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This is the third Halifax survey of Empty Homes in England. An empty home is defined as a property, which has remained vacant for more than six months. The Empty Homes National Week of Action runs from October 23rd to October 27th 2006. The research in this report is based on data from the Department for Communities & Local Government (DCLG), the Office for National Statistics (ONS) and Halifax's own extensive housing database.

Nearly 300,000 Homes Empty for more than 6 months

New Halifax research highlights that there are 290,862 private homes in England that have been empty for more than six months, the government's preferred measure. This is equivalent to 1.6% of all privately owned dwellings in England. The number of private empty homes has fallen by 6% in England over the past three years.

21 areas with a high level of empty homes

In 21 local authorities (LAs) at least 3.0% of the private dwelling stock is empty - nearly double the English average. The most private empty homes are in Burnley (6.2%), Liverpool (5.6%) and Pendle (5.1%). Nine of the top 21 empty homes areas are located in the North West, while 3 are in the West Midlands. There was a rise in vacant dwellings in 14 of the 21 LAs with the highest proportion of empty homes between 2002 and 2005.

House prices are lower in areas with highest proportion of empty homes

The average house price in 20 of the 21 LAs with the highest proportion of empty homes trades, on average, at a discount to its regional average house price. The discount is, on average, £25,470 or 16%. Of the 21 LAs with the most empty homes the discount is largest in Stoke on Trent, at 35% (£58,100).

High empty homes areas in need of regeneration

19 out of the 21 LAs with the most empty private homes rank amongst the 20% most deprived areas in England, according to the Indices of Multiple Deprivation. The DCLG's Multiple Deprivation Indices rank LAs in England by a range of factors including income, education, health and living conditions.
Restoring an Empty home vacant less than 3 years attracts 17.5% VAT

The cost of restoring an empty home attracts the full rate of VAT (17.5%) unless the property has been vacant for more than 3 years when a reduced rate of VAT of 5% applies to the renovation. A property vacant more than 10 years, which is renovated and sold, attracts a zero rate of VAT. New build properties are not liable for VAT on construction costs. 

Reduced VAT rate on renovating empty homes should be extended

Halifax calls on the government to extend the reduced 5% rate of VAT for restoring an empty home to all properties vacant for more than 6 months, not just properties vacant for more than 3 years. This will provide a more level playing field between individuals and local authorities. Typically, local authorities do not pay VAT on renovation activities.
Restoring an empty home could attract VAT of more than £5,000

Halifax estimates the average cost of restoring an empty home is £28,788* and involves significant repair to many aspects of a house including plumbing, kitchen, windows, roof and wiring. On this basis the average VAT payment for restoring an empty home vacant less than 3 years would be £5,038, while restoring an empty home vacant for more than 3 years would attract an average VAT payment of £1,439. 

*see Editors notes 

Key Findings

Private Homes

· In the North West 2.6% of the private dwelling stock is empty, the most of any region. The smallest proportion of empty homes is in the South East (1.1%).

· Ten LAs had more than 3,000 empty private homes in 2005. The highest numbers of empty homes are in Birmingham (9,837), Liverpool (8,114) and Leeds (6,096).
· On a regional basis the number of empty homes has fallen in 6 out of 9 English regions, led by Yorkshire and the Humber with a 0.5 percentage point drop. The number of empty homes has held steady in the North East, West Midlands and the South East.
· The number of LAs with at least 3.0% of their private dwelling stock empty has fallen from 48 in 2002 to 21 in 2005. 

· Four LAs have virtually no long term empty private homes - the Vale of the White Horse in the South East, the Isles of Scilly in the South West , along with Babergh and Broxbourne in the East. There are 37 LAs with less than 0.5% of their dwelling stock empty for more than six months.

· 12 out of the 21 LAs with a high level of empty private homes had an unemployment rate above the regional average. On average, high empty home areas had a claimant count rate 0.8 percentage points above the regional average.  The worst performer in the group – Leicester - had an unemployment rate more than double the regional average.

