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Average house price falls by £973 in May, equivalent to -0.6% 

 Annual rise of +15% in Merthyr Tydfil 

 Terraces most popular property type in larger conurbations 

 Transactions +14% higher than in April 

House Price Index Monthly Change % Annual Change % 
£163,094 250.1 -0.6 2.8 

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

        House Price             Index Monthly Change % Annual Change % 

May 2014 £158,593 243.2 -0.6 3.9 

June 2014 £159,931 245.2 0.8 5.3 

July 2014 £159,974 245.3 0.0 5.0 

August 2014 £162,206 248.5 1.4 5.7 

September 2014 £162,720 248.9 0.3 4.6 

October 2014 £164,405 251.2 1.0 4.7 

November 2014 £163,912 251.0 -0.3 4.5 

December 2014 £164,031 251.5 0.1 4.1 

January 2015 £164,406 252.1 0.2 3.7 

February 2015 £165,353 253.5 0.6 3.4 

March 2015 £165,244 253.4 -0.1 3.3 

April 2015 £164,067 251.6 -0.7 2.8 

May 2015 £163,094 250.1 -0.6 2.8 

 

http://www.acadata.co.uk/Acad Wales HPI Formatted Data from 2005 May 15.xls
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Dr Peter Williams, housing market specialist and Chairman of Acadata, comments: 

In May 2015, average house prices in Wales decreased by -0.6%, or £973, on a seasonally-adjusted basis. This is the third 
month in a row that prices have fallen, and is the first time that prices have been below £164k since November 2014. Prices 
have now risen in seven of the last twelve months, remained static in one, and fallen in four of them. It is perhaps worth 
comparing the current price with the highest peak May price of £164,932 which was in 2007: a difference of -1.1%. For 
reference, the all-time peak of £171,253 was in October 2007, a difference of £8,159 or -4.8% from this month’s price. The 
average monthly change over the past twelve months has now been +0.24%; this compares with a figure +0.39% for England 
& Wales over the same period.  

Considered annually, the rate of change has remained positive, but is clearly reducing. The average annualised monthly figure 
is +4.15%; however, for the first six of the last twelve months it was +4.96%, as opposed to +3.34% for the most recent six. 
Indeed, over the last three months, that equivalent figure has reduced to +2.97%. 

This effect can be seen in Figure 1 below, which depicts the 12-month trend (black line) and the actual monthly movement 
(red line). Prices were recovering in May 2014, and continued upwards until they started to fall in November. They then rose 
again over the following months until reaching their highest since April 2008 in February of this year. The decline from that 
point to date is consistent. 

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

Figure 2 compares the way that average house prices have moved in Wales over the last ten years, when compared with the 
same period in England & Wales as a whole. Two characteristics become evident in this chart - firstly, the relative lack of 
volatility in the Wales plot, and secondly the constrained range of comparative price variation in the Principality. The volatility 
in the red England & Wales trace is largely the result of the London/South East effect on the average prices. 

Figure 2.  Annual change in average house prices May 2005 - May 2015, Wales compared to England & Wales   link to source Excel        

£158,000

£160,000

£162,000

£164,000

£166,000

Average House Prices in Wales 
May 2014 - May 2015

Wales

12 month trend

£100,000

£120,000

£140,000

£160,000

£180,000

£200,000

£220,000

£240,000

£260,000

£280,000

£300,000

2005
May

2006
May

2007
May

2008
May

2009
May

2010
May

2011
May

2012
May

2013
May

2014
May

2015
May

Average House Prices Wales/ England & Wales 10 years

Wales

England & Wales

http://www.acadata.co.uk/Acad Wales HPI Trendline May 15.xls
http://www.acadata.co.uk/Acad Wales HPI 10 Year Comparison May 15.xls


 

                    Commentary by Dr Peter Williams 
 

 

Acadata Wales House Price Index – May 2015 3 

 

However, this latter effect has been diminishing over recent months, with the rate of house price inflation in London in 
particular falling faster than elsewhere. 

