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EXECUTIVE SUMMARY HOME AGAIN

Executive
Summary

There is a housing emergency in this country,
with 1.3 million households on social housing

waiting lists across England and over 140,000
homeless children in need of good quality and

1 O 5 OOgenuiner affordable social homes.:
)

We need at least 90,000 social rent homes delivered every year in England, for 10 years,

Long-term empty homefs to end homelessness and house most of the people omaiting lists.2
could be turnedinto social

renthomesinthree years 1o get to 90,000 new social rent homes a year we need a comprehensive plan. Later in
across 10 cities 2024, Shelter will set out measures to hit this target. An upcoming report will focus on
how government can: 1) increasédirect social rent deliveryby councils, housing
associations and Community Land Trusts, 2) unlock a higher delivery of social rent home
through the planning system, 3jntroduce innovative land value capture reformsto
secure additional social rent homes and speed up delivery, and 4) bring forward

2 O O/ brownfield sites for social rent delivery.
O In the meantime, a smakr, but crucial part of this puzzle is the need to tackle privately

owned long-term empty homes (LEH) This 16City Plan sets out how a new government
Cheaper thanthe usual could invest £1.25bn in central grant funding to rapidly convert 10,500 empty homes into
cost to deliver social rent  social rent homes in the first three years of a new government.
homes in the 1Qarget
cities. There are challenges in implementing an empty homes programme so it can only form
part of a wider programme of mass social housebuilding. To be suitable for use as social
rent, empty homes must be well located and in reach of health, educatigand transport
infrastructure.

This is why the 16City Plan models what an empty homes programme could look like for
Newcastle, Greater Manchester, Liverpool, Bradford, Sheffield, Birmingham, Bristol,
Greater London, wider Bournemouth area, and Plymouth.

This report finds that, across these 10 cities, an empty homes programme:

1 Offers substantial societal benefit - over three years, empty home acquisition
and conversion couldquadruple current social rent delivery across the 10 cities
helping these local authorities tackle local waiting lists and decrease reliance on
expensive temporary accommodation.

1 Has a strongfiscal rationale | converting homescosts comparatively lessto
central government, with required grant funding on average 20% below the usual
cost to deliver social renthomes in these areasand in some citiesreaches 55%

1 Hbmelessness figures are from:DLUHC, Statutory homelessness statistics, table TAMaiting list figures are from DLUHC: Table 600.

2 Bramley, G. (2018jousing supply requirements across Great Britain: for lonincome households and homeless people. London: Crisis 03
and National Housing Federatiorand Shelter (20184 vision for social housing.
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https://www.gov.uk/government/collections/homelessness-statistics#statutory-homelessness
https://www.gov.uk/government/statistical-data-sets/live-tables-on-rents-lettings-and-tenancies
https://www.crisis.org.uk/media/239700/crisis_housing_supply_requirements_across_great_britain_2018.pdf
https://www.crisis.org.uk/media/239700/crisis_housing_supply_requirements_across_great_britain_2018.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/5BKgjdK5ePYw4nAJFC23v/081fce21e4a75abb10a0cf784368ff4f/Shelter_UK_-_A_vision_for_social_housing_-_Full_interactive_report.pdf
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less cost.* In addition, the 10City Planwould create £28.7m in housing benefit
savings per year®

Would reduce embodied carbon and support retrofit - refurbishment is
associated with between 50 and 75% lesembodied carbon on average per unit
than a new build® It also offers a golden opportunity to retrofit these homes in the
process of conversion.

To make this plan a reality, this report sets out 10 key recommendations for the next
government:

£125br -

Investment in empty
home acquisition and
conversion to social
rent.

Invest £1.25bn grant in a longterm empty homes programme to bring suitable
empty homes back into use in the target 10 cities. Back this with a clear strategy
to convert them into social rent homesand include potential to expand funding
beyond this geography once proof of concept is established

Ringfence empty and second homeCouncil Tax premiums for LEH acquisition
and conversion.