· 20 out of the 21 LAs with a high level of empty private homes had average earnings below the regional average and all had earnings below the English average. Average weekly earnings in areas with a high amount of private empty homes are, on average, 9% below the regional average and 18% below the English level. This suggests that there is potentially less free income to improve properties in high empty homes areas than in other parts of the country. 

More…

Local Authority Homes

· 16,960 local authority dwellings in England have been empty for more than six months, 0.8% of the total. Note: 140 LAs have been excluded from this analysis because of the large scale voluntary transfer of LA dwellings to register social landlords (RSLs). Empty homes data is unavailable for RSLs. There are 2.2 million LA properties in England (10% of all dwellings) compared with 1.9 million RSL properties (9% of all dwellings).

· The LAs with the most empty local authority dwellings are Liverpool (6.7%) in the North West and Castle Morpeth (4.5%) and Teesdale (4.5%) in the North East. Eight LAs have more than 3.0% of all local authority housing empty for more than six months - four are located in the North East with two in the East Midlands.

Tim Crawford, Group Economist at Halifax, commented:

"There are still nearly 300,000 private homes in England which have been vacant for more than 6 months. This is a number which clearly needs to be brought down, particularly in the context of the country's longer term housing needs.

Restoring an empty home is likely to be expensive, potentially costing close to £30,000 by our estimates. We encourage the government to broaden the incentives available for restoring empty homes and extend the reduced 5% rate of VAT for renovating an empty home to all properties vacant for more than 6 months, not just properties vacant for more than 3 years "

More…

Table 1:  Empty private homes by region 

	Region
	No Private Empty Homes (Apr 05)
	% of Private Dwelling stock Empty  (Apr 05)
	Change in number of Private Empty Homes (2002 to 2005)

	North East
	17,014
	2.0%
	2,023

	North West
	62,351
	2.6%
	-1,169

	Yorkshire & the Humber
	31,261
	1.8%
	-6,959

	East Midlands
	25,493
	1.6%
	-733

	West Midlands
	37,177
	2.0%
	654

	East of England
	25,707
	1.3%
	-3,404

	London
	36,164
	1.5%
	-4,811

	South East
	32,647
	1.1%
	2,144

	South West
	23,048
	1.2%
	-4,756

	England
	290,862
	1.6%
	-17,011


TABLE 2: LAs with more than 3% of private homes empty

	Local Authority (LA)
	Region
	No of Vacant Private Dwellings     (Apr 05) 
	Total No of Private Dwellings   (Apr 05)
	% Empty Private Dwellings (Apr 05)

