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Upwards price pressure resumes as demand grows while new sellers pause  

National average asking price

National average asking price by market sector (excluding inner London)

Rightmove measured 85,416 asking prices this month nationally, circa 95% of the UK market. The properties were put 
on sale by estate agents from 10th January 2021 to 6th February 2021 and advertised on Rightmove.co.uk.  

• After three consecutive monthly falls the average price of property coming to market surprisingly increases 
by 0.5% (+£1,522) this month, as upwards price pressure resumes 

• One in five buyers who agreed a purchase in July last year have still not completed more than six months 
later, with an estimated 100,000 buyers in total still likely to miss out on their expected tax saving

• Number of new buyers continues to grow despite it now being too late for most to beat stamp duty deadline

• First week in February versus 2020 sees Rightmove visits up 45%, with keen home-hunters sending 18% 
more enquiries, and the number of purchases agreed up by 7%

• High demand outstripping supply and pushing up prices: new seller numbers are 21% down on prior year as 
owners of family homes delay coming to market, perhaps due to home-schooling distractions
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February 2021

House Price Index
The largest monthly sample of residential property prices

National average asking price

Avg. asking price

£318,580

£317,058

National average asking price by market sector (excluding inner London)

Monthly change

+0.5%

-0.9%

Month

February 2021

January 2021

Annual change

+3.0%

+3.3%

Index

246.3

245.1

February 2021

£200,692

£290,119

£561,858

January 2021

£200,578

£288,752

£562,543

Sector

First time buyers

Second-steppers

Top of the ladder

Monthly change

+0.1%

+0.5%

-0.1%

Annual change

+3.6%

+4.1%

+4.1%
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Overview

Rightmove estimates that there are around 100,000 buyers who agreed a purchase before Christmas 
but will fail to complete by the stamp duty deadline, and will be faced with a tax bill that they may not have 
factored in when they agreed to buy the property. Our latest analysis shows that of those buyers who 
agreed a purchase during the month the stamp duty announcement was made in July last year, one in 
five of them are still stuck in the logjam, more than six months later. This is double the proportion of the 
previous year when only one in ten purchases that were agreed in July 2019 were still waiting to 
complete at this time last year. Even if you agreed a purchase the day after the stamp duty holiday was 
announced, with just six weeks to go, you may still be at risk of losing out by not having enough time to 
meet the deadline. 

Buyer demand was ahead of the same period in 2020 throughout January, and is even stronger in all key 
metrics for the first week in February compared to a year ago. Despite the very minimal chance of 
benefitting from the stamp duty savings, the number of purchases agreed is currently up by 7%. The 
pipeline for future sales is looking even stronger, with the number of prospective buyers sending 
enquiries to estate agents up by 18%, and the number of visits to Rightmove up by 45%. This high buyer 
demand is outstripping new supply and helping to edge up prices despite the challenging economic 
backdrop. 

The number of new sellers coming to market is 21% down over the last four weeks when compared with 
the prior year. Worst affected are the sectors one might expect to be juggling home-schooling 
responsibilities alongside daily life, which appear to be delaying some owners of family homes from 
coming to market. The ‘second-stepper’ and ‘top of the ladder’ sectors with three bedrooms or more 
see 25% fewer new listings between them. In contrast, properties with two bedrooms or fewer are only 
down by 16%. 

Given the expected loss of market momentum with the impending end of the tax holidays, Rightmove’s 
whole-of-market view shows some surprisingly buoyant data. After three consecutive monthly falls, the 
average price of property coming to market has risen by 0.5% (+£1,522) this month. This is being fuelled by 
both a shortage of supply with fewer new sellers coming to market, and increased demand, with all our 
indicators of buyer activity being ahead of the same period last year. This new buyer demand surge is 
building momentum, and as it is now far too late to realistically complete a new purchase before the stamp 
duty holiday ends on the 31st March, it would appear that many buyers’ desires to move are not dependent 
on the potential saving.

Bannister adds:”So far in 2021 home-schooling has taken priority over home-selling for some people. 
Family properties are suffering most, with the difficulty of preparing a property for marketing and 
viewings while it’s in use and occupied 24/7 by the whole family likely to give you cause to delay. Ironically, 
whilst it’s too late for the stamp duty holiday, there are good reasons to come to market now, especially if 
selling a property suitable for a family. There are more possible buyers looking and fewer suitable 
alternatives to divert their attention away from yours. An early start to the selling process will also help to 
get you sold, moved, and settled in before the new school year. With the current speed of the vaccine roll-
out, that new school year will hopefully be spent in schools and out of the home, but many of the other 
new needs for more space both indoors and out will remain.”

