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Introduction

This document has been produced to replace the Empty Property Service Delivery Plan 2006/08 - ‘Converting Wasted Assets into Affordable Homes’. The purpose of this strategy is to re-focus services and procedures to address the current issue regarding Empty Homes across the district of Broadland to 2010. 
Empty homes action is considered necessary within the district of Broadland due to their negative impact on adjacent homes and neighbourhoods. They are wasted assets, which is especially relevant in view of housing shortages and the increasing number of people on the Housing Register. 
The main purpose of producing a new Empty Homes Strategy is to  build on the successes of the existing work undertaken by the Council in bringing empty homes back into use.  The Action Plan that is embedded in the strategy provides a timeframe and milestones that can be measured to assess progress.   

Background

Long-term empty homes restrict the supply of housing as well as having an adverse impact on the local community. Empty properties that are poorly maintained can become damp, attract vermin and can become a magnet for anti-social behaviour. Empty properties can also have an adverse affect on adjacent properties and neighbourhoods. The Royal Institution of Chartered Surveyors  estimates that homes adjoining poorly maintained empty properties can be devalued by up to18 per cent. [source: Empty Homes Agency website] 
Owners leave properties empty for a variety of reasons. Some transactional circumstances i.e. probate, being marketed or the process of renovation to make habitable, are unavoidable. However the Department for Communities and Local Government estimates that these only account for about 50% of empty properties nationally. There are many homes that stand empty because they are in need of repair or because the renovation originally intended by the owner has reached a state of inertia.  
Broadland District Council’s Private Sector Housing Team has developed a systematic procedure for identifying empty properties, communicating with owners and assessing the appropriate actions to implement (detailed on page 10).  Private Sector Housing Officers make visits to empty properties to meet with owners, discuss financial support and to assess the condition of the property. The information from the visit is entered into a Criteria Assessment template that scores key elements, i.e. number of bedrooms, location, number of years empty etc.   The score produced from the criteria assessment process indicates the suitability of the property in meeting the objectives of the Empty Homes Strategy.  
Local authorities are required under the Housing Act 2004 to review periodically the housing in their area, including accommodation needs and the physical condition of housing irrespective of tenure. The 2004 Act provided an additional tool for local authorities in the form of Empty Dwelling Management Orders (EDMOs) which may be used where other co-operative routes for returning empty properties into use have failed.
Broadland District Council has been involved with empty homes since 2002, beginning as a response to a national campaign by the Empty Homes Agency that encouraged all local authorities to develop an empty property strategy. 
Strategic context
Broadland District Council’s Mission Statement details that:- 

The Council is committed to improving the quality of life of all in Broadland

The Council will work with relevant partners to protect and enhance the environment, promote economic prosperity and meet the varied needs of Broadland’s communities.

Broadland District Council’s Business Plan includes a priority for the district of ‘Carefully Planned and Well Housed’

The strategic objectives for this priority are:

· Decent and sustainable homes

· Reduce empty homes

· Promote independent living

· Provision of more affordable homes

· Homelessness prevention
Other key strategic documents include Broadland District Council’s :

· Community Plan

· Community Safety Plan

· Capital Strategy

· Economic Development Strategy

· Local Plan
· Private Sector Housing Policy Statement

Working sub-regionally Broadland District Council and their partners, Norwich City Council and South Norfolk Council, have formed the Greater Norwich Housing Partnership (GNHP). The partnership has developed and produced the following strategies that identify a reduction in the number of empty homes as an important element in increasing the supply of homes in the sub-region.

The Greater Norwich Housing Strategy 2008 – 2011 
The Greater Norwich housing market has substantial imbalances. GNHP have identified the need to improve this situation by increasing the supply of homes, especially in the affordable housing sector. This housing activity must contribute to building sustainable and thriving communities. A key challenge is addressing the annual need for 841 affordable homes.