Ensure there is available low-cost patient capital for empty home conversion
(e.g. through government offering a guarantee for private loan financing).
Support for local authorities and social landlords to boost capacity | with
iDUoOWGAD gwnC] nH Yo DI FTéenC AownA] tUx
roadshows between councils already taking action and those that want to; and a
ADrnytaéet AONFTwrtUoGt FTWiAT eUD énC DNFTUY
ambitious local authorities across the country.

Funding for community organisations to take the initiative in their local area.
Exempt sellers of long-term empty homes from a proportion of Capital Gains
Tax if selling to a council, housing association or community group for social rent.
Strengthen compulsory purchase powers (see Annex 2) for social rent delivery
and streamline Empty Dwelling Management Orders and Enforced Sale
enforcement mechanisms.

Tighten the definition of the long -term empty home category to ensure empty
homes that are meaningfully empty but misclassified as second homes are
correctly classified. Put the onus on the owner to prove regular use.

Further increase the Council Tax premium for long-term empty properties ,
reducing the length of time before they apply and making the maximum
application mandatory for local authorities.

10. Ensure business rates and aCouncil Tax premium apply to shortterm lets.

The next government has the power and capability to end the housing emergeneyull

stop. They must urgently act to ramp up the construction of 90000 new social rent homes
per year across England. As demonstrated here, those in power can start by supporting a
locally driven plan to convert LEHs into desperately needed sociaént homes.

4 The average grant funding needed to deliver a social home across the 10 cities is around £184,500, compared to the estimatb4i£500
grant required to purchase and refurbish a longerm empty home across the 10 cities. Average grants rates are froldHF figures, updated

by CEBRpage 16

5 Figures on the average housing benefit saving per household moved into social housing in each regionfasen CEBR: The economic

impact of building social housing page 49. To work out the amount that could be saved in the-bity plan, we multiplied the number of 04
homes proposed to be acquired in each area by the average housing benefit saving in the relevant region.

6 American Institute of Architecture. Embodied Carbon



https://assets.ctfassets.net/6sxvmndnpn0s/5nQCiTlJiqFDyFCWkvZSYP/9700aa188cc52c49212f0b0c0af23668/Cebr_report.pdf
https://assets.ctfassets.net/6sxvmndnpn0s/5nQCiTlJiqFDyFCWkvZSYP/9700aa188cc52c49212f0b0c0af23668/Cebr_report.pdf
https://england.shelter.org.uk/professional_resources/policy_and_research/policy_library/economic_impact_social_housing
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https://aiacalifornia.org/what-you-can-do-right-now/embodied-carbon-definitions-and-facts/#:~:text=Always%20consider%20reuse%20and%20retrofit,emissions%20than%20any%20other%20material.
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Households on the
social housing
waiting list.

26K

Long-term empty
homes.
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1.Introduction

England is in the grip of a housing
emergency, driven by a chronic lack of
investment in social housebuilding.

We have seen our social rent housing stock
reduce by hundreds of thousands in the
last decadealone.” As a result, 1.3 million
households are now on the social housing
waiting list, while 230,000 families live in
damaging temporary accommaodation (TA).
The next government must build at least
90,000 new social rent homes each year for
a decade in England tend the housing
emergency. But a properly resourced mass
social housebuilding programme will take
time to begin delivering at these levels.

The acquisition and conversion of
privately-owned longterm empty homes
has the potential to rapidly expand social
rent delivery in the early years of a new
parliament and can act as a costeffective
and greener complement to a mass social
housebuilding programme.

Public frustration at the inefficient
distribution of housing across England is
growing and people are demanding urgent
action on empty homes. There exists no
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nMarket-only solutions
that prioritise private
housing delivery at the
cost of genuinely
affordable social homes
will only worsen the
affordability crisisN

HiDeyDd Ut N&aot o0¢g ow
housing policies than the 261,000 homes
that sit long-term empty, unoccupied and
unused, while 309,000 people across
England are homeless. By bringing empty
residential properties back into use as
social housing we can start to put things

i) HTY éenCc yaenUgoaN
housing stock into homes again.

