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Introduction
Trafford’s Empty Homes Strategy 2019-2024 was launched in November 2019. The Strategy
identifies how the Council, with support from partners, will reduce the number of empty properties
within Trafford by bringing them back into use. The Empty Homes Strategy complements the Trafford
Housing Strategy 2018-2023 and plays a role in delivering the priorities set out in the GM Housing
Strategy 2019-24, which are:
A safe, health, accessible home for all
o Tackling homelessness and rough sleeping
o Making a positive difference to the lives of private tenants
o Developing healthy homes services to support vulnerable households
o Improving access to social housing for those who need it
o Identifying pathways to volume domestic retrofit and reducing fuel poverty
Delivering the new homes we need
o New models of delivery
o Investing in truly affordable housing
o Increasing choices in the housing market for Greater Manchester households
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Annual Review 2021
The Trafford Empty Homes Strategy 2019-2024 must be reviewed on a regular basis to ensure
effective delivery. This annual review provides an update on the following:





Strategic Context
The Number of Empty Homes in Trafford
Achievements
The Empty Homes Strategy Action Plan

Strategic Context
Greater Manchester Housing Strategy 2019-2024
The GM Housing Strategy was launched in 2019 shortly after Trafford’s Empty Homes Strategy. It
makes reference to the low levels of empty homes across Greater Manchester stating that only 2.5%
of all dwellings in Greater Manchester are empty, which is the lowest level recorded since 2004.
However, it is recognised that reducing the number of empty homes even further is a viable way to
increase housing stock, improve communities, and tackle homelessness. The GM Housing Strategy
therefore highlights that the £300m Housing Investment Loan Fund can be accessed to tackle empty
homes.

Council Tax Premiums
Following the launch of the Empty Homes Strategy, Trafford Council made the decision to increase
Council Tax on long-term empty homes in an effort to incentivise owners to bring the properties back
into use. From April 2020, Council Tax doubled on properties that have been vacant for 2 to 5 years,
trebled for houses that have been empty for 5 to 10 years and, from April 2021, quadrupled for
houses that have remained vacant for more than 10 years.
The additional Council Tax charges may be waivered for 12 months if the property is sold and the
new owner intends to carry out work to make the property habitable. In such a situation, the new
owner will need to apply for the waiver with a clear schedule of works and timescales for completion.

Action on Empty Homes
In a report published in September 20191, Action on Empty Homes identified some limitations with
the MHCLG data on vacant dwellings, which is derived from Council Tax returns. In particular:


1

Derelict properties are not classed as dwellings for Council Tax purposes.

Empty Homes in England 2019

Empty Homes Strategy Annual Statement 2021
Page: 3

Empty Homes Strategy Annual Statement 2021
Page: 4



An owner may not inform the local authority that their property is empty, leading to
undercounting. The point is made that owners who are still liable for Council Tax payments
may have no reason to let their local authority know that the property is vacant.



The data does not include dwellings where there is an exemption from paying Council Tax.
So, for example, it does not include unoccupied clergy dwellings or properties held in the
possession of a mortgage lender or trustee in a bankruptcy.

These limitations should be noted, however Action on Empty Homes have themselves recognised
that the data is still a useful tool when comparing levels of empty homes across England.
With that in mind, Action on Empty Homes collated the 2020 data published by the MHCLG to show
the change in numbers of empty homes in England from 2019 to 20202. Alongside this data set,
Action on Empty Homes published a statement in November 20203. The statement notes that the
level of empty homes has increased across England by approximately 20%; an additional 42,540
homes in England are now long-term empty compared to 2019.
As a result of the findings, the statement called on the Government to introduce a national Empty
Homes Strategy. Action on Empty Homes believes a national strategy should:


Introduce new powers to allow local councils to bring empty homes back into use.



Create a national fund to support councils in bringing tens of thousands of long-term empty
homes back into use through a locally focused programme of grants and loans.



Ensure owners taking advantage of this programme agree nomination rights and fair rents
with councils, so that homes brought into use can help alleviate local housing need and
reduce the £1.2 billion national temporary accommodation bill.



Create a fund for local authorities to help local community-led housing projects which
sustainably refurbish long-term empty homes and buildings.

