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This new Empty Homes Strategy for the Selby District draws on current good practice in 
dealing with empty homes. It identifies the scale of the problem, sets out our priorities for 
addressing the issue and explores the approaches and resources required to bring empty 
properties back into use. This approach will address the adverse impact of empty homes on 
local neighbourhoods and economic regeneration.  
 
As many empty homes are situated in our town centres, returning them into use will help 
revitalise our urban landscape and improve footfall in and around our high streets. This will 
in turn complement the work planned for retail under our programme for growth. 
 
Empty homes represent a significant waste of valuable housing. Each empty home that can 
be brought back into residential use represents a gain to the housing stock. This is extremely 
important where there are high levels of housing need. Moreover, any overall reduction in 
the number of long-term empty homes in an area would result in New Homes Bonus (NHB) 
grant received from delivering brand new homes, as well as potential increases in council tax 
receipts. 
 
The emerging Selby District Council Core Strategy is focussed on building new housing to 
meet identified housing need. The Empty Homes Strategy supports this, ensuring that the 
best use is made of the existing housing stock, identifying homes at risk of falling into decline 
and preventing them causing blight on local communities. The council will vigorously work 
with and encourage owners to bring such properties back into use and, when appropriate, 
enforcement action will be taken.  
 
Overall this strategy consolidates the ongoing efforts of the council and its partners to reduce 
the number of empty homes in the district that in turn helps the Council achieve three key 
elements of the Corporate Plan: Changing Places, Living Well and Tackling the Tough Stuff.  

1.0 INTRODUCTION  
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Through this strategy the Council will target empty homes to achieve the following key 
outcomes:  
 
1. A reduction in the number of empty homes in the district  

 
2. Meeting housing need including homelessness 

 
3. Helping achieve corporate objectives 
 
4.  Contribution to Council finances 

 
 
 

2.0 OUTCOMES FOR THE STRATEGY 
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3.1 Background 
 
This Empty Homes Strategy set outs what the council will do to minimise the number of 
empty homes in the district, and the action we will take to help bring them back into use.  
Empty homes represent a significant waste of valuable housing stock at a time when 
demand is increasing. Each empty home that can be brought back into residential use 
represents a gain to the housing stock and an opportunity to a household in need.  
 
There are many negative, social and environmental issues associated with empty homes.  
These include: 
 

• crime 
• vandalism and graffiti  
• fly-tipping 
• anti-social behaviour  
• potential for illegal occupancy 
• neighbourhood blight  
• adjacent properties suffer significant falls in value and may even be affected by 

structural damage 
• environmental health issues such as vermin or damp 
• negative impact on communities 

 
3.2 Why homes / properties are left empty 
 
There are a wide range of reasons why a property may be empty including: 
 

• owners class them as second /holiday homes 
• owners have purchased the home in advance of their retirement 
• lack of awareness of options 
• inaction of owners  
• unable to sell or let 
• waiting for refurbishment 
• lack of refurbishment funds 
• infestation  
• reluctance to let out 
• abandonment 
• bankruptcy / repossession 
• buy for investment and left empty 
• long term care / hospitalisation 
• probate, estate or legal ownership issues   

 
In many of these instances the council can work with property owners to help them bring their 
properties back into the housing stock.   
 
Similarly, there are many reasons why space above commercial property is left vacant. 
These include: 
 

3.0 BACKGROUND AND CONTEXT  
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• Restrictive covenants  
• General security concerns such as the need for a separate entrance 
• Issues of significant general disrepair 
• Safety issues such as lack of fire precautions 
• Lack of knowledge about the help and assistance available to convert empty space 

into residential use 
 

Returning long term empty homes or properties above commercial premises back into use 
can be a long intensive process involving initial identification of owners/managers, followed 
by sustained encouragement and support and, where appropriate, enforcement action. 

