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reallymoving House Price Forecast 

January 2021: First sign of Stamp Duty Holiday cliff edge emerges 

• House prices will drop sharply in April 2021 following the end of the Stamp Duty holiday 

• Values appear to be falling back in line with spring 2020 as recent price inflation reverses  

• Factoring in the cost of stamp duty, buyers doing deals in January have agreed to pay less 

Month Average price agreed Monthly change % 

December 2020 (actual) £343,198 1.5% 

January 2021 (actual) £338,951 -1.2% 

February 2021 (forecast) £330,596 -2.5% 

March 2021 (forecast) £321,939 -2.6% 

April 2021 (forecast) £308,773 -4.1% 
 

Average house prices in England and Wales will fall by 4.1% in April 2021 in the first clear glimpse of the stamp duty 
holiday cliff edge and its impact on the value of deals already agreed by buyers and sellers, according to the 
reallymoving House Price Forecast January 2021, released today. As the likelihood of meeting the deadline has 
decreased, so have prices, with buyers in January clearly factoring in the cost of a stamp duty bill, reducing their 
affordability and the price they’re willing to pay. 

Reallymoving captures the purchase price buyers have agreed to pay when they search for conveyancing quotes 
through the comparison site, typically 12 weeks before they complete. This enables reallymoving to provide a three-
month house price forecast that historically has closely tracked the Land Registry’s Price Paid data, published 
retrospectively (see Graph 1). 

Graph 1: reallymoving House Price Index (England and Wales) including 3-month price forecast 
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Monthly price changes 

House prices are rapidly readjusting back down to levels seen twelve months ago, as the stamp duty holiday end 
looms and the post-lockdown rush to move home subsides. Following the Christmas peak, the new year downward 
trend in prices is accelerating as we head towards spring, with prices falling by 2.5% in February, 2.6% in March and 
4.1% in April 2021. 

The impact of the stamp duty holiday end is now clearly visible in the value of deals being agreed between buyers 
and sellers in January. Those that agreed deals earlier and may not complete in time are likely to attempt to 
renegotiate, or split the cost across the chain, further impacting prices although this won’t become evident until Land 
Registry Price Paid data is published.  

In addition, consumer confidence is being impacted by uncertainty over the end of the current national lockdown – 
and concern over job losses when the furlough scheme finally ends. 

Following a sharp fall in the proportion of First Time Buyers in the market in the second half of 2020, squeezed out 
by rising prices, a lack of high LTV finance and competition from buy to let investors taking advantage of the stamp 
duty holiday, we expect to see some resurgence in First Time Buyer activity later in the spring and early summer. 
Having held off for the past twelve months, many First Time Buyers will be tempted by deflating prices and the 
launch of the new Help to Buy scheme which is accessible only to them, making it easier to secure a property. Low-
cost and accessible borrowing remains a barrier, although there are positive signs of lenders warming towards high 
LTV loans. According to Moneyfacts, there are now 197 mortgage produces available for buyers with a 10% deposit, 
compared to just 44 in September 2020. 

 

Regional 3-month price forecasts 

In line with the national trend, every region of the UK is set to see prices fall over the next three months, with notable 
decreases in the South West (-11.7%), the South East (-11.7%) and Yorkshire & Humber (-10.9%), although smaller 
regional datasets can contribute to greater volatility. London is expected to see prices fall by 5.4% between now and 
April. Although a significant fall, this is less dramatic than the price falls anticipated in many other regions of the UK, 
which could be because the market in the capital didn’t see such large price gains over the second half of 2020. 

Reallymoving’s online House Price Forecast is an interactive tool providing house price information and forecasts for 
every region of the UK alongside Land Registry Price Paid data. Highlighting Scotland this month, average prices 
are set to fall by 4.3% from £190,705 in January to £182,591 in April, following a remarkable period of growth last 
autumn. 
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Graph 3: reallymoving House Price Index (Scotland) including 3-month price forecast 

 

 

Analysis and commentary 

Rob Houghton, CEO of reallymoving, comments: “Now, for the first time, we can see the early impact of the end of 
the stamp duty holiday on prices, with buyers in January agreeing to pay less as they factor in the cost of a tax bill.  

“Others who agreed deals earlier will still be hoping to make the deadline, and it’s likely we’ll see a sharp rise in fall-
throughs in early April, as well as gazundering, which could impact final sale prices further if sellers are agreeable to 
spreading the cost – and many will be, rather than see their deal fall flat. Transparency and openness are key, and 
rather than hoping for the best, practical buyers and sellers will be opening up conversations now to try and ensure 
they can still proceed if they fail to complete by 31st March. 

“The lending landscape continues to be challenging for First Time Buyers and home movers with less equity, but 
there have been several announcements in recent weeks of lenders returning to 90% loans and abandoning 
unnecessary restrictions on gifted deposits, which is encouraging. Prices falls are painful for some but necessary to 
reverse the artificial spike in growth we saw in the second half of last year and tempt First Time Buyers back to the 
market, which is essential for its long-term health.” 

-- ENDS -- 
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Notes to Editors 

About the reallymoving House Price Forecast 

The Index, which launched in May 2019, uses average house prices calculated from data submitted on conveyancing 
quote forms at reallymoving.com. Registrations for conveyancing quotes are completed typically three months prior 
to the transaction date, giving reallymoving a unique perspective and forecast of house prices. As such, forecasted 
data for February – April 2021 is based on registrations from November 2020 – January 2021 respectively.  

The data is mix adjusted but not seasonally adjusted. Seasonally adjusted data is available on request. 

Reallymoving recognises that, as a price comparison site, its average user profile is skewed towards the lower end of 
the market. Therefore, forecast values are lifted by the average difference seen between reallymoving and Land 
Registry Price Paid data during the previous quarter. The difference is fairly constant in percentage terms. 

Only non-commercial properties between £40,000 and £2,000,000 are included in the calculation, to account for errors 
in submitting the quote form.  

Between November 2021 – January 2021, reallymoving analysed data from 20,927 completed conveyancing quote 
forms to form the basis of its average property price projections for February - April 2021. 

 

About reallymoving 

Launched in 1999, reallymoving has become the UK's leading provider of free instant quotes for home-moving 
services, serving over 2 million customers since its inception. It is an independent and privately financed company, 
majority owned by its management and directors. 

During 2020 reallymoving received 280,000 registrations and generated almost a million quotes on behalf of its UK-
wide network of partners, representing approximately £220 million worth of work in 12 months. Reallymoving believes 
approximately 9% of the UK’s home movers receive quotes from the site.  

Reallymoving provides instant quotes for Conveyancing, Surveys, Removals, Home Reports (in Scotland) and Energy 
Performance Certificates. 

Reallymoving also owns The Law Superstore, the comparison site for legal services. 

www.reallymoving.com  
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