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1.0% Price rise is biggest since October 2014 

 Highest February transaction total since 2007 - effect of new tax regime? 

 Cardiff and Isle of Anglesey set peak prices 

 Highest (Monmouthshire)/lowest (Blaenau Gwent) prices vary by a factor of 2.76 

 Jan/Feb transaction numbers in Pembrokeshire fall -31%, this year compared to last 

  Table 1.  Average House Prices in Wales for the period February 2015 – February 2016   link to source Excel 

         House Price             Index Monthly Change % Annual Change % 

February 2015 £166,053 254.0 0.8 3.7 

March 2015 £166,151 254.1 0.1 3.8 

April 2015 £164,688 251.8 -0.9 3.1 

May 2015 £164,070 250.8 -0.4 3.4 

June 2015 £163,601 250.2 -0.3 2.2 

July 2015 £164,555 251.7 0.6 2.8 

August 2015 £164,946 252.3 0.2 1.6 

September 2015 £166,431 254.6 0.9 2.2 

October 2015 £167,617 256.3 0.7 1.8 

November 2015 £167,923 256.9 0.2 2.3 

December 2015 £168,597 257.7 0.4 2.5 

January 2016 £169,461 259.1 0.5 2.9 

February 2016 £171,232 261.8 1.0 3.1 

House Price Index Monthly Change % Annual Change % 
£171,232 261.8 1.0 3.1 

http://www.acadata.co.uk/Acad%20Wales%20HPI%20Formatted%20Data%20from%202005%20February%2016.xls#WALES!A1
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Richard Sumner, housing strategist for Acadata, comments: 

During February, the average house price in Wales rose to £171,232, an increase of £1,771, the equivalent of a +1.0% rise. 
Prices have not risen at this rate in a month since October 2014 (when the rate was +1.1%). The figure brings the monthly 
average change over the last twelve months to +0.25%. This is almost the same as the average monthly rate of +0.3% for the 
previous twelve months Mar 2014 to Feb 2015. The equivalent February rate-of-change figures (Mar 2015 to Feb 2016) for 
England & Wales, and for Scotland, were +0.5% and -0.1% respectively. For February alone, England & Wales and Scotland’s 
monthly change rates were +0.8% and -1.0%. On an annual basis, we can also observe that the rate is creeping up - the 
increase of +3.1% is the highest since May 2015, and brings the average annualised rate over the past twelve months to 
+2.6%. Again, we can compare with the equivalent February annual rate for England & Wales of +6.5%, and for Scotland of  
-2.1% (with the proviso that the Scotland rate was influenced by the introduction of its Land and Buildings Transaction Tax 
(LBTT), which represents a one-off situation rather than any underlying trend) - indeed, other than this month, annualised 
rates in Scotland have all been above +1.0% since August last year. 

The upwards monthly trend in prices can be clearly seen in Figure 1 below (red line), which plots this statistic along with the 
12-month trend. Prices have risen in ten of the last thirteen months, as well as in the most recent eight of those continuously. 
We remarked last month that the monthly movement in Wales has mirrored that in England & Wales until the start of this 
year, albeit with some provisos. This remains the situation. 

 
Figure 1. Average house prices in Wales, February 2015 – February 2016                            link to source Excel 
 

We should consider these prices - as well as the transaction figures for this month - in the context of the new 3% stamp duty 
surcharge which will apply from April 1st. This may well have caused some purchases to have been accelerated, as indeed will 
have been the case in Scotland and in England & Wales. A degree of this activity is predicated on the buy-to-let market, which 
may, though, by definition be less of a consideration in Wales. In addition, as we approach the June EU referendum date, 
there may be uncertainty in the market as a result of this - again however, it is debatable to what extent this may have 
resonance in the Welsh market, since it is more likely to affect those areas where foreign investment is much in evidence. 