 
3.3 Supporting the Council’s Corporate Plan 
 
This strategy supports the council’s Corporate Plan by helping to achieve three of the ‘Five 
Big Things’, namely: 
 

• Changing places: helping others to see our district through new eyes. 
• Living well: working with others to make this a great place to lead happy and healthy 

lives. 
• Tackling the tough stuff: taking the lead in supporting every part of the district. 

 
The council is delivering on these corporate objectives through its Programme for Growth, a 
three-year investment in the area.  Reinvigorating empty homes across the district is a 
specific workstream within the Programme for Growth, but this work also supports a number 
of other Programme for Growth projects, including the ‘environment masterplan’ and 
‘housing site acquisitions’. 
 
The government is providing incentives to local authorities to increase housing supply 
through the New Homes Bonus. For each empty home brought back into use, councils 
receive a financial reward equal to the average council tax each year for the following six 
years. The bonus is based on achieving a net reduction in the number of empty homes each 
year, and an additional bonus is paid if the dwellings are returned to use as affordable 
homes.  
 
The strategy sets out a range of approaches in dealing with empty homes including 
encouragement and advice, publicity, financial advice and signposting, working in 
partnership with registered providers and, where appropriate, using the various enforcement 
powers available to us. 
 
3.4 The National Context 
 
The Empty Homes Agency reports that at November 2012 there were approximately 
710,140 empty homes in England, of which 259,000 had been empty for more than six 
months. Empty homes, the vast majority of which are in the private sector, represent around 
3% of the total housing stock.  
 
Some properties, however, are excluded from these statistics, including uninhabitable 
homes, homes due for demolition and flats above shops. If these were included in the 
figures there would be over one million empty homes at a national level.  
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The Government recognises that long term empty properties are a problem which blights 
neighbourhoods. As a result, £100 million has recently been made available within the new 
National Affordable Homes Programme for 2011-15 to bring long term empty homes back 
into use. 

 
3.5 Regional Context 
 
Regionally there are approximately 88,910 empty homes in Yorkshire and the Humber, 
which represents 3.8% of the total housing stock. Approximately 32, 901 of these have been 
empty for longer than six months. The graph below demonstrates the proportion of empty 
homes in Yorkshire and Humber was the second highest in England in 2012.  
 

Homes empty for over 6 months across the English regions
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3.6 Sub-regional Context 
 
Across York and North Yorkshire, there are approximately 11,135 empty homes, representing 
3.08% of the total housing stock.  Around 3,600 have been empty for longer than six months.  
 
The North Yorkshire Housing Strategy (2010-15) states that bringing empty properties back 
into use is a key element of the strategic priority ‘Enabling the provision of more affordable 
homes’. A sub-regional Empty Property Strategy 2011-15 has been developed to ‘maximise 
the reuse of empty properties and decrease the number of empty properties across the sub-
region’. 
 
There is variation across districts in North Yorkshire on the levels of empty homes; Scarborough 
has the highest proportion and York has the lowest. The graph below shows the proportion of 
empty homes in the Selby District compared with other districts of the sub-region as at 2012.  
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Homes empty for over 6 months across North Yorkshire
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3.7 Selby District  
 
Selby District has a significant need for additional market and affordable housing; the 
council’s Strategic Housing Market Assessment 2009 calculated a gross need for an 
additional 409 affordable homes per year, and yet there are 1178 empty homes (of which 
497 have been empty for more than six months) across the district which could be brought 
back into use. Of these, 211 (17%) have been empty for more than two years. These 
represent the greatest challenge to the council.  
 