Empty Homes (England) 2020
The Government referenced the report by Action on Empty Homes in their briefing paper Empty
Homes (England) 20204. The briefing provides an overview of the benefits of bringing empty
properties back into use, suggests initiatives to achieve this, details the powers held by local
authorities which could be utilised, and recaps on previous and current funding initiatives offered by
the Government. This briefing indicates that bringing empty homes back into use is still very much
Action on Empty Homes Data Set
Action on Empty Homes Statement
4 Empty Homes (England) 2020
2
3
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on the political agenda, and publicised the recommendations made by Action on Empty Homes in
their 2020 statement.
Any Government response to both the Empty Homes (England) Briefing and the recommendations
made by Action on Empty Homes will need to be taken into account in respect of this Strategy.

Empty Homes in Trafford
The MHCLG produces annual data showing how many empty homes there are in each area of the
country. This data comes from Council Tax records, so will not include empty properties that are
undisclosed to Council Tax nor derelict properties not recorded as dwellings. Despite these
limitations, the data is a good indicator of the level of empty properties in each area.
Figure 1 uses the MHCLG data to show the number of homes within Trafford that are classed as
long-term empty i.e. have been vacant for 6 months or more. It demonstrates that the number of
long-term empty homes in Trafford has increased every year from 2014 to 2019. However, since the
launch of Trafford’s Empty Homes Strategy in 2019 the number of empty homes has started to
decrease.

Figure 1: Empty Homes In Trafford
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Achievements

934 owners of empty
homes have been
made aware of the
Empty Property
Loan Scheme

A Scoring Matrix has
been developed to
identify the ‘priority’
empty properties
within Trafford

One high-priority
empty home has
been returned to use
& action is being
taken against 4 other
empty properties

Case Study: Barkway Road, Stretford
The property at Barkway Road, Stretford became
vacant in approximately October 2013. Due to being
unoccupied, it was subject to continuous vandalism
and fly-tipping. These issues caused complaints from
the local community which brought the property to
Trafford Council’s attention in 2015.
At that time efforts to engage the owners were
unsuccessful, so the Council’s out of hour’s team
boarded up broken windows and ensured the property
was fully secure.

Between 2015 and 2020 the Council continued to
receive a number of complaints and acted to
secure the property on seven further occasions.
On each occasion the Council carried out works at
the property, either to secure it or to clear the
gardens, costs were incurred leading to an
accumulation of debt for the owners.
In 2019, following further failed attempts to
encourage the owners to return the property to
use, Trafford Council assessed the property as a
high-priority empty home to be brought back into
continued housing use and made the decision to
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take direct action. In January 2020, a notice was served under the Prevention of Damage by Pests
Act 1949 requiring the owners to keep the land free of vermin by cutting back areas of grossly overgrown vegetation and disposing of rubbish fly-tipped on the land. The use of this particular legislation
was important as it allowed for any costs incurred by the Council to be placed as a recoverable
charge on the property. The notice gave the owners 21 days to complete the work and they were
warned that failure to comply would result in the works being done in default. The warning stipulated
that follow-up action would be taken by the Council to enforce the sale of the property to recover its
costs.
The owners again failed to comply with the notice, so the Council completed the works in February
2020. An invoice was sent to the owners with notification that if the debt was not paid it would be
registered as a charge against the house and the Council then intended to enforce the property’s
sale.
As a result of this firm approach, the owners began to engage and agreed to put the property on the
market. The property was sold in the summer of 2020, meaning the Council’s costs were recovered
in full, and the new owner began renovation works immediately to get the property back into a
habitable condition. The renovation was completed by November 2020 and the property was placed
back onto the market.

This was a great outcome and is a good example of how Trafford Council can utilise its powers to
bring empty properties back into use for the benefit of local communities within the borough.
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Empty Homes Strategy Action Plan Update 2021
A review of the Empty Homes Strategy Action Plan 2019-2024 has been undertaken to determine
what has been achieved and what we still have to do. A copy of the Empty Homes Strategy Action
Plan update is contained within Appendix A.

What challenges have we faced?


The Covid -19 outbreak has placed Housing Standards and Planning Enforcement under
added pressure and has diverted limited resources away from proactive empty homes work.



Increased workload in the Housing Standards team has delayed empty property survey
work and progression of priority cases.



Some owners of empty homes who, prior to the Covid-19 outbreak, had given undertakings
to complete works leading to renovation and reoccupation or sale of their property, have
experienced delays resulting in a lack of progress.



The Covid-19 outbreak has caused significant disruption in the Courts and has delayed the
Appeal hearing of enforcement notices served to improve the condition of two long-term
empty homes in Stretford.

