House Price Index (England and Wales)
December 2021
Wales has highest house price growth at 9.4%
✓ In England, North and South regional price change has “flipped”
✓ London growth rate now 7.1%...
✓ …whilst Yorkshire and Humber at 1.9%

Note: The e.surv Acadata House Price Index was formerly the LSL Acadata House Price Index.
Content and methodology are unchanged. Please refer to the Notes at the end for more information.
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Richard Sexton, director at e.surv, comments:
“Wales has continued to outperform other regions and continues to occupy first place in the annual
price growth league for the sixth month in succession, with an annual rate of 9.4%. The race for space
during the pandemic has supported the demand for property in Wales. The growth of the second
homes market in Wales has caught the attention of many commentators and policy makers.
“However, this strong continued performance in Wales has not been repeated across the country
where regional fortunes have been turned on their head. There has been a significant change in the
fortunes of areas such as the North West which has slipped from second place in June to eighth. This
is in contrast with the south eastern parts of England. To understand why this has happened we need
to appreciate the impact of the withdrawal of the Stamp Duty Land Tax in September.
“Our index over the past 12 months has already shown how the SDLT has impacted the UK house
market over that period as a national incentive to stimulate activity. But now the index is reflecting the
impact of the way it was ultimately withdrawn.
“The staggered reduction of the SDLT tax holiday proportionately helped those buying at the lower
end of the price scale, when the savings to buyers were not insignificant if they were buying a
property valued at £250,000 (the average price in the East Midlands is currently £251,604). But this
saving is of lesser significance in the South East, where average prices amount to £443,778. The end of
the SDLT holiday has effectively meant that the wealthier regions are now more prominent in the
reporting.”
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Table 1. Average House Prices in England and Wales for the period December 2020 – December 2021
Link to source Excel

Month

Year

House Price

Index

Monthly Change %

Annual Change %

December

2020

£329,595

317.1

1.5

8.0

January

2021

£332,096

319.5

0.8

8.2

February

2021

£337,983

325.2

1.8

9.3

March

2021

£333,157

320.6

-1.4

7.7

April

2021

£328,991

316.6

-1.3

7.6

May

2021

£331,736

319.2

0.8

9.4

June

2021

£326,888

314.5

-1.5

7.5

July

2021

£327,849

315.5

0.3

6.4

August

2021

£323,275

311.1

-1.4

3.3

September

2021

£333,275

320.7

3.1

5.0

October

2021

£339,971

327.1

2.0

5.5

November

2021

£343,229

330.3

1.0

5.7

December

2021

£349,234

336.0

1.7

6.0

Note: The e.surv Acadata House Price Index provides the “average of all prices paid for domestic properties”,
including those purchases made with cash.

Commentary: John Tindale and Peter Williams, Acadata Senior Analysts
Figure 1. The average house price in England and Wales, not smoothed December 2019 – December 2021
Link to source Excel

The main drivers in the housing market over the last two years have been the underlying increase in
demand, associated with the “race for space”, along with the onset of working from home and a reassessment of lifestyles. These factors - combined with the stamp duty holidays, which stimulated
three peaks in the market in terms of both prices and transactions - are all in turn underpinned by the
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record low levels of interest rates and increased savings, hence making housing more affordable over
the last two years.
Figure 1 shows that house prices have continued to climb in Q4 2021, albeit at a slowing rate, despite
the various stamp duty holidays coming to an end. However, although the direction of travel is the
same across both countries, it is evident that at a regional level each area has varying metrics which
cause differing outcomes at the more local level. This is our focus in the next section.

Regional House Prices, November 2021
Figure 2. The annual change in the average house price for the three months centred on November 2021,
analysed by GOR
Link to source Excel

Regional reporting stands at the heart of the Acadata release, reflecting the great diversity of market
performance across England and Wales. Figure 2 shows the percentage change in annual house
prices on a regional basis in England and Wales for November, averaged over the three-month period
of October, November and December 2021, compared to the same three months in 2020. It also
shows the similarly-averaged figures from October 2021.
In general terms, we can note that all areas - except for the south eastern part of England, made up by
Greater London, the East of England and the South East - have seen their annual rates of growth
continue to fall from the minor peak in prices which was recorded In September, the last month in
which the SDLT tax holiday in England was operational.
Wales continues in top place in the annual price growth league for the sixth month in succession, with
an annual rate of 9.4%, although this was down by 2.4% from the previous month’s rate of 11.8%.
Many commentators, including Wales’ First Minister, Mark Drakeford, are of the view that this high
rate of price inflation has been exacerbated by second homes purchases in some parts of Wales.
But aside from Wales, which has resolutely had the highest house price growth in England and Wales
over the last six months, we have seen a number of changes in the GOR area rates since June 2021 –
which month depicts the height of the change in house prices during the pandemic – and in England

Produced by Acadata on behalf of e.surv

Page 3

House Price Index (England and Wales)
December 2021
was also the last month of the full £15,000 savings that were available from the SDLT tax holiday on
properties costing £500,000, or higher.
Table 2. Ranking of England’s GOR areas by annual growth rates in June and November 2021. Wales has been in
top position in our growth league for the last six months.