	Burnley
	North West 
	2,122
	34,176
	6.2%

	Liverpool
	North West 
	8,114
	145,248
	5.6%

	Pendle
	North West 
	1,752
	34,163
	5.1%

	Manchester
	North West 
	5,965
	127,468
	4.7%

	Newcastle upon Tyne
	North East 
	3,579
	81,621
	4.4%

	Salford
	North West 
	3,027
	69,392
	4.4%

	Stoke-on-Trent
	West Midlands 
	3,550
	83,075
	4.3%

	Kingston upon Hull
	Yorkshire and The Humber 
	3,068
	78,461
	3.9%

	Hyndburn
	North West 
	1,157
	31,055
	3.7%

	Birmingham
	West Midlands 
	9,837
	300,491
	3.3%

	Middlesbrough 
	North East 
	1,400
	43,150
	3.2%

	Leicester 
	East Midlands 
	2,737
	86,066
	3.2%

	Rochdale
	North West 
	2,104
	66,177
	3.2%

	Tameside
	North West 
	2,302
	73,931
	3.1%

	Wear Valley
	North East 
	695
	22,735
	3.1%

	North East Lincolnshire
	Yorkshire and The Humber 
	1,829
	59,916
	3.1%

	Carlisle
	North West 
	1,200
	39,663
	3.0%

	Dover
	South East 
	1,244
	41,152
	3.0%

	Bolsover
	East Midlands 
	793
	26,439
	3.0%

	Sandwell 
	West Midlands 
	2,558
	85,300
	3.0%

	Gateshead
	North East
	1,879
	63,093
	3.0%


More…

TABLE 3: House Prices in LAs with more than 3% of private homes empty 

	Local Authority (LA)
	Region
	% Empty Private Dwellings (Apr 2005)
	Average House Price (Sept 2006)
	Region's Average House price (Sept 2006)
	Premium/ discount to region's house price £s (Sep 2006)

	Burnley
	North West 
	6.2%
	114,396
	153,857
	-39,461

	Liverpool
	North West 
	5.6%
	141,134
	153,857
	-12,723

	Pendle
	North West 
	5.1%
	120,378
	153,857
	-33,479

	Manchester
	North West 
	4.7%
	149,101
	153,857
	-4,756

	Newcastle upon Tyne
	North East 
	4.4%
	160,409
	140,179
	20,230

	Salford
	North West 
	4.4%
	147,756
	153,857
	-6,101

	Stoke-on-Trent
	West Midlands 
	4.3%
	106,720
	164,820
	-58,100

	Kingston upon Hull
	Yorkshire & the Humber 
	3.9%
	100,723
	147,914
	-47,191

	Hyndburn
	North West 
	3.7%
	119,778
	153,857
	-34,079

	Birmingham
	West Midlands 
	3.3%
	150,602
	164,820
	-14,218

	Middlesbrough 
	North East 
	3.2%
	129,379
	140,179
	-10,800

	Leicester 
	East Midlands 
	3.2%
	133,060
	157,413
	-24,353

	Rochdale
	North West 
	3.2%
	123,863
	153,857
	-29,994

	Tameside
	North West 
	3.1%
	130,700
	153,857
	-23,157

	Wear Valley
	North East 
	3.1%
	126,852
	140,179
	-13,327

	North East Lincolnshire
	Yorkshire & the Humber 
	3.1%
	116,860
	147,914
	-31,054

	Carlisle
	North West 
	3.0%
	134,810
	153,857
	-19,047

	Dover
	South East 
	3.0%
	171,193
	243,632
	-72,439

	Bolsover
	East Midlands 
	3.0%
	120,634
	157,413
	-36,779

	Sandwell 
	West Midlands 
	3.0%
	128,087
	164,820
	-36,733

	Gateshead
	North East
	3.0%
	132,870
	140,179
	-7,310


TABLE 4: LAs with highest proportion of private empty homes in each region

	Local Authority (LA)
	Region
	No of Vacant Private Dwellings     (Apr 05) 
	Total No of Private Dwellings   (Apr 05)
	% Empty Private Dwellings (Apr 2005)

	Leicester
	East Midlands 
	2,737
	86,066
	3.2%

	Great Yarmouth
	East of England 
	1,003
	36,914
	2.7%

	Croydon
	London 
	2,860
	115,697
	2.5%

	Newcastle upon Tyne
	North East 
	3,579
	81,621
	4.4%

	Burnley
	North West 
	2,122
	34,176
	6.2%

	Dover
	South East 
	1,244
	41,152
	3.0%

	South Somerset
	South West 
	1,687
	57,421
	2.9%

	Stoke-on-Trent 
	West Midlands 
	3,550
	83,075
	4.3%

	Kingston upon Hull
	Yorkshire and The Humber 
	3,068
	78,461
	3.9%


More…

TABLE 5: LA with more than 3% of local authority dwellings empty 

	Local Authority (LA)
	Region
	No of Vacant Local Authority Dwellings     (Apr 05) 
	Total No of Local Authority Dwellings   (Apr 05)
	% Empty Local Authority Dwellings (Apr 2005)