Council tax records show the number of properties which have been empty for more than 
two years across the Selby District, alongside the number of properties in each parish in 
2012. There may be other empty properties which are not included in the list; for example, 
where the owner is paying council tax or where the property is exempt. Appendix 1 sets out 
the classifications used for Council Tax purposes. 
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Numbers of empty properties by parish 
Parish Number of Properties Properties empty for over 2 years 
Acaster Selby 20 1 
Appleton Roebuck 324 5 
Balne 101 3 
Barkston Ash 199 6 
Barlby 2147 11 
Barlow 312 3 
Beal 318 1 
Bilbrough 143 2 
Birkin 53 1 
Bolton Percy 126 4 
Brayton 2256 4 
Brotherton 334 2 
Burton Salmon 192 1 
Byram Cum Sutton 676 1 
Carlton 819 5 
Cawood 702 3 
Church Fenton 557 1 
Cliffe 549 1 
Colton 62 1 
Drax 194 2 
Eggborough 814 2 
Escrick 400 2 
Fairburn 399 3 
Gateforth 94 2 
Hambleton 821 6 
Healaugh 72 4 
Hemingbrough 829 6 
Hensall 357 2 
Hillam 289 3 
Kellington 408 1 
Kirk Smeaton 176 1 
Long Drax 46 1 
Newland 82 2 
Newton Kyme 107 1 
North Duffield 546 1 
Oxton 9 1 
Riccall 1049 1 
Ryther cum Ozendyke 98 2 
Saxton 193 2 
Selby 7077 40 
Sherburn In Elmet 2911 5 
South Milford 1042 3 
Steeton 15 1 
Stillingfleet 163 1 
Tadcaster 2806 40 
Temple Hirst 51 2 
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Numbers of empty properties by parish (continued) 
Thorganby 131 3 
Thorpe Willoughby 1190 3 
Walden Stubbs 32 5 
Whitley 437 1 
Wistow 527 4 
Womersley 175 2 
TOTAL 33430 211 
 
 
The figures show that the level of total stock empty for longer than two years is 0.6%. 
Parishes with the highest numbers of empty homes are Barlby, Selby and Tadcaster; these 
parishes have 91 between them and represent 43% out of the total for the district.   
 
The implementation of the strategy will be supported by regular data cleansing to keep the 
information source up to date and this work has already been commissioned.  
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4.1 Priorities 
 
The council will adopt an approach which focuses on those properties in areas with the 
highest numbers of empty homes, since concentrations of empty homes have a 
disproportionate impact on communities and the local economy. However, within this 
framework, further prioritisation is needed to enable the strategy to focus resources where 
there will be the greatest impact.  
 
The council is committed to addressing the problem of empty homes district wide. However, 
where we need to intervene, we will use the following criteria to establish which properties 
require the most immediate attention: 

 
• Location 
• Visibility 
• Boarding up 
• Disrepair 
• Illegal occupancy 
• Overgrown externally/garden 
• Flytipping  
• Length of time empty 
• Marketing attempts 

 
As part of the implementation of the strategy, a scoring matrix will be developed assigning 
appropriate weighting to each of the criteria and this will be published.  

 
4.2 Our approach 
 
The council has identified three interlocking approaches to addressing empty homes in the 
district. The approaches are not sequential and will be operated in parallel. These are: 
 
• Encouragement 
• Support 
• Enforcement 
 
4.3 Encouragement 

 
Encouragement is a district wide approach that is not specific to any individual property. It 
involves informing the general public and property owners specifically of the importance of this 
issue and the options which are available to property owners to address it. We will publicise 
our aim to reduce the numbers of empty homes in the district, and encourage residents to 
advise us of properties which might require attention.  
 
The Council will carry out publicity campaigns through our regular publications, Open Door and 
Citizenlink, to make property owners aware of the support and assistance available.  
Attempts will be made to identify the owner of an empty property.  
 
Advice and assistance will be offered to the owners of empty homes to develop and improve 
properties with the intention of making them part of the available housing supply. Home owners 

4.0 PLANNING AND PRIORITIES 
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will be encouraged to improve the physical condition and appearance of the empty properties 
so they are in keeping with surrounding properties.  
 
In order to encourage property owners not to leave properties empty for excessive periods, the 
council will impose council tax charges of 150% on properties left empty for more than two 
years.  
 
It is hoped that low level interventions will be sufficient in the majority of cases for the property 
to be successfully brought back into use. In some cases no intervention will be needed other 
than making the property owner aware of their options.  