The challenges being faced in the sub-regional have been identified as:

· Rapid growth – with up to 2,000 new homes predicted every year to 2021

· Existing housing pressures within the sub-region, with shortages identified by research, especially of affordable housing

· The need to ensure that existing communities continue to thrive, and ensure that new communities are sustainable

· Work is required to ensure that the existing stock is in good condition, and continues to provide suitable homes for residents

· Problems for people in not only obtaining a home, but many also require assistance to maintain and retain it

· It is clear that close co-operative working is essential to deliver the housing and broader objectives of housing activity

In view of these challenges the following strategic aims have been set:-

1. Moving towards a balanced housing market

2. Building sustainable and thriving communities

3. Maximising opportunities for delivering affordable housing

4. Achieving Decent, healthy and environmentally sustainable homes across all tenures

5. Providing choice and fair access to services

6. Delivering outcomes through effective partnership working

In relation to the number of empty homes in the sub-region the Action Points identified from the strategic aims are

· 1D  Increase the supply and availability of good quality private sector rented property

· 4L   Produce a joint project plan for empty homes and implement locally

· 5A   Implement the sub-regional Homelessness Strategy Action Plan

The Greater Norwich Homelessness Strategy 2007 - 2010 sets out the following overall aims:

· To prevent homelessness through the earliest possible intervention

· To reduce the use of temporary accommodation

· To provide cost-effective, excellent, responsive, practical pro-active services to people who are homeless or threatened with homelessness

· To prevent repeat homelessness

· To develop partnership working further to prevent homelessness

· To increase the housing options available to homeless households

The objectives that emerge from the Homelessness Strategy provide a driver for the Empty Homes Strategy with a commitment to make best use of all housing stock to prevent homelessness.

The Greater Norwich Homelessness Action Plan sets out how and when the partners aim to achieve the objectives.  Action 4C relates directly to bringing empty homes back into use which will be led by a sub-regional Empty Homes Project Officer.

Objectives

The objectives of the empty homes strategy is as follows:- 

· To continue to maximise the use of empty homes.
· To raise awareness of the issue of empty homes.

· To minimise the need for the future development of greenfield sites and protect the environment.
· To improve the existing built environment.
· To support the Housing Strategy, Corporate Strategy, the Local Development Plan and other District programmes.
· To ensure programmes meet a range of housing needs, whilst providing a choice of accommodation and neighbourhood.
Achievements 
The present empty homes programme has been running for 2 years. During that period all owners of long term empty properties (empty for a year or more) have been contacted. They have been informed of the various financial assistance packages available and asked to provide information regarding the future use of the property. Responses have been recorded and where no response has been provided, the properties have been visited. 

The council has now sent out over 700 letters to owners of properties and approximately 80 site visits have been made. A criteria assessment process has been developed and used to identify those properties that may require enforcement action to bring them back into use. 

· Forty four properties contacted in the year 2007-8 have been returned to use. 

· Fifty five properties contacted between April and November 2008 have been returned to use. 
ISSUES

Statistical Context

Broadland District Council, working with it’s sub-regional partners South Norfolk Council and Norwich City Council, through the Greater Norwich Development Partnership have produced the following Spatial Vision:

By 2026 the extended communities of Broadland, Norwich and South Norfolk will be strong, cohesive and forward looking. Between 2006 and 2026, 40,000 new homes (of which 35,000 in the Norwich Policy Area) will have been provided and about 33,000 new jobs will have been created. Good progress will have been made in delivering safe, healthy, prosperous, sustainable and inclusive communities throughout the three districts. This will have involved development of well designed, good quality homes that meet people’s needs and aspirations in attractive and sustainable places. People will have good access to good quality jobs and essential services.

Broadland District Council estimates future housing requirements by undertaking 5 yearly housing needs, stock condition and energy efficiency surveys. This information provides the essential baseline data on the number, type, location, condition and use of housing stock in the district. These surveys are carried out as a sub-regional project with Norwich and South Norfolk Councils. The next major survey is due in 2010.

As of April 2008 there were an estimated 54,016 dwellings in Broadland. Owner occupation is the prominent form of tenure at about 87% (46,993 approx.) Housing Association and other public sector dwellings account for about 9% of the total (4,863). Private rented accommodation provides about 4% (2,163 approx). The total number of long-term empty homes (empty for more than twelve months) was 435 or 0.8% of the total stock in the district. [Empty Homes Agency Statistical Reports]
The number of empty homes in the Broadland district is relatively low in the context of national, regional and county wide figures as can be seen in the table below which is based on the 2007 data published by The Empty Homes Agency. In spite of this it is important to note that the number of empty properties in the district is significant and action is required to obtain maximum use of this wasted portion of the housing stock.
National, Regional and District Empty Homes Figures 2007
	 
