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Introduction

The empty homes service review 2022 has been commissioned by Staffordshire Moorlands District Council

and completed by The Empty Homes Network. The aim of this review is to provide feedback and guidance on

a variety of aspects relating to the current processes, procedures and strategic direction of empty homes work

across the District, with a view to improving the delivery, efficiency and investigative approach to casework.

Whilst the overarching aim of the empty homes service is to support and assist owners in returning their

properties to use, this review outlines a number of key practical approaches that can be adopted by

Staffordshire Moorlands District Council in order to improve their operational and strategic processes, and

subsequently benefit key stakeholders such as the Council’s customers, staff, and empty home owners.

By assessing the current capacity and operational delivery of the service, this review gains an overall

appreciation of current practices throughout the customer journey, primarily from the point of view as a council

officer dealing with a subject property.

With a thorough understanding of the statistics, current service delivery and processes adopted by

Staffordshire Moorlands District Council, the service review aims to pinpoint key areas of focus for the council

in order to develop and improve their operational procedures, enabling them to both increase deliverable

capacity, but also to achieve a successful and sustainable model from which returning empty homes to

prolonged use can be attained.

The review concludes by offering a summary of recommendations, from which the local authority will be able to

enhance and develop their empty homes service which is in place to support those who seek the guidance and

advice to return their empty home to use, but also tackles those who may be reluctant to engage in making the

best use of their assets and property.
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Why Empty Homes Matter

Empty homes are an issue across the UK. Irrespective of their reasons for becoming empty, properties left

empty for significant periods of time are not only a waste of a limited resource at a time when the country is

desperately seeking to increase its housing supply, but they also create blight, degradation, encourage crime

and discourage inward investment.

According to statistics released by Central Government in October 2021, over 468,000 homes were classed as

empty across England, with 247,631 of those being reported as long-term empty having been vacant for six

months or longer. Whilst many of these are yet to have reached a stage of deterioration that prompts concern

or encourages decline, every empty home removes a property from the housing market, and with it the

opportunity for those on social housing registers to be housed, first time buyers to purchase, or those looking to

move upwards on the property ladder.

Whilst the issue affects all towns and cities across the UK, empty homes come in all forms, shapes and sizes.

Affecting inner cities, suburbs and rural areas, properties can be left empty to deteriorate for years, often

decades, prior to the owners being encouraged and sometimes forced to bring them back into use. Being

varied in their condition and location, also means being varied in the approach to return them to occupation

with no one-size-fits-all solution. Whilst local authorities are best placed to encourage and enforce action in

dealing with empty properties, is not a statutory function however, and therefore councils are able to determine

for themselves whether resources are best put to use in dealing with them, or alternative corporate priorities.

With the probate process, lack of available finance, becoming an accidental landlord and market speculation

often cited as reasons behind why properties become and remain empty, it is widely considered that for a

property to remain vacant for over six months, there must be underlying issues being experienced by those

involved, meaning the tools and options available to councils in order to deal with them must often be as wide

and as varied as the number itself.
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Empty Homes Statistics
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Term Empty 
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% Total 
Empty

% Long-
Term 
Empty

2017 43,932 1,162 635 2.64% 1.45%

2018 44,030 1,188 814 2.70% 1.85%

2019 44,170 1,099 715 2.49% 1.62%

2020 44,295 1,025 776 2.31% 1.75%

2021 44,410 899 605 2.02% 1.36%

Total 
Number of 
Dwellings

Total 
Empty 
Homes

Total Long-
Term Empty 
Homes

% Total 
Empty

% Long-
Term 
Empty

2017 24.07m 454,558 216,921 1.89% 0.90%

2018 24.29m 472,918 227,953 1.95% 0.94%

2019 24.54m 482,896 237,594 1.97% 0.97%

2020 24.76m 480,106 278,470 1.94% 1.12%

2021 24.98m 468,070 247,631 1.87% 0.99%

National Statistics

Staffordshire Moorlands DC Statistics

Source: Council Taxbase Statistics 2021: www.gov.uk/government/statistics/council-taxbase-2021-in-england 

Source: Council Taxbase Statistics 2021: www.gov.uk/government/statistics/council-taxbase-2021-in-england 
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From a national perspective, the numbers of empty homes have fluctuated significantly over the past five

years, reaching a height of 482,896 total empty homes (where properties empty for less than six months are

included) in 2019. Whilst this number has declined over the following two years, possibly as a result of the

COVID pandemic, to 468,070, numbers still haven’t reduced to the levels shown in 2017 of 454,558. As a

percentage, the most recent statistics show that 1.87% of the country’s housing stock is reported as being

empty when based on the total number of dwellings across England.

When focusing on the country’s long-term empty homes (those empty for a minimum of six months), national

figures show a five year high of 278,470 in 2020, but a significant reduction of over thirty thousand to 247,631

in 2021. Similar to the figures shown and reported for total empty homes, this reduction doesn’t match the five

year low of 216,921 in 2017, with the national average of long-term empty homes against total housing stock

being at 0.99%. 2017 however, reported a five year low of 0.90% of homes being long term empty, against

total housing stock.

Locally, Staffordshire Moorlands has seen a relatively steady decline in the number of total empty homes over

the past past years, falling from 1,162 in 2017, to 899 in 2021. Despite the relatively significant difference of an

approximate 25% reduction, the percentage of total empty homes against the housing stock numbers locally

has only seen a 0.62% fall, from 2.64% in 2017 to 2.02% in 2021.

Bucking the national trend however, Staffordshire Moorlands have seen their long-term empty homes figures

drop to below levels seen in 2017, against a backdrop of a significant rise in 2018, and subsequent steady

reduction through to the lowest figures seen in five years.

However, despite the success seen in the reduction of total and long-term empty homes numbers through to

2021, Staffordshire Moorlands are still reporting higher than average numbers in both indicators, when

compared with the national average in percentage of total empty (1.87% v 2.02%), and percentage of long-

term empty homes (0.99% v 1.36%).



9

Council Tax Discounts & The Empty Homes Premium

As of 1st April 2013, central government afforded local authorities the opportunity to adapt their schedule of

discounts and exemptions in relation to empty homes. Where owners of empty homes were previously able

to request discounts or reductions, the ability to do so and at what level of discount were altered in order to

allow local authorities to set local levels under the Localism Act. This enabled local authorities to alter their

schedule of discounts and exemptions with regards to empty and uninhabitable homes locally.

Currently, Staffordshire Moorlands offer a maximum three-month discount of 100% of council tax charged

when a property becomes unoccupied, with the full charge is then payable. The property is then recorded as

empty until such time that the owner informs the council of a change in circumstance or occupancy. Upon

submission of relevant evidence, Staffordshire Moorlands also offers 50% discount for owners whose property

is undergoing major or structural repairs for a maximum of a twelve months. Both the three-month empty and

twelve-month uninhabitable discounts have been adopted by the local authority, although these could be

removed entirely under the powers afforded by the Localism Act.

Properties 
charged EH 
Premium

% of Total 
EH charged 
EH Premium

% of LTE 
charged EH 
Premium

2017 283 24.3% 44%

2018 306 25.7% 37.6%

2019 294 26.7% 41%

2020 245 28.6% 31.6%

2021 200 22.2% 33%

At the time of the changes in council tax reductions and exemptions, the Empty Homes Premium

was also introduced allowing councils to charge varying levels of penalty dependent on the length of

time a property had remained empty. Starting at 100% of the annual charge for those empty over 2

years, this rises to 200% where a property has been unoccupied for over 5 years. This level has

further increased in recent years, to apply a premium charge of an additional 300% for properties

empty over 10 years. Whilst there are some allowances and circumstances where these charges and

premiums can be waived, there is a thorough application process where documentary evidence is

required in order to have the premium removed.

