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STAMP DUTY HOLIDAY FAILS TO IGNITE A BUY-TO-LET 

SPENDING SPREE  
 

 Despite landlord stamp duty bills falling by more than a third, the share of 

homes bought by landlords across Great Britain rose from 11% in the run up to 

the stamp duty holiday to just 12% during it (chart 1, table 1). 

 There were a total of 215,000 investor purchases between July 2020 and 

September 2021, up from 164,300 during the equivalent period in 2018/19. 

However, this is 11% fewer than the 242,000 purchases made before the 3% 

surcharge was introduced in April 2016. 

 During the stamp duty holiday, the average buy-to-let investor’s tax bill fell by 

£3,000 or 35%, from £8,500 to £5,500 (chart 2).  This equates to almost three 

months’ rent. 

 The average price paid by a landlord over the last 15 months rose by just 1% 

to £181,000, despite house price growth of 10% over the same period. 

 In September rents across Great Britain rose 8.0% year-on-year, meaning the 

average rent now stands at £1,109 pcm (table 2). 

 

Despite the reduction in stamp duty bills, there is little sign that the stamp duty 

holiday led to large numbers of new investors purchasing buy-to-lets.   

At their peak this year, investors purchased 14% of homes sold across Great Britain in 

February, the month before the original end of the stamp duty holiday.  However, 

over the entire course of the 15-month tax-break investors purchased 12% of homes 

sold in Great Britain (chart 1, table 1).  This is marginally up from an average of 11% 

during the 12 months before the holiday, but far from the 17% recorded in Q4 2015 – 

the run up to the introduction of the 3% stamp duty surcharge on 1 April 2016.  

This means there were a total of 215,000 investor purchases across Great Britain 

between July 2020 and September 2021.  While this figure is up from 164,300 during 

the equivalent period during 2018 and 2019, more transactions have taken place by 

other buyer types.  Both these numbers remain below the 242,400 purchases which 

were made during the 15 month run up to the introduction of the 3% stamp duty 

surcharge on 1 April 2016.         /… 
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Over the course of the 15-month stamp duty holiday, the average buy-to-let 

investor’s tax bill fell by 35% - from £8,500 in the month before the holiday, to an 

average of £5,500 between July 2020 and September 2021 (chart 2).  For the 

average investor, this equates to almost three months’ rent.  

The average bill came to £5,300 during the first 12 months of the holiday when 

investors paid the 3% stamp duty surcharge on the first £500,000 of any purchase.  It 

then rose 17% to £6,200 when the threshold fell to £250,000 between July and 

September 2021 (chart 2).  Average bills are set to return to around £8,400 from 1 

October 2021, just below what investors were paying on the eve of the stamp duty 

holiday.                                                                                                             

Overall, the holiday meant that the average investor paid less in stamp duty than at 

any time since April 2016, when the 3% stamp duty surcharge was introduced (chart 

2).  Despite this, the average bill during the holiday remained twice the level it was 

before the surcharge was introduced.  This is partly why there hasn’t been as much 

of an increase in investor purchases this time around. 

There is little indication that investors used their savings from the holiday to buy 

bigger properties in more expensive areas.  Instead, 83% of investor purchases were 

under £250,000, meaning their savings from the holiday were significantly smaller 

than those enjoyed by home movers.  It also means that investors have been less 

sensitive to the change in the nil-rate stamp duty threshold since they tend to buy 

cheaper properties. 

During the holiday the average price paid by a landlord rose by just 1% to £181,000, 

despite house price growth of 10% over the same period.  This suggests landlords 

were happy to pocket the tax saving rather than use it to buy a property which 

would generate more rent.  

RENTAL GROWTH 

Average rental growth across Great Britain hit 8.0% in September, the third fastest 

annual rate of growth recorded this year.  Nationally, regions in the South of England 

have continued to drive rental growth.  The average rent on a new home rose 14.8% 

in the South West, 14.7% in the South East and 10.8% in the East of England. 

September marked the sixth consecutive month where annual rental growth hit 

double figures in the South West (table 2). 

London rents have also continued to recover.  Although Inner London rents fell for 

the 20th consecutive month, the 4.4% annual fall was the smallest decline this year, 

and smaller than the 22.1% decrease recorded in April when the market bottomed 

out.  In Outer London, rents grew 3.2% annually in September, rising for the 13th 

consecutive month.  This kept Greater London rents overall in positive territory, up 

1.8% year-on-year (table 2).  