What have we achieved?
 The Empty Property Matchmaker Scheme has been launched.
 163 properties within Trafford have been identified as being empty for 2 or more years.
 A ‘scoring matrix’ (Appendix B) has been developed and is being used to assess the priority
order for bringing the aforementioned 163 empty properties back into use.
 92 of the 163 empty properties have been surveyed using the scoring matrix.
 Work has already commenced to engage with the owners of the top-scoring properties while
surveying continues.
 One ‘high priority’ problematic long-term empty property in Stretford has been brought back
into use following intervention from Housing Standards.
 It has been established that funding is available to allow the £10k Empty Property Loan to
be increased on a case by case basis, if required, to bring the most challenging properties
back into use.
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 Partnership working has resulted in Registered Providers now notifying the Council when
they intend to carry out a disposal.
 934 owners of empty homes have been sent details of the Council’s Empty Property Loan
offer.
 The Empty Homes Assistance Scheme has been drafted.

What do we still have to do?
 Launch the Empty Homes Assistance Scheme.
 Survey the remaining 71 properties that have been empty for 2+ years using the scoring
matrix.
 Draw up a ‘ranked table’ using the results of the surveys to identify which properties should
be targeted first, and which properties can be brought back into use quickly with limited
investment.
 Explore the reasons for low take-up of the Empty Property Loans and the Empty Property
Matchmaker Scheme and amend both schemes if required.
 Promote the online empty homes reporting form more effectively via the Council’s website
and social media (once Housing Standards have capacity to deal with increased demand).
 Work with Registered Providers to identify joint opportunities to bring empty homes back into
use, including making use of the funding available from Homes England.
 Identify whether any empty properties above commercial premises could be brought back
into use as residential properties.
 Explore opportunities to use the renovation of empty homes to train and educate individuals
on the construction trade.
The Empty Homes Strategy Action Plan (2019-2024) will continue to be reviewed and updated
quarterly, and an update report will be produced and published annually.
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Appendix A
Trafford Council
Empty Homes Strategy Action Plan
2019-2024
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Ref.

Action

By when

By who

20/21 Update

ACTION 1: WORK WITH OWNERS OF LONG TERM EMPTY PROPERTIES TO BRING THEM BACK INTO USE

1.1

Identify areas of highest housing need from the
results of the Trafford Housing Needs
Assessment.

March
2020

Housing Standards Team,
Housing Strategy & Growth
Team

1.2

Work with owners of long term empty homes to
bring them back into use as affordable housing
and emergency/temporary accommodation.

Ongoing

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Registered
Providers

1.3

Identify properties that are long term empty and
draw up action plans to return them to use.

December
2021

Housing Standards Team,
Housing Strategy & Growth
Team

1.4

Carry out a pilot initiative in Sale and Stretford,
which have the highest number of long term
empties for the longest periods of time, and
draw up action plans with owners to bring them
back into use.

December
2021

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Registered
Providers

Completed.
Old Trafford, Altrincham and Urmston have the highest
housing need. Old Trafford needs mainly 2 and 3 bed
flats, Altrincham needs 1, 2, 3 and 4 bed houses and
Urmston needs 3 bed houses.
This work is being carried out by Housing Standards
Team and HOST. Offers of the
Empty Property Loan were sent to 934 owners in June
2020.
The Empty Homes Assistance Scheme has been
drafted.
This work is being carried out by Housing Standards
Team and HOST but has been delayed by Covid-19. A
priority list of 163 properties that have been empty for
2+ years has been drawn up. Surveys of 92 of these
properties have been completed, work is continuing to
survey the remaining 71.
One empty property in Sale was brought back into use
in June 2020. Housing Standards have identified a list
of empty homes within Sale and Stretford, and
shortlisted the ‘high priority’ properties. Work is
continuing to survey those on the ‘high priority’ list, after
which plans will be drawn up with owners to bring them
back into use.
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Ref.

Action

By when

By who

20/21 Update

ACTION 2: IMPROVE OUR NEIGHBOURHOODS BY ADDRESSING LONG TERM EMPTY HOMES THAT HAVE BECOME THE FOCUS OF ANTI-SOCIAL
BEHAVIOUR AND NEGLECT

2.1

Develop a matrix to be used to assess the
priority for bringing empty properties back into
use and draw up a marking scheme for priority
scoring.