Addressing empty homes will not solve
DAiHtéenCaeU TowU| AH T
market-only solutions that prioritise

private housing delivery at the cost of
genuinely affordable social homes will only
worsen the affordability crisis at the heart
of our housing system. Too many new
private builds end up empty, bought as buy
to-leave financial assets for investors, and
too many local people see homes built that
they could never afford. Social rent homes
are the only type of housing that
guarantees genuine afforcability, and we
need 90,000 of them delivered every year
for 10 years to end the housing emergency.
Only an expansion in social housebuilding
construction across England can deliver
the scale of social homes we need.

HOME AGAIN

But empty homes can help us make a start.
Utilising a bespoke data set and evidence
based assumptions, the 16City Plan shows
how many LEHSs could be acquired and
converted in 10 target cities within the first
three years of a new government, and at
whatcost. * UeU & DD | kot &b
scale with the post-war housing initiatives
and on an ad hoc basis in more recent
funding programmes. And although more
comprehensive current strategies like the
Greater London Authoritye(GLA) Right to
Buy Back progracfND T ée€Dnacy U
focussed on empty homes, they too prove
there is a strong rationale to acquire as well
as build.

If the future leaders of this country are to

do all they can to end the housing
emergency, large scale acquisition of

empty homes is a worthwhile addition to

our national and regional policy tool kit. We
must rapidly expand social rent delivery as
early aspossible during the next parliament
Yo NDDY Uyl | U Aownuyit
ODeeD wUDC DNFTUYt+ ToN

the past. We can use empty homes tdelp
do it again.
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more social
rent homes
and we need
UIT DN 1o
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2. Causes
and Impacts

What are the causesof empty homes?

Broadly, there are two main overarching reasons for empty homes:

1 Personal reasong this includes circumstances like deaths and inheritance,
family disagreements, mental and physical health, moving into care homes,
personal finances and capacity, or a general unwillingness to bring an empty
home back into use.

9 Housing market inefficiencies in:

0 Low demand areas where there are relatively low land values and rents,
private housing can often sit empty because private investors and
landlords see limited financial returns in bringing them back into use on
the private market e.g. as a private rentabr sale. Crucially, many of
these areas have significant social housing shortages and major
shortfalls in low-cost long-term quality rented homes, so there is
significant need at the low-end of the market.

0 High demand areaq where land values and rents are high, house prices
UbnC Yo | nAtGDeUD U] HA|] g) Aéenytt ot
aw] £tC Yo tDeebDae | nebDUOyYOOU FITo6 Uyl
rather than a home. See Boxbelow for more details.
The focus of this report is on privatelyd F it D C -UsDrioNd FONF U +
category of empty home This categoryD| At wWCDU T oNDU Uy
reasons or empty for less than 6 month$ see Annex 1 for more details.

ONDUa

[

e

T oN
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What are the impacts of empty homes?

LEHSs are worsening the housing emergency. They i D € FeéUUD o6¢g DAH
and exacerbate housing shortages and affordability issues.

In areas where there are high concentrations of empty homes, they degrade our
communities.

GON| 7 CDQ

Greater Manchester resident, Hope Barnes:

"Oétl)AA GownC wibDéeuybDi géenAT DUOYDId | YaeU étt
empty homes, many unoccupied for years. For those of us struggling to find decent housing we
Aén HDAwW| nDtLt &ggouacCd | UaeU fpriohgiperipds.itéla shdrpg U N é
09g UWAADUU]) €D HoeDunNDRAUYUUE ¢gé)] LwiabD
social rent homes and we need them now!"

07
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BOX 1EXPLAINER EMPTY HOMES AS ASSETS: STRUCTURAL CAUSES AND SOLUTIONS

Housing has become an asset, not a homebought and sold for its financialvalue, increasingly
detached from its social purpose as a place of shelter and comfortMany current and newly built
private houses are bought by investors to sit emptyor immediately rented out as luxury flatsand
Forncey ab L] eDC | n at°yioUD FJ Yyl & TowU]AH 0

n[ owU|

HMWAADUOU|] €D Ho £-belianch dnhia Privake-oalEhousing delivery model will not fix the

become an housing emergency. In fact, it has helped cause it. The Letwin Review confirmed how private
developers havelittle incentive to improve local market affordability. To sustain a profitable
asset, not a business model most will only build as fast as the absorption rate will allot¥‘he fact that empty
T = N D homes exist and that there are extremely low levels of housing delivery in areas where there are
0 N high levels of homelessnessand low land values shows that relying on profit incentives is not

sufficient for an efficient and effective housing system. As such, rents within the private rented
sector continue to skyrocket all over the country® while homeownership stays out of the reach of
the vast majority of people who do not already own property*