We looked last month at the comparative rates of annual house price growth in Wales as compared to England & Wales as a 
whole, and this chart is repeated once more updated for February in Figure 2 below. The continuing upward trend in both 
plots is clear, as is the increased rate for England & Wales (as enumerated earlier). 
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Figure 2. Annual house price growth 2015-6, Wales compared to England & Wales     link to source Excel 

 

Having been at the bottom of the annual growth rate table table for some months, Wales relinquished that position last 
month, and is now in 8th place this month at +3.1%, as can be seen in Figure 3. Below Wales are The North West at +2.3% 
and the North East with +1.0%. There are three areas where the rate has fallen compared with last month (the North East, 

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

the East Midlands and the South West). Leading the table are Greater London (+8.2%), the South East (+8.0%), and the East 
of England (+7.9%). It is intersting to note that Greater London once again heads the table, reflecting the renewed disparity 
between this area and the rest of the country. This difference had diminished from the +20.6% differential as experienced in 
July 2014, but is nevertheless now increasing once more. 

It is perhaps worthwhile also mentioning the difference caused by the inclusion/exclusion of London and the South East in 
the figures for England & Wales as a whole. In July 2015 the gap was negative at -0.5%: as of this month (February 2016) it is 
+1.5%. 

Speaking of differences which are the result of location, it is calculated that the average house price in Welsh postcodes 
bordering the coast is £15,000 higher this year than last (it should be noted that for these comparisons, if the first half of the 
postcode borders the sea, it is counted as coastal). This is an average, and in some areas the extra resulting from the coastal 
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factor can be dramatic, particularly where there is a good view of the waves. Anecdotally, houses in Pembrokeshire with sea 
views can attract perhaps double those for similar homes inland. In this context, the most expensive properties look out onto 
the Bristol Channel, Cardigan Bay or the Irish Sea, and the most exclusive of these postcodes is Cowbridge CF71, where a six-
bedroom house is now on the market for £2,450,000. The second most expensive area is also surrounded by sea - Rhosneigr 
in Anglesey, where the average price is in excess of £316,000. Inland, the most expensive postcode was NP15 in 
Monmouthshire. 

Land Registry figures (as reported by walesonline and shown in Table 2 below) suggest that the following are the places where 
house prices have increased most (or least) over the last twenty years: 

Table 2 Locations with largest/smallest % rise in average house price over last 20 years (Land Registry figures) 

 

 

 

 

 

 

 

 

 

 

 

 

Most recent statistics from the RICS suggest that activity in the market is likely to cool as the stamp duty deadline passes, 
resulting in a softening in near-term sales expectations. The RICS regards the lack of supply in the market overall as an 
overriding feature which will proably ensure that prices continue to rise despite an easing in demand generally. Specifically 
for Wales, members report that enquiries are slighly above the three-month average, as are agreed sales. On the other hand, 
new instructions are well below the same average, with both price and sales expectations similarly below. The number of 
average sales is recorded as at the average level; however, average stocks are below whilst the sales-to-stock ratio is average. 

Anecdotal comment from individual RICS members: “More positive underlying trend, but still a lot of unsold properties”, 
“Increasing number of valuations and instructions in all price ranges”, “… sales slightly down …”, “Properties marketed at 
realistic prices selling quickly”, “Uncertainty in the second homes market as a result of taxation changes and increases in Local 
Authority council tax”.  

Although only anecdotal, these comments reflect a range of varying sentiment in the Welsh region and this is mirrored in the 
variation of average prices. For example, and as we can see from Table 3 below, the current difference between the highest 
and lowest average price is in excess of £152k, a factor of 2.76. 