	Liverpool
	North West 
	1,243
	18,612
	6.7%

	Castle Morpeth
	North East 
	131
	2,535
	5.2%

	Teesdale
	North East 
	41
	919
	4.5%

	Wear Valley
	North East 
	215
	4,877
	4.4%

	Mansfield
	East Midlands 
	263
	7,137
	3.7%

	Easington
	North East 
	349
	9,697
	3.6%

	Corby
	East Midlands 
	184
	5,355
	3.4%

	Kingston upon Hull
	Yorkshire & The Humber 
	919
	29,888
	3.1%


EDITORS' NOTES

The house price data in this report is sourced from the Halifax House Price Index  - the UK's longest running monthly house price series with data covering the whole country going back to January 1983.

House prices referred to in the report are for the year to September 2006. Claimant Count unemployment rate data by local authority has been sourced from the ONS and is at August 2006. Earnings data has also been sourced from the ONS and is at March 2006.

339 local authorities in England have been surveyed in this report.

Definition of an empty home

An empty home is classified as a dwelling, which has been vacant for more than six months either because it is between occupants, undergoing modernisation, in disrepair or awaiting demolition. 

Data on empty homes in England has been sourced from the "Housing and Investment Programme: Housing Strategy Statistical Appendix 2005" by the Department for Communities and Local Government. The number of English empty homes is measured as at April 2005. Adjustments have been made to the data for areas with a high number of second homes.

*Estimated cost of renovating an empty home

	
	Estimated cost

	Replace kitchen
	£2,000

	Central heating / plumbing
	£4,000

	Double Glazed windows & doors
	£3,000

	Rewire electrics
	£2,500

	Redecoration 
	£2,000

	New roof cover
	£3,700

	Repair roofing and gutters 
	£700

	Replaster 1 room
	£1,100

	Roof and cavity wall insulation
	£1,750

	Damp proof course replacement and internal plastering
	£1500

	General repairs
	£2225

	Professional fees
	£4313

	Total
	£28,788


VAT on Empty Homes

· 17.5% VAT is payable for renovating an empty home vacant for less than 3 years.

· 5% VAT is payable for renovating an empty home vacant for more than 3 years.

· No VAT is payable on renovation of a property vacant more than 10 years, which is renovated and then sold.

· 5% VAT is payable for restoring and subdividing an empty home vacant for less than 10 years.

The VAT discount for renovating empty homes vacant for more than 3 years was announced by the Government in the November 2000 Pre Budget Report as part of a £1 Billion package of measures to regenerate Britain's towns and cities. It was introduced in response to the Urban Task Force report.

http://www.hmrc.gov.uk/pbr2000/hmtdetr2.pdf
http://www.urbantaskforce.org/UTF_final_report.pdf
Empty Homes Dwelling Management Orders

New powers, known as Empty Dwelling Management Orders, introduced in England from April 2006 allow councils with housing responsibilities to take over the management of some residential properties that have been empty for more than six months. The property does not have to be run down or uninhabitable. The fact that it has not been lived in for more than 6 months may be enough to allow an Empty Dwelling Management Order to be made.
http://www.communities.gov.uk/index.asp?id=1153426
Empty homes grants

Some local authorities give grants for restoring empty homes. However, these vary by area and usually require owner to then let the dwelling as social housing afterwards.

The data is prepared from information that we believe is collated with care, but we do not make any statement as to its accuracy or completeness. People seeking to place reliance on the information for their own or third party commercial purposes do so at their own risk.
Ends.

For further information contact Halifax Press Office

Halifax plc is a subsidiary of HBOS plc

Halifax plc, Registered Office: Trinity Road, Halifax, West Yorkshire, HX1 2RG

Registered in England No. 3474881

Tel: 01422 333829.  Fax:  01422 333007

(Out of Hours Tel: 01422 333256)

Internet Website:  http://www.HBOSplc.com Email: pressoffice@halifax.co.uk

ISDN facilities are available for broadcast media interviews
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