3. The annual change in the average house price, analysed by region      link to source Excel 
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However, data recently released by the Council of Mortgage Lenders (CML) shows that overall lending during the first 
quarter of 2015 declined by -26% in volume and by -25% in value when compared to the previous quarter. The actual value 
was £630 million, and the volume 5,100. We can compare that figure for instance with that for Q3 of 2006, when the figure 
was in excess of 12,000. This reduction was also reflected in loans to first time buyers: 2,400 FTBs borrowed £260 million, 
which was a -24% decrease in volume compared to the 4th quarter of 2014.  

Home-mover loans in Wales also declined quarter-on-quarter to 2,700 with a value of £380 million, this being a -27% fall in 
volume and -24% in value. The Chair of the CML Wales comments: “… usual seasonal dip in the first quarter, largely 
consistent with the UK overall. Still the second-best Q1 lending level for FTBs and home-movers, after last year and since 
2008”.  

The CML predicts “… pick-up in activity heading into the summer months, with affordability in Wales remaining better than 
the UK generally, smaller deposits and a lower proportion of monthly income spent on repayments”. 

Turning to the RICS members’ experiences in the Wales market: new buyer enquiries as well as new vendor instructions are 
reported as having fallen. Similarly, price expectations are below average. However, sales expectations are showing as 
above the three-month average, as are sales per surveyor. Stocks per surveyor are average, but the sale per stock ratio is 
below the average figure for this metric. 

Individual comments from RICS members include: “... cautiously optimistic”, “Since election, more interest in upper price 
ranges”, “… good number of proceedable  offers”, “… more property needs to come to the market”, “Sellers still need to be 
realistic on pricing - as do agents!”, “Activity continues to improve”. As we can see, experience of the way the market is 
heading does depend on locality. 

A continuing theme in any discussion of the housing market is that of stock, and in particular of new house building. Recent 
Welsh Government figures (which includes data from the National House Building Council) show that there was a total of 
6,955 new dwellings started during the year 2014/2015 (ending March), being a rise of +20% over the previous year, and 
the highest number since 2007/08.  

Most of these new dwelling completions were 3-bedroom properties, accounting for some +38% of the total. The private 
sector saw a rise of +3% in the number of new homes during 2014/15 compared with the previous twelve months, with the 
equivalent increase in completions for the social sector figure at +25%. 

The total number of houses in Wales is estimated at 1.4 million, of which the private sector accounted for 84% as at March 
2014. The pattern of tenure is reported as changing, with this private sector (owner-occupied and privately rented) 
proportion increasing. Indeed, of the new home starts mentioned in the previous paragraph, 86% were private sector 
dwellings. 

These figures need to be regarded in the context of the 2010 Holmans and Monk report “Housing Need and Demand in 
Wales 2006 to 2026”. This estimates that an additional 284,000 homes will be needed in Wales in that period, of which 
183,000 should be private market sector. This amounts to an annual average of 14,200 additional homes. However, we can 
see that the actual new housing supply has been considerably less than this, averaging around 5,700 per year over the last 5 
years. This can only increase the pressure on prices.  

Table 2 below shows the seasonally-adjusted average price, along with the monthly and annual percentage change of 
houses in Wales by Principal Area. Last month there were price rises in 14 areas on a monthly basis, and falls in 8: this 
month, those figures are 7 and 14 respectively, with one no-change. The monthly variation is most positive in Merthyr Tydfil 
at +4.6%, and most negative in Bridgend at -3.1%. Cardiff saw no change over the month, and with the exception of 
Ceredigion (+2.6%) the other rises were all below +2.0%. The other noteworthy decrease was in Monmouthshire at -2.1%. 

On an annual basis, there were rises in 16 areas, and falls in 6 (compared with 17 and 5 respectively last month). The biggest 
rise was in Carmarthenshire at +16.4% (which was also the largest rise of any local authority area in England & Wales), 
followed by Merthyr Tydfil at +15.3%. This last is an interesting statistic, bearing in mind the usual data for this area. The 
biggest falls were in Blaenau Gwent and Conwy, both at -5.6%, and Caerphilly -5.1%, with other falls in Powys (-1.7%), 
Gwynedd (-1.4%) and Newport (-2.3%). The -5.6% falls in Blaenau Gwent and Conwy were the biggest across the whole of 
England & Wales. 