Comparing the regions, Wales is at the bottom of the monthly league at -0.6%. The North and East Anglia also both have 
negative rates at -0.3% and -0.1% respectively. East Midlands and the South West both saw increases of +0.1%; the North 
West, West Midlands and Yorks & Humber all rose by +0.4%, the South East by +0.5% and Greater London by +0.6%. On an 
annual basis, Wales at +2.8% was above the North at +2.3%. Annually, the other regions ranged from Yorks & Humber at 
+2.9% to the South East with +6.8%. The comparative figures for England & Wales as a whole are +0.4% monthly and +4.8% 
annually. 

Over the most recent three-month period, we can see from Figure 3 below that the annualised prices in Wales have remained 
unchanged. It is significant that Greater London is now in seventh place (it was fourth last month). Despite recent volatility, 
all the ten regions are still showing positive annual movement. However, the last negative movement in annual house price 
change was in Wales in July 2013. 

Figure 3. Annual change in average house price by region      link to source Excel 

In the context of volatility, it is worth making mention of Scotland, where the current monthly change is -2.1% (it was +9.3% 
in March), and annually is now +10.3% (+16.3% in March). These considerable variations demonstrate how sensitive markets 
are to tax regime change - in this case, largely the result of the new Land and Buildings Transaction Tax in Scotland.  

This is of relevance since the Welsh Government have also issued a Consultation Document this year entitled “Tax Devolution 
in Wales - Land Transaction Tax”. This seeks to examine a replacement for the Stamp Duty Land Tax, due for introduction in 
April 2018. Provision has already been made for the disapplication of the UK SDLT (Wales Act 2014), conferring powers on 
the Welsh Assembly to replace it with a Welsh tax on transactions involving land. The document makes reference to the 
recently introduced LBTT regime in Scotland, and it is likely that this will become a frame of reference for any new Welsh 
scheme, although final banding and associated rates will no doubt be informed by the market and by fiscal taxation 
requirements. 

One other specifically Welsh consideration is the future of the “Right to Buy” scheme (giving eligible tenants of local authority 
landlords a statutory right to buy their homes at a discounted price). Between 1981 and 2014, some 138,000 council homes 
were acquired under the scheme, representing 45% of the social housing stock. Right to Buy is currently available in both 
Wales and Scotland, but is due to be abolished in Scotland from July 2016. The Welsh Government has now also announced 
that it will in any case reduce the discounts, pending legislation to abolish the scheme in Wales in the future. Permission was 
in fact granted earlier in the year for an immediate suspension of the scheme in Carmarthenshire. This should be seen in the 
context of the pressure on social housing, as well as on housing stock generally, which remains a continuing and pressing 
theme in Wales.  

Given the stock situation, it is perhaps not surprising that the number of homes that are available for sale as reported by the 
RICS members in Wales are below average, as are agreed sales. The number of new buyer enquiries are recorded as average,  
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with the number of instructions being well above the three-month average. RICS members have anecdotally reported a 
shortage of 3-bed semi-detached properties in Cardiff, which are selling at full or over asking price (we look at property type 
numbers in Cardiff later). Other comments from individual agents include: “Continuously difficult, correct pricing crucial, very 
competitive”, “Increased viewings and offers in £1 million+ range”, “Price static, fewer new instructions”, “Chains getting 
longer and more complicated”, “New build homes at very low level”.   

The seasonally-adjusted average prices, along with annual and monthly rate of change for each Principal Area are shown in 
Table 2 below. Overall, there were 12 areas with monthly price falls, and 10 with rises (last month’s figures were 14 and 8 
respectively). The area with the biggest monthly rise was Blaenau Gwent at +6.0%: other areas with positive changes ranged 
from Conwy at +1.6%, through Flintshire, Powys, Torfaen, Isle of Anglesey, Caerphilly, Gwynedd and Wrexham to Bridgend at 
+0.2%. The smallest negative change was in Vale of Glamorgan at -0.4%, with the remaining areas all negative, the largest fall 
being Carmarthenshire with -5.2%.  

On an annual basis, 14 areas experienced price rises, ranging from +1.5% in Pembrokeshire to +15.1% in Merthyr Tydfil.  