	Total Homes
	Empty Homes
	Private Sector long-term empty (12 months+) 
	Long-term Empty as % of stock

	England
	22,086,133
	672,924
	279,281
	1.26%

	Eastern Region
	2,423,286
	61,028
	26,244
	1.08%

	 
	 
	 
	 
	 

	Norfolk
	384,661
	11,581
	4,706
	1.22%

	 
	 
	 
	 
	 

	Breckland
	54,435
	1,468
	387
	0.71%

	Broadland
	53,352
	956
	452
	0.85%

	Great Yarmouth
	44,735
	1,675
	705
	1.58%

	Kings Lynn and West Norfolk
	65,484
	2,753
	1,164
	1.78%

	North Norfolk
	56,205
	1,358
	660
	1.17%

	Norwich
	59,902
	2,005
	720
	1.20%

	South Norfolk
	50,548
	1,366
	618
	1.22%


Source: Empty Homes Agency website
Broadland District Council is determined to reduce the number of empty properties in its area as part of the commitment to meet the vision of the Greater Norwich Partnership. Empty homes are seen as wasted and wasting assets, both for the owner and for the community in general.  It is frequently the case that long-term empty properties fall into serious disrepair for a wide variety of reasons.
Many owners find the thought of a renovation project daunting and therefore are unwilling to address the problems presented by the property which can cause further degeneration.
Increasing numbers of empty properties due to market forces

After the present procedure had been operative for six months there was a significant decrease in the numbers of empty properties across the district. However in the last few months there has been some increase in this figure. This can be put down to current market conditions and the significant reduction in the transfer of ownership of properties. (See graph below)
As market conditions alter the need for affordable rental properties is likely to intensify. Therefore the empty properties function of the council becomes, increasingly significant. 
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Housing Need

The Common Housing Register for Broadland District had 3,107 people registered  in March 2009. In 2007/2008 The Homelessness and Advice Team dealt with 214 homeless presentations, 128 homelessness acceptances and 686 advice applications. 

The Council’s Replacement Local Plan estimates that newly arising need for affordable housing for the period mid 2006 – 2011 at 396 dwellings per annum (S4.19 P61).  
Impact on the Built Environment 
Empty homes are a drain on the built environment.  A statement from the Empty Homes Agency expresses this point in the following statement:

“Out of England’s 660,000 empty homes 322, 000 of them are long-term empty. That’s enough homes to house 853,000 people. Empty Homes are not just a wasted housing resource they blight neighbourhoods, attract petty crime and devalue neighbouring property. 

Ignoring the potential of empty homes to meet housing supply is a costly environmental mistake. Creating new homes from empty property saves substantial amounts of embodied carbon dioxide over building new houses, and minimises the amount of land used for development”  [Empty Homes Agency]
Broadland District Council is determined not to ignore the problems empty homes create and the potential they offer for meeting housing need in the district.
Solutions

Partnerships 
The Greater Norwich Housing Partnership has initiated a project funded by Go East. The project has schemes regarding grant allocation and enforcement. Broadland District Council has participated in the partnership, two properties have received grants via the scheme resulting in two families being re-housed from the Housing Register. The initiation of EDMO enforcement procedures has resulted in owners voluntarily returning properties to use on 5 occasions without the need for formal court proceedings. 
Financial Incentives

The availability of grants and loans not only provide financial incentives for owners to bring their properties back into use. They provide a useful path for communicating with the owners. By the encouragement of cooperation via financial incentives a procedure can be used which can help to justify further action if required.
Broadland District Council  Empty Homes Budget
2008/09
£100,000

The Council has made £100,000 available on an annual roll forward basis for bringing empty homes back into use. 
GNHP Empty Homes Budget 
 2006 – 2010  
£900,000

The Greater Norwich Housing Partnership sub-Regional bid to the ODPM for a sum of £900,000 was granted over for a period of expenditure of two years from 2006-8.  The scheme actually started in April 2007, much of this finance has been successfully allocated and due to the success of the scheme it has been extended to 2010 to ensure efficient use of the remaining funds    (see Appendix 1).  The financial assistance in this strategy is therefore based on the availability of the GNHP scheme and the Broadland Empty homes budget. 
The Sub-regional scheme involves a Grant of up to £25,000 tied to nomination rights for the Council or entry into a lease scheme managed by the GNHP Empty Homes Project Officer. 