GOR Area – England

June 2021 Rank

November 2021
Rank

Position
Change

West Midlands

6th

2nd

+4

South East

8th

3rd

+5

Greater London

10th

4th

+6

East of England

9th

5th

+4

South West

5th

6th

-1

East Midlands

7th

7th

-

North West

2nd

8th

-6

North East

4th

9th

-5

Yorks & Humber

3rd

10th

-7

Table 2 above shows the ranking of the nine GOR areas in England for June and November 2021 in
terms of annual house price growth. Aside from the West Midlands, we can see that the Northern
regions have flipped their respective positions with the regions of the South East of England over the
last few months. For example, the North West, which in June was in second place in terms of annual
house price growth, is now ranked eighth, with Yorkshire and the Humber similarly falling from third
place into tenth position and the North East from fourth place into the number nine spot.
Meanwhile, the three regions in the south east of England have all climbed up the table. The South
East is now in third place, from eighth, the East of England is up four places from ninth to fifth, while
Greater London is up from tenth to fourth place.
So why has this ‘flip’ taken place? In part it is due to the disappeance of the SDLT tax holiday in
September – which, at its reduced rate, proportionately helped those buying properties at the lower
end of the price scale, when the tax savings amounted to a maximum of £2,500. This saving was not
an insignificant sum to those buying a property valued at £250,000 (for example the average price in
the East Midlands is currently £251,604), but is of lesser significance in the South East, where average
prices amount to £443,778. With the SDLT holiday over, the wealthier regions are now more evident.
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England and Wales Regional Heat Map for November 2021
All of these different trends are then highlighted in the Regional Heat Map for November. The Map is
looking remarkably different from that published last month. This month we can see a swathe of
red/pink crossing the country on an east/west axis, being led by Wales at 9.4%, followed by the
neighbouring West Midlands at 8.1% and the South East at 7.6%, with Greater London at 7.1%. To the
south of this line we have the South West at 3.2%, with to the north the East Midlands and the North
West at 3.0% and 2.9% respectively. Finally we have the two areas which are shaded blue, being the
North East, at 2.1% and Yorkshire and the Humber at 1.9%. As stated above, back in June these two
areas held fourth and third positions respectively.
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December - Annual Price Trends
Another way of viewing the recent ascendancy of the South East and Greater London is shown in
Figure 3 below.
Figure 3. The annual change in house price growth in England and Wales, for the two year period from
December 2019 to December 2021, including and excluding Greater London and the South East.
Link to source Excel

The above Chart shows the annual growth rate over the last two years for England and Wales,
including and excluding Greater London and the South East. As can be seen, the annual rates of
house price growth between these two groupings were similar up to September 2020, but then
started to diverge, with London and the South East holding back the national rates from September
2020 to July 2021. These dates roughly align with the period when the SDLT tax holiday was at its
maximum in England, and the equivalent LTT holiday was also operational in Wales.
For the period from July 2021 to September 2021, the LTT tax holiday in Wales had ceased and the
SDLT holiday in England was operating at a much-reduced rate. During this period, the annual rates in
England and Wales were again broadly similar whether including or excluding Greater London and the
South East. However, from October 2021 we can see that the two groupings have again diverged, with
Greater London and the South East witnessing higher growth rates.
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Transactions
Figure 4. The number of housing transactions per month, January 2016 – September 2021 Link to source Excel

