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February house prices in Wales rise by £771 or +0.5% 

 Average annualised rate of change now +4.2% over the last twelve months 

 Peak prices in Bridgend and Vale of Glamorgan 

 Transaction numbers in February -1.9% lower than in January 

House Price Index Monthly Change % Annual Change % 
£163,990 252.6 0.5 2.5 

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

         House Price             Index Monthly Change % Annual Change % 

February 2014 £159,970 245.7 1.0 3.3 

March 2014 £159,939 245.5 0.0 3.8 

April 2014 £159,633 245.0 -0.2 3.8 

May 2014 £158,626 243.2 -0.6 3.9 

June 2014 £159,924 245.2 0.8 5.3 

July 2014 £159,950 245.3 0.0 4.9 

August 2014 £162,200 248.5 1.4 5.7 

September 2014 £162,732 248.9 0.3 4.6 

October 2014 £164,313 251.2 1.0 4.7 

November 2014 £163,572 251.0 -0.5 4.4 

December 2014 £163,308 251.5 -0.2 3.7 

January 2015 £163,219 251.4 -0.1 3.1 

February 2015 £163,990 252.6 0.5 2.5 

 

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

February 2015 saw an increase of £771 or +0.5% in average house prices in Wales on a seasonally-adjusted basis. As a 
matter of comparison, this month’s level of £163,990 is £7,263 or -4.2% below the peak of £171,253 reached in October 
2007. November, December and January saw price falls - however, this month has reversed that trend. Prices have risen in 
seven of the last twelve months, and fallen in five, with an average monthly increase of +0.2%. 

Considered on an annual basis, prices have now seen only positive monthly change over the past twelve months, the 
average rise being +4.2%. However, this average annualised rate of change has slowed over the last six months to +3.8%, 
compared with an average figure of +4.6% for the previous six months. 

Figure 1 below shows the way in which prices have moved since February 2014. The black trend line continues to rise, whilst 
the red line - indicating monthly movements - shows almost evenly balanced above- and below-trend monthly positions 
over the period, and with the overall result being currently positive. 

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

Last month we compared the annual rate of house price growth in Wales since February 2014 with both England & Wales 
and Scotland, and had questioned whether or not any price falls rippling out from London might be felt in Wales. We can 
see from Figure 2 that there does indeed now seem to be a downwards trend becoming visible as far as Wales is concerned, 
almost mirroring that in England & Wales (although Scotland is for the time-being bucking that trend). 

Figure 2 Annual rate of house price growth in Wales, England & Wales and Scotland     link to source Excel 
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If we now look at the annual change in house prices in Wales averaged over three months we can see from Figure 3 that it 
has fallen back in February when compared with the previous month, as is the case in the other regions, with the exception 
of Yorks & Humber. The South West experienced the largest fall-back (-1.1%); all the others - including Wales - seeing a 
reduction of less than -1.0% compared to last month. 

 

Figure 3. The annual change in the average house price, analysed by region      link to source Excel 

 

Considering average price change at the monthly level, February’s +0.5% rise in Wales exceeded that in Yorks & Humber at 
+0.4%, Greater London at +0.1% and England & Wales overall at +0.4%. The South West saw no movement. The largest 
monthly regional rise was East Anglia at +0.9%. For sake of comparison, the monthly change in Scotland was +1.7%. On an 
annual basis, Wales at +2.5% followed the North at +0.8% - all the other regions were above these two, with the biggest rise 
being in Greater London at +9.2%. The annual figure for England & Wales was +6.5%.  

Turning to the reports from the RICS members in Wales, new buyer enquiries are reported to be below the three-month 
average, as are both price and sales expectations. However, average sales and average stock are above that same three-
month average. New vendor instructions are higher than average, as are agreed sales. Sales-to-stock ratios are recorded as 
below average. Individually, surveyors’ reports vary in tone: “Patchy and unpredictable”, “Election may be disturbing 
things”, “Increased viewing and offers…”, ...another strong month”, “Sales activity is continuing to increase…”. This variety 
of opinion has been a characteristic of the Welsh market for some time. 

We return now to the matter of housing stock, a continuing challenge everywhere, but not least in Wales. In July 2013, the 
Welsh Government created a Housing Supply Task Force, and as part of that initiative is now committed to building 10,000 
affordable new homes (up from the original 7,500 figure announced in March 2014). Additionally, they are bringing 5,000 
empty properties back into use. The Houses into Homes scheme, which has been running for two years now, is a fund 
designed to help return empty properties to use. It is available to both individuals as well as to charities, companies, 
businesses and so on, and up to £25k/property can be borrowed, to a maximum of £150k value, and to 80% of its L-T-V.  