Tim Bannister, Rightmove’s Director of Property Data comments:“Last year the market was 
unexpectedly buoyed by buyers’ determination to move and satisfy their new lockdown-induced housing 
needs. We may well be seeing a continuation of that this year. Rightmove’s early 2021 buyer data shows 
that despite the imminent end of the stamp duty incentive, all of the key buyer metrics are ahead of early 
2020, itself an active period as the market was boosted by the post-election ‘Boris bounce’.  As well as 
the current lockdown motivating buyer demand again, the restrictions have also been a factor in limiting 
new supply, leading to some modest upwards price pressure. These are strong signs that new buyer 
demand is not facing a cliff-edge after the 31st of March. It remains to be seen if this momentum will be 
enough to make up for the removal of the stamp duty savings that are benefitting many buyers and have 
been adding a sense of urgency to the whole market.”
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Aldo Sotgiu, Managing Director of Operations at Arun Estates, said: “We’re seeing high levels of buyer 
activity and demand remains strong but the number of new listings coming to the market is a concern with 
many potential sellers preoccupied with the wider problems associated with the pandemic. In addition sellers 
now realise that they won’t now complete before the end of March and be faced once more with a full stamp 
duty bill on their onward purchase. All things considered it’s encouraging to see the current demand for 
property with the levels of new enquiries outstripping the supply of new listings coming to the market so 
prices are holding up well. Moves may be jeopardised by the time it’s taking to progress from offer to 
completion having extended dramatically as the vital supporting services struggle to cope with the huge 
increase in sales last year. It really is a perfect storm of unprecedented activity and economic stimulation 
colliding with limitations brought about by the shift to home working and reduced capacity in conveyancing 
firms, local authorities, mortgage lenders and surveyors. With the budget looming there is significant 
pressure on the Chancellor to leave the door open and extend the stamp duty holiday or to make a 
concession for sales already agreed. As the vaccine roll out gains momentum, we suspect the supply of 
properties will get back to more normal levels in Q2 and beyond.”

Michelle Gallagher, Sales Director at JDG Estate Agents in Lancaster, said: “2020 saw a mini-boom in 
Lancaster and this has continued in 2021, with our sales activity in January being up 23% in the LA1 
postcode, and we’re seeing a trend of prices rising more quickly in our rural locations. Buyer demand is up, 
fuelled by the need for more space as more people are having to work from home. For many, homes are 
shrinking with the kids being home due to home-schooling. The problem now is the lack of supply, and as 
such we’re seeing inflated asking prices on some properties. There is no doubt many home sellers have 
delayed moving plans due to covid, lockdown 3.0, furlough and home-schooling. It's more important now 
than ever that agents continue to demonstrate safe viewings and valuations with online videos and virtual 
viewings as a first viewing step. We’re now doing 95% of all our valuation appointments by video call.”

Richard Freshwater, Director at Cheffins in Cambridge said: “Lockdown #3 brought with it a drop in the 
number of property valuations taking place. This has created a lack of new available stock in the market, 
particularly in the higher price brackets, which we forecast will bring with it a rise in property values. As 
valuations are currently down by around 20 per cent in comparison to January 2020, we are seeing increased 
competition in the market as there continues to be a ferocious appetite from buyers. As the shortage of 
supply is unlikely to be addressed until the vaccine roll out is in its later stages, frustrated buyers will continue 
to struggle to find the type of home which they are looking for. Until the demand vs supply equation is 
balanced out, competitive bidding is likely to increase causing inflated property values. It is also therefore 
possible that any deflation to the market caused by the end of the stamp duty holiday will be stabilised by an 
increase in prices, unless stock levels begin to rise. Whilst looking into a crystal ball it is difficult to predict the 
behaviour of the market for this year, there is a very real issue with stock levels, particularly for the larger 
homes which tick all the boxes for buyers, especially those leaving London. As momentum builds behind the 
calls to extend the stamp duty holiday, the Chancellor’s announcement on the 3rd March ought to help bring 
some clarity to how market trends might take shape throughout 2021. For us in Cambridge, we have an 
incredibly active buyer base looking for both city centre and countryside homes, all of whom are competing 
for the best properties on the market at the moment.”

Kate Eales, Head of Regional Residential Agency at Strutt & Parker, said: “We’re seeing some would be sellers 
concerned about viewings and the practicalities of putting their property on the market right now. Some are 
waiting until restrictions ease before marketing their home and as a result stock levels are down. Last year we 
saw demand rise for family homes off the back of people’s experiences in lockdown and this is where we are 
seeing the biggest shortage of stock. But at the same time buyers are still out there and we are still 
registering a large number of new applicants. With this demand there is an opportunity for sellers who want 
to get ahead of the race likely to come when government restrictions ease, to start thinking now about 
marketing their home. We’ve seen solicitors being swamped with business and unable to cope with the 
increased demand, in some cases they are turning away customers. This has been exacerbated by the time in 
which it’s taking some local authority searches to come back too.”
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Average time to sell and stock
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Asking price trends

Borough data is based on a three-month rolling average and can be used as an indicator of overall price trends in each borough over time. 