Staffordshire Moorlands District Council currently have 200 properties being charged the empty

homes premium, representing 33% of all long-term empty homes. Whilst this has dropped significantly

from 44% in 2017, it still means a third of all long-term empty homes in across the district have been

vacant for two years or more.

Empty Homes Premium Statistics

Source: Council Taxbase Statistics 2021: www.gov.uk/government/
statistics/council-taxbase-2021-in-england 

http://www.gov.uk/government/
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Capacity Grid

In recent years, Staffordshire Moorlands have employed an external organisation, Capacity Grid, to conduct

an annual review of the local authority’s empty homes statistics. The annual review, often carried out in the

months leading up to the submission of the Council Taxbase report in October, allows Capacity Grid access to

information held by Revenues & Benefits to enable the cross referencing of empty homes data with various

other information sources. Other sources of information used include the electoral register, utility usage

information, the national census and credit files.

If throughout the cross referencing of information, a property is found to be occupied, the empty property

notifier on the council tax system can subsequently be remove and property taken off the list. As a result, the

reduction in number of empty homes ensures that the local authority maximise their rewards for the New

Homes Bonus, of which the net available and usable housing stock is one of the key criteria. Once completed,

Capacity Grid are remunerated through a percentage of the New Homes Bonus reward for the total properties

that are returned to use.

This process, although potentially financially rewarding for the council, is simply a case of data matching and

cleansing, with no support, assistance or guidance given to empty home owners whose property continues to

remain empty. Whilst the process is often advised for local authorities where empty homes work is not carried

out, the financial sums paid for the review are substantial and would handsomely cover the cost of a

permanent empty homes officer, who, with the same information and monthly monitoring, could replicate such

review for the same benefit to the local authority.

On the basis that the local authority were to employ a dedicated empty homes officer, albeit on an initial part-

time basis, a comprehensive database, regular and cyclical data cleansing, and a process of ongoing

monitoring and contact with owners, would enable the authority to carry out an identical exercise at zero cost.

The officer would be able to couple this work with a programme or support and assistance to those owners

who are in need of help or build on cases in order to progress engagement and enforcement action.
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Homelessness & Temporary Accommodation

A natural and logical correlation often suggested as a potential solution to the growing housing problem, is

that of the numbers of empty homes, and those households classed as being homeless, or on the housing

register.

When considered against a figure of 605 empty homes reported in October 2021, it is a reasonable

suggestion that the number of empty homes could in some way contribute to supporting those who have

found themselves homeless or on the housing register or placed in temporary accommodation. Of the

statistics shown, 31 households were reported to have spent some time in temporary accommodation in the

year 21/22, with this number dropping to fifteen so far in 22/23. Similarly, 29 households were placed into bed

and breakfast accommodation throughout 21/22, with this figure being 16 so far in 22/23.

As of the 31st August 2022, there had been 4 households placed in temporary accommodation for 6 weeks or

more,Total 
households 
in 
temporary 
accom 
(TA).

Total 
households 
in TA 6+ 
weeks
(42 days) 

Total 
households 
in B&B 
accom.

Total 
families 
placed in 
B&B 
accom.

Total 
families 
placed in 
B&B 6+ 
weeks 
(42 days)

2021/22 50 31 29 7 2

2022/23 28 15 16 5 0

As at 
31/08/2022 9 4 5 3 0

*Households may be placed in multiple temporary placements. For instance, B&B initially then 
alternative TA subsequently.

more, and 0 families that had been in B&B accommodation for 6 weeks

plus. These types of accommodation provisions contributed to a net

spend £11,004.77 for the local authority in 2021/21 once income from

housing benefit had been taken into account, Whilst this could be seen

as a minimal amount when compared to other local authorities or when

set against budgetary provisions, it still represents a significant spend on

alternative accommodation for those in need, whilst a wasted resource

lies unused across the district.

Whilst it is appreciated that with even should all empty homes be

brought back into use, there will still be a requirement to provide such

temporary provision for those in need, it should be considered that the current numbers of empty homes,

could provide a more cost effective and sustainable solution for temporary accommodation provision, for the

local authority, either through lease agreements with private owners, or arrangements with existing partners.



Political Appetite & Empty Homes Strategy

Compiled in conjunction with High Peak Borough Council, Staffordshire Moorlands launched their most recent

empty property strategy in 2017. With a purpose of outlining the current empty homes position both nationally

and locally, the strategy aimed to set out the Council’s future plans to effectively monitor, review and tackle the

issue. Contributing to the wider corporate priorities within the corporate plan, in aiming to help create a safer

and healthier environment for local communities, the empty homes strategy 2017 also links to other strategic

objectives and policies, such as the Corporate Plan, and Private Sector Housing Renewal Assistance Policy

2022.

Setting out the Council’s aims in dealing with Empty Homes, the Strategy sought to bring privately owned

empty homes back into active use, raise awareness of the issue locally, improve housing conditions and

prevent deterioration of the built environment. By providing support and assistance to both those effected

negatively by empty homes, and the owners themselves, Staffordshire Moorlands took significant steps in

acknowledging the importance and positive impact that work to return empty homes to use can have.

Along with the development and implementation of the strategy, a cross service and cross departmental

empty homes working group was formed to continually review the local council’s involvement and progress

with empty homes cases, and to share experience and practice in supporting each other.

The strategy was reinforced with the Empty Property Strategy Progress Report presented to the Resources

Overview & Scrutiny Panel in April 2020, where progress in relation to the 2017 strategy was reported. Further

outlining the benefits of empty homes work, the report also presented the findings an owner survey carried

out, in which it was found that 88% of empty property across the district is privately owned by individuals, and

the remining 12% by companies or businesses. Whilst the reasons behind why the properties remained

vacant were varied, the support and appetite shown both through the adoption of the strategy and approval of

the review, shows that there is an appetite and appreciation that the council’s response and process through

to occupation, requires input, involvement and support from colleagues, that is equally varied.
12
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Current Operational Capacity, Policy & Process

Current capacity and resource limitations mean that Staffordshire Moorlands employ a largely reactive

approach to their empty homes work. Receiving approximately 20-30 complaints regarding empty homes

annually, officer’s time and other work commitments mean that proactively pursuing empty homes in line with

their strategy of 2017 has been limited. That said, Staffordshire Moorlands are conscious that working to

pursue the owners of empty homes is not a statutory function, and therefore councils are not bound by

legislation in having to provide such service. However, it is fully recognised that such work is significantly

positive and beneficial to residents and communities, and therefore an active approach through a targeted

empty homes strategy, serves to make positive steps and progress where feasibly possible.

Upon receipt or notification of an empty property, officers currently apply a scoring matrix to determine the

severity of empty property, but also the impact on the residents and complainant. This matrix assessment

considers and scores through a variety criteria, including the property particulars, the length of time empty,

visual impact on the amenity of an area, and nuisance caused or associated with the property. The resulting

overall score then determines the level of action required, be it low, medium or high, with the complainant then

informed of the outcome. A Low score results in no action being taken, a Medium score means the council will

attempt to locate and encourage the owners and monitor, with a High score resulting in a more formal and

targeted approach in order to have specific items or complaints addressed. Those with a higher matrix score

are more likely to result in action such as an Enforced Sale, Compulsory Purchase Order, or Empty Dwelling

Management Order, however, these must be preceded with a significant amount of work with attempts to work

with the owner through assistance and negotiation, to bring the property back into habitable use.