At £81,918 Blaenau Gwent maintains its position as the area with the lowest average prices in the country as a whole by 
some margin. It is now the only area with a sub-£100k price, and is distanced from the highest regional price (£553,389 in 
Greater London) by a factor of nearly 676%. By way of contrast, and as an unscientific aside, a property in Tonypandy 
(Rhondda Cynon Taff) is reported as being offered for sale at £5,000. The agent involved describes it as being “not in the 
best condition” - a fine piece of understatement one can imagine! 
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Table 2. The average house price in Wales, by principal area; April 2014, March 2015 and April 2015     link to source Excel 

RANK BY PRICE 
PRIOR YR 

RANK BY 
PRICE PRINCIPAL AREA Apr-14 Mar-15 Apr-15 

Monthly 
% Change 

Annual % 
Change 

1 1 MONMOUTHSHIRE                          230,249 238,773 233,680 -2.1% 1.5% 
2 2 THE VALE OF GLAMORGAN                  225,439 236,287 233,530 -1.2% 3.6% 
3 3 CARDIFF                                196,404 204,376 204,395 0.0% 4.1% 
7 4 PEMBROKESHIRE                          172,776 189,312 188,665 -0.3% 9.2% 
5 5 CEREDIGION                             177,724 183,287 188,121 2.6% 5.9% 
4 6 POWYS                                  189,198 183,254 185,978 1.5% -1.7% 
6 7 ISLE OF ANGLESEY                       173,758 177,236 180,380 1.8% 3.8% 
9 8 FLINTSHIRE                             163,345 167,144 165,905 -0.7% 1.6% 

12 9 WREXHAM                                154,541 161,648 159,546 -1.3% 3.2% 
8 10 CONWY                                  166,275 158,034 156,996 -0.7% -5.6% 

14 11 DENBIGHSHIRE                           146,928 157,311 156,363 -0.6% 6.4% 
11 12 GWYNEDD                                157,663 154,754 155,415 0.4% -1.4% 
10 13 NEWPORT                                158,739 154,491 155,024 0.3% -2.3% 
17 14 CARMARTHENSHIRE                        132,958 155,064 154,752 -0.2% 16.4% 
13 15 SWANSEA                                153,760 155,475 154,644 -0.5% 0.6% 
16 16 TORFAEN                                136,221 148,024 147,087 -0.6% 8.0% 
15 17 BRIDGEND                               140,247 151,605 146,896 -3.1% 4.7% 
18 18 CAERPHILLY                             131,057 126,506 124,411 -1.7% -5.1% 
19 19 NEATH PORT TALBOT                      116,599 118,560 117,839 -0.6% 1.1% 
20 20 RHONDDA CYNON TAFF                     111,231 115,617 117,415 1.6% 5.6% 
21 21 MERTHYR TYDFIL                         100,805 111,195 116,265 4.6% 15.3% 
22 22 BLAENAU GWENT                          86,732 83,067 81,918 -1.4% -5.6% 

    WALES           159,641 164,792 164,280 -0.3% 2.9% 
 

Over the past months, there has been noticeable variation in the average price change for the higher priced properties 
compared with lower priced ones. Looking at the (monthly) change in the top half of Table 2 above, the average variation is  
-0.09%: this compares with a figure of -0.11% for the bottom half, which suggests that the differential is narrowing. On an 
annual basis, the same comparison yields figures of +2.91% and +3.39% respectively. This again is less of a variation than in 
earlier months, and so is following the pattern - that is, a reduction in the general differential between the high and lower 
priced sectors of the market. 

Figure 4.  The number of housing transactions by month in Wales, 2007 - 2015 (not seasonally adjusted)   link to source Excel 

0

1,000

2,000

3,000

4,000

5,000

6,000

7,000

Number of Housing Transactions per month
Wales 2007 - 2015

Wales

http://www.acadata.co.uk/Acad%20Wales%20HPI%20Principal%20Areas%20April%2015.xls
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There have been an estimated 2,875 transactions in Wales this month, a reduction of 175 from last month’s total of 3,050 
(and of 417 from April 2014). The number of sales in April will usually see a seasonal increase, so this figure is moving 
counter to the usual trend. For comparison’s sake, the month-on-month difference March/April 2014 was a rise of 176 or 
+5.6%. Considered over the year to date, the first four-month total is 11,225. This compares with 12,090 for the same four 
months of 2014, and with 17,615 for the same period in the boom year of 2007. It is also still nearly 2,000 higher than the 
average first four-month figure for all of the years since the start of this decade. 