Broadland will provide a direct grant of £5,000 plus, where relevant, an additional £1,000 specifically for solid wall property insulation plus an additional interest free loan of £10,000 that will be available on a 50/50 match funding basis. 

The Financial Assistance will require that properties are renovated to the Decent Homes Standard (Appendix 4) plus an element for ‘letability’ factors prior to payment. For further details on the two schemes see Appendix 2.
In addition to the above, use will continue to be made of the Planning and Conservation Department’s Conservation / Listed Buildings Grants scheme.
Feasibility work on a Private Sector Leasing Scheme

The Private Sector Housing team is in the process of looking at the feasibility of developing a Private Sector Leasing Scheme.  This work is in response to an increasing number of (market driven) requests received from empty home owners for the Council to offer such a service.

Norwich City Council operates a successful Leasing Scheme that manages in the region of 200 private sector properties.  Broadland District Council’s Private Sector Housing Team have undertaken a scoping exercise and established the following issues need to be explored in detail:

· The level of demand for a Leasing Scheme needs to be established .
· Research into Leasing Schemes in other local authority areas needs to be completed

· Cost / benefit analysis will need to be undertaken

· Initial discussions with potential local housing association partners in relation to developing a Private Sector Leasing Scheme need to continue.
· The Private Sector Housing team and the Homelessness Team at Broadland District Council need to work together to ensure that work is not duplicated and that the Council’s wider needs are met

Enforcement

The Council has adopted a corporate Enforcement Concordat which sets out its commitment to using enforcement only in a fair and just manner and when informal processes have been tried and have failed to achieve the Council's objectives.

The Council recognises that in some instances, owners have good and valid reasons for keeping a property un-occupied for periods of time and that this is especially relevant in consideration of current marketing conditions. However the over-riding concern of the Council as the local Housing Authority is to maximise the availability of suitable housing for its residents.

Where reasonable informal negotiations, and offers of financial assistance from the Council fail to persuade owners of empty homes to bring that property back into use for residential occupancy, the Council is prepared to exercise its enforcement capabilities in order to achieve its objectives.

Relevant enforcement powers:- 
Housing Act 1985

· Section 264/5etc – Demolition
· Part 17 - Compulsory Purchase
Housing Act 2004

Part 1
· Chapter 1 – Housing Health and Safety Rating System
· Section 11 and 12 – Improvement Notices

· Section 20 and 21- Prohibition Orders

· Section 28 and 29 Hazard Awareness Notices

Part 4

· Chapter 2  - Empty Dwelling Management Orders ( EDMOs )

Town & Country Planning Act 1990

· Section 215 - Premises detrimental to the amenity of the neighbourhood

Planning and Compulsory Purchase Act 2004

· Part 8 – Compulsory Purchase

Law and Property Act 1925
· Enforced Sale of Property

Building Act 1984

· Section 79 – Ruinous and dilapidated buildings and neglected sites

Appendix 3 sets out the outline of the enforcement decision making process where informal methods have previously failed. 
Enforcement activity to date :-
Compulsory Purchase. (CPO)

· One (fire gutted) property has gone successfully through the process and will be sold by auction for re-development. 
· One was turned down at Public Inquiry by the Secretary of State.
· Three more have been authorised by the council,and are currently in progress.
Empty Dwelling Management Orders (EDMO)

Nine properties have been considered for EDMO Action. Of those nine :- 

· Six owners have provided a satisfactory response regarding the future use of the properties (these properties will continue to be monitored.)

· Two Properties are still in the early stages of the process. 

· One property is being considered for an Interim EDMO order or a CPO whichever is more appropriate for the property.

A further five properties are under consideration for EDMO action.

Empty Homes Programme Procedure
The Private Sector Housing Team have developed the following procedure to ensure that long-term empty homes are identified and reviewed on a regular basis:

· A list of all homes that have been empty for more than a year is compiled from Council Tax records every 6 weeks

· An initial letter is sent to owners of newly identified empty homes along with details of the financial support available

· Responses to the initial letter are recorded 

· Where no response has been received within 6 weeks a second letter is sent to owners, again with details of the financial support available

· Where no response has been received in a further 6 week period the owners are contacted again and informed that enforcement action is being considered

· Properties are visited and assessed using a set Criteria Assessment Form that has been devised to score empty properties as to their suitability for enforcement action. 