Once received and scored, empty properties brought to the attention of officers are then loaded onto the local

authority’s Flare CMS System for monitoring and review. These case files are monitored, reviewed and

assessed dependent on their level of scoring, and remain open until the required works or specifics are

completed, meaning that they are active indefinitely, until such time that a property becomes occupied.
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The current first point of reference for many residents wishing to refer a complaint to the local authority, as

well as empty home owners looking for information and support provided, is the Council’s website and

dedicated pages relating to Empty Properties. As a neighbour or complainant, the council offers the option to

report an empty home through the submission of an online form, which is then directed to the environmental

health department. This allows details of the property and the effect that it is having to be shared and reported,

although not anonymously should the complainant require. Information is also available for complainants as to

why empty homes become and remain empty, as well as why the council are interested in returning them to

use.

The information for owners however is little more sporadic, spread over a number of pages both under the title

of empty homes, but also within the pages for Business, and Investing in Staffordshire Moorlands. Although

outlining the benefits and options in returning properties to use, the website doesn’t have a first point of

call/contact for owners, whereby it would encourage them to get in touch to seek advice or support. Whilst

also having a page dedicated to the explanation of the enforcement powers available to the local authority, it

could possibly be better served to have these amalgamated into a single page/source, that enables a ‘carrot &

stick’ approach.

As a result of the matrix scoring and assessment, council officers then have a number of template letters from

which they will attempt to contact the owner and explain that the council have concerns about their property,

or that there are works required in order to satisfy the issue outlined in the complaint. Dependent on the

severity and urgency of the matter, a relevant contact letter will be chosen and adapted to suit the

circumstances. The council also respond in writing to complainants using a standard letter, to inform them of

the result of the scoring matrix, and to inform them as to whether any further action will be taken.

Accompanying the letters sent to empty home owners, the council have produced a useful flier outlining the

penalties that would apply to them through the empty homes premium, should their property remain empty for

over two years. An eye catching, simple and effective document, it outlines the financial implications of

maintaining an empty property in respect of the council tax charges very succinctly.



Staffordshire Moorlands employ an extremely measured approach when it comes to the pursuit of

enforcement against empty homes and their owners.

Outlined in the Empty Homes Strategy of 2017, in response to 33 complaints received about properties during

the year 2018/19, 9 enforcement notices were served relating to issues such as public health, safety and

nuisance including waste, rubbish and the securing of premises. Whilst this is an extremely positive response

as a ratio of notices served to complaints received, they should only be seen as successful interventions if

they ultimately result in the property becoming occupied once more. Whilst improvement notices are an

effective tool in the legislative options available for officers, in most cases they are prescriptive and definite in

terms of what is required and by when of an owner, when it comes to dealing with a particular issue or defect.

They don’t, however, prescribe or require the owner to occupy, rent, sell or deal with a property, to the extent

where the property would subsequently be removed from the database held of empty homes.

Whilst the local authority have been active in pursuing and serving improvement notices on empty properties,

the more intensive work of progressing with stricter enforcement tools has not been as prevalent. A draft

Enforced Sales Policy was produced in 2020, whereby if approved, the council would be better placed to

pursue the forced sales of properties where local land charges had been accrued. The council have also

previously progressed an Empty Dwelling Management Order application through to a successful conclusion,

only to find that the financial constraints and modelling required would lead to a negative bottom line as a

result. That said however, this proves further that there is evidential appetite to pursue, and enforce where

required, empty and derelict homes across the District that are proving problematic and troublesome to locals.

In recent years, Staffordshire Moorlands have employed several initiatives targeted at encouraging empty

homes owners to return their properties to use. These include EPIC, through a lease and repair scheme,

supporting owners through the council’s Home Repairs Assistance Grant Scheme, and through initiatives

intended for other primary users, such disabled facilities adaptations, and the Call B4 You Serve service,

targeted at those wishing to live independently, and private sector landlords respectively. The local authority

has also been proactive in encouraging the promotion of the VAT reduction on refurbishments, for property

empty for over two years. 15



Empty Homes Service Review 2022

Progressing Policy & Practice



17

Appetite, Enforcement & Publicity

Whilst the aim of this service review is to primarily provide practical guidance and recommendations to

ongoing operational activities associated with Staffordshire Moorland’s empty homes service, it is both

acknowledged and appreciated that several of the points raised will require both political and corporate support

to be approved and implemented. That considered however, it would be remiss of this review to omit or reject

feasible options for the consideration of the local authority that would ultimately develop and enhance the

service as is currently. Having displayed a recent appetite for the progression of empty homes work, it is

hoped that this review, and these recommendations, will be given thought and due consideration for the

progression of both the service, but also with the intention of its ultimate purpose of enabling the return to use

of further empty homes across Staffordshire Moorland’s District authority.

Underpinning the direction and purpose of empty homes work, is the Council’s Empty Homes Strategy. A

strong outline of the current and national context, the reasons behind why empty homes become and remain

vacant, as well as why the council get involved, can provide solid and strategic reasoning as to why

Staffordshire Moorlands are willing to take and pursue enforcement action. Having been originally written in

2017, consideration should be given to a refresh of the current strategy, in order to account for changes to

local and national context, as well as the updated view on enforcement, policy direction and initiatives. Bringing

the strategy in line with current corporate policy and direction, it would be recommended that the strategy

should be refreshed on a cyclical basis every three to five years, in line with similar procedures adopted by

other local authorities. In doing so this will provide an anchor to empty homes work carried out by existing and

future officers, and a reference point for staff, complainants and empty home owners alike.

In tandem with a refresh of the empty homes strategy, Staffordshire Moorlands should seek to adopt stand

alone enforcement documents, such as the Enforced Sale Policy drafted in 2020. Policies in line with the

overall strategy focusing on Enforced Sales, Empty Dwelling Management Orders and Compulsory Purchase

Orders, will not only strengthen the council’s position through negotiation with owners, but give officers the

backing and support required to significantly change the empty homes landscape for the better.



A recommendation requiring corporate and members support, would be the adoption of further changes to the

current Council Tax discounts and exemptions bringing Staffordshire Moorlands in line with other local

authorities. Further discouraging vacancy and working within council tax legislation limitations imposed, it would

be recommended that the council consider removing both the 3-month, 100% discount for unoccupied and

unfurnished properties, along with the 12 month, 50% discount applicable to uninhabitable properties.

Whilst the empty homes premium levels have been adopted to their fullest, the aforementioned discounts allow

the impression that the council are satisfied that properties are able to be left empty, or uninhabitable, for a

given period. Removing these discounts not only gives the message that any period of vacancy should not be

acceptable, but subconsciously focuses the mind of the owner. To go further, it was announced as part of the

Queen’s speech that the government intends to introduce the Levelling Up and Regeneration Bill, currently

progressing through the House of Commons. The Bill, if approved, described the following changes to be

introduced; A new discretionary 100% council tax premium on second homes held for over a year, and allowing

councils to apply a council tax premium of up to 100% on homes which have been empty 12 months. The bill

requires authorities to have a minimum period of 12 months between making its first determination and the

financial year in which it takes effect, meaning that billing authorities may be able to charge the premium on

second homes in 2024/25. However, approval should be granted by the authority by Spring 2023. It would also

be recommended, that this be put forward for Council approval at the earliest opportunity.

In order to improve lines of communication and exposure of the service, this review proposes minor changes to

the council’s website, in order to condense the information available. Relocating the pages to fit under the

’Housing” heading, the Empty Homes page should be a single source of information for both complainants and

owners. Within the page, the ‘reporting form’ can be held, ‘reasons for the council’s involvement,’ ‘options for

owners’ and ‘Our Enforcement Options’ listed, as well as other relevant documents, policies and strategies.