We can see that the maxim of the largest increases being in the areas with the highest prices still holds true - the average 
annual change for those areas in the top half of the table was +3.62%, compared with a figure of +1.85% for the lower half 
areas. Indeed, on a monthly basis, the effect is reinforced, with the average monthly change in the top higher priced half of 
the table at -0.02%, but in the lower half of the table at -0.31%. 

Of all the Counties and Unitary Authorities in England & Wales, Blaenau Gwent is the area with the largest reduction in annual 
prices (-6.8%). However, it must be noted that this area also has the smallest number of transactions in England & Wales, and 
that therefore the percentage variations in price can appear large. Caerphilly has the second largest annual price fall (-4.2%). 
In addition, Blaenau Gwent remains the only area in England & Wales with average house prices below £100k (£88,453). 
Indeed, the average price of a flat in this area is only around £43k (compared with an average of £1.9 million in Kensington & 
Chelsea). 

The variation between the northernmost, central and southernmost areas of the Principality is currently relatively modest. 
On an annual basis, the northern and central areas saw a change of +3.9% compared with +2.1% in the south. Monthly, those 
statistics were +0.7%, +0.2% and -0.6% respectively. These comparatives will change if and when the proposals aimed at 
reducing the number of local authority areas from the current 22 to 8 or 9 become reality. For clarity’s sake, we define “north” 
as consisting currently of Isle of Anglesey, Conwy, Flintshire. Wrexham, Gwynedd and Denbighshire; “central” as Powys and 
Ceredigion, and “south” as the remaining principal areas. 

Table 2. The average house price in Wales, by principal area; May 2014, April 2015 and May 2015     link to source Excel 

RANK BY PRICE 
PRIOR YR 

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

Monthly 
% Change 

Annual % 
Change 

1 1 MONMOUTHSHIRE                          232,306 234,429 229,693 -2.0% -1.1% 
2 2 THE VALE OF GLAMORGAN                 213,874 229,852 228,935 -0.4% 7.0% 
3 3 CARDIFF                                190,098 205,633 203,919 -0.8% 7.3% 
4 4 POWYS                                  184,701 185,663 187,897 1.2% 1.7% 
5 5 CEREDIGION                             177,160 189,292 187,731 -0.8% 6.0% 
8 6 ISLE OF ANGLESEY                       163,359 179,328 181,286 1.1% 11.0% 
6 7 PEMBROKESHIRE                          174,955 182,634 177,661 -2.7% 1.5% 
9 8 FLINTSHIRE                             162,177 168,743 170,990 1.3% 5.4% 
7 9 CONWY                                  164,203 159,520 162,080 1.6% -1.3% 

10 10 GWYNEDD                                161,073 157,058 158,445 0.9% -1.6% 
13 11 WREXHAM                                150,598 155,710 156,404 0.4% 3.9% 
11 12 NEWPORT                                160,640 157,100 156,160 -0.6% -2.8% 
14 13 DENBIGHSHIRE                           145,350 155,981 154,364 -1.0% 6.2% 
12 14 SWANSEA                                154,881 156,361 153,840 -1.6% -0.7% 
16 15 TORFAEN                                138,874 145,664 147,331 1.1% 6.1% 
15 16 BRIDGEND                               143,432 146,159 146,488 0.2% 2.1% 
17 17 CARMARTHENSHIRE                        137,124 148,312 140,549 -5.2% 2.5% 
18 18 CAERPHILLY                             133,404 126,503 127,742 1.0% -4.2% 
20 19 RHONDDA CYNON TAFF                     109,234 117,973 115,988 -1.7% 6.2% 
19 20 NEATH PORT TALBOT                      118,941 115,976 114,921 -0.9% -3.4% 
21 21 MERTHYR TYDFIL                         99,387 115,176 114,399 -0.7% 15.1% 
22 22 BLAENAU GWENT                          94,951 83,463 88,453 6.0% -6.8% 

    WALES           158,593 164,067 163,094 -0.6% 2.8% 
 

http://www.acadata.co.uk/Acad Wales HPI Principal Areas May 15.xls
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We estimate that the number of transactions in Wales in May was 3,350: this is an increase of 400 since last month, or +13.6%, 
which is +3.6% higher than what might be expected as a seasonal increase for the time of year. However, this figure compares 
with a total of 3,761 in May 2014, a fall of -10.9%.  

