
Appendix B

South Holland Empty Homes Strategy 2014-16



Introduction

South Holland District Council’s Empty Homes Strategy 2014-16 sets out a clear 
direction and action plan to reduce the number of empty properties in the district. The 
authority is committed to making best use of resources to meet local housing need, 
and tackling empty homes is an important part of our strategic approach to housing. 

Strategy Aims 

The overarching aims of the council in addressing the issue of empty homes are as 
follows: 

 To improve the supply of good quality housing in the district, including 
affordable housing that can meet the needs of local residents

 To improve the condition of the housing stock in the district
 To maximise council income through New Homes Bonus
 To improve the neighbourhood amenity and address issues such as 

vandalism and anti-social behaviour

Strategy Priorities

To achieve these aims, the council’s four key priorities in this area of work are as 
follows: 

 To understand the extent of empty homes in the district, including their 
location and reasons for being vacant

 To raise awareness amongst the public and the council’s partner agencies of 
the issue of empty properties

 To develop a toolkit of options designed to assist owners of empty homes in 
bringing their properties back into use

 To develop a systematic approach to dealing with empty homes in the future

Housing need, demand and supply

There is a great deal of evidence to suggest that there are high levels of housing 
need and demand within the district of South Holland. 

In 2014 South Holland District Council, working in conjunction with neighbouring 
authorities, commissioned a study into the future housing requirements of the district 
and the wider housing market in which South Holland sits. The Peterborough Sub-
Regional Strategic Housing Market Assessment highlighted that, in order to meet the 
needs of existing and future populations, there is an annual need for an additional 
560 to 600 homes per year in South Holland alone. However, despite their being an 
evidenced need, delivery of housing has fallen short of this requirement, with 254 
homes built during 2013/14. 

The evidence clearly indicates there is a general shortage of all types of housing in 
South Holland, including a shortfall in the level of affordable housing. 

Furthermore, despite activity in the housing market increasing of late, it is still unlikely 
that the authority will see the level of housing delivery required to meet this need and 
demand. 

Consequently, it is for this reason that there is a strong case in favour of ensuring 
that the existing housing stock is appropriately utilised. This includes ensuring that 



long term empty dwellings are returned to use, helping to add to the available supply 
of housing in the district. 

Empty Homes: The Numbers

Records from South Holland District Council’s council tax department demonstrate 
that as of September 2013 there were a total of 417 empty properties in the district, 
broken down as follows: 

 71 vacant for less than six months
 298 vacant for between six months and two years
 48 vacant for more than two years

New Homes Bonus 

Another compelling argument in favour of reducing the number of empty homes is 
the potential revenue that can be generated through the New Homes Bonus scheme. 

The New Homes Bonus (NHB) scheme was introduced by central government as a 
means of supporting local authorities that take a positive stance around increasing 
the supply of housing in their respective areas, and also for maximising the use of 
available housing stock. Announced in the 2010 Comprehensive Spending Review, 
the government has set aside over £1bn in funding for the scheme. Consequently, 
the NHB is a vital source of funding that supports the provision of public services in 
South Holland. 

The bonus is payable to local authorities where they achieve the following: 

 A net increase in the number of dwellings within their locality over the course 
of 12 months (October to October)

 A net decrease in the number of empty homes within their locality over the 
course of 12 months (October to October)

New Homes Bonus payments are calculated on the following basis:

Net additions to the housing stock +/- 
Net change in the number of empty properties in the district =

Total units for reward

Each ‘unit for reward’ is worth the equivalent of 6 years worth of council tax, based 
on a Band D calculation. The calculation below sets out the specific value of each 
‘unit for reward’ to South Holland District Council.

Average annual Band D council tax in the district of South Holland = £1441.97

£1441.97 x 6 (the equivalent number of years of council tax paid per additional 
dwelling under NHB) = £8651.82

Deduct 20% from £8651.82 (80/20 split between district and county authorities) = 
£6921.45 payable to the district council per additional dwelling

Illustrative examples of the value of empty homes work



In the example below, there has been an increase in the total net number of 
dwellings (200 homes), along with a reduction in the net number of empty dwellings 
(25 homes). This provides a total number of ‘units for reward’ amounting to 225, each 
unit for which the council would receive an award of New Homes Bonus. 