Further tools such as a ‘cost calculator’, showing owners the costs of retaining an empty home, could also be

developed. Coupled with this, discussions should begin with the internal and external communications teams in

order to publicise the service, and to formulate a strategy of communication through media outlets to encourage

the reporting of empty homes, and for owners to engage. If timed correctly, publicity surrounding Empty Homes

Week (usually held in February), could provide additional exposure in order to build support locally.
18

https://emptyhomespartnership.scot/calculator-cost-of-an-empty-home/
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Empty Homes Database

Key to the development and progression of the empty homes service delivered by Staffordshire Moorlands,

would be the recommendation to implement a working empty homes database. Built, maintained and

amended through a simple MS Excel spreadsheet, a database can be used to monitor case progress, store

key information regarding the owner and involvement, as well as providing statistical analysis on current

empties, properties brought back into use, and monthly reports for senior officers and elected members.

Through building on the existing positive relationship with the council tax department, the supply of a monthly

report will enable officers to build an initial database of all empty properties in the local authority area, and

subsequently maintain this using the information supplied. It would be recommended that the database be

broken down into seven working categories (tabs), with two of these to record the information on properties

brought back into use (those that have been brought back into use with the local authority’s intervention, and

those without). The other five would hold information on properties that are Empty, but exempt from Council

Tax, and the remaining four categorized as, priority properties, probate cases, properties owned by housing

associations or companies, and those who are privately owned by individuals. This method of recording and

maintaining a database is crucial for a number of operational reasons, primarily to support the work of the

officer(s) involved. Not only working as a point of reference for any interaction with an owner or complainant, it

allows for quick and efficient compilation of an annual mailshot to all empty home owners at the point of a data

cleanse, prior to the Council Taxbase submission, and for colleagues to instantly be informed of any case

progress. The final category would be those each month, reported to be empty, and exempt from council tax.

In essence, the priority properties should be classed as those which are the longest empty, most complained

about and in the worst condition, and form the highest priority of the local authority to be dealt with. Those

within the probate category are those that have been through the process, and have now had probate granted.

The remaining two categories are based on the ownership of the property, be that of registered providers or

private individuals, but all properties categorised in such a way that allows for them to be treated and dealt

with in a planned and strategic way.



Reporting, Monitoring and Scoring

From the compilation and monthly update of an active database, the ability to monitor, review and progress

cases within current officer capacity should be increased. After an initial period of intensive work to establish

the database and its maintenance process, a monthly review and refresh using the most up to date council tax

data will be sufficient to ensure that both casework and wider statistics can be tracked and managed.

From a reporting and monitoring perspective, all properties that are referred as a complaint to the service

should be transferred or added to the ‘priority’ list whilst under investigation, and through to its conclusion. If

this means the transfer of a property from the ‘Probate’ or other categories, then this should be carried out to

avoid a duplicate database entries. Whilst work is ongoing to trace, inform and negotiate with the owner, the

case specific knowledge base is built to include a number of aspects, including but not limited to: Empty Date,

Empty Address, Priority Score, Liable Start Date, Empty Address 2,3,4, Empty Postcode, CTax Description,

Ctax Bill & Arrears, Parish, Ward, Letters Sent, Letter Sent Date, Last Contact Date, Next Steps, Possible

Enforcement Route, Owner Name, Owner Address, Owner Address 2,3,4, Owner Postcode, Rightmove Link,

Zoopla Link, Planning App. Link, Phone Number, Email Address, Complainant Name, Complainant Contact

Details, Financial Circumstance (mortgages, charges etc.), Other Officer involvement. This then allows an

accurate and updated picture of a property and owner’s circumstances to be available at a moment’s notice.

With the current team’s capacity limiting the ability to proactively progress empty homes work, this method of

holding information and categorising empty homes allows their time efforts and pursuit of owners to be as

efficient and measured as possible. Upon receipt of a complaint, the current process means that a scoring

matrix is carried out on visiting the property subject to the complaint, and it is recommended that this exercise

is amended to a more streamlined, desk-based survey. Currently seeking to score on a series of 15 questions,

a revised matrix will score seven criteria based on information that should be available to hand at the time of

receiving a complaint. These areas of focus are: Length of Time Empty, Location, Special Interest, General

Condition, Unwanted Attention, Debts Owed to the Local Authority, and owner interaction. Upon receiving a

score, the property is then given its rating and standing amongst the other properties held on the ‘priority list’.
20



Processes & Application
Once in place, a comprehensive and active database of all empty properties across the district will enable the

officers to progressively monitor, review and update information relating to empty homes, and create accurate

and definitive reporting methods for the purposes of senior management, elected members, and their relevant

constitutional documents. However, the theory and practice behind compiling a database in this way, gives the

officers a more effective and direct approach to engaging with and encouraging empty home owners.

By categorising owners and their properties, communication and support can be targeted and delivered in a

more effective way, by way of mailshots to all owners on the database, or simply a select few dependent on

their circumstances, situation, or criteria as laid out within the database format. In doing so, the data cleansing

process of all empty homes, recommended to be carried out annually throughout September and October, can

be completed with a view to achieving significant results both in terms of the reduction in empty homes, but

also through the rewards offered by the New Homes Bonus.

If and when capacity permits, it would also be recommended that the local authority carries out an initial 3-

stage letter process of contacting empty home owners. Irrespective of prior involvement or contact, every

empty home owner will be contacted through the process, with this also being used to ascertain their reasons

for allowing the property to remain empty, but also their plans and intentions going forward.

Compiled and sent in batches of 75, the first letter, outlines the council’s empty homes strategy, options and

benefits of bringing the property back into use, and encourages a response to the council to determine if any

help or assistance can be provided. Owners are then given 31 days to respond. Those who don’t engage are

then contacted a second time, as soon as possible after the initial deadline, through a second letter which

again offers support, but also outlines the council’s renewed enforcement options. Again given 31 days to

respond, after which a third letter is sent to which an increased level of pressure is applied, with the council

now concerned about the property in question. This would be expected to gain approximately an 87.5%

response rate over the course of the complete exercise (529 responses from 605 owners, on current statistics),

based on experience of conducting identical processes for other authorities. 21



Developing Options for Owners

Whilst Staffordshire Moorlands have been successful in their application of improvement notices in recent

years, the wider process of encouraging empty home owners to bring their property back into use must include

a suite of options that can enable the promotion of the service, and provide a suitable solution to the hurdles

being experienced by the owners. As mentioned previously, it could be suggested that if there are over 600

long-term empty homes across the district, then over 600 solutions would be required. Put simply, every

property, owner, circumstance and problem faced is different and individual, and the solutions required need to

be as individually tailored to meet the needs and requirements of the owners.

Firstly, it would be recommended that all existing and historical initiatives should be appraised and assessed

for their relevance in today’s property market and financial climate. Loans, grants, energy efficiency support

and national funding programmes should all be considered as to whether they would be suitable both for the

owners across Staffordshire Moorlands, but also on their deliverability and suitability when it comes to the

financial capability of the local authority. Should loan or grant funding be currently available, an exercise

should be carried out as to where this would most suitably be used, either in terms of the locality of properties

or the size and suitability for use within the social housing or temporary accommodation sector.

The local authority should also look to build on their free options to owners, whether this be by offering time,

knowledge, relevant contacts or links to external partners such as estate agents or building contractors.

Developing an investors list, offering a key-holding service, providing VAT reduction letters, offering links to

internal colleagues such as planning, as well as property appraisals for the sale or rental market, are all cost

neutral options for the local authority to offer, and these should be listed and developed in conjunction with the

empty homes working group.