/… 
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Commenting Aneisha Beveridge, Head of Research at Hamptons, said: 

“The overall impact of the stamp duty holiday on investor activity has been relatively 

muted.  The holiday resulted in a small uplift in the number of new buy-to-let 

investors, but despite their reduced bills, they were not outbidding owner-occupiers 

on any significant scale.  But by the same token, their numbers haven’t tailed off 

since the stamp duty holiday ended either, with rising yields softening the return to 

more normal tax bills. 

“Stamp duty holidays have traditionally been an expensive give away for the 

chancellor.  They have often been deployed to jump start the toughest markets in 

the months and years following big economic downturns.  However, despite fewer 

people paying stamp duty than ever before, this holiday will go down as one of the 

cheapest giveaways for the treasury in history as buyers paying the 3% surcharge 

have kept revenues up above 2019 times. 

“It is likely, that over the course of the stamp duty holiday, those paying the 3% 

surcharge will have contributed close to half of all residential stamp duty receipts. 

But our calculations show that only around half of people paying the 3% surcharge 

are buy-to-let investors, with the other half made up of second home purchasers or 

those buying a primary residence without selling their old one.  

“While rental growth rates typically peak over the summer months, this year they 

have continued to rise into the autumn.  This means average monthly rents have 

passed £1,100 for the first time nationally, led by big increases on larger homes.  

“The average four-bed now costs 120% more than a one-bed, up from 95% pre-

pandemic.  While we are expecting this growth to moderate in the final few months 

of the year, it is likely 2021 will mark some of the fastest rates of rental growth in a 

generation.” 

Chart 1 – Share of homes bought by investors in Great Britain 

 

Source: Hamptons           /… 
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Chart 2 – Average investor stamp duty bill

 

 

Table 1 – Share of sales to investors 

 

15 months prior to 

SDLT holiday 

 During 15 month 

SDLT holiday  

London 8% 9% 

South East 8% 9% 

South West 9% 13% 

East of England 8% 8% 

East Midlands 15% 15% 

West Midlands 14% 17% 

North East 21% 29% 

North West 15% 16% 

Yorkshire and The Humber 11% 13% 

Wales 11% 9% 

Scotland 6% 8% 

Great Britain 11% 12% 
Source: Hamptons 
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Table 2 – Average rent on a new let 

 Aug-20 Aug-21 YoY 

Change (%) 

YoY 

Change (£) 

Greater London  £1,812   £1,845  1.8%  £33  

   Inner London  £2,285   £2,185  -4.4% -£100  

   Outer London  £1,725   £1,780  3.2%  £55  

South East  £1,091   £1,252  14.7%  £161  

South West  £880   £1,011  14.8%  £131  

East of England  £999   £1,106  10.8%  £107  

Midlands £712   £768  8.0%  £56  

North  £682   £749  9.7%  £67  

Wales  £681   £757  11.2%  £76  

Scotland  £689   £760  10.2%  £71  

Great Britain  £1,027   £1,109  8.0%  £82  

Great Britain (Ex London)  £826   £921  11.5%  £95  
Source: Hamptons 

Please note the Hamptons Monthly Lettings Index for October will be issued on Friday   

19 November, embargoed until 00.01 hours Monday 22 November 2021. 

Ends  

For further information, please contact: 
Alison Blease 

Head of Research PR, Hamptons  

Tel: +44 (0) 776 96 77 825 

Email: bleasea@hamptons-int.com  

 
About the Hamptons Monthly Lettings Index  
The Hamptons Monthly Lettings Index has been running since 2012.  

                                                                                                                                   

The index is a mix adjusted series, with rent and rental growth figures for each month based 

on a three-month rolling average.  The most expensive decile of homes let are excluded to 

reduce volatility and the mix includes the most recently published government stock 

statistics. 

 

The Hamptons Lettings Index uses data from the Countrywide Group to track changes to the 

cost of renting.  The index is based on the 90,000 homes let and managed by Countrywide 

each year, adjusting for their location and type.  It is based on achieved rather than 

advertised rents.      

 

About Hamptons  
Hamptons is a leading residential estate agent and property services company, operating in 

London and the South of the UK.                                                                                        

Hamptons offers a wealth of award-winning services including UK and international Sales, 

Lettings, Property Management, Corporate Services, Residential Development, Development 

Land, Valuation Property Finance, and is a subsidiary of Connells, the UK’s largest estate 

agency and property services group. 
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