Social housing is the answer.Only the delivery of a new generation of social rent homes, with
rents tied to local incomes, will end the housing emergency, providing genuinely affordable
housing for our families, our friends, and our communities. The XCity Plan will help to achieve
this, while correcting inefficiencies in how our housing stock is used.

But there are wider structural problems that need addressing to make housing home again. As
the only form of recurrent property taxation in EnglandCouncil Tax ought to incentivise the most
societally beneficial use of our housing stockBut the regressive and inequitable nature ofCouncil
Tax is in dire need of improvement if it is to effectively curtail the use of property as a financial
asset and reassert the social use value of our housing as a horidt can also be used to speed up
the build out rates of private developments to make private housing delivery work for society as
well as the developert®

A forthcoming report from Shelter will set out our proposals forCouncil Tax reform to address
housing market inefficiencies and help deliver the building of new homes for social rent.

8Josh RyanCollins et al. 2017. Rethinking the Economics of Land and Housing. New Economics Foundation.

9 Private housing demand is elastid it can usually absorb increases in private supply. Elasticity in housing demand has been fuelled by the
F] CD éceé|tea)t] Ut og NouaUYUHeAD CcDauyd Uyl D DI FLo U] 6 fow taxps oh firop@rty whith
have made housingan extremely financially attractive investment.

10 Action on Empty Homes. 202@Homes without residents.

11 Absorption rate is the speed at which new private housing delivery is consumed by the market.

12 Sir Oliver Letwin. 2018ndependent review of build out: final report.Ministry of Housing, Communities & Local Government and HM
Treasury.

13 Shelter. 2023814.000 private renters under threat of eviction this winter.

14 FT Adviser. 2022Three guarters of Britons feel homeownership is out of reach.

15 Institute for Fiscal Studies. 2020Revaluation and reform: Bringing council tax in England into the 21st century 08
16 LGA. 202Dver 1.1 million homes with planning permission waiting to be builhew LGA analysis.

17 Wendy Wilson. 202Empty housing (England)House of Commons Library



https://static1.squarespace.com/static/6553693f7d629a133b6a4ece/t/65eecf726103e546dcf7131e/1710149492893/homes+withoutresidents.pdf
https://www.gov.uk/government/publications/independent-review-of-build-out-final-report
https://england.shelter.org.uk/media/press_release/814000_private_renters_under_threat_of_eviction_this_winter_
https://www.ftadviser.com/mortgages/2022/06/23/three-quarters-of-britons-feel-homeownership-is-out-of-reach/
https://ifs.org.uk/publications/revaluation-and-reform-bringing-council-tax-england-21st-century
https://www.local.gov.uk/about/news/over-1-million-homes-planning-permission-waiting-be-built-new-lga-analysis
https://researchbriefings.files.parliament.uk/documents/SN03012/SN03012.pdf
https://static1.squarespace.com/static/6553693f7d629a133b6a4ece/t/65eecf726103e546dcf7131e/1710149492893/homes+withoutresidents.pdf
https://www.gov.uk/government/publications/independent-review-of-build-out-final-report
https://england.shelter.org.uk/media/press_release/814000_private_renters_under_threat_of_eviction_this_winter_
https://www.ftadviser.com/mortgages/2022/06/23/three-quarters-of-britons-feel-homeownership-is-out-of-reach/
https://ifs.org.uk/publications/revaluation-and-reform-bringing-council-tax-england-21st-century
https://www.local.gov.uk/about/news/over-1-million-homes-planning-permission-waiting-be-built-new-lga-analysis
https://researchbriefings.files.parliament.uk/documents/SN03012/SN03012.pdf
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3. The 10
City Plan

ANYUeU Y] ND god Ui D nDI
the most ambitious and societally beneficial
transformation of empty homes in recent
political history.