2013/14 2014/15 Net change
Total number of 
dwellings in district 35,000 35,200 + 200

Total number of 
empty dwellings in 
district

300 275 -25

Total units for reward 225 (200 + 25)

In this scenario the authority would receive £1,557,326 in New Homes Bonus 
(£6921.45 x 225 units for reward). 

It is worth noting, however, that a net increase in the number of empty homes could 
reduce the amount the authority receives in New Homes Bonus for dwellings that it 
builds. This is demonstrated in the example below, where a net increase in the 
number of empty homes (25 units) has offset the 200 built, reducing the overall ‘units 
for reward’. 
 

2013/14 2014/15 Net change
Total number of 
dwellings in district 35,000 35,200 + 200

Total number of 
empty dwellings in 
district

300 325 + 25

Total units for reward 175 (200 – 25)

Consequently, there is a clear link between addressing empty homes and level of 
financial support that the government provides South Holland District Council to 
provide its core services. In this sense, there is a clear need to ensure: 

 That as a minimum, action is taken to limit any growth in number of empty 
dwellings across the district in order to ensure that NHB paid on new build 
homes is maximised

 That at best, action is taken to further reduce the net number of empty 
dwellings across the district in order to increase the level of NHB that the 
authority receives. 

Why bring empty properties back into use?

In summary, there are several compelling reasons why the authority should 
proactively work to bring empty properties back into use. However, in addition to the 



reasons listed above, the re-use of vacant housing has the potential to achieve the 
following benefits to a wide range of interested parties, namely;  

The empty property owner. There are considerable advantages to the owner of 
bringing their empty property back into use. These include the release of capital if the 
property is sold, and a revenue stream in the form of rental income in the property is 
let. Furthermore, renovation works to empty property have the capacity to increase 
capital values and improve property security. 

The local community. Bringing an empty home back into use reduces the 
opportunity for vandalism, fly tipping and anti-social behaviour, all of which can 
significantly impact the local community. Unsightly properties can have a negative 
effect on neighbouring house prices and reduce pride in the area, as well as having a 
direct impact on adjoining properties through dampness and structural problems. 

The local economy. Bringing empty homes back into use encourages economic 
vitality, increasing spending in the local economy and protecting housing values 
within the neighbourhood. Unsightly properties can deter investment in an area and 
contribute towards its decline.

Priorities for action

Priority One. To understand the extent of empty homes in the district including 
their location and reason for being vacant

A major priority for the council in its empty homes work, and one upon which the 
success of the rest of its work will rest, is the need to establish the number, location 
and condition of the existing empty properties in the district. 

The main source of information available to the council on empty homes is council 
tax database records. This only provides a certain degree of basic information, 
namely: 

 The address of the property
 The name and address of the owner 
 The council tax exemption classification
 The period for which the property has been vacant

However, this information is not always sufficient in terms of detailed work around 
empty homes. Council tax records give little to no information of relevance on the 
following matters: 

 The underlying reason why the property is empty
 The issues that the property owner may be experiencing
 The condition of the property
 The size and type of the property

The importance of establishing a firm understanding of the picture relating to empty 
homes in the district forms a vitally important part of the council’s whole strategic 
approach to empty homes, especially in terms of accessing government funding to 
address the issue. 



Action: To undertake an annual data cleanse of council tax records. This is in 
order to ensure that properties listed on council tax records as empty are 
indeed vacant, and not occupied. 

Action: To undertake a rolling programme of postal surveys to owners of 
properties which have been empty for greater than six months. This is in order 
to establish the reasons for the property becoming vacant, the reasons why it 
remains empty, and the barriers to bringing the dwelling back into use. 

Priority Two: Raise awareness of empty dwellings in the district, and develop 
partnerships that can assist the authority in addressing the issue

Closely linked to the need to understand the extent of empty homes in the district is 
the need to raise awareness of the issue of empty homes, and to develop 
partnerships with key agencies that can assist us in address the issue. 

There is a need to raise awareness of the issue of empty homes in the district for the 
following reasons; 

 To encourage the public to report empty properties, and to provide the 
authority with local intelligence regarding the history of the property and the 
whereabouts of the individual responsible for the dwelling. 