· Where owners have contacted the Private Sector Housing Team following the receipt of a letter and given a valid reason for the property being empty, i.e. property being renovated or marketed,  a maximum period of one year may elapse before the owners are contacted again and further visits are undertaken to assess progress

· Where little or no progress has been made with renovation the owners are informed that enforcement action is being considered

· If an owner still does not respond enforcement action may be initiated via the criteria assessment procedure.

The initial general approach to owners of empty homes is an attempt to provide advice and financial incentives. This procedure provides an amicable route of introduction to owners when they are first contacted regarding their property. Where these contacts are unsuccessful enforcement is considered via a criteria assessment and case conference for the individual properties concerned.
Resource Implications-Staffing

The primary resources will come from within the Environmental Services (Private Sector Housing).

· Private Sector Housing Manager 20% FTE, 
· District EHO 30% FTE, 
· Housing Project Officer 30% FTE (short term contract to April 2009) 
· Administrative Assistant 5% FTE.
Additional corporate resources include:-
· Revenues (supply of address lists of Long Term Empties), 
· Planning/Conservation (work on Listed Building & Conservation area grants) plus processing of grant/loan payments
· Homelessness & Housing Advice –referrals from the Council’s Common Housing Register.
Additional non-BDC resource
The GNHP Project Officer 15% FTE (100% funded through the GNHP Empty Homes Project)
Monitoring Evaluation and Review

The Private Sector Housing Team monitor progress as follows.

A GANT Chart ensures that the six week cycles of analysing changes to the empty property list is undertaken to a set timetable.

A quarterly Performance Indicator report will be made via the corporate performance management process
The strategy will be monitored, evaluated and reviewed annually by the Housing Management Board and the Strategic Housing Advisory Panel (SHAP). 
Complaints / Appeals

Complaints or appeals against the service or against a refusal of an application for assistance, the level of assistance or the imposition of conditions will be dealt with under the Council’s corporate complaints procedure, a copy of which is available on the Council’s website, (www.broadland.gov.uk ).

Complaints of maladministration not resolved locally may be referred to the Ombudsman.

Applications falling outside this strategy

Applications falling outside of strategy but having merit in terms of wider council objectives will be raised with the Portfolio Holder for Housing and Environmental Services, who may in turn require that the matter be raised with Cabinet.

Implementation

This strategy has been approved by the Council for implementation from 1st March 2009, and will remain in force until formally reviewed but may be subject to legislative change where relevant.

This policy will be reviewed in terms of meeting its objectives at regular intervals. Monitoring of the service performance and measures of success on a continuous basis will inform any successive reviews. This policy will form part of the Council’s Housing Strategy, and therefore also contribute to the Greater Norwich Housing Sub-regional Housing Strategy.

Availability

Copies of this strategy are available on request by calling 01603 430517 or can be downloaded from the Council’s website at www.broadland.gov.uk 
Empty Homes Service Delivery 
ACTION PLAN

	Year
	Action
	Responsible department and officer 
	Resources to be used
	To be completed by
	Milestones along 

The way
	Outputs 

(% or no. by completion)
	Outcomes (benefits to customers)
	Progress 

to 

date
	Link to 

National (N) and Local (LAA) priorities
	Partnership arrangements in place needed

	2009/10
	Return  35 properties back in to use as dwellings.
(This updates the GNHP Housing Strategy 2008-11 Action Plan item 4L target of 16 dwellings per year)
	Environmental services

Andy Jarvis / John McAleely
	Existing staff 
Including GNHP Project Officer 15%FTE plus £100,000 capital budget
	March 2010
	60 properties visited & owners contacted - 

May 2009

Leaflet explaining Empty Homes policy and procedure developed and distributed to 60 owners – May 2009

14 properties inspected & schedules of works issued - October 2009 

Feasibility Study completed into Private Sector Leasing Scheme – October 2010
14 agreements to proceed signed – Jan 2010

4 properties investigated from Empty Homes Agency website – March 2010

Information leaflet developed to encourage empty home owners to consider climate change technologies when planning renovation works – March 2010

	35 dwellings brought up to Decent  Homes Standard and re-occupied
	Economic benefit to 14 property owners either from rental income or sale of property.

Improvement to general amenity of local area.