Recent reports (sourced from the Government of Wales) show that in the period October to December 2014, there were 
1,716 housing starts, an increase of +31% on the same quarter of 2013. Overall during 2014, the number of new home 
completions has increased by +7%. The last quarter of 2014 saw a reported +12% increase in the number of completions 
over Q4 2013.  
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Table 2. The average house price in Wales, by principal area; February 2014, January 2015 and February 2015    link to source Excel 

RANK BY PRICE 
PRIOR YR 

RANK BY 
PRICE PRINCIPAL AREA Feb-14 Jan-15 Feb-15 

Monthly 
% Change 

Annual % 
Change 

1 1 THE VALE OF GLAMORGAN                  229,457 221,985 231,328 4.2% 0.8% 

2 2 MONMOUTHSHIRE                          218,286 230,609 227,522 -1.3% 4.2% 

3 3 CARDIFF                                197,047 205,411 204,187 -0.6% 3.6% 

5 4 POWYS                                  178,445 193,352 197,340 2.1% 10.6% 

7 5 PEMBROKESHIRE                          170,779 180,462 181,687 0.7% 6.4% 

4 6 ISLE OF ANGLESEY                       178,513 176,849 180,669 2.2% 1.2% 

6 7 CEREDIGION                             177,933 179,523 178,862 -0.4% 0.5% 

9 8 FLINTSHIRE                             162,049 169,358 169,710 0.2% 4.7% 

8 9 WREXHAM                                162,074 156,369 161,331 3.2% -0.5% 

15 10 BRIDGEND                               143,521 154,184 159,804 3.6% 11.3% 

11 11 CONWY                                  158,936 163,616 159,789 -2.3% 0.5% 

12 12 NEWPORT                                156,404 156,627 157,034 0.3% 0.4% 

13 13 DENBIGHSHIRE                           155,734 156,957 156,425 -0.3% 0.4% 

14 14 GWYNEDD                                153,003 153,448 154,361 0.6% 0.9% 

10 15 SWANSEA                                160,601 151,126 152,821 1.1% -4.8% 

16 16 CARMARTHENSHIRE                        142,491 149,728 149,310 -0.3% 4.8% 

17 17 TORFAEN                                140,824 140,029 142,437 1.7% 1.1% 

18 18 CAERPHILLY                             126,540 126,709 124,908 -1.4% -1.3% 

19 19 NEATH PORT TALBOT                      115,975 119,064 119,230 0.1% 2.8% 

20 20 RHONDDA CYNON TAFF                     110,831 112,540 111,301 -1.1% 0.4% 

21 21 MERTHYR TYDFIL                         100,989 107,606 106,126 -1.4% 5.1% 

22 22 BLAENAU GWENT                          82,160 88,716 89,011 0.3% 8.3% 

    WALES           159,970 163,219 163,990 0.5% 2.5% 
 

Table 2 above shows the average price in Wales and percentage change (over the last month and year) in each Principal 
Area for February 2014, January 2015 and February 2015. On a seasonally-adjusted basis, prices have risen in 13 and fallen 
in 9 areas (the same as last month). The largest month’s rise was in The Vale of Glamorgan at +4.2%, followed by Bridgend 
at +3.6%. Prices in Conwy fell by -2.3%, and in Caerphilly and Merthyr Tydfil by -1.4%. 

On an annual basis, prices fell in three areas: Swansea -4.8%, Caerphilly -1.3% and Wrexham -0.5%. The largest annual rises 
were in Bridgend at +11.3% and in Powys at +10.6%. The variation across the Principality is clear from these figures - 
whereas the average price in Powys has risen by £18,895 since February 2014, that in Caerphilly has fallen by £1,632. 
Indeed, the £159,804 average house price in Bridgend is a new peak, as is that in the Vale of Glamorgan at £231,328. These 
were among the twelve areas outside of Greater London and the South East showing record prices in February. 

Again Blaenau Gwent has the distinction of being the area in  England & Wales with the lowest average house price by some 
margin - it remains the only area with the average below £100k, and at £89,011 the price is £17,115 or -16% below the next 
lowest, Merthyr Tydfil at £106,126. It is also -68% below the all England & Wales average of £274,604. 

A comparison between the monthly average change for the most expensive and the least expensive properties is less 
pronounced this month, with those areas in the top half of Table 2 showing an average change of +1.05% and the lower half 
an average of -0.04%. The same comparison on an annual basis shows a differential of +3.94% compared to +1.65%, which 
reflects the historic trend of properties in the higher priced areas showing stronger increases than those in the lower priced 
areas. 

On a monthly basis, the average change in the southern areas of the country was +0.4%, and in the north (defined as 
Anglesey, Conwy. Flintshire, Wrexham, Gwynedd, Denbigh) +0.6%. The central areas (Powys, Ceredigion) saw a monthly 
change of +0.9%. The variation on an annual basis was greater- +3.1% in the south, +1.2% in the north and +5.6% centrally. 
It is perhaps worth noting that these differences north to south are becoming less pronounced. 