Within just 10 cities, £1.25bn in central grant funding for empty home acquisition and
conversion would likely deliver more than 10,500 social rent homes over the first three
years of a newgovernment and significantly increase social rent delivery rates locally in
the short-term. This will transform lives, providing genuinely affordable homes for people
stuck on the social housing waiting list or trapped living in TA.

The findings of the 10City Plan are built upon evidencebased assumptions and
modelling data inputs (explained further in Annex 1Methodology), namely:

1 an evidenceinformed baseline assumption that, with sufficient investment in
empty home acquisition and conversion and necessary legislative change, 20%
of LEHs across the 10 cities could be brought into use as social rent homes over
the next three years

9 atime period of approximately eight months is required to acquire, refurbish,
and convert a longterm empty residential property into a social rent home,
based on consultation with councils and additional experts

1 cost-modelling of average LEH prices across different Local Authority District
(LAD)areas within England, provided by University College of London (UCL)

Newcastle, Greater Manchester, Liverpool, Bradford, Sheffield, Birmingham, Bristol,
Greater London,wider Bournemouth area (BCP) and Plymouth?. In all of these 1®@ity
areas, like the rest of England, there exists a huge demand for social rent homes.
Similarly, like much of England, these cities have a staggering number of LEHs. The 10
City Plan tackles these issues head on, delivering desperately needed new social rent
homes while reducing the number of empty residential properties.Our findings are
presented in Table 1and Map 1 shows the geographic scope of the plan.

Just the 10 cities? The 10City Plan should be monitored and once proof of concept is
established, government should consider expanding funding beyond the scope of the 10
City Plan into other areas within England.

18For the purposes of this report, our definitionof &reater Londormenly includes boroughs where the average price of a longterm 10
empty homeis below£500,000.wwi CDg) n] U] 6n o6¢ UIT idbasef pn¢hd BourBeinduihjiabiswharohl andePdole &
singular Local Authority District area. See Annex 1 for more details.
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10 Cities Mapped

The number of long-term empty homes in 10 cities across England.

HOMEAGAIN

Newcastle: 1,769 longterm

@ | empty homes

Bradford: 3,323
long-term empty
homes

Greater Manchester:
13,385long-term empty
homes

Sheffield ; 2,644

Liverpool: 5,351long-term

. long-term empty
’/ homes

empty homes

Birmingham: 6,399 ‘
long-term empty homes :

Bristol: 1881long-term

empty homes \.

Plymouth: 818
long-term empty

homes /.
London (boroughs in which
Bournemouth, Christchurch average price of an empty
and Poole 2,16590ng-term home is under £500k):
empty homes 15,14Tong-term empty
homes

Source: DLUHC Table 615 - Created with Datawrapper
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10 CITY PLAN - DATA AND FINDINGS

Number of long-term empty
homes converted into new

social rent homes within LAD
areas

Estimated total grant Number of new 10-city
Number of long- J Average purchase Current grant . .
. . . . needed per empty home J| social rent homes modelled Estimated
City-based Local Authority term empty homes| cost of long-term | funding to build o . .
. . . - (50% of average cost ] in the last 3 years scenario - total grant
District (LAD) areas in 2023 (DLUHC Jempty homes (UCLJa new social rent
data) data) home of home + cost (2020/21to 20% required
refurbishment) 2022/23) converted
Birmingham 6,399 £185,617 £141,948 £110,650 521 1,280 £113m
Greater Manchester 13,385 £166,541 £156,468 £101,082 1,113 2,677 £216m
Bournemouth, Christchurch
2,165 £379,642 £159,953 £207,962 87 433 £72m
and Poole
Newcastle 1,769 £146,146 £149,242 £90,853 95 354 £26m
Sheffield 2,644 £169,485 £165,764 £102,559 2 529 £43m
Bradford 3,323 £115,339 £165,764 £75,402 7 665 £40m
Bristol 1,881 £335,636 £181,154 £185,891 413 376 £56m
Plymouth 818 £170,368 £181,154 £103,002 85 164 £13m
Liverpool 5,351 £186,730 £156,468 £111,208 10 1,070 £95m
Greater London (all 15
boroughs with average long- 15,147 £436,676 £252,646 £236,567 1,074 3,029 £572m
term empty house price
<£500k)
All ten cities 81,414 £259,313 £184,469 £147,6M 3,427 10,576 £1.25bn
All cities EL":r::i'n"g Greater 51,120 £188,118 £157,103 £111,904 2,535 7,547 £674m