Once a comprehensive suite of options is built and developed, the council should then look to develop an

information booklet or leaflet, outlining their support and tools to owners, in order for them to include this within

mailshots, the annual data cleanse programme, or within the annual council tax booklet sent to residents.
22
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Additional Resource & Capacity

With the aim of this review seeking to improve operational procedures and processes, it would be expected

that even with many of the recommendations thus far being implemented, that the council would continue to

maintain its reactive approach to empty homes work. With this in mind, the review also recommends that the

authority strongly consider increasing their operational resource to provide a dedicated empty homes officer in

order to give the service the attention and focus required in order to take significantly positive steps into

reducing the number of empty homes, and dealing with the most problematic of properties.

By employing a part-time resource of as little as one day per week, the benefits to the authority and the

programme of empty homes work would be significant in a number of ways. This would allow Staffordshire

Moorlands to drastically increase the statistical monitoring of empty homes, and provide a proactive and

investigative respose into complaints of empty homes. This resource would also be able to progressively focus

on casework and the persistent encouragement targeting empty home owners, which where lacking, allows

owners the opportunity to leave their property empty without recourse. This casework will inevitably build

towards more stricter enforcement action, which at the time of application, is often not required due to the

intensive nature of the pressure applied beforehand.

In building the resource to support the service, the work carried out through attempts to return empty homes to

use will not only result positively within the communities, encourage betterment and investment, but also lead

to a positive reputational impact that the council are willing, and acting, on taking the issue of empty homes

seriously.

Furthermore, Staffordshire Moorlands could look to increase its wider support for the empty homes service and

Revenue and Benefits teams, by reintroducing the role of the visiting officer within the Council Tax team.

Focusing on income maximisation and compliance, this role could support the empty homes officer throughout

the data cleanse process, by conducting visits to ensure occupancy or vacancy, but also to conduct cyclical

reviews of the empty homes premium, single person discount application, and second home criteria.
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Whilst it is understandable that the implementation of such roles, or the authorisation to recruit will of course

have a financial implication, especially at a time where local authority budgets are stretched to capacity.

Throughout the process of this review however, two potential funding streams have been identified that would

enable Staffordshire Moorlands to consider the increase in resource capacity. These would come in the form

of a revised approach to the employment of the annual Capacity Grid empty homes review, and through

revised Council Tax discounts and premiums.

Should the recommendation be followed through that would see the removal of the current 3-month and 12-

month council tax discounts for empty and uninhabitable homes, the revenue this would generate would be

more than sufficient to cover any additional resource, as well as generating further income for the local

authority. The ringfencing of this income, potentially in conjunction with that generated by the empty homes

premium, would not only be an innovative approach not taken by many local authorities, but also ensure that

significant steps can be made to bring large numbers of empty homes back into use. With current figures

showing that around 200 properties are being charged the empty homes premium, the income generated from

this when used to underpin empty homes work, would be a benchmark for other local authorities to follow in

terms of their funding mechanism for empty homes work.

Alternatively, the local authority could consider using the equivalent spend used to employ Capacity Grid to

conduct their annual empty homes review, in order to fund the additional resource for both the dedicated

empty homes officer, as well as a Council Tax visiting officer. Whilst it is appreciated that the revenue

generated through the New Homes Bonus is significant, through following the recommendations within this

review, the local authority will be able not only replicate their process and rewards, but also work towards

encouraging the empty home owners who have been reluctant to engage.

Through thorough data cleansing, consistent and regular monitoring of the statistics, a collaborative approach

by two additional resources, potentially both part-time, will not only enable Staffordshire Moorlands to continue

to receive the benefits of the New Homes Bonus allocations, but also to increase their data accuracy and

casework progression, to see the numbers reduced further, and council tax compliance and revenue

increased.
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Recommendations Overview

• A renewed Empty Homes Strategy to follow on from that published in 2017, will allow the council to

update members and senior management on the local and national context, and give foundation and

support to the pursuit of empty homes work (Priority: High, Cost: Low, Benefit: High)

• The creation and adoption of an Enforced Sales, Compulsory Purchase Order and Empty

Dwelling Management Order policies will enable the council to outline their stricter enforcement

plans, to see the numbers of empty homes returned to use increase (Priority: Low, Cost: Low, Benefit: Med)

• Adopt changes to council tax discounts and exemptions, enabling the removal of the 3-month

100% discount for unoccupied and unfurnished properties, and the 12-month 50% reduction for

uninhabitable properties, and to begin the process of adopting further changes to take effect from April

2023, and April 2024. (Priority: High, Cost: Low, Benefit: High)

• Minor changes to the website, in order to bring all empty homes information for owners and

complainants onto a single page. (Priority: Med, Cost: Low, Benefit: High)

• Through a stronger working relationship with Revenues & Benefits, develop a working comprehensive

empty homes database for the storage of information concerning empty homes, and to enable the

reporting of accurate and informative statistics on a monthly basis (Priority: High, Cost: Low, Benefit: High)

• To categorise and prioritise the empty homes database, and upload all priority cases as open

and ongoing files on the Flare CMS system (Priority: High, Cost: Low, Benefit: High)

• To implement a revised scoring matrix for properties only categorised as a priority, and to result in a

prioritised list for the local authority to focus and target their efforts (Priority: High, Cost: Low, Benefit: High)

• To conduct an initial three stage letter process whereby all empty home owners are contacted, in

order to build property and owner profiles, and gauge level of engagement with majority of the database
(Priority: High, Cost: Low, Benefit: High) 26



• To increase officer capacity to conduct an annual data cleanse, through mailshots, visits and owner

engagement, therefore replacing the need to employ a third-party review (Priority: Med, Cost: Med, Benefit: High)

• To revisit all current and active initiative programmes such as loans and grant schemes, and

determine their relevance in today’s climate in terms of the feasibility, but to ascertain whether they can be

amended or adapted to suit the needs of the empty home owner (Priority: Low, Cost: Low, Benefit: High)

• Collate, develop and build a suite of cost-effective initiatives for the local authority to offer

owners of empty property, and promote these through the appropriate channels (Priority: Low, Cost: Med,
Benefit: Med)

• To develop an options booklet/leaflet that can be included within mailshots and correspondence

with empty home owners, promoted through media and communications streams and promoted as a

stand-alone document on the council’s empty homes webpage (Priority: High, Cost: Low, Benefit: High)

• To consider the ringfencing of income generated through the Empty Homes Premium to employ

dedicated officer on a limited part-time, and or, begin offering tailored loan/grant assistance to empty home

owners (Priority: Med, Cost: Med, Benefit: Med)

• To consider adopting a comprehensive proactive approach to empty homes, and using the equivalent

funding spent on the empty homes review carried out by Capacity Grid to employ a dedicated

resource on an initial part-time basis, with a view to expanding the role to a permanent position based on

success and results (Priority: High, Cost: Low, Benefit: High)

• To consider adopting an additional comprehensive approach to council tax income generation and

compliance, by using the equivalent funding spent on the empty homes review carried out by Capacity Grid

on employing a dedicated resource to act as a council tax visiting officer, specifically tasked

with income maximisation and compliance in reviewing empty homes, the empty homes premium, single

person discount and second homes. (Priority: High, Cost: Low, Benefit: High)
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Recommendation Implications
The recommendations proposed by the review are given with the intention of developing the empty homes

service as a whole, and therefore includes aspect which may not prove to be immediate priorities of the

council. For this reason, each of the recommendations has been given a Low, Medium or High rating in terms

of its priority, for the council to consider in the immediate future, of its costs associated with the

recommendation, and for the resulting benefit of the service as a whole if implemented.