 To attract the involvement of those who could play a role in investing private 
funds into the purchase and renovation of long term empty homes

 To raise awareness of the requirement for those moving into previously long 
term vacant property to inform the council that they have moved in

 To raise awareness of the social, economic and environmental costs 
associated with keeping a property vacant

There is also a need to develop partnerships with organisations that can assist the 
council in its work around empty homes, as well as providing direct assistance to 
owners of empty dwellings. The types of organisations with whom the council needs 
to develop partnerships are as follows: 

These agencies include: 

 Public bodies such as Lincolnshire Police, parish councils, and Lincolnshire 
Fire and Rescue Service

 Key housing providers, including housing associations and private landlords
 Local authority team such as Building Control, Planning and Environmental 

Health.
 Empty Homes Officers within other local authorities
 Representative bodies, such as the National Landlords Association
 Local estate and letting agents
 Builders supplies merchants

The council will seek to form a Long Term Empty Homes Task Group, which will 
involve all departments within the authority who have an interest in addressing issues 
related to empty properties (such as nuisance, environmental pollution and 
improvements to visual amenity). This forum will also enable the authority to consider 
the most appropriate course of action to take to address specific long term empty 
dwellings, along with the collective powers that could achieve the aims of the group. 



Action: Establish a Long Term Empty Homes Task Group, consisting of teams 
across the authority with both an interest in addressing the problems 
associated with individual long term empty homes, along with teams who hold 
statutory powers that may assist the authority in achieving its desired aims. 

The council will also seek to open a dialogue with key organisations that may be able 
to assist both the council, and owners of empty homes, in bringing properties back 
into use. This includes letting and selling agents who may assist those looking to sell 
or rent their property, landlords and investors who may seek to purchase long term 
empty properties, and other organisations such as charities which may seek to lease 
properties on a long term basis for their own use. The council will also require the 
assistance of the general public in reporting details concerning the history of empty 
dwellings in the community. This will only be achieved through publicising our work to 
the public and partners, and ensuring that information is readily available to those 
who want it. 

Action: To engage key organisations in the council’s empty homes work. To 
ensure that an ongoing dialogue takes place between the council and partner 
agencies to ensure that all opportunities to draw upon the resources, skills 
and expertise of other organisations is explored. 

Action: Establish a dedicated ‘Advice and Assistance on Empty Homes’ space 
on SHDC’s webpage, along with a mechanism to allow member of the public to 
report details of empty homes directly to the authority. To look to use social 
media and other outlets to publicise the authority’s work in this area.

Priority Three. Develop a range of options, incentives and measures designed 
to assist, encourage and where necessary compel owners of empty homes to 
return their property back into use. 

In order to achieve the aims of this strategy, there is a need to develop a range of 
options, incentives and measures that will enable or enforce owners of empty homes 
to bring their property back into use. This need is driven by the wide range of 
scenarios that apply to empty properties and their owners, including: 

 That the property is up for sale, but the owner is experiencing difficulties in 
finding a willing buyer

 The owner has sought to renovate the property, but has encountered financial 
or any other difficulties

 The owner has inherited the property, but is unsure what steps are best taken 
in terms of disposing or re-using the dwelling

 The owner is interested in renting out the property, but is uncertain about the 
process and/or is risk adverse

 The owner is reluctant to sell until they see an uplift in the market value of the 
property

 The owner is knowingly allowing the dwelling to remain empty and fall into a 
state of disrepair, without having plans to return the property into use. 



In devising these options, the council will actively seek to draw upon the resources 
and expertise of a wide range of organisations, including: 

 The Empty Homes Network
 Homes and Communities Agency
 Partner housing associations
 Letting and estate agents
 Private property investors and purchasers 
 Legal advisors who work in the field of empty-homes related enforcement 

action
 The council’s own landlord and property management functions, including 

South Holland Homes

The council has operated an Empty Homes Loan scheme for some time. However, 
the scheme is based on an equity release model and consequently has proven to be 
unpopular amongst home owners when compared with the type of conventional cash 
loans accessible on the High Street. Consequently, there is a need to revise the 
council’s offer to owners of empty properties, along with introducing a range of other 
initiatives and schemes that can assist in bringing vacant property back into use. 