 
4.4 Support 
 
The council can offer a range of support options to property owners who are willing to engage 
with us to restore their empty properties to the housing stock. These include: 
 
• Recommending suitable tenants from the Choice-based Lettings database 
• Negotiation with registered social landlords who would be willing either to buy the property 

or refurbish and lease back the property 
• Funding for adaptations and other special requirements  
• Advice on tenancy terms and tenancy agreements 
• Support prospective tenants in securing housing benefit 
• Contacting developers who may be interested in purchase  
• Advice on how to prepare a property for sale 
• Advice on having the property managed through a lettings agent  
• Advice on funding for renovation  
• Advice on building work or conversion 
• Advice on finding a building contactor 
• Advice on change of use and other planning matters  
• Advice on conservation and listed buildings matters 
• Advice to estate executors on probate or disposal issues 
• Advice and assistance on energy efficiency  
 
The council will also explore opportunities to secure external funding to support or supplement 
these initiatives as these arise.  

 
4.5 Enforcement 

 
There are a range of enforcement options available for the Council to use against owners who 
are unwilling to bring their empty properties back into use.  The options include:  

 
Compulsory Purchase Orders (CPO) 

• This approach may be justified where it appears that there is little other chance of a 
suitable property being used as a home.  Before a CPO is progressed, Councils must 
show that they have taken steps to encourage the owner to bring the property into 
acceptable use. 

 
Acquisition Powers 

• Part 11 of the Housing Act 1985 Section 17 allows Local Authorities to acquire 
property and land for residential purposes. The Local Authority needs to show that 
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reasonable steps have been taken and the owner has been given options to sort out 
the problem. 

 
Town and Country Planning Act 1990, Section 226 

• Section 226 relates to compulsory acquisition of land for development and other planning 
purposes and is intended to help local authorities take control of land needed to 
implement community strategies and local plans (local development documents). 
 

Enforced Sale Procedures 
• Law of Property Act 1925; where the local authority have issued and enforced a charge 

against a property owned, they have all the legal rights of mortgage lender under the 
Law and Property Act 1925. A charge against the property may occur because the owner 
did not:  

• Obey the terms of a statutory notice when issued or 
• pay council tax or other debts owned to the local authority. 

 
Dangerous or dilapidated buildings or structures 

• Under the Building Act 1984, sections 77 and 78; the local authority can order the owner 
to make a property safe or take emergency action to make it safe. 

 
Statutory Nuisances 

• Under the Environmental Protection Act 1990 section 80, and Building Act 1984, 
section 76. The local authority can order the owner to make a property safe or  take 
emergency action to make the building safe. 

 
Unsecured Properties 

• Under the Local Government (Miscellaneous Provisions) Act 1982, section 29 the local 
authority can order the owner to: 

• Make a property secure or allow the local authority to board it up in an emergency 
or 

• allow the local authority to fence off the property. 
 
Empty Dwelling Management Orders (EDMOs) 

• The Housing Act 2004 allows the Local Authority to take out an empty dwelling 
management order (EDMO) to make sure that the empty property is used for housing. 
The Housing Empty Dwelling Management Order 2012 as amended allows the Local 
Authority to serve EDMOs on properties that have been empty for more than two 
years. 

 
Further Powers 

• The Local Authority can enter a property to inspect it. If the owner refuses to let the 
officer in, they may get a warrant to enter from the courts. This allows the Local 
Authority to gain entry in order to establish the status of the property. 

• The Local Authority can serve notices asking for certain information, for example, 
about who owns a property. This allows the Authority to improve the property using 
the other powers described. 

• Hazard-awareness notices will make sure that the owner or the person responsible is 
aware of a danger and the need to carry out repairs or alterations (Housing Act 2004)  

• The Local Authority can serve improvement notices when work needs to be done to 
improve living conditions for occupiers or neighbours.  
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• Emergency remedial action: if the owner does not carry out the work to the standard 
specified by a notice, the Local Authority have the option of doing the work and charging 
for it.  