Table 1




Our nodelling of the 10-City Plan, as set out in Table 1, provides three major findings:

1 Substantial societal benefit - over three years, empty home acquisition and
conversion would dramatically increase current social rent delivery across the 10
cities overall, potentially quadrupling it.

1 A strong economic rationale - costs would remain low to centralgovernment,
with required grant funding on average 20% below the usual cost to deliver social
x rent homes in these areas®In Bradford, findings show a 55% reduction in cost. In

addition, as our recent report on the economic impacts of increasing social

housing supply shows, delivering social rent homes creates savings in housing
In housing benefit benefit and TA spending. For instance, the ity Plan would create an estimated
savings per yeatr. £28.7m in housing benefit savings per yeaf®

 Tipoftheiceberg-the10: | U+ ~ténaeU H3d833 #DF Uob
significant, but with 1.3 millionhouseholdson the social housing waiting list,
empty home conversion will not end the housing emergency. Even a national
scale empty home conversion programme that achieved higher acquisition rates
than the 16City Plan would be nowhere near enough on its own to metis need.

19The average grant funding needed to deliver a social home across the 10 cities is around £184,500, compared to the estiméteti7,500

grant required to purchase and refurbish a longierm empty home across the 10 cities. Average grants rates are from NHF figures.

20 Figures on the average housing benefit saving per household moved into social housing in each region are floEBR: The economic 13
impact of building social housing page 49. To work out the amount that could be saved in the-blty plan, we multiplied the number of

homes proposed to be acquired in each area by the average housing benefit saving in the relevant region.



https://england.shelter.org.uk/professional_resources/policy_and_research/policy_library/economic_impact_social_housing
https://england.shelter.org.uk/professional_resources/policy_and_research/policy_library/economic_impact_social_housing
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Box 2.Birmingham City Council area- Case study

Over the last 40 years, the chronic lack of government funding for new social rent homes has massively hindered th
63t yYt 0609 LOoOAéL AOWRA] LU Yo aw|J]tCd réyjonétr HoeDOAN
(with rents at upto 80% of market rate) over social rent homes. At the start of the 1990s, Birmingham was delivering
on average around 1,350 social rent homes a year. This number was well belowHrd z 3 U £ DeEDE Ud 9 W
Over the last three years, Birmingham @& Council has only been able to deliver 173 social rent homes on average p4
year. With over 20,000householdson its social housing waiting list, the council has now declared a housing
emergency.

Only a mass social housing construction programme will address this staggering level of need. While this is being
ramped up, LEH acquisition and conversion could alone more than triple the average annual delivery of social rent
homes in Birmingham from 178 around 600 social rent units over the next three years. With over 500 Birmingham
households in bed and breakfast temporary accommaodation, this could provide rapid, lifehanging new homes for
the people of Birmingham within just one year. It would alsalleviate some of the huge daily financial strain on the
AoWnA| teU awCHDY g¢gtaoN yYiD TowU| nA DNDUGHDARAtd »1 D nDI
early on in its term to ensure this happens.

Quatrtile

B o
B e
B a3
| |os

This map showsthe relative
proportion of long-term empty
properties across Birmingham.
Yellow areas (Q4) contain more loRg
term empty properties as a

Map: Jonathan proportion of the total properties in
Bourne, UCE that area, and dark blue (Q1) areas
contain fewer.

