
SOUTH HOLLAND DISTRICT COUNCIL 
 
Report of:  Executive Director - Commercialisation (S151) 
 
To:  Cabinet Portfolio Holder for Finance  
 (Cllr Coupland) 
 
(Author:  Sharon Hammond, Head of Revenues and Benefits 
 
Subject: Council Tax New Builds – COVID-19 
 
Purpose:  To set out the approach that SHDC will take with regards the issue of 

completion notices for new builds, in respect of Council Tax. 
 

 

Recommendation(s): To approve the process for Council Tax Completion Notice on new 
build dwellings: - 
 
1.     From 1 July 2020, where a new build remains empty and unoccupied, a completion 

notice will be issued two months from when the new build reaches first fix stage.   
The Council Tax Completion Notice will then allow for a maximum three month period 
for completion before banding for Council Tax purposes.  Overall this will increase 
the period when Council Tax will not be charged on new dwellings to a maximum of 6 
months from first fix (unless the property is issued with a building completion notice, 
is sold, or becomes occupied).  This includes the one month, 100% discount for 
empty, unoccupied and unfurnished dwellings. 

 
2.     For a further review of the process to be undertaken in 12 months. 
 
3.      Where the circumstances or status of a new build changes through completion as 

deemed by the service of a Building Completion Notice, sale or occupation, then the 
Council Tax Completion Notice will be issued, where applicable, based on the 
changed circumstances. 

 
4.      For properties which reached first fix between 27 December 2019 to 23 March 2020 

and were issued with a Council Tax completion notice, use the authority’s 
discretionary powers under Section 13A 1 C of the Local Government Finance Act 
1992 to retrospectively discount in full the Council Tax charge for the period between 
27 December 2019 and 30 June 2020.  The discount is only applicable for the period 
that the property remained empty and unoccupied. 

 

 
1.0 BACKGROUND 
 

1.1  Local Government Finance Acts 1988 and 1992 contain the legislation relating to 
the issue of completion notices for Council Tax purposes, providing for Council Tax 
Completion Notices to be served up to three months in advance of the day on which 
the work remaining to be done on a new building can reasonably be expected to be 
completed.  The date of completion on the notice determines the date a dwelling is 
banded for Council Tax purposes, and from which date an empty charge would 
become payable if the property remains empty. 

 



1.2 There is a right of appeal against the issue of a Council Tax completion notice which 
must be made within 28 days of the date of service of the notice to the Valuation 
Tribunal.  

 
1.3 Legislation and criteria for the issue of a Council Tax Completion Notice should not 

be confused with determining completion for the issue of a Building Completion 
Notice which is not relevant for Council Tax purposes. 

 
1.4 Under separate legislation, from April 2013, SHDC used its discretionary powers to 

determine a 100% discount shall apply for one month for empty, unoccupied and 
unfurnished dwellings (this includes new builds from deemed completion date).  
Thereafter a full Council Tax charge applies.   

 
1.5 A number of local developers have recently approached officers and members with 

enquiries relating to SHDC’s criteria for serving Council Tax completion notices on 
new build dwellings, particularly the impact during the COVID-19 pandemic.  As a 
result, a review has been carried out. 

 
 
2.0 PRE-COVID PROCESS 
 
2.1  A Council Tax Completion Notice would be issued at ‘first fix’ stage of a build, 

allowing the maximum permitted period of three months in line with legislation.   
 

2.2 First fix is where the basic structure is complete and watertight, i.e. external walls 
and roof in place, internal walls built but not necessarily plastered, floors laid but not 
necessarily with screed or top coat of concrete.  There is no requirement for fitting 
of bathroom or kitchen units, electrical points and switches, internal decoration, 
connection of water, gas and electricity. 

 
2.3  If the dwelling remained empty at the completion date on the Council Tax 

completion notice, a 100% discount would be applied for a maximum period of one 
month before a full Council Tax charge becomes payable.  

 
2.4 The maximum period after issue of a Council Tax completion notice would therefore 

be 4 months with no charge (i.e. three months for maximum period of Council Tax 
completion notice plus one month 100% discount).  If a property is occupied at any 
time during this period, the occupiers would be liable for Council Tax from the date 
of occupation.   

 
3.0 COVID INTERIM PROCESS  
 
3.1 Interim adjustments were made from 23 March 2020 to temporarily use the issue of 

a Building Completion Notice for Council Tax purposes rather than serving Council 
Tax Completion Notices at first fix stage.  This responded to the impact on 
development through lockdown. 

 
4.0 POST-COVID PROCESS  
 



4.1 A review of a number of options has been carried out by Officers and Portfolio 
Holders for Finance, and for Growth and Commercialisation.  

 
1.2 Recognising the current uncertainties for the building sector during Covid, and the 

fact that getting final works (such as kitchens, bathrooms, electrical points etc.) 
completed might not be as efficient/certain, and that final completion may not, 
therefore, be achieved at the same pace as we might previously have reasonably 
expected, it is felt reasonable to allow an additional two months from first fix.   
 

1.3 It is recommended therefore that, from 1 July 2020, SHDC will resume issuing 
Council Tax Completion Notices on notification that the property has reached the 
first fix stage, but to build in a two-month delay into the process.  This will extend to 
a maximum of 6 months from first fix when Council Tax will not be charged (unless 
the property is issued with a building completion notice, is sold, or becomes 
occupied).  This includes the one month, 100% discount for empty, unoccupied and 
unfurnished dwellings. 