It is not directly comparable with the overall London monthly figures.

Borough Avg. price Feb 2021 Monthly change Annual change

Croydon £449,210 0.3% 6.2%

Hackney £659,315 1.3% 5.5%

Redbridge £473,177 0.3% 5.2%

Bexley £423,104 -2.4% 4.7%

Haringey £626,062 -1.6% 4.0%

Hillingdon £490,196 -1.3% 3.9%

Barking and Dagenham £326,233 -0.8% 3.8%

Havering £416,602 -1.3% 3.8%

Greenwich £459,926 0.1% 3.5%

Newham £428,609 0.9% 3.2%

Bromley £547,380 0.4% 3.2%

Richmond upon Thames £846,628 0.1% 3.1%

Waltham Forest £506,476 -0.2% 3.1%

Harrow £566,045 -0.5% 2.7%

Lewisham £477,671 -0.7% 2.4%

Enfield £459,743 -0.4% 2.1%

Ealing £552,692 -2.0% 1.0%

Sutton £475,671 -2.2% 0.9%

Barnet £629,848 -1.2% 0.6%

Southwark £625,709 1.7% 0.6%

Hounslow £536,174 0.5% 0.5%

Merton £622,409 -2.0% 0.1%

Brent £575,339 -0.8% -0.5%

Kingston upon Thames £622,463 -2.4% -0.5%

Hammersmith and Fulham £894,647 1.7% -2.6%

Islington £728,754 -0.2% -2.6%

Kensington and Chelsea £1,522,804 -1.1% -2.8%

Tower Hamlets £564,977 0.0% -2.9%

Wandsworth £763,253 -1.8% -3.0%

Lambeth £627,529 -0.4% -3.1%

Camden £943,709 -2.5% -7.8%

Westminster £1,320,412 -3.2% -9.9%
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About the Index
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The Rightmove House Price Index methodology was updated in January 2018. The report now includes data for 

Scotland and a number of measures have been refined. The stock per agent figure now calculates the average 

based on the number of properties an agent has on Rightmove each day across the month, rather than the 

average of the total number of properties each agent advertised in the month. London asking prices are now 

broken down into travel zones. For the purpose of historical comparisons, the historical figures have been 

restated based on the new methodology. 

The Index includes asking price breakdowns in the housing market to offer trends at three different sectors of the 

market: first-time buyer, second-stepper and top of the ladder. Inner London prices have been excluded from this 

categorisation as the normal housing ladder is not really applicable.

Advertising property for over 90% of all UK estate agents, Rightmove is in a unique position to identify any 

immediate changes in the market. Rightmove’s House Price Index is compiled from the asking prices of properties 

coming onto the market via over 13,000 estate agency branches listing on Rightmove.co.uk. Rather than being a 

survey of opinions as with some other indices, it is produced from factual data of actual asking prices of properties 

currently on the market. The sample includes up to 200,000 homes each month – representing circa 95% of the 

market, the largest and most up-to-date monthly sample of any house price indicator in the UK. The Index differs 

from other house price indicators in that it reflects asking prices when properties first come onto the market, 

rather than those recorded by lenders during the mortgage application process or final sales prices reported to 

the Land Registry. In essence, Rightmove’s Index measures prices at the very beginning of the home buying and 

selling process while other indices measure prices at points later in the process. Having a large sample size and 

being very up-to-date, the Rightmove Index has established itself as a reliable indicator of current and future 

trends in the housing market. 

Market sectors explained First-time buyer: This figure represents the typical property a first-time buyer would purchase, 

covering all two bed properties and smaller that come to market (houses and flats).

Second-stepper: This figure represents the typical property of a person moving from their first home, 

covering all three and four bed properties that come to market (houses and flats) excluding four bed 

detached houses.

Top of the ladder: This figure represents asking prices at the top end of the market, covering all five 

bed properties and above (houses and flats), as well as four bed detached houses.

Rightmove.co.uk is the UK’s leading property website, displaying details of homes for sale or rent to 

the largest online audience. It is consistently ranked the number one property website in the UK 

(source: Experian Hitwise). It has circa 95% of all properties for sale and at any time displays a stock of 

over one million properties to buy or rent. The Rightmove.co.uk site attracts nearly 141 million visits 

from home movers each month with time on site averaging 1.1 billion minutes per month (Rightmove 

data, July 2019).

About Rightmove.co.uk
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