21Custom mapcreated by Bourne. Map data is from Bourne, J. (20t&mpty homes: mapping the extent and value of lovuse 14
domestic property in England and WalesPalgrave Commun



https://www.nature.com/articles/s41599-019-0216-y#citeas
https://www.nature.com/articles/s41599-019-0216-y#citeas
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rRefurbishment
in comparison to
new builds is
associated with
between 50 and

75% less

embodied carbon
on average per

unit. N

Empty home acquisition and conversion reduces embodied carbon and supports

retrofit. * Y&eU €] Yétr Yl ey Aedaocn |neoLedC | n U
homes, is minimised. Driving a more efficient use of our vacant housing stock is a great
way to do this. On average, refurbishment in comparison to new builds is assoc&t with
between 50 and 75% less embodied carbon on average per ufitEmpty home acquisition
encC AonebiaUjon | U U0 én | NFfodyeny o0FFo
Current and new housing, including social homes, must meet high energgfficient
standards. This is a prerequisite to ending fuel poverty for the 26m households
experiencing this injustice 2 and delivers a range of additional cebenefits such as better
health outcomes and local stimuli to job creation and the economy*

Thereview of the Decent Homes Standargresents an opportunity to reduce the
environmental impact of this regulation while also strengthening the minimum standards
it sets for social housing. This couldhereby decreasethe embodied carbon involved in
empty home refurbishment even further?®

The refurbishment and retrofit of empty homes should not leave work to do later at
greater expense to tenants and the public purse. Government must get it right the first
time round. There is no more opportune moment to retrofit a home than when it is empt
and recently brought into social ownership.

22 American Institute of Architecture. Embodied Carbon

23 Department for Energy Security and Net ZerdAnnual Fuel Poverty Statistics in England, 2023 (2022 datdjuel poverty
statistics.
24 Becci Taylor.How retrofitting homes can also tackle health issues and inequalityArup.

hs8
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functional components, e.g. kitchens and bathrooms, being ripped out and taken to landfill.


https://aiacalifornia.org/what-you-can-do-right-now/embodied-carbon-definitions-and-facts/#:~:text=Always%20consider%20reuse%20and%20retrofit,emissions%20than%20any%20other%20material.
https://www.gov.uk/government/statistics/annual-fuel-poverty-statistics-report-2023
https://www.arup.com/perspectives/beyond-carbon-how-retrofitting-homes-can-tackle-wider-social-priorities-of-health-and-inequality

SECTIONI | HOW WOULD IT WORK HOME AGAIN

4. How Would
it Work?

To unlock the benefits of the 10 City Plan,
central and regional government must take
the following four steps forward.

organisations to fund the acquisition and conversion of empty

] Sufficient capital grant to social landlords and community
homes.

Clear strategic direction for social landlords and
community organisations addressing empty homes to focus their
efforts on acquisition and conversion to deliver social renthomes.

3 Significant resource to build capacity within social

landlords and community organisations to fulfil this directive.

homes that social landlords and community organisations can

Legal and tax changesto maximise the number of empty
4 acquire.

The following four subsections set these out in more detail.



SECTIONt | HOW WOULD IT WORK HOME AGAIN

Sufficient capital funding from central
government

rGovernment should
work with key
stakeholders such as
regional and city
mayorsN

To secure the 10,500 new social rent homes that could be delivered by the Clty Plan,
government will need to provide approximately £1.25bn in grant fundirf§over three years
to social landlords and community groups, so they can acquire and convert LEHSs into
social rent homes. Government should work with key stakeholders such as regional and
city mayors to achieve this. Cost modelling within the 1(City Plan povides a good basis
for the next government to design funding levels, whether that be a separate funding pot
or an incorporation of extra grant into the current and future Affordable Homes
Programmes.

If the income from empty and second homeCouncil Tax premiums was ringfenced for LEH
acquisition and conversion, indicative estimates suggest this could provide the councils
included within the 10 City Plan with around £89m a year overall to support their empty
homes programmes?’

Funding the conversion of the right type of homes. The provision of new central funding
should contain a precondition that empty homes for acquisition and conversion are
located in areas with sufficient amenities, infrastructure and economic opportunity
(hence our broadbrush urban focus on 10 cities).