Whilst it may be ideal to implement all of the recommendations at the earliest opportunity, consideration has of

course got to be given to the costs of doing so, as well as the political will and appetite to direct resources to an

area that is not currently a statutory function. Many of the recommendations can be implemented by existing

staff members and officers, without the need for additional resource being employed. However, this is likely to

come at a detriment to other services provided by the team, with their current role meaning their time is spent

in other areas of work.

With the financial benefits of removing council tax discounts and increasing the ability to employ the empty

homes premium being evident, a case has to be made for the social and economic benefits of bringing empty

homes back into use. Whilst it is the role and purpose of an empty homes officer to reduce the number of

empty dwellings, in doing so the likelihood and ability to charge a premium for the council tax of those

properties will of course reduce if the officer is successful. However, the rate and frequency of vacancy, as well

as the turnover of property to becoming liable for the premium is such, that there will always be a need to offer

a proactive and developing service.

Increasing the capacity of an officer, through to employing additional resource can significantly enhance the

ability of the council to offer, develop and maintain a sustainable empty homes service, whilst not being an

expensive option. A comparative council, with relatively similar statistics of empty homes, employ a part-time

officer at 22.5 hours per week, on a salary of circa £16,000. This investment, has led to over 50 long-term

problematic empty homes brought back into use with council intervention, with minimal enforcement action and

without the need for additional resources such as loans, grants and financial assistance. 28



Route to Implementation (limited potential to increase resource)
The recommendations proposed by this review have highlighted ways in which Staffordshire Moorlands District
Council are able to build on their current operational capacity to deliver a positive and successful empty homes
service. However, it is appreciated that the ability to implement many of these successfully may depend on officer
capacity, and the ability to increase resources should the council deem it appropriate to do so. The
recommendations are therefore listed below, should the authority not be in a position currently to increase

resources. The initial recommendations are considered as strategic, and would likely require the involvement of

housing strategy and officer level staff, as well as corporate consideration through to cabinet and council

approval.
• A renewed Empty Homes Strategy (Priority: High, Cost: Low, Benefit: High)

• Adopt changes to council tax discounts and exemptions (Priority: High, Cost: Low, Benefit: High)

• To revisit all current and active initiative programmes (Priority: Low, Cost: Low, Benefit: High)
• Develop and build a suite of cost-effective initiatives (Priority: Low, Cost: Med, Benefit: Med)

• To develop an options booklet/leaflet (Priority: High, Cost: Low, Benefit: High)

The following recommendations would be implemented by the current operational staff and teams, and would

not likely need the approval of cabinet or council members. Consideration should be given however, for the

initial time taken for some of the recommendations, as this would likely mean capacity to fulfill other duties

would be reduced.
• develop a working comprehensive empty homes database (Priority: High, Cost: Low, Benefit: High)

• To implement a revised scoring matrix (Priority: High, Cost: Low, Benefit: High)

• categorise and prioritise the empty homes database (Priority: High, Cost: Low, Benefit: High
• To conduct three stage letter process (Priority: High, Cost: Low, Benefit: High)

• Minor changes to the website (Priority: Med, Cost: Low, Benefit: High)

• To increase officer capacity to conduct an annual data cleanse (Priority: Med, Cost: Med, Benefit: High)

The remaining recommendations would be held for consideration at a later date:
• ringfencing of income through Empty Homes Premium Priority: Med, Cost: Med, Benefit: Med)
• employ a dedicated resource on an initial part-time basis (Priority: High, Cost: Low, Benefit: High)

• employ dedicated resource as a council tax visiting officer (Priority: High, Cost: Low, Benefit: High)
• The creation of Enforcement Policies (Priority: Low, Cost: Low, Benefit: Med) 29
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Route to Implementation (potential to increase resource)
Should Staffordshire Moorlands be in a position to consider the increase in resources to focus on Empty

Homes work across the District, the recommendations put forward by this review would be laid out slightly

differently, with a view to focusing efforts on increasing the resource as a priority. This would allow the new

staff member(s) to develop their knowledge, understanding and backgournd of the area of empty homes, but

predominantly for them to be involved in the development of the tools and incentives for which they will use to

encourage owners of empty homes. The initial recommendations are considered as strategic, and would likely

require the involvement of housing strategy and officer level staff, as well as corporate consideration through to

cabinet and council approval.

• A renewed Empty Homes Strategy (Priority: High, Cost: Low, Benefit: High)
• Adopt changes to council tax discounts and exemptions (Priority: High, Cost: Low, Benefit: High)

• employ a dedicated resource on an initial part-time basis (Priority: High, Cost: Low, Benefit: High)
• employ dedicated resource as a council tax visiting officer (Priority: High, Cost: Low, Benefit: High)
• To revisit all current and active initiative programmes (Priority: Low, Cost: Low, Benefit: High)

The following recommendations would be implemented by the current operational staff and teams, and would not likely

need the approval of cabinet or council members. Consideration should be given however, for the initial time taken for

some of the recommendations, as this would likely mean capacity to fulfill other duties would be reduced.
• Develop and build a suite of cost-effective initiatives (Priority: Low, Cost: Med, Benefit: Med)
• To develop an options booklet/leaflet (Priority: High, Cost: Low, Benefit: High)
• Minor changes to the website (Priority: Med, Cost: Low, Benefit: High)

• To implement a revised scoring matrix (Priority: High, Cost: Low, Benefit: High)
• develop a working comprehensive empty homes database (Priority: High, Cost: Low, Benefit: High)

• categorise and prioritise the empty homes database (Priority: High, Cost: Low, Benefit: High
• To conduct three stage letter process (Priority: High, Cost: Low, Benefit: High)

The remaining recommendations would be held for consideration at a later date, but can be developed

alongside the new staff in the earlier stages of their role developing:
• The creation of Enforced Sales, Compulsory Purchase Order and Empty Dwelling Management Order

policies (Priority: Low, Cost: Low, Benefit: Med)
• Ringfencing of income generated through the Empty Homes Premium Priority: Med, Cost: Med, Benefit: Med)



Summary

This empty homes service review has sought to gain an understanding and appreciation of the current

landscape of the empty homes service provided by Staffordshire Moorlands District Council, and to provide

operational recommendations from which the local authority are able to consider, develop and enhance their

current service for the betterment of their customers, officers and empty home owners.

Whilst the number of long-term empty homes has seen a steady decline in the past four years to just over 600,

200 of those, a third, still represents a large portion of properties that have been empty for a significant period

of time, of over two years. Although generating additional revenue for the authority through the empty homes

premium, it would be much preferred to see these operating as habitable dwellings, in into ongoing use.

Current capacity and procedural limitations mean it has been difficult for officers to made significant strides in

both reducing the number of long-term empty homes, but also in tackling the longest empty and most

problematic properties through intensive and targeted casework, which is often needed over a sustained length

of time. This is not a criticism of them however, as council priorities and focus has often meant that efforts have

been focused on more statutory functions, of which empty homes work is not.

By implementing a number of key procedural recommendations, and by considering further a number of

proposals that would enable the council to switch from a reactive to proactive approach, Staffordshire

Moorlands would be well placed to further their empty homes work, operational capacity, and progress a

number of difficult and problematic empty homes cases through to enforcement, and a satisfactory conclusion.

Through the recommendations contained in this review, it is hoped that Staffordshire Moorlands District

Council will be able to take measured, progressive steps towards a more proactive approach to empty homes

work, and the benefits of doing so will not only be felt through the statistics and the return of empty homes to

use, but also within the communities that those properties currently sit.

