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Housing & Residential Development Market Overview
Lucian Cook and Emily Williams, Savills Residential Research



A lot has happened since last year
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In 2022 we warned of a policy black hole



Source: Savills 4

Contrasting political positions

Conservative

£837,262
London

£346,777
Rest of England and Wales

£429,247 where 50% is greenbelt

37% outright owners

31% mortgaged owners

18% private renters

14% social renters

Labour

£661,399
London

£234,861
Rest of England and Wales

26% outright owners

26% mortgaged owners

25% private renters

23% social renters

"I spent a lot of the time over the summer talking 

to our members and councillors about our 

planning system and their views on it. 

What I heard, consistently, was what they didn't 

want was a nationally imposed, top-down set of 

targets imposed telling them what to do.“

“The idea that the planning system should 

favour the already wealthy, not the new houses, 

wind farms, and laboratories we need to create 

more wealth, is not going to work for us

It’s not going to work for growth and won’t 

deliver what our country needs.”
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What’s really going on with house prices?
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RICS Prices Nationwide HalifaxAnnual 
House 
Price 

Growth 

+0.1%

Halifax

(April)

+5.5%

ONS

(February)

-2.7%

Nationwide

(April)

+1.7%

Rightmove

(April)

+3.0%

Zoopla

(April)



What we know about completed activity in the mainstream

Source: HMRC, BoE, RICS, TwentyCI UK Finance 6

Mortgaged Home 
Movers

-22% below 2022

-23% pre pandemic 
average 

First Time Buyers

-22% below 2022

-11% pre pandemic 
average 

Mortgaged Buy to 
Let 

-47% below 2022

-27% pre pandemic 
average 

Mortgage 
completions in 
February 2023

-50

-40

-30

-20

-10

0

10

0

20,000

40,000

60,000

80,000

100,000

120,000

Seasonally adjusted measures

Net Balance on Agreed Sales (RICS)

Completed transactions (HMRC)

Mortgage Approvals for Purchase (BoE)

 Net agreed Sales (20CI)



Source: Savills research 7

Housebuilders again at the sharp end of changing market conditions
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Average Sales Rate per Outlet per Week of Major Listed Housebuilders
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Average Quoted Mortgage costs

2 year variable 75% LTV 2 year fix 75% LTV

5 year fix 75% LTV

It could have been a lot worse

Source: ONS, Bank of England, Savills 8
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Inflationary pressures

CPI Average weekly earnings (3 month average)

-11.9% 
real annual 
house price 
growth to 

March

(Nationwide)

Monthly cost of a £225,000 

75% LTV, 5-year fixed-rate, 25-year 

capital repayment mortgage

£919 @ 1.23% in  Jan-2022

£1,413 @ 5.61% in Oct-2022

£1,235 @ 4.27% in Mar 2023

£1,120 on a 30-year term

£891 if you temporarily go interest only                      
on a 2-year fix @ 4.75%
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There is definitely upside on our November forecasts (prices and transactions)

But there are still plenty of market headwinds…..

…..which together with the political backdrop means the period of purgatory isn’t over yet

The risk of a short-term planning policy void remains

But housing is going to rise up the agenda as we approach the general election



Source: Savills Research using DLUHC 10

What does this mean for housing delivery?

2021-22

210k homes

2023-24

170k homes
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Major 
housebuilders

Land availability 
challenge

Sales more positive than 
expected

Build to Rent

Cautious recovery in 
funding of new delivery 

SME 
housebuilders

Build costs and rising 
cost of debt is a major 

obstacle

Housing 
Associations

Strong grant program but 
challenges with existing 

stock



The gap between housing completions and planning consents is 
increasingly closing

Source: Savills using EPC, DLUHC 12
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265,000 homes granted 
consent in 2022

252,500 homes completed in 
the last 12 months
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“The worst ever” planning environment?

Local Plan Status5-year land supply

Source: Savills Research, DLUPHC

116

66

LPAs don’t have 
a 5 year housing 
land supply

fall in the 
number of 
consents 
granted since 
2021

10%

LPAs meeting less 
than 75% of need



Reform: Setting lower requirements…

Standard 
Method is an 

“advisory 
starting point”

Green Belt 
boundaries 

“are not 
required to be 

reviewed”

5 year housing 
land supply no 
longer required 
for up to date 

plans

Duty to Co-
operate is 
removed



…and making it harder to challenge plans

Removal of 
buffers in HDT

Limiting the 
presumption in 

favour of 
sustainable 

development

Adjustment for 
“oversupply”



Land market is adjusting, but supply shortages limit falls

Source: Savills, Nationwide

Annual change 
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Matters still outstanding…

Nutrient 
Neutrality: 

limited 
solutions 

Building 
Safety 
Levy

72K 
homes 

delayed in 
planning

Infrastructure
levy 

consultation 

closing 9th

June

LURB 
becomes an 
act by the 
summer 
recess?

General Election by 

January 2025
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Slowing market, but some reasons for optimism

Affordability is the main driver

Activity picking up in the development market

Land supply is the major constraint

Little prospect of increased policy clarity before the election?



Thank you

© Savills 2023
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