In many cases, empty homes remain vacant as a result of the owner not having a 
clear understanding of the options available to them with regards to its reuse. Many 
owners would have inherited their property, having never intended to be responsible 
for a vacant dwelling. In cases such as these, it is vital that owners have access to 
appropriate advice concerning the options available to them, be it renovation, sale or 
rent. Much of this advice is already available from existing services across the 
authority, including advice on renovation and the production of ‘schedules of works’ 
through the Building Control team, advice on planning-related matters through 
Development Control, and advice on property management through the council’s 
Housing teams. The authority proposes, therefore, to establish a South Holland 
Empty Homes Advice scheme through which owners of empty dwellings can access 
readily available information that will assist them in returning dwellings back into use.

Action: Establish a ‘South Holland Empty Homes Advice Scheme’ for use by 
owners of empty dwellings. 

For some owners, the barrier to returning the property to use will be a financial one. 
In terms of government-supported funding schemes, the Homes and Communities 
Agency operates a ‘lease and repair’ scheme which enables housing providers to 
lease properties on a long term basis, supported by up to £20,000 in government 
grant. Two local Registered Providers, those being Boston Mayflower and the 
Waterloo Group, are delivery partners with this scheme. 

The council will seek to ensure that it positions itself in such a way as to ensure 
owners of empty dwellings in South Holland can access to this funding stream, along 
with seeking out other privately-led initiatives designed to return empty properties 
back into use. 

Action: Develop access to public and privately-led Empty Homes ‘lease and 
repair’ schemes



In many cases, the barrier to reuse could simply be the lack of a willing buyer for an 
empty property that had spent a period of time marketed for sale. In order to meet 
the needs of these owners, the council will seek to establish an Empty Homes 
Property Matching initiative. The initiative will aim to bring willing sellers together with 
willing buyers, including private landlords and those with an interest in investing 
private capital into vacant dwellings in the district. 

Action: Establish an Empty Homes Property Matching Service

Whereas many owners will have a strong desire to see their property returned to use, 
but may be restricted by a lack of finance, a need for advice and/or a need for a 
buyer, a small number of owners will have no intention of bringing their vacant 
property back into use.

The reasons behind a property owner’s decision to leave a dwelling empty can range 
from the very simple, through the hugely complex. Some of the most common 
reasons why owners have no intention of returning a property to use are as follows: 

 The owner has a strong emotional attachment to the dwelling, and for that 
reason can neither address the issue nor bring themselves to dispose of it

 The owner is experiencing health issues, and therefore finds it easier to 
ignore the issue than to deal with it

 The dwelling forms part of a complex arrangement relating to the owners tax 
liability

Where an owner is unwilling to see their dwelling returned to use, the council may 
decide to take a more formal approach in ensuring that the owner takes responsibility. 
When an authority decides to take enforcement action, the authority has several 
options available to it, including: 

 Compulsory Purchase Orders. A CPO enables a public body to obtain land 
or property without the consent of the owner. They are a common tool for 
addressing long term empty dwellings. Where these powers are utilised to 
return vacant property to use, it is common for an authority to undertake a 
CPO whilst having a buyer for the dwelling in place. 

 Enforced Sale. The authority can force an owner to sell their dwelling by 
placing a land charge on a property, usually following the completion of works 
on the dwelling in default (i.e. addressing serious structural issues that pose a 
risk, improving the visual amenity of the dwelling etc…). The owner is given 
the opportunity to repay the debt prior to the sale. If the monies are not paid 
within a specified period of time the local authority can effectively act as a 
mortgagee and bring the property to sale on the open market at an auction or 
to a preferred buyer. All charges would be cleared from the proceeds of the 
sale, allowing the council to recover the cost of the works previously carried 
out and the remainder would be paid to the owner.

 Empty Dwelling Management Order. EDMOs allow a local authority to take 
over the management of an empty dwelling for a period of up to seven years. 
The authority then uses this period of time to bring the property up to a 
decent standard, using rental income from the dwelling to recuperate 
renovation costs. In order to obtain an EDMO, the authority must make a 
case to the Residential Property Tribunal, linking the use of the EDMO to 
wider issues caused by the dwelling within its immediate vicinity (i.e. Anti-
Social Behaviour). For this reason their use is rare, but they remain a tool 
available at the hands of the local authority. 