We can see this trend in Figure 4 above, which charts the movement in transaction numbers from the start of 2007 to date. 
The average monthly number of transactions for this year so far now stands at 2,806. There was a total of 18,536 
transactions in the six month period November 2014 to April 2015, compared with 23,193 in the six months prior to that 
(May 2014 to October 2014). This represents a reduction of -20.1%. 

 

Figure 5 Transactions Year-to-date 2015 and same period 2014 in Wales by Principal Area   link to source Excel 

 

Figure 5 above shows the variation in transaction numbers across the different areas in Wales for the year-to-date, for the 
current year (in blue), and for the same four months in 2014 (brown plot). There has been a reduction in transaction 
numbers across all but three areas, those being Carmarthenshire, Rhondda Cynon Taff and Pembrokeshire. The largest falls 
were in Vale of Glamorgan and Monmouthshire, both at -21%. Caerphilly fell by -19% and Wrexham by -18%. The smallest 
fall was in Bridgend at -1%. 

Considering property types (where the change in transaction numbers was above 50) and comparing the first four-month 
period of 2015 with the same period of 2014, flats saw a reduction in sales numbers of -26% in Cardiff. Terraced sales fell by 
-44% in Gwynedd, and by -21% in Cardiff. Newport saw a decrease in the sale of semi-detached properties of -38% and Vale 
of Glamorgan of – 40%. Detached transaction numbers fell by -51% in Conwy and by -38% in Swansea. 
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NOTES  

 
1.     Acad Wales HPI is a price series as opposed to a value series and is the only house price index for Wales to use:  

 the actual prices at which every residential property in Wales  was transacted, including prices for properties bought with cash, using the data 
provided by the Land Registry as opposed to valuation estimates or asking prices 

 the price of every single relevant transaction, as opposed to prices based upon samples 

2. the current month Acad Wales HPI is not forecast, unlike the LSL Acad E&W HPI, and the first release of the Wales results lag the first release of those 
for England & Wales by one month 

3. whilst the Acad Wales HPI, like the LSL Acad E&W HPI, comprises a smoothed average of three months’ prices, the Acad Wales HPI average reflects 
the average price at the month of the index and the prior two months’ prices and is ascribed to the month of the index i.e. it is “end month 
smoothed” (ems) and not “centre month smoothed” (cms) as applied to the LSL Acad E&W HPI. Since we provide only a national England & Wales 
average price in our current month LSL Acad E&W HPI and prices at region and lower levels are lagged one month, this procedure  means that the 
Acad Wales HPI prices are contemporaneous with the prices published for the equivalent month for England & Wales, Wales and the regions. 

4. Acadata is an independent privately owned consultancy working with Dr Stephen Satchell, Economics Fellow Trinity College Cambridge, and 
specialises in the assessment of risk in property and mortgage portfolios. 
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Figure 6. ANNUAL CHANGE IN HOUSE PRICES - COMPARISON OF INDICES   link to source Excel 
 

Figure 7. MONTHLY CHANGE IN HOUSE PRICES - COMPARISON OF INDICES   link to source Excel 

 

The above charts compare the main indices published for Wales. It should be noted that Halifax and 
Nationwide provide prices for the Welsh market only on a quarterly basis and we have charted these 
by interpolating on a straight line basis. 
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Figure 8. Wales house prices, compared with England & Wales, Scotland and regions bordering Wales for the period January 2005 – April 2015 link to source Excel 

 

 

Figure 9.  A comparison of the annual change in house prices in  Wales, England & Wales, Scotland and regions bordering Wales for the period January 
2005 – April 2015                 link to source Excel 
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Figure 10. Average house prices for nine principal areas in Wales from February 2014 – April 2015  link to source Excel 

 

Figure 11. Average house prices for nine principal areas in Wales April 2015    link to source Excel 
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1.  Acad Wales HPI is derived from Land Registry (LR) house price data, seasonally and mix adjusted by property type. © Crown 
copyright material reproduced with the permission of the Land Registry. The prices are smoothed to show underlying trends. 
Acad Wales HPI includes cash purchase prices and is the only index based upon the complete, factual, house price data for 
Wales, as opposed to a sample.  