 
4.4  No completion notices have been issued at this point as we wait for this decision 

notice to be finalised.  The 1 July is the point which through discussion was felt to 
be appropriate based on easing of lockdown restrictions.  Once this decision is 
confirmed the 1st July date will be used for administration, and will be reviewed in 12 
months.   

 
4.5 For properties which reached first fix between 27 December 2019 to 23 March 2020 

and were issued with a Council Tax completion notice, use the authority’s 
discretionary powers under Section 13A 1 C of the Local Government Finance Act 
1992 to retrospectively discount in full the Council Tax charge for the period 
between 27 December 2019 and 30 June 2020.  The discount is only applicable for 
the period that the property remained empty and unoccupied. 

 
 
5.0 OTHER OPTIONS CONSIDERED 
 
5.1 Option 1 - Do nothing.  Maintain the standard pre-COVID process throughout. 

 
This option would have no financial consequences although there could be 
reputational impact for the council, and this does not respond to the concerns raised 
by developers.  The interim measures were introduced to provide some relief to 
developers to mitigate the impact of the pandemic.  

 
5.2 Option 2 - For properties which reach first fix from 1st July, resume pre-COVID 

standard process of issuing Council Tax Completion Notice at first fix stage and 
suspend the interim process. 

 
This option has no ongoing financial consequences, although there could be a 
reputational impact for the council, and it does not offer any additional assistance to 
developers who are struggling following the impact of the pandemic. 
 

5.3  Option 3 - For properties which reach first fix from 1st July, maintain the Interim 
COVID-19 process for a longer period, where Council Tax completion notices are 



issued only after a Building Completion Notice is served; or where a developer or 
builder informs the authority of completion; or on sale of the dwelling. 
 
This option will have greater financial and tax base consequences although this 
cannot be calculated with any degree of certainty.  Some developers hold dwellings 
at a stage before Building Completion Notices can be issued, and this could result 
in significant loss of Collection Fund revenue and impact on the taxbase, as well as 
encouraging developers to hold dwellings in an incomplete stage for longer when 
there is a need and demand for housing.   
This would not provide any incentive for developers to complete construction 
promptly, although this option would respond favourably to the enquiries raised by 
some developers. 
 

5.4 Option 4 - Do not use the council’s discretionary powers to discount the Council Tax 
for new dwellings for the period 27 December 2019 to 30 June 2020, where a 
Completion Notice was served between 27 December 2019 and 23 March 2020. 

 
This would not address developers concerns about payment of Council Tax through 
the COVID-19 lockdown period when building had stopped or slowed, and sale 
viewings were restricted. 
 

5.5 Benchmarking - Whilst it is for each authority to determine its own process, a 
comparison of the approach across other local authorities has been undertaken. 
Each authority has discretion to determine its own process within the legislation and 
there are significant differences, ranging from completion notice at first fix with no 
further discount if the property is still vacant at the completion date, to negotiation of 
completion dates with developers. 
 
 

6.0 REASONS FOR RECOMMENDATION(S) 
 
6.1  The recommendations respond to the concerns of developers, the impact of 

COVID-19, and provides for a review point in 12 months. 
 
 
7.0 EXPECTED BENEFITS 

 
7.1  The approach will support individual builders and developers across South Holland 

equally, and with regard to the impact of COVID-19 on the industry. 
 
 
8.0 IMPLICATIONS 
 
 In preparing this report, the report author has considered the likely implications of the 

 decision - particularly in terms of Carbon Footprint / Environmental Issues; 
 Constitutional & Legal; Contracts; Corporate Priorities; Crime & Disorder; Data Protection; 
 Equality & Diversity/Human Rights; Financial; Health & Wellbeing; Reputation; Risk 
 Management;  Safeguarding; Staffing; Stakeholders/Consultation/Timescales; 
 Transformation Programme;  Other. Where the report author considers that there may be 
 implications under one or more of these headings, these are identified below. 

 



8.1 Constitution & Legal 
 

8.1.1 The provision for the issue of Council Tax Completion Notices is contained in the 
Local Government Finance Acts 1988 and 1992. 

 
8.2 Financial  

 
8.2.1 The recommended approach will have a financial impact with the introduction of a 

delay of two months before a Council Tax charge becomes payable.  It is however 
difficult to estimate the total cost with any degree of certainty as dwellings might be 
complete in this period and would be liable for Council Tax in different timescales, 
also, dwellings will fall into different bands.  As an indicative cost per dwelling, at 
Band D, excluding parish precept, this will be around £300 per dwelling.  The loss 
would be administered under the Collection Fund, with SHDC’s share being around 
10%.   

 
8.2.2 The cost to SHDC for the discount on dwellings where a completion notice was 

issued between 27 December 2019 and 23 March 2020 is estimated to be in the 
region of £8,585.  This will be a direct cost to SHDC General Fund. 

 
 
 
9.0 WARDS/COMMUNITIES AFFECTED 
 
9.1  All  
 
10.0 ACRONYMS  
 
10.1 COVID-19 - Coronavirus Disease  

SHDC – South Holland District Council 
 

Background papers:- There are none 

Lead Contact Officer 
Name and Post: Sharon Hammond 
Telephone Number: 01507 613306 
Email: Sharon.hammond@pspsl.co.uk 
 
Key Decision: No  
 
Exempt Decision: No  
 
This report refers to a Mandatory Service  
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