Table 3. The average house price in Wales, by principal area; February 2015, January 2016 and February 2016   link to source Excel 

RANK BY PRICE 
PRIOR YR 

RANK BY 
PRICE PRINCIPAL AREA Feb-15 Jan-16 Feb-16 

Monthly % 
Change 

Annual % 
Change 

1 1 MONMOUTHSHIRE                          241,065 242,429 238,769 -1.5% -1.0% 
2 2 VALE OF GLAMORGAN                  235,732 229,441 235,437 2.6% -0.1% 
3 3 CARDIFF                                204,661 222,687 228,466 2.6% 11.6% 
7 4 ISLE OF ANGLESEY                       179,408 190,969 197,134 3.2% 9.9% 
6 5 CEREDIGION                             184,098 190,839 193,450 1.4% 5.1% 
5 6 PEMBROKESHIRE                          186,640 188,267 190,315 1.1% 2.0% 
4 7 POWYS                                  188,575 182,752 184,755 1.1% -2.0% 

10 8 WREXHAM                                162,204 171,772 174,067 1.3% 7.3% 
11 9 SWANSEA                                159,944 163,435 167,586 2.5% 4.8% 

9 10 NEWPORT                                162,667 164,464 166,351 1.1% 2.3% 
8 11 FLINTSHIRE                             166,425 166,078 164,856 -0.7% -0.9% 

12 12 DENBIGHSHIRE                           159,687 163,164 163,309 0.1% 2.3% 
14 13 CONWY                                  156,351 165,403 163,241 -1.3% 4.4% 

 
Location 

% 
Rise 

Location 
% 

Rise 

 Pillgwenlly, Newport 469 Caerau, Bridgend 82 

 Llyn Peninsula 376 Porth, Rhondda 105 

 Rhosneigr, Anglesey 349 Penrhiwceibr, RCT 112 

 Hengoed, Caerphilly 347 Mountain Ash, RCT 118 

 Pontcanna, Cardiff 345 Abercoynon 120 

 North Powys, Powys 345 Cwmbran, Torfaen 123 

 
North Anglesey, 

Anglesey 337 Cefn Cribwr, Bridgend 129 

 Machynys, Llanelli 337 Ebbw Vale, B Gwent 129 

 Grangetown, Cardiff 334 Pentre, RCT 129 

 
Ragland, 

Monmouthshire 326 
Sandfields, Port 
Talbot 131 

 

http://www.acadata.co.uk/Acad%20Wales%20HPI%20Principal%20Areas%20February%2016.xls
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13 14 BRIDGEND                               157,351 154,188 156,825 1.7% -0.3% 
15 15 GWYNEDD                                154,348 154,728 155,955 0.8% 1.0% 
17 16 TORFAEN                                145,589 144,091 147,396 2.3% 1.2% 
16 17 CARMARTHENSHIRE                        152,456 147,870 147,167 -0.5% -3.5% 
18 18 CAERPHILLY                             127,227 130,753 131,251 0.4% 3.2% 
19 19 NEATH PORT TALBOT                      122,354 121,901 123,955 1.7% 1.3% 
20 20 RHONDDA CYNON TAFF                     116,364 118,360 116,791 -1.3% 0.4% 
21 21 MERTHYR TYDFIL                         108,461 105,732 104,875 -0.8% -3.3% 
22 22 BLAENAU GWENT                          84,787 88,281 86,395 -2.1% 1.9% 

    WALES           166,053 169,461 171,232 1.0% 3.1% 

Table 3 above shows the average house price and percentage change over the last month and year for February 2015, January 
2016 and February 2016 for each of the 22 Principal Areas in Wales.  

On a monthly basis, we can see that there were seven areas with price falls and 15 with rises. These figures compare with last 
month, when there were 11 falls and 10 rises, with one area remaining static. This makes the average monthly change +0.7%, 
up from +0.4% last month. The biggest increase over the month was +3.2% in Isle of Anglesey, followed by Cardiff and Vale 
of Glamorgan both at +2.6%. The largest fall was Blaenau Gwent at -2.1%, with Monmouthshire at -1.5% and Conwy at -1.3%. 
All the other falls were less than -1%. 

On an annual basis, prices fell in seven areas and rose in 15: last month’s equivalent figures were six and 15 respectively, with 
no change in one. The largest rise was in Cardiff at +11.6%. The Isle of Anglesey and Wrexham also saw respectable annualised 
rises of +9.9% and +7.3% respectively this month. The biggest annualised fall was -3.5% in Carmarthenshire, with Merthyr 
Tydfil close behind at -3.3% and Powys at -2%. 