2.  Most indices employ data available to the provider as a result of its business; index methodologies are designed to exploit 
the advantages and overcome the disadvantages of each particular dataset; a valuation series (whether the values are 
professionally estimated at e.g. time of mortgage offer or by an estate agent) is not the same as a price series; a price series, 
such as Acad Wales HPI or ONS HPI, can be prepared only when the prices at which properties have been transacted have been 
recorded at LR (Acad Wales HPI) or when firm prices at mortgage completion have been made available by lenders (ONS HPI); 
valuation series can be prepared whenever the data e.g. asking or mortgage offer prices are available to the provider; publicity 
accrues to those indices which are released first; indices published at or before month end are likely to employ data for the 
current and prior months. LSL Acad E&W HPI overcomes delay in the availability of all transactions for any given month from LR 
with an “index of indices” forecasting model, purpose developed by Dr Stephen Satchell Economics Fellow Trinity College 
Cambridge and Dr George Christodoulakis, then at the Sir John Cass Business School. Forecasting is assisted by the provision by 
LR of “emergent data”, being those current month transactions for which LR have received prompt notification.   

3.  The “emergent” data for Wales necessary to repeat the E&W forecasting methodology have not been employed, such that 
Acad Wales HPI incorporates no forecasting procedure. Whilst the Acad Wales HPI, like the LSL Acad E&W HPI, comprises a 
smoothed average of three months’ prices, the Acad Wales HPI average reflects prices at the month of the index and those for 
the prior two months and is ascribed to the month of the index i.e. the prices are “end month smoothed” (ems) and not 
“centre month smoothed” (cms) as applicable to the LSL Acad E&W HPI. Please note that: 

 we provide only a current month average price for England & Wales as a whole, in our LSL Acad E&W HPI, and that 
prices at region and lower levels are lagged one month  

 LR monthly data comprise nationally some 88% of the transaction for the current month and c.96% for the prior 
month 

Hence, a smoothed average price using three months data ascribed to the index month (ems) for Acad Wales HPI provides the 
equivalent price, to all intents and purposes, to the centre month smoothed (cms) price at region/county level, lagged by one 
month, provided by LSL Acad E&W HPI. Hence, an ems procedure allows the Wales prices to be placed alongside the 
contemporaneous prices for E&W as a whole and for Wales, as a whole, and those for the E&W regions for comparison 
purposes.  

4.  Like LSL Acad E&W HPI, Acad Wales HPI  provides prices from January 2000. The underlying data by property type for 
months when no sales of a particular property type were reported in a specific area, were in-filled using the same procedure 
used in LSL Acad E&W and, by Eurostat, in preparing seasonal data.  

5.  Acad Wales HPI is unable to identify different prices according to e.g. numbers of bedrooms; the lender hedonic indices and 
the ONS mix adjusted HPI do so. LR data exclude commercial and thus auction sales, and do not reflect repossession prices on 
the grounds that such prices do not reflect those between a willing buyer and a willing seller.  

6.  Acad Wales HPI is prepared from LR data using a methodology designed to provide a “true measure of house price 
inflation”. Acadata does not guarantee the accuracy of the Acad Wales HPI results and Acadata shall not be liable for any loss or 
damage whatsoever, consequential upon any error, incorrect description of or inadequacy in the data; persons using the data 
do so entirely at their own risk; Acad Wales HPI is freely provided for publication with due attribution to Acadata. Permission is 
required for any commercial use of the data.  

7.  The monthly, smoothed, average LR prices at county and unitary authority level provided by property type, which underlie 
Acad Wales HPI, together with historic data, can be purchased from Acadata.  

8.   LSL Acad E&W HPI was published under the name FTHPI from September 2003 until December 2009. Until the October 
2013 LSL Acad E&W HPI was published, it was prepared by Acadametrics as was the Acad Wales HPI. Acadametrics has now 
changed its name to Acadata to reflect a focus entirely upon house price indices and data following its agreement to sell its 
50% holding in MIAC Acadametrics to MIAC Analytics over a 4 year period. 
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