2.2

Identify priority properties to be targeted for
action as a result of using priority scoring
matrix.

2.3

Using the matrix to identify those empty
properties that can be brought back into use
quickly and with limited investment.

2.4

Make better use of the powers and legislation
to bring long term empty properties back into
use.

March
2020

Housing Standards Team,
Housing Strategy & Growth
Team, HOST

December
2021

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Registered
Providers

December
2021

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Registered
Providers

Ongoing

Housing Standards Team,
Housing Strategy & Growth
Team, Legal

Completed

Council Tax provided a list of 163 properties that have
been empty for 2+ years. The scoring matrix is being
used by Housing Standards to identify the ‘priority
properties’ from this list. 92 of the 163 properties have
been surveyed. Housing Standards will survey the
remaining properties and then use the results of the
survey to draw up a ‘ranked table’ of the high priority
properties.
This work is being carried out by Housing Standards
Team and HOST. Once all properties have been
surveyed, Housing Standards will identify the lowest
scoring properties and make contact with owners.
Housing Standards and Planning Enforcement have
already begun contacting owners of the empty
properties scoring the highest on the matrix.
Enforcement and S215 Notices have been utilised,
Charges have been placed on properties, and written
proposals have been received from several owners.
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Ref.

20/21 Update
One property has been sold as a result of action being
taken under Enforced Sale procedure and appeal
hearings are scheduled for action taken under S215
against two other properties.
ACTION 3: PROVIDE ADVICE AND INFORMATION TO HELP RAISE AWARENESS AROUND EMPTY PROPERTIES

3.1

3.2

3.3

3.4

Action

Continue to engage with owners of empty
properties to ensure they are fully aware of their
options.

Promote the online reporting form on the
Council’s webpage more effectively through
social media, to encourage the public to report
an empty property in their neighbourhood.
Investigate why there has been a low take up of
Council Vacant Home Loans through contact
with all owners of properties that have been
empty for more than 6 months.
Explore the opportunity to increase the £10k
empty property loan on a case by case basis if
required to bring back the most challenging of
properties.

By when

Ongoing

Ongoing

By who

Housing Standards Team,
Housing Strategy & Growth
Team

Housing Standards Team,
Housing Strategy & Growth
Team, Communications &
Marketing Team

Mailshots were sent to 934 owners of empty properties
in June 2020 notifying them of the Empty Property
Loan.

This action is currently on hold. The Housing Standards
team has very limited resources and have been
impacted by the Covid-19 pandemic. As a result,
caution must be taken so as not to overwhelm the
service with referrals from the general public.

December
2021

Housing Standards Team,
Housing Strategy & Growth
Team,

Housing Standards have held informal discussions with
owners. Housing Standards and HOST will review the
outcome of the discussions to establish a reason for
low up-take.

March
2021

Housing Standards Team,
Housing Strategy & Growth
Team

Completed
It is believed the Empty Property Loan amount can be
increased if required on a case by case basis.
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Ref.
3.5

Action
Investigate the reasons why property owners
are not making use of the Empty Property
Matchmaker scheme.

By when

By who

December
2021

Housing Standards Team,
Housing Strategy & Growth
Team

20/21 Update
A small number of investors have registered their
details for the Matchmaker scheme. Discussions will be
held with those landlords that are not using the scheme
when Covid-19 restrictions are lifted.

ACTION 4: DEVELOP EFFECTIVE PARTNERSHIPS WITH KEY STAKEHOLDERS

4.1

Work with Registered Providers to identify
opportunities to jointly bring empty homes Ongoing
back into use.

Housing Standards Team,
Housing Strategy & Growth
Team, SHP, Registered
Providers

4.2

Work with Homes England to identify funding
to bring empty homes back into use.
Ongoing

Housing Standards Team,
Housing Strategy & Growth
Team, Registered Providers,
Homes England, SHP

4.3

4.4

Work with colleagues across the Council to
identify empty properties and agree the most
Ongoing
appropriate action to bring them back into use.

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Planning
Enforcement, Council Tax.

Work to identify suitable empty properties above
commercial premises which could be brought December
back into use as residential properties.
2021

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Registered
Providers, Town Centres
Team

The GM Ethical Lettings project has been launched.

Homes England has funding available to assist RPs
with bringing empty homes back into use. Trafford
needs to encourage RPs to take up the grant on offer
from Homes England, Discussion with RPs to take
place at