Once more, the areas showing higher average prices also experienced the largest change - if we consider the top half of Table 
3, both as far as the monthly and the annual change rates go, we see that there is an average of +1.3% and + 3.6% change 
respectively for the top eleven areas, compared with equivalent figures of +0.1% and +0.7% for the bottom eleven.  

The bottom position in the table has been regularly occupied by Blaenau Gwent, and this month is no different. However, 
both the Isle of Anglesey and Cardiff - highlighted in grey in Table 3 - have achieved new peak prices this month. 

 

Transactions 
 
Transactions numbered an estimated 3,000 in February, an increase of 425 from last month’s total of 2,575. This represents 
an increase of +17%, well in excess of the +2.9% typical for the time of year. It is also +12% higher than February 2015’s total 
of 2,686 and indeed the highest February total since 2007 when the figure was 3,876. However, it is likely that a proportion 
of this relative increase over-and-above what might be expected will be due to sales undertaken in anticipation of the +3% 
surcharge in stamp duty on second homes and buy-to-let properties, introduced on April 1st. 
 
Disregarding that effect, it makes the average monthly transaction number over the preceding twelve months 3,611 
(compared with 3,533 for the same twelve months one year earlier). We can compare that with the figure of 4,780 for the 
boom year of 2007/08. 
 
Figure 4 below shows the number of transactions for each Principal Area for the last twelve months, and compares this with 
the equivalent number for the same months one year earlier. Last month, the biggest fall was in Torfaen, at -9.1%. This month 
it is the same area, but with a decrease of -10.6%. There were drops in seven other areas, the smallest being -1.1% in Swansea. 
The smallest increase was +0.2% in Conwy, rising to +11.9% in Blaenau Gwent, and overall a total of 14 areas with rises. The 
average change in transaction numbers for all areas comparing the full years over the period was +0.8%. 
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Figure 4 Number of transaction by Principal Area Mar 2014-Feb 2015/Mar 2015-Feb 2016    link to source Excel 

 
For the first two months of this year, the area with the highest increase in transactions compared to the same period one 
year earlier was Conwy, up +22%. There were only four other areas with increases over the same two months: Powys +12.6%, 
Newport + 11.6%, Caerphilly + 8.9% and Merthyr Tydfil + 5.8%. All the other areas saw comparative falls over the period, 
ranging in size from Monmouthshire at -1.6% to Pembrokeshire at -30.6%. In Conwy - which saw the highest two-month 
increase - it was terraced and semi-detached sales which provided the uplift. Somewhat counterintuitively (bearing in mind 
first time buyers and buy-to-let), sales of flats fell. 
 
Looking at the comparisons of property types sold so far this year overall (January and February), and comparing with the 
same two months in 2015, we see the following: 
 
 
 
 
 
 
 
 
 
 
 
On a more general note, on the 30th March, the Office for National Statistics launched a new Official UK House Price Index 
which will be published in June and on a monthly basis thereafter. It will replace the existing indices published by the ONS 
and the Land Registry and will provide data on all four countries as well as English regions.   
 
On the 31st of March the Prudential Regulation Authority published a consultation paper detailing its planned supervisory 
statement proposals on the minimum standards that firms should meet when underwriting buy-to-let mortgage contracts. 
Though most current contracts meet the standards it sets out, the new requirements will put some pressure on lenders, and 
not least at the margins of the current market. This in combination with other measures taken, or in the pipeline, do support 
the view that this market will slow. The question then is whether first time buyers and others will benefit from this in any 
way. Given current price and affordability pressures it is difficult to predict. 
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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 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 2016 link to source Excel 
 

 

Figure 8 comparison of the annual change in house prices in Wales, England & Wales, Scotland and regions bordering Wales for the period January 2005 – 
February 2016                  link to source Excel 
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Figure 9. Average house prices for nine principal areas in Wales from December 2014 – February 2016  link to source Excel 

 

Figure 10. Average house prices for nine principal areas in Wales February 2016    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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