31
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Appendices
(A1) Free options for owners of empty homes

- Sale appraisal through local estate agents

- Rental appraisal through local estate agents

- Refurbishment work/cost appraisal through local tradesmen and contractors

- Consultation with the Council for full inspection/house survey

- Financial incentives / Loans / Grants through energy companies or central government

- Reduction in VAT on refurbishments of property empty for over 2 years

- Time, knowledge and experience of local authority staff

(A2) Free tools for local authorities to employ
- Matchmaking with local investors / purchasers

- Consultation with the owner at the property

- Consultation with the owner at Council offices to understand personal circumstances

- Arrange meetings with planning / enforcement colleagues

- Key holding service, for owners who live away from the area

- Meeting contractors / agents on site on behalf of the owner

- Financial appraisal of personal circumstances, if potential solutions identified

- VAT reduction letter/certificate

- Partnerships with local estate, letting and auction agents for a reduction in sale/rental fees if

referred through the authority

- Links to trusted tradesmen used by the authority

- Owner ‘Leg Work’, in contacting relevant parties to obtain a valuation, quote, or sale / rental

appraisal

- Offer to conduct meter readings/collect mail, if the owner is unable to attend, and it would help

progress a case through to resolution

- Sale brokering to a private investor/buyer, and then handed over to their legal representatives
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(B1) Financial options for owners of empty homes
- Loans, grants and assistance schemes offered by the local authority

- Remortgage of the property to cover any remedial works

- Remortgage of their main residence /other property to cover remedial works

- Central government assistance schemes (e.g Green Deal, LAD / HUG Funding)

- Funding schemes offered by energy / home improvement companies (EON)

- Use of savings to carry out remedial works

- Private loans offered by banks

- Rent to rent deals with investors / landlords

- Bridging loans

- Delayed completion private sale with an investor / builder locally

- National loan funds where applicable and available (None currently known)

- Legal assistance where title or land registration is disputed

- Financial advice from a professional, should financing options not be available

- Equity release schemes

(B2) Financial options for local authorities
- Empty Homes specific loans

- Lease and repair schemes

- Long lease options with guaranteed rent set at LHA rates

- Low interest loans

- Recyclable funding schemes

- Funding schemes for case specific examples (Better Care Fund eg)

- Financing for specialist projects (eg Syrian Refugee Scheme, Homes for Ukraine etc)

- Voluntary EDMOs

- Works in default through enforcement measures
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(C) Revised Scoring Matrix

 

OFFICIAL 

Empty Homes Assessment Scoring Sheet 

 
 

 
 
 
 

Criteria 

Classification 

Score 

 

Time Empty 

 

 
< 1 year 

1-2 years 

2-5 years 

5-10 years 

> 10 years 

 

0 
5 
10 
15 
20 

 
Location 

 

 
Extremely isolated with no access 

Isolated property with access 

Rural residential area 

Urban residential neighbourhood 

Prominent position 

 

0 
5 
10 
15 
20 

 

Special Interest 

 

 
Listed Building 

Located in a Conservation Area 

 

 
10 

5 
 

 

General Condition 

 

 
Well maintained 

Acceptable for surrounding area 

Noticeably empty/unattractive 

Extremely unsightly/detrimental to the area 

 

0 
5 
10 
20 

 

Unwanted attention 

 

Attracting criminal activity such as graffiti, fl
y tipping, 

vandalism, anti-social behaviour 

20 

 

Debts Owed to 

Rushcliffe Borough 

Council 
 

 
No outstanding monies owed 

< £500 

£500 - £2000 

£2000 - £5000 

>£5000 

 

0 
5 
10 
15 
20 

 

Owner Interaction 

 

 
High level of cooperation 

Average level of contact & efforts made 

Minimal contact & little efforts made 

No contact/untraceable/no efforts made 

 

0 
5 
10 
20 

 

Total Score 

 

Red / Amber / Green 

 

 OFFICIAL 

Empty Homes Scoring and Rating System 
 
Each empty home identified will be assessed using a scoring sheet which considers various criteria. The 

result of this assessment is that the property will be placed in a category which determines the priority level 

it is given and the subsequent course of action taken.  
 
Properties will be reassessed when necessary / new information is obtained to ensure they remain situated 

in the correct categories and the correct level of priority is given. 
  
The categories will be classified as follows:   
 
RED – (scores 50 or over)  
Cases which fall into this category will be prioritised. All avenues will be explored with the owner to return 

their property to use in a way that suits their own needs, the needs of the community and the Council. Where 

assistance is refused and the owner is unwilling to cooperate, all enforcement options will be considered to 

establish the most appropriate course of action.  
AMBER - (scores 25 - 49)  
Cases which fall into this category will be considered a lower priority than those in the Red category. 

Resources will still be invested in these cases and officers will work with owners in an attempt to prevent 

empty homes from deteriorating and being reassessed to a higher category. Where necessary, enforcement 

options will be employed if considered the most appropriate course of action. Cases in this category will be 

monitored on a more frequent basis than those properties which fall within the Green category and will be 

reassessed where necessary.   
GREEN - (scores less than 25)  
Cases which fall into this category will be given a lower priority for action, but owners will be contacted and 

offered any assistance they may need to return their property back into use. These properties will be 

monitored for any change and reassessed where necessary. 
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(D) Three stages letter templates

 

 
 

 
 

 

 
 

Dear <XXXX>, 
 

Re: Property at <XXXX>, <XXXX>, <XXXX>, <XXXX>. 

 
We wrote to you on <XX/XX/XXXX> and <XX/XX/XXXX>, but we still have not received a reply.  

 
This property is now causing the council concern as it has been registered on our Empty Property Database for a 

considerable period of time and is one that our Council Tax Department has confirmed has been registered as 

unoccupied since <XX/XX/XXXX>. (Please note: A property will remain registered as empty, unless the owner has 

advised the Council Tax Department otherwise.) 

 
We are continuing to contact you in line with Government guidance which requires local authorities to develop and 

implement strategies to work with owners of empty property to help them bring them back into use as homes.  

 

Please let us know how you intend to bring this property back into use. 

 

IMPORTANT – PLEASE DO NOT IGNORE THIS LETTER 

 
We make it our priority to work with owners of empty properties providing advice, help and funding where appropriate 

(see enclosed fact sheet).  However, if the council is unable to engage with owners, despite repeated attempts to do 

so, we will consider further action to ensure the re-use and reoccupation of the property. This may include making 

recommendations for a range of enforcement action under current legislation, including an Empty Dwelling 

Management Order (EDMO), whereby control of the property is given to the local authority, an enforced sale, 

or the serving of a compulsory purchase order (CPO). 

 
Staffordshire Moorlands District Council is committed to bringing empty properties back into use so, if we haven’t 

heard from you by <XX/XX/XXXX>, this property will automatically be assessed for priority and any further action will 

be decided based on that assessment. 

 
Yours sincerely, 

 
 

 
 

 
Empty Homes Officer 

Staffordshire Moorlands District Council 

When telephoning, please ask for: 

 

Telephone No: 

 

Email: 

 

 
Our Reference: XXXX  

 

Date: XXXX 

 

 

 

 

 
<XXXX> <XXXX> <XXXX> <XXXX> 

 

 
 
  

 

Dear XXXX, 
 
 
Re: Property at XXXX. 
 
We wrote to you on XX/XX/XXXX but we do not appear to have received a reply.   
 
This property has now been registered on the council’s Empty Property Database for some time and is one of several that our Council Tax Department has told us are currently registered as having been unoccupied since XX/XX/XXXX. It is therefore important that you let us know as soon as possible how you intend to bring this property back into use. 
 