New homes for occupiers
Savings on CO2 emissions comparative to building 35 new properties
	
	Empty Homes initiative (N)
Decent Homes (N)
Carefully planned and well housed (LAA)
	Empty Homes Agency

Greater Norwich Housing Partnership

Norfolk RSL Alliance

	2010/11

	Return  a further 35 properties back in to use as dwellings
(This updates the GNHP Housing Strategy 2008-11 Action Plan item 4L target of 16 dwellings per year)
	Environmental services

Andy Jarvis / John McAleely
	Existing staff 
Including GNHP Project Officer 15%FTE plus £100,000 capital budget
	March 2011
	40 properties visited & owners contacted - 

May 2010

Leaflet explaining Empty Homes policy and procedure distributed to 70 owners – May 2010

10 properties inspected & schedules of works issued

October 2010 

10 agreements to proceed signed – Jan 2011

2 properties investigated from Empty Homes Agency website – March 2011


	35 dwellings brought up to Decent  Homes Standard and re-occupied
	Economic benefit to 35 property owners either from rental income or sale of property.

Improvement to general amenity of local area.

New homes for occupiers
Savings on CO2 emissions comparative to building 35 new properties
	
	Empty Homes initiative (N)
Decent Homes (N)

Carefully planned and well housed (LAA
	Empty Homes Agency
Greater Norwich Housing Partnership

Norfolk RSL Alliance


Appendix 1

SINGLE REGIONAL HOUSING POT FOR THE EAST OF ENGLAND 2006- 08 
SPECIAL PROJECTS MONITORING 

When completing this form please refer to the original bid (copy attached) and other supporting documentation.

	Lead Officer contact details (if different to covering letter please update here)

	Paul Swanborough, Private Sector Housing Manager, Norwich City Council, Norwich, NR2 1NH, 01603 212388,  paulswanborough@norwich.gov.uk


Project Objectives, Outcomes and Key Milestones

	Original project objectives 
	Please state whether the objectives were achieved with further information if needed

	To bring back into use 60 properties per year that have been empty for longer than 6 months.

To remove the need for 60 families per year to make formal homelessness applications by providing direct nominations into private sector properties.


	The project has led to 111 long-term empty properties being brought back into use across the sub-region to date (15th May 2008).  This figure is slightly short of the 120 originally projected but has effectively been achieved in 18 months due to delays in starting the project.

To date 71 of these properties have been used for homelessness prevention by coming into the private sector leasing scheme either voluntarily following intervention or as a condition of receiving grant aid.

	If the project has objectives which have not been completed, please state any revised targets and supply an updated timeline for completion.  

	It is estimated that a further 65 long-term empty properties will be brought back into use by the end of March 2009.  Of these 55 will be used for homelessness prevention.


	Please describe any achievements from the project not stated in original objectives

	The project has provided the means to properly test the new empty dwelling management order (EDMO) powers.  As a result of this Norwich City Council is currently one of only 6 authorities nationally to use EDMOs (reported in LGC April 2008).  South Norfolk Council and Broadland Council are both also preparing EDMO applications for properties in their area which will make this the only sub-region to use these powers in an effective and consistent manner.

We are now beginning to pass on our experience to other groups in the region and nationally.  We have provided training to the Suffolk Housing Officers Group and led a workshop at a national LACORS empty homes event in Lincoln.

The creation of the Sub-Regional Empty Homes Project Officer has helped to provide a consistent approach across the three councils and facilitated the sharing of experience.  Broadland Council has, as a result of the success of the project, employed a part-time Empty Homes Officer to continue the work into the future.  South Norfolk and Norwich are also both considerably more engaged with empty homes work than was the case prior to the start of the project and this is likely to continue.


	Please detail any learning points arising from the project 

	A lot has been learned about pursuing a project of this sort on a sub-regional basis.  Although there was initial agreement on the project’s objectives, considerable work had to be put in to agreeing the finer detail and this delayed the start somewhat.  As a result, however, this is far less likely to be an issue when collaborating on similar projects in the future.

The main learning points have been around the use of EDMOS particularly as the lack of take-up by other authorities means that there has been very little available external experience and expertise to draw upon.  We have had to very much go it alone and test every stage.  This has meant, however, that we still have not managed to get a final EDMO in place or used the powers to renovate and let a property.