• Power to take over managing properties:  the Housing Act 2004 provides grounds for 
local authorities to do this; these grounds include long-term unoccupancy. 

• Prohibition Order. The Local Authority would issue this notice only after they had 
carried out a detailed assessment to decide the best course of action to deal with a 
seriously substandard property. (Housing Act 2004)   

• Power to order a property to be demolished or an area to be cleared. This power is 
available in similar circumstances to closing a property. 
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5.1 New Homes Bonus 
 
In coming years the New Homes Bonus will complement the grant funding which the council 
receives from central government and provides a potential source of funding for ongoing 
empty property work. The New Homes Bonus will strengthen the incentive for local 
authorities to identify empty properties and work with property owners to find innovative 
solutions that allow these properties to be brought back into use.  
 
5.2 Funding from Central Government 

Bringing empty homes back into use is a priority for the Coalition Government. The national 
Housing Strategy 2011 includes details of a £100m capital fund to tackle long-term empty 
properties which would not come back into use without additional financial intervention. It is 
intended to deliver at least 3,300 affordable homes by March 2015 as well as providing an 
opportunity to foster new approaches and innovation.  

The Homes and Communities Agency (HCA) has been allocated £70m of this funding to 
deliver a programme to bring empty properties back in to use as affordable housing. The 
remaining £30m has been made available to community and voluntary groups via a separate 
funding programme run by Tribal Education on behalf of Department of Communities and 
Local Government (DCLG). The council will explore the availability of funding from this 
stream to support this strategy.  

5.3 National Empty Homes Loans 
 
Loans from the National Empty Homes Loans will be launched in 2013. This will offer low 
interest loans up to about £10,000 to owners of empty homes to help them bring them into 
use as affordable housing.  Loans will be available to pay for works needed to bring empty 
properties into use; the resultant homes must be affordable. This means that they will need 
to be let at an Affordable Rent (not more than 80% of the market rent) for at least five years. 
Homes will also need to be renovated to at least the Decent Homes Standard. 
 
The fund will be run jointly by the Empty Homes Agency and a financial institution. It has 
been made possible by a grant from the Department for Communities and Local 
Government’s Empty Homes Community Grants Programme. 

5.4 Homes and Loans  

Homes and Loans is a service set up by all the councils in Yorkshire and Humber. The 
service is run centrally by Sheffield City Council and assists vulnerable owner-occupiers to 
undertake repairs on their homes. Applicants must be owner occupiers and in need of 
assistance to repair their homes, either for health and safety reasons, disabled adaptations 
or to meet decency standards. 

5.5 Selby District Council  
 
The council will explore the possibility of offering loans to some empty property owners in 
order to facilitate work and get homes back into use.  

5.0 FINANCIAL RESOURCES 
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6.1 Partnership working 
 
Although the Council has a number of powers it can use to bring empty homes back into use, 
our intention is to work with a range of partners to help empty home owners get their property 
inhabited as quickly as possible. 
 
To do this the council will work with partners including businesses, voluntary and community 
organisations including housing trusts and registered social landlords (RSLs) along with other 
statutory bodies to help bring empty homes back into use. The list below provides information 
on the different roles and responsibilities of both the council and our key partners.   
 
6.2 Selby District Council 
 
Council Tax Records – the Council provides data relating to the collection of council tax, which 
will allow empty properties to be identified. 
�

Collection of Data - the Council maintains an empty property database. 
 
Planning policy - Selby District Council Local Plan 2005 provides the most up to date planning 
policy framework for the authority.  The council is progressing a new Local Plan (Core Strategy) 
for the district which will cover a period from 2011 to 2027.  
 
Development Management – the council considers proposals for new development, Change of 
Use, Listed Building Consent or Full Permission required to works carried out. 
 
Environmental Health - the council may take action in respect of a complaint of an untidy 
property, either vacant or occupied. Such action could secure, for example, the repair and 
replacement of broken or damaged windows and rainwater goods, repairs to the roof of a 
property and the clearance of vegetation and waste from the front and rear garden.  
 