Prior to undertaking enforcement activity on the scale listed above, it is commonly 
held that an authority should first to address the matter using informal means. This is 
where the South Holland Empty Homes Advice Scheme has a key role in working 
with difficult and/or unwilling empty property owners to convince them of the need to 
return their dwelling back into use. However where this approach fails the council will 
consider, on a case by case basis, the merits of utilising the enforcement tools that it 
has available at its discretion. 

Action: Where it is considered appropriate to do so, and on a case-by-case 
basis, the council will utilise enforcement powers to bring about the re-use of 
long term vacant dwellings. 

Priority Four. Ensuring adequate resource, and developing a systematic 
approach to dealing with empty homes in the future  

In order to ensure that the number of empty homes in the district remains low, there 
is a need for the council to develop a systematic approach to dealing with the issue. 
The authority also needs to consider the level of resource that it applies to this issue. 

At present, the authority has approximately 0.4 full time equivalent (FTE) of officer-
level resource dedicated towards the issue of empty homes. In order to meet the 
aims of this strategy, the authority will seek to increase this level of resource by 
0.6FTE, thus providing the council will a full time officer resource. 

Action: Increase officer resource by 0.6FTE, thus providing the authority with a 
full time officer resource with which to address empty homes and delivery the 
Empty Homes Strategy.  

Using this full time resource, the authority will commit to a target to bring 75 empty 
properties per annum back into use for the duration of this strategy. In order to plan 
for delivery against this target, the authority will produce a brief Empty Homes 
Delivery Plan, setting out how and when officer time will be allocated. 

Action: Produce an Empty Homes Delivery Plan that sets out how officer 
resources will be allocated in order to achieve the council’s empty homes 
target. 



Appendix One: Empty Homes Target Delivery Plan

This document sets out the approach that will be taken to meet the council’s annual 
target for returning empty dwellings into use. It also sets out a broad allocation of 
officer resource for the various types of scenario that the authority will deal with, 
along with a broad annual programme of key activity and events. 

 Annual Empty Homes Target: 75 dwellings bought back into use for the 
purposes of council tax records. 

 Monthly target: 6.25 dwellings per month (rounded up to 7)
 Empty Homes Officer resource: 1FTE (0.4FTE + 0.6FTE)

Allocation of resources

 High profile and prolific empty homes: These are dwellings that are having 
a broad social and environmental impact, including those dwellings where the 
property condition is affecting adjoining dwellings, properties in an 
exceptionally poor aesthetic condition, and empty properties where the owner 
is refusing to seek the reuse of the property. They are the dwellings that 
require the most resource in terms of officer time, along with potential 
financial commitments on behalf of the authority. 

 Medium priority empty homes: These are those that require a reasonable 
degree of officer involvement, including inspections with the owner and the 
provision of bespoke advice and assistance (i.e. planning advice, renovation 
advice, assistance in securing grant / loan funding). Resource allocation: 
Approx 30% 

 Low level empty homes: These are those dwellings where the other factors, 
along with the limited involvement of the council, may be sufficient to bring 
them back into use. They include dwellings where the property is for sale and 
is likely to sell in due course, but the sale is delayed due to the inability of the 
owner to find a buyer. Resource allocation: Approx 15% 

 Council Tax Recording Updating: This predominantly relates to the 
cleansing of council tax records to ensure that properties listed as empty are 
indeed vacant. This work is important from a New Homes Bonus perspective, 
as any inaccuracy in how empty dwellings are recorded is likely to impact 
upon the level of New Homes Bonus that the authority may receive. 
Resource allocation: Approx 25% 

Annual Timetable of Key Activities

% Officer 
Time Apr May Jun Jul Aug Sep Oct* Nov Dec Jan Feb Mar

100% High level empties
90%
80%
70%

High level empties High level empties

60%
50%
40%

Medium 
level 

empties
30%

Medium level 
empties

Medium level empties

20%
10%

Low level 
empties

Council 
Tax 

Recording 
Updating

Council Tax 
Recording 
Updating

Low level empties

* CTB1 Form due to be submitted to DCLG during first week of October. 