The threat of an EDMO does have a motivating effect on the owners of empty properties and we believe that interim EDMOs have the potential to be used as an ‘everyday’ tool rather than the action of last resort.  Unfortunately, however, the Residential Property Tribunal has been very cautious which has resulted in a significant number of applications (9 to date) being held-up in one way or another.  This is because a final EDMO can be made without reference to the RPT.  If the law were changed to require a local authority to re-apply for the final EDMO then the interim EDMO would probably be a much more useful and effective tool.

The project has also enabled us to pilot the  extension of Norwich’s private sector leasing scheme to the rest of the sub-region.  Lessons learnt from this will inform any future decision about setting up a sub-regional leasing scheme.

Whilst grant aid is a necessary ‘option’ when pursuing alternatives to an EDMO we have found that this is not the main driver for bringing about change. 



	Please describe work outstanding or future work or plans arising from the project

	It has been agreed to continue to employ the Project Officer sub-regionally until March 2010. 

There are a number of current and planned EDMO applications which will be seen through to final stage by the end of March 2009.

	Please detail any parts of your project or learning points which you would be willing to demonstrate as part of regional learning events

	We intend to organise a day-long seminar on the lessons learnt from this project – particularly around the use of EDMOS.  We aim to involve the other local authorities that have used the powers and other interested organisations such as LACORS and the Empty Homes Agency and advertise it nationally. 

The project officer has already prepared an EDMO manual covering our learning to date and we would be happy to share this with colleagues across the region.

We are generally happy to share our learning through events of this sort.



Appendix 2
Financial Assistance


The Council has an approved £100,000 capital budget for 2009/10 to be used for bringing empty properties back into use.  
The GNHP had an funding allocation of £900,000 provided in 2006. The scheme is to be operable until April 2010.

Accordingly the following two schemes are to be made available to owners of empty properties within the district of Broadland. The availability of financial assistance will be dependent on the type of property and local housing demand.

BDC Scheme

Owners of suitable empty homes that have been empty for more than 12 months may be offered a £5000 non-recoverable grant with the option of an additional interest free loan up to £10,000.  The loan will be made available on a spend and match provision. The packages will be tied to the conclusion of a legal agreement requiring the renovation of the property to an acceptable standard detailed in all of the conditions below. 

For solid wall properties insulation to external walls is required. Therefore for solid wall properties an additional thousand pounds grant will be available specifically for the insulation of external walls.
The loan would also be secured by a charge on the property at HM Land Registry.

Assistance above the £5,000 grant will be subject to a condition either that the property once renovated is sold, and the loan re-paid immediately, or that the property is placed on the open rented market under the owner’s management arrangements and the loan re-paid at a rate not less than 50% of the rent. This would be enforced via a loan agreement. Any outstanding money owed at the end of the five-year period would either remain as a charge on the property, be repaid, or be subject to a further rental repayment agreement for a period sufficient to ensure the complete re-payment of the loan.
Variations

The above details outline the schemes as they are expected to operate in most if not all cases. Where an owner has a property that is particularly attractive to the Council in that it meets a specific, possibly urgent need, consideration can be given to variations to the above schemes.

It is difficult to plan for every variation that might come forward and it is therefore proposed that these "variation” schemes can be considered on their merits and only agreed by the Head  of Environmental Services and the Strategic Director (Community Services) as and when they arise.  

The guiding criteria being that the maximum amount of loan assistance that will be available will be £15,000 per property for the Broadland Scheme and that the Council will seek to recycle all monies in excess of the unrecoverable grant. Any proposed variation to the standard scheme of assistance must result in a specific identified housing need being met. 

Greater Norwich Empty Homes Grant

This scheme is available to owners of properties that have been empty for at least six months at 1st April 2008 and is still empty. A grant of up to £25,000 is available  to bring the property up to the Decent Homes Standard which is appropriate for letting.

Where the works costs are £7,500 or less a grant of £1,500 can be offered for each year that the property is leased or let to nominated tenants. No match funding is required.

If more substantial works are needed, an additional grant of up to £17,500 is available for a fixed term lease or nomination agreement of 5 years. The grant has to be match funded by the owner and so is for 50% of the additional works cost. Rent levels are set to the Local Reference Level Rent.  
Financial assistance will only be offered in respect of properties that are located in an area of housing need and for which tenants will be able to be found for occupancy throughout the term of the financial assistance agreement. 
The packages will be tied to the conclusion of a legal agreement requiring the renovation of the property to the ‘Decent Standard’ detailed in the conditions below. 