Figure 4 shows the number of domestic housing transactions recorded in England and Wales at the
Land Registry per month for the period from January 2016 to September 2021. The month designated
is that of contract completion, i.e. the date when a property legally changes hands.
There are three conspicuous peaks on the graph and three associated troughs. They are all stamp
duty related events. Looking at the peaks, these took place in March 2021, June 2021 and March 2016.
The March 2021 event was one month prior to the original date for Chancellor Sunak’s SDLT tax
holiday to end – this termination date was in fact extended to 30 June 2021 at its full rate, and to 30
September 2021 at its reduced rate – but the announcement of its extension wasn’t made until 3
March 2021, and many purchasers had already made plans to buy a property within the original
timescale – hence the March 2021 spike. The second peak took place in June 2021 and was the final
date within which the full SDLT tax holiday was available, under Sunak’s revised plans.
HMRC has published its estimates for domestic property sales in England and Wales for September
2021, suggesting that a further spike of 150,000 transactions took place in that month – but the Land
Registry has to date only recorded 42,000 purchases for the month – watch this space!
The other peak on the chart shows the 123,500 transactions that took place in March 2016 in England
and Wales. This occurred one month ahead of the introduction of the 3% additional SDLT surcharge
on second homes and buy-to-let properties, which caused a flurry of purchases in the month to
forestall the payment of the additional tax in April of that year.
Each spike in transactions tends to be followed by a trough in sales, reflecting the ability of buyers to
bring forward their purchase into an earlier month.

Taking stock on 2021 and 2022
In 2021, the housing markets of England and Wales have exceeded expectations when looked at in
terms of prices and transactions, driven forward not least by factors that are unlikely to be repeated
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in 2022, eg, the tax holidays. But strong demand remains, buoyed not least by savings, with also still a
shortage of stock on the market, as RICS housing market surveys continue to show. There has thus
been strong competition for limited stock and there is little to suggest that this is about to change
quickly. For some, moves are entirely discretionary and the pandemic has inevitably induced a new
level of caution in terms of making such adjustments.
Looking ahead, published forecasts suggest that the market is likely to be slower than in 2021, and
commentary has focussed on a return to what are seen as more normal conditions. The recent
summary of independent forecasts published by HM Treasury gives a real sense of the divergence of
opinion with the 12 organisations reporting price expecations for Q4 2021 to Q4 2022 ranging from
-0.6% to + 5.6% with a median of + 2.0%, although we have yet to see what the future holds.
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Notes

About the e.surv Acadata House Price Index
1. The e.surv Acadata House Price Index was formerly the LSL Acadata House Price Index (e.surv is
part of the LSL Property Services group) and is produced by Acadata. Content and methodology are
unchanged.
2. The e.surv Acadata House Price Index (England and Wales):
✓ uses the actual price at which every property in England and Wales was transacted, including
prices for properties bought with cash, based upon the factual Land Registry data as opposed
to mortgage-based prices, asking prices or prices based upon samples
✓ is updated monthly so that prices of all reported relevant transactions are employed in our
latest Acadata England and Wales House Price Index release
✓ provides the arithmetic average of prices paid for houses, different from the geometric
average prices used in the ONS UK House Price Index
3. The initial e.surv Acadata House Price Index for each month, employs an academic “index of
indices” model, custom-built at Cambridge, pending release of further transacted prices from the
Land Registry which are reflected in our monthly index updates.
4. All e.surv Acadata House Price Index numbers, published prior to receipt of all transaction data, are
subject to change; we publish the precise numbers that result from our calculations but these
numbers reflect our mix adjustment and seasonal adjustment methodologies and, initially, our index
of indices model. Our indices also reflect our best endeavours and are issued in good faith without
any claim as to precision, accuracy or fitness for any purpose. For more detail see www.acadata.co.uk.
5. The Acadata website enables comparisons of selected indices over selected timescales to be
undertaken here with ease and provides historic results and other information.
For further footnotes and a description of the methodology used in the e.surv Acadata Index please
click here.

About Acadata
1. Acadata is an independent privately owned consultancy specialising in house price data. Our
associated company MIAC Acadametrics Limited is an independent asset valuation service provider,
specialising in behavioural modelling, stress testing and collateral valuation for the financial services
industry.
2. The e.surv Acadata House Price Index may not be used for commercial purposes without written
permission from Acadata. Specifically, it may not be used to measure the performance of investments
or to determine the price at which investments may be bought or sold or for collateral valuation
concerning which enquiries should be directed to MIAC Acadametrics.

About e.surv Chartered Surveyors
e.surv is the UK’s largest valuation provider, directly employing over 600 residential surveyors across
the UK, supported by a network of consultant valuers.
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The business is appointed as Panel Manager for more than 20 mortgage lenders and other entities
with interests in residential property, and also provides a number of private survey products direct to
the home-buying public.
e.surv is part of LSL Property Services plc which includes household names Your Move, Reeds Rains
and Primis.
For further information, please visit our website: www.esurv.co.uk
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