If you are not sure how to do this, we would welcome the chance to help.  A copy of the fact sheet sent previously is enclosed and we can provide further information as required.   
 
We would remind you that there are many reasons why bringing an empty property back into use is extremely beneficial:  
• To reduce your costs (council tax, insurance and maintenance bills) 
• To generate a regular rental income or a capital sum if you want to sell.   
• To provide a valuable resource helping the current housing shortage in the Borough.   
• To provide a home for somebody.  
• To reduce deterioration of the property and avoid problems for the community 

 
PLEASE CONTACT US   
 
If your property is no longer empty or you already have plans in place to return your property to use, please let us know and we will update our records. Under current legislation there are no Council Tax discounts for unoccupied properties so Council Tax systems will not automatically update when a property becomes reoccupied. A property will remain registered as empty, unless the owner has advised the Council Tax Department otherwise.  Please note: It is a requirement under Council Tax regulations that owners provide information on who occupies a property.  
 
Staffordshire Moorlands District Council is committed to bringing empty properties back into use, so if we haven’t heard from you by XX/XX/XXXX we will contact you a final time before considering any further options or action.  
Yours sincerely, 
 
 
 
 
Empty Homes Officer 
Staffordshire Moorlands District Council 

When telephoning, please ask for:  
Telephone No:  
Email:  
 
Our Reference: XXXX 

 
 

Date: XXXX  
  

<XXXX> 
<XXXX> 
<XXXX> 
<XXXX> 

 
 
 
 
 

 

 
Dear <XXXX>, 

 
Re: Property at <XXXX>, <XXXX>, <XXXX>, <XXXX>. 

 
Our records show that the property at the above address has been unoccupied since <XX/XX/XXXX> and that 

you are the owner, or that you act on behalf of the owner.   

 
In line with Government guidance, Staffordshire Moorlands District Council has developed an Empty Homes 

Strategy working to bring privately owned empty property back into use as homes in the District. We maintain 

a record of identified empty properties, and your property is currently on this database. Our aim is to work with 

owners of empty properties to help bring them back into use, and we offer a range of advice and assistance 

to achieve this.   

 
There are many reasons why it is in the owner’s interest to bring an empty property back into use: 

• 
To reduce your costs (council tax, insurance and maintenance bills) 

• 
To generate a regular rental income or a capital sum if you want to sell  

• 
To provide a valuable resource helping the current housing shortage in the Borough  

• 
To provide a home for somebody and their family 

• 
To reduce deterioration of the property and avoid problems for the community 

 
CAN WE HELP? 

Whatever the reason your property has become empty, get in touch with us as there may be ways we can 

work together. You can telephone or e-mail us. Enclosed is an information fact sheet which outlines the 

council’s empty homes strategy, and some of the options available in dealing with empty homes. 

 
If your property is no longer empty or you already have plans for bringing your property back into use, please 

let us know so we can update our records, and see if we can still help in any way. 

 
Whatever the reason your property has become empty, we are writing to let you know that we want to 

help and look forward to hearing from you so that we can work together. 

 
Staffordshire Moorlands District Council is committed to bringing empty properties back into use, so if we 

haven’t heard from you by <XX/XX/XXXX> we will contact you again.  

 
Yours sincerely, 

 
 
 
 
 
 
Empty Homes Officer 

Staffordshire Moorlands District Council 

When telephoning, please ask for: 
 

Telephone No: 

 

Email: 

 

 
Our Reference: <XXXX> 

 
 

Date: <XX/XX/XXXX> 
 

 
 
 

 

<XXXX> 

<XXXX> 

<XXXX> 

<XXXX> 

<XXXX> 



36

(E) Example fliers and mail accompaniments

Contact our Advice Service today 

for help turning your empty house 

into a home againCall: 0344 515 1941
Email: emptyhomes@shelter.org.uk

Here's how our Scottish Empty Homes

Advice Service can help -

VAT
We can advise if you 

qualify for reduced rate 

VAT on renovation works

FundingWe can check if your 
council offers specific 

empty homes funding

Merchant discounts
We can help you 

access discounts with 

certain merchants

Council Tax
We can advise on 

exemptions, discounts 
and the unoccupied premium

Benefits of
Carlisle City Council
Empty Property Grant Scheme

£

£
£

£255,000
Grants Issued in Carlisle 
2013-14 valued at £255,000

Properties back into use 54 
of which 9 are new homes

54 £ Generating £1.4m of business into the 
local economy

£1.4 million

Creating 19 full 
time equivalent local jobs

19

Creating the potential to house 
168 people168

Maintaining the value of surrounding properties
Reducing crime and anti-social behaviour

Private landlords receiving a 
rental income of £5,000/year

£5,000
£

The 
picture 
can't be 
displaye
d.

The 
picture 
can't be 
displaye
d.

 

 

OFFICIAL 

 

Rushcliffe
 Borough Council is committe

d to bringing empty propertie
s back into use, and does this through 

encouraging and supportin
g empty home owners, through its Empty Homes Strategy. The Empty Homes Officer 

is here to work with owners, providing them with advice, support a
nd assistance in returning their p

roperty to 

use. Enforcement action can also be considered where there seems to be no reasonable prospect of th
e property 

returning to occupation. This information sheet gives an outline of the Council’s strategy, and provides some 

options and useful information for dealing with empty homes. 

An empty property can have a detrim
ental effect on the surrounding area and community, as it is

 more likely to 

attra
ct anti-social behaviour, p

ests and crim
e to a neighbourhood. They can also have a damaging effect on 

property values in the street or local area. The owners of empty propertie
s often live elsewhere, and are unaware 

of th
e issues effecting the property and neighbours. In addition to this, there is acute housing shortage across the 

country, leading to an increased need to build on Greenfield sites. The Council believes that if y
ou own a property, 

you also have responsibility
 for it.

 

Owning an empty property costs you money, whether th
is be through a mortgage, council ta

x or utility
 bills, house 

insurance or general maintenance and repair bills. If o
ccupied, the property could provide a regular re

ntal income 

which would cover such bills, or a capital sum if y
ou wanted to sell it.

 Your property could also provide a valuable 

housing resource for someone in need in the Borough. Every property in the Borough brought back into use 

provides a home for somebody, and if le
ft empty for significant periods of tim

e, are more likely to attra
ct squatters 

and anti-social behaviour, th
erefore costing you more money. There are a number of options available to owners 

of empty homes that would see their propertie
s re-occupied. 

Whether to
 be occupied by you as the owner, p

ut on the open market fo
r sale or subsequently let on the rental 

market, b
ringing the property up to the Decent and Safe Homes Standard is one option available. In order to

 

achieve this, there is help and assistance available with the following: 

- Reduced VAT on the refurbishment of Empty Homes 

There are a number of tax breaks available for people refurbishing empty homes, convertin
g property fro

m office 

space to residential accommodation and for fla
ts above shops. For more information, call HM Revenue & Customs 

national advice service on 0845 010 900, or 0845 9000 444. Our Empty Homes Officer can also offer help and 

guidance on these. 

- Planning Advice 

If you decide to undertake a refurbishment or major works to the property, you may need to get building control 

approval or planning permission. It c
an be worthwhile getting advice from the Council’s planning team prior to 

work commencing, or prior to
 submittin

g a planning application. Information on planning guidelines, pre-planning 

advice and the application process can be found on the Council’s website, or by contacting the Planning 

Departm
ent directly on 0115 981 9911. 

Information for owners of Empty Properties 

Why do the Council get Involved? 

Refurbishing the property 

The benefits of bringing a property back into use 



The Empty Homes Network
PO Box 1431
Peterborough

United Kingdom
PE2 2US

www.ehnetwork.org.uk