February saw an estimated total of 2,650 transactions, as recorded by the Land Registry. This is a drop of 50 from January, 
continuing the expected seasonal fall. Transactions this year total 5,350, which compares with a total of 5,679 for the same 
two months last year. The twelve month figure (March 2014 to February 2015) is 42,181, or an average of 3,515/month. 
The equivalent for March 2013 to February 2014 was 38,410, or an average of 3,201/month. 

http://www.acadata.co.uk/Acad%20Wales%20HPI%20Principal%20Areas%20February%2015.xls
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Figure 4.  The number of housing transactions by month in Wales, 2007 - 2015 (not seasonally adjusted)   link to source Excel 
 

Figure 4 above charts the monthly transaction numbers since 2007: we can see that this month’s estimated figure of 2,650 
is below that for February 2014, and compares with the previous levels seen in February 2008 (2,772) and February 2007 
(3,876). 

There has been attention given recently to a general trend towards a decline in the number of house sales. Quoting from 
“The new ‘normal’, one year on”, a report by the IMLA (Intermediary Mortgage Lenders Association): “In the 1980s, annual 
turnover averaged over 12% of the private housing stock, so houses changed hands once every 8 years on average. This has 
fallen to 4.5% so far in the 2010s, meaning that the average home now only changes hands every 23 years.  Low housing 
turnover is driven by people buying their first home later; by a larger private rented sector, where turnover is lower; and by 
the baby boomer ‘hoarding effect’ where middle-aged homeowners are staying put, tying up a large part of the housing 
stock.” The IMLA report also notes that transaction costs, particularly relating to stamp duty, have substantially increased 
over the last 17 years. “Until 1997, Stamp Duty had never exceeded 1% regardless of the value of the sale. Rates on higher 
value properties were subsequently moved up. Now the top marginal rate is 12%.” The IMLA concludes that “All these 
factors are likely to keep turnover down for years to come.” 

Bearing the above in mind, and looking at the last three months (December 2014 to February 2015), in comparison  with the 
same three months twelve months earlier, we see that there has been an overall reduction of -11.1% in transaction 
numbers across all property types, with the largest reductions in Conwy (-29.0%), Caerphilly (-26.3%) and Blaenau Gwent 
(-28.2%). Flats saw the largest decline overall at -17.9% (perhaps surprising, given the assumed importance of first time 
buyers to the market), followed by detached at -11.3%, terraced at -11.0% and semi-detached at -9.1%. Analysing the 
reduction in flat sales by area, the biggest fall was in Carmarthenshire at -233% (but bear in mind the relatively low absolute 
transaction numbers). In contrast, the area with the largest actual number of flat transactions, Cardiff, saw a reduction of 
only -6.8%. 

Predictions for the market over the course of 2015 are varied, but are at the moment in any case coloured by anticipation of 
the forthcoming General Election, and will be affected to a degree by its outcome. Housing supply and new build programs 
are a recurring theme from all sides of the mainstream political agenda: however, there is divergence in respect of the 
effect any such programs may have on house price levels - indeed, there is a school of thought which argues that an 
increase of supply could well result indirectly in a commensurate increase in average prices (new construction - economic 
boost - wage rise - more mortgages - rising prices). The picture remains unclear. 
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CHANGE IN MIX ADJUSTMENT   

We should advise that due to errors made by the Land Registry in the analysis of its database, the weights which we 
calculated for our own house price index and published last month were also in error. We have made the necessary 
relatively minor corrections this month. It does however mean that our back data have had to be revised from those issued 
last month. We apologise to our readers for any inconvenience this may cause. 

For those financial institutions that use the LSL Acad Index as a measure of house price change, we should advise that we 
have chain-linked

1
 our Index (Jan 2000 = 100.0) to that recorded in December 2014 at 265.7, using the previously adopted 

weights. Thus the index from Jan 2000 – Dec 2014 is frozen at the levels recorded over the last fifteen years using the 
original weights, with changes in the Index post December 2014 reflecting the changes in price that take place using the 
new weights from January 2015 onwards.   

 

 

 

 

 

 

 

 

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. 

                                                        
1 For a discussion on, and explanation of, chain-linking can we point the reader to the following article published by the 
ONS:www.ons.gov.uk/ons/rel/elmr/economic-trends--discontinued-/no--630--may-2006/methodological-note--annual-chain-linking.pdf 

  

http://www.ons.gov.uk/ons/rel/elmr/economic-trends--discontinued-/no--630--may-2006/methodological-note--annual-chain-linking.pdf
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Figure 5. ANNUAL CHANGE IN HOUSE PRICES - COMPARISON OF INDICES   link to source Excel 
 

Figure 6. 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 7. Wales house prices, compared with England & Wales, Scotland and regions bordering Wales for the period January 2005 – February 2015 link to source Excel 

 

 

Figure 8.  A comparison of the annual change in house prices in  Wales, England & Wales, Scotland and regions bordering Wales for the period January 
2005 – February 2015                 link to source Excel 
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Figure 9. Average house prices for nine principal areas in Wales from December 2013 – February 2015  link to source Excel 

 

Figure 10. Average house prices for nine principal areas in Wales February 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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