Building Control Enforcement - there is power to take action against properties in general, not only 
empty properties, under section 77, 78 and 79 of the Building Act 1984. This action is primarily 
undertaken to resolve dangerous structure issues where the public would be at risk from the 
premature collapse of any parts of the structure.  
 
6.3 Homes and Community Agency  

 
As an investment partner, the HCA works in partnership with local authorities and registered 
providers to increase the provision of affordable housing; this could include funding 
opportunities for empty homes work.  

 
6.4 Registered Providers 
 
In order to effectively and efficiently deal with problem empty properties and make full use of the 
council’s strategic and enforcement role, additional involvement may be sought from the 
council’s partner Registered Providers to bring individual properties back into use. 
 

6.0 ROLES AND RESPONSIBILITES 
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In addition to this the Council has created a charitable housing trust which will maximise the 
delivery of affordable homes in the district.  

 
6.5 Community Engagement Forums 

Community Engagement Forums (CEFs) include public meetings and events at which residents 
can raise any concerns or make any comment about the local area or services and give 
residents a chance to influence issues which are important to them. The CEFs will be used for 
publicity, awareness raising and consultation, including on issues in relation to this strategy.  

 6.6 Other local authorities 
 
We will continue to work with other authorities to compare practices, exchange ideas, discuss 
the implications of Government policy and legislation and explore opportunities for joint working 
and co-delivery.  

 
6.7 Empty Homes Agency 
 
The Empty Homes Agency is the national housing and campaign group on empty homes. It is 
an agency of Central Government and offers valuable assistance and training to local 
authorities on all aspects of empty homes, including a regular newsletter updating on 
Government thinking and proposals. 

 
6.8 Homes and Loans  

Homes and Loans is a service set up by all the councils in Yorkshire and Humber. The service 
is run centrally by Sheffield City Council. 
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The council will monitor empty homes and the implementation of this strategy to ensure that 
the desired outcomes are achieved.  
 
To monitor the effectiveness of this strategy the following performance indicators will be 
introduced:  
 

• An annual assessment of the overall number of empty homes and those considered 
long term empty 

• The number of homes returned to the district’s housing stock 
• The level of NHB secured as a result of this strategy 
• The number and type of successful voluntary interventions 
• The effectiveness of enforcement e.g. successful enforcement as a proportion of all 

attempts to enforce.  
 
 
 

7.0 MONITORING AND EVALUATION 
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Appendix 1 

 
Council Tax Class Descriptions for Unoccupied Dwellings 

 
• A. A1 – unoccupied newly built dwellings (exempt up to 6 months) and A2 – dwellings 

where structural alterations or major repairs have taken place (exempt for up to 12 
months) * 
 

•    B. Unoccupied dwellings owned and last used by a charity (exempt for up to 12 months)  
 
• C. Unoccupied and substantially unfurnished dwellings (exempt for up to 6 months) * 
 
• D. Dwellings left unoccupied by people in prison 
 
• E. Dwellings left unoccupied by long stay hospital patients and also by people who move 

permanently into a nursing home or residential home 
 
• F. Dwellings left unoccupied by deceased persons where Grant of Probate / Letters of 

Administration has not been obtained, and for a period after such grant has been 
obtained.* 

 
•  G. Dwellings where occupation is prohibited by law 
 
• H. Dwellings held vacant for a minister of religion 
 
• I. Dwellings left unoccupied by people receiving care 
 
• J. Dwellings left unoccupied by people providing care 
 
• K. Dwellings left unoccupied by students 
 
• L. Unoccupied dwellings where the mortgage has repossessed 
 
• Q. Unoccupied dwellings in the possession of a trustee in bankruptcy 
 
• R. A dwelling consisting of a Pitch or a Mooring which is not occupied by a caravan or a 

boat 
 
• T. Dwellings forming part of another dwelling which cannot be let separately. 
 
 

* Classes relevant to the Empty Homes Strategy 
 