Figure 4.  The number of housing transactions by month in Wales, 2007 - 2015 (not seasonally adjusted)   link to source Excel 
Figure 4 above tracks the number of transactions since 2007, and shows a roughly consistent pattern for 2015 compared with 
the previous year. However, the last three months’ total is 9,350, which compares with a figure of 10,171 for the same period 
twelve months ago, a reduction of -8.1%. The average monthly rate since the start of 2015 is 2,929: this time last year, that 
rate was 3,171. We can perhaps also remind ourselves that the boom year 2007 saw a similar three-month total of 14,818, 
along with a monthly average of 4,558 since the start of that year.                            

Figure 5 Transactions Year-to-date 2015 and same period 2014 in Wales by Principal Area   link to source Excel 
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Figure 5 above charts transaction numbers by principal area. In the year-to-date, there is only one area, Pembrokeshire, 
where the number of transactions is greater than in the same period in 2014, with a rise of +4.3%. There were three such 
areas last month. The largest fall in numbers was in Wrexham and Vale of Glamorgan, both with a -19.7% decline, and 13 
areas in all had a reduction in transaction numbers greater than -10%. The smallest fall was in Bridgend at -0.6%. 

Table 3 considers those areas where there have been more than 1,000 transactions so far this year, and looks at the varying 
property types which make up these totals. They are Cardiff (1,772), Rhondda Cynon Taff (1,138) and Swansea (1,016): 

 

Table 3 Transactions Year-to-date 2015 by property type and conurbation, with current average price 

  Cardiff % Price Swansea % Price 
Rhondda Cynon 

Taff % Price 

Detached 220 12.4 £357,320 241 23.7 £222,829 197 17.3 £216,112 

Semi-detached 435 24.5 £209,652 323 31.8 £136,425 276 24.3 £127,906 

Terraced 715 40.3 £183,433 352 34.6 £117,702 630 55.4 £75,497 

Flats 402 22.7 £147,067 100 9.8 £146,836 35 3.1 £76,919 

All 1,772 100.0 £204,266 1,016 100.0 £150,433 1,138 100.0 £115,780 
 

 

It is interesting to note that across all these three areas, it is terraced properties which are the most popular, with flats in a 
clear fourth place (although third in Cardiff). 

How will the market in Wales develop during the rest of this year? The generally improving economy may suggest an earlier 
rather than later increase in interest rates which - coupled with the supply situation - could well increase the pressure on 
prices. Another factor however is the recently announced tax relief change on buy-to-let properties, which may well dampen 
this sector of the market. 

As a footnote, a decision has been taken by the local planning authorities to approve the Swansea Tidal Lagoon project. It is 
forecast that this will provide energy for more than 155,000 homes from 2018 onwards, which should provide a boost to the 
local housing market. 
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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 – May 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 – May 2015                 link to source Excel 

 

  

£0

£50,000

£100,000

£150,000

£200,000

£250,000

£300,000

Average House Price

England & Wales

North West

West Midlands

Wales

South West

Scotland

-20.0

-15.0

-10.0

-5.0

0.0

5.0

10.0

15.0

20.0

25.0

Annual % change in average house prices

England & Wales

North West

West Midlands

Wales

South West

Scotland

http://www.acadata.co.uk/Acad Wales HPI Data from 2005 May 15.xls
http://www.acadata.co.uk/Acad Wales HPI Data from 2005 May 15.xls


 

         Nine principal areas in Wales 
 

 

Acadata Wales House Price Index – May 2015 10 

 

Figure 10. Average house prices for nine principal areas in Wales from March 2014 – May 2015   link to source Excel 

 

Figure 11. Average house prices for nine principal areas in Wales May 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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