Conditions 

Before a property can be considered as suitable for Empty Property financial assistance the property must be situated in an area of housing need and:-

· the Council must be content that it is practicable and cost effective to bring it up to the condition outlined.
Decent Homes Standard – the Government’s requirements are as follows:

· Must be free from any Category One Hazards as under the provision of the Housing Act 2004 Part 1.

· Must be fit for habitation under the provisions of the Housing Act 1985 Section 604 or meet any equivalent standard under any successor legislation.

· Must be in a reasonable state of repair

· Must have reasonably modern facilities and services

· Must provide a reasonable degree of thermal comfort

In addition to the above for the BDC scheme the dwelling must;-

· Be in a clean hygienic condition

· Be in good sound decorative order, internally and externally. Wall finishes to be two coat emulsion or basic grade wallpaper.

· Bathroom / kitchen wall finishes to be washable grade (tiling in any shower area).

· Where pre-existing flooring needs replacement, basic grade domestic carpet will be required, (kitchens & bathrooms which shall be washable one piece vinyl).

· Staircase to have at least one securely fixed substantial full length handrail.

· Be safe and secure i.e. all doors and windows to be sound, fully operational and lockable where relevant – normally both external doors to each have a five lever mortice lock and all ground floor openable windows fitted with locks. Front external door to be fitted with a security bolt &chain.

· Have a kitchen with one-piece washable vinyl flooring. Kitchen sink - stainless steel with at least one drainer. Gas or electric cooker point.

· Have adequate space heating throughout. Preferably (but not essentially) a gas fired wet radiator system.

· Have garden(s) in good order, including all garden walls and/or fences, and be  free from dangerous debris. 

· Have garage(s) and or garden shed(s) in sound safe condition, or they must be removed entirely from the premises.

· Have a current Gas Safety Register gas safety certificate

· have a current NICEIC or equivalent Periodic Inspection certificate for the electrical installation
· Be thermally efficient, requiring insulation to the external walls and loft to meets building control requirements.

	

	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	

	
	
	
	
	
	
	
	
	
	


Appendix 4
Property Conditions Guidance Document

Before a property can be considered as suitable for the Empty Property renting programme:

· the owner must be prepared to bring it up to the condition outlined in this document

· the Council must be content that it is practicable and cost effective to bring it up to the condition outlined in this document.

Decent Homes Standard – the Government’s requirements are as follows:

· Must be free from any Category One Hazards as under the provision of the Housing Act 2004 Part 1.

· Must be fit for habitation under the provisions of the Housing Act 1985 Section 604 or meet any equivalent standard under any successor legislation.

· Must be in a reasonable state of repair

· Must have reasonably modern facilities and services

· Must provide a reasonable degree of thermal comfort

In addition to the above formal standards the dwelling must;-

· Be in a clean hygienic condition

· Be in good sound decorative order, internally and externally. Wall finishes to be two coat emulsion or basic grade wallpaper.

· Bathroom / kitchen wall finishes to be washable grade (tiling in any shower area).

· Where pre-existing flooring needs replacement, basic grade domestic carpet will be required, (kitchens & bathrooms which shall be washable one piece vinyl).

· Staircase to have at least one securely fixed substantial full length handrail.

· Be safe and secure i.e. all doors and windows to be sound, fully operational and lockable where relevant – normally both external doors to each have a five lever mortice lock and all ground floor openable windows fitted with locks. Front external door to be fitted with a security bolt &chain.

· Have a kitchen with one-piece washable vinyl flooring. Kitchen sink - stainless steel with at least one drainer. Gas or electric cooker point.

· Have adequate space heating throughout. Preferably (but not essentially) a gas fired wet radiator system.

· Have garden(s) in good order, including all garden walls and/or fences, and be  free from dangerous debris. 

· Have garage(s) and or garden shed(s) in sound safe condition, or they must be removed entirely from the premises.

· Have a current Gas Safety Register gas safety certificate

· have a current NICEIC (or equivalent) Periodic Inspection certificate for the electrical installation

· Be thermally efficient, requiring insulation to the external walls and loft to meets building control requirements.
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