Empty homes that do not meet these preconditions should only be acquired and
converted into social rent homes if accompanied by a wider investment strategy for the
area. For instance, this could be especially important to address clusters of empty homes
in remote areas or neighbourhoods that have been subject to systemic underinvestment
by government. Empty home conversion in itself can be used to catalyse community
based, positive regeneration initiatives.?®2°

Predetermined regional thresholds on maximum acquisition and refurbishment costs
should also be incorporated to secure value for monein an appropriate manner

Whilethe 16: | Yt ~“téfacU ¢g] AC|AHU edD aeuDbDC oA |
FIt UOGA] ét LéencCcrLolGCU éncC AO NNmwarketgchuisiGom Hé i
other low-use categories of homes where sensible and appropriaté®

Cheap and reliable financing.Government should ensure cheap finance is easily available
for social landlords and community groups to access! Those who receive grant funding to
acquire and convert LEHSs into social rent homes will likely borrow money in addition to
capital grant funding. As is usually the case, private borrowing helps to cover the rest of
the cost of social housing delivery thaj Uf e § W Lcentral gpvernddtQrarists

26 Grant funding is theamount of initial investment from central government to deliver a social rent home.

271n line with our calls for a mandatory application of increase@ouncil Tax premiums (see Subsection 4.4), we have assumed an average
100% premium on all longerm empty homes within each city area. This is an indicative estimate as 1) ti@uncil Tax premium percentage
applied on longterm empty homes varies significantly across the time period a home is empty for and between different authorities, 2) there
is no comprehensive data available on this.

28 Alex Diner. 2023The community right to buy: how housing acquisitions can regenerate left behind communities, improve standards, and

decarbonise homes New Economics Foundation

29 Scottish Empty Homes Partnership. 2020Empty Homes Value Tool. 17
30 See Annex 1 for more detail on other types of empty home.

31 For instance, the Public Works Loan Board and the Affordable Homes Guarantee.

32 As set out in the methodology in Annex 1, our modelling assumes a grant rate of 50%.



https://neweconomics.org/uploads/files/Community-right-to-buy-final-briefing.pdf
https://neweconomics.org/uploads/files/Community-right-to-buy-final-briefing.pdf
https://emptyhomespartnership.scot/wp-content/uploads/2020/06/Empty-Homes-Value-Tool-2020-1.pdf

Clear government direction to focus efforts on
social rent delivery

To initiate a step change in approach to addressing empty homes within the sector, central
and regional government must provide clear strategic direction, alongside ample funding an
resource to social landlords and community organisations for acquisitiorand conversion, as
guidedbythe10: | U+ ~“ténacU OGDAONNDRCDC FuoADUU af
Empty Homes Partnership (SEHPJin driving a national shift towards tackling empty homes
stands asa powerful testament to the potential for Westminster to deliver positive changes
in how we tackle empty homes here in England

1) Identify, 2) engage, 3) acquire, 4) take ownership, 5) refurbishand convert, 6) allocate.
These are the six key steps to transform a privately owned, lonterm empty residential
property into a social rent home. From a societally wasteful and damaging stain on our
communities to an urgently needed, genuinely affordable home for our families, iends, and
neighbours to live in and enjoy, and for future generations to benefit from too. Diagram 1
abrofF UDUYU owy yYi D nbDADUUeédt UUYUDFU ¢goa éA
choice approaches) to deliver social rent homes, as well adternative routes to bring empty
homes back into use that should be explored when acquisition is not possible.

Steps 1 & 2In line with current practice, proactive and continuous dialogue and
engagement by local councils with longterm empty homeowners will be crucial toidentify
acquisition opportunities . Councils, as is normally the case, can ugeouncil Tax records to

identify and contact empty homeowners

The SEHP was set up in
2010 It is hosted byShelter
Scotland and funded by the
Scottish Government. Its
work supports the Scottish
Government's commitment
to bring empty homes back
into use as affordable
housing where possibleand
support local housing
priorities . As part of this, it
supports and encourages
local authorities to develop
and implement a strategic
approach to mapping and
managing empty homes
work. 27 out of 32 Scottish
local authorities have
employed Empty Homes
Officers since the
partnership commenced.

33 See box tothe right



https://www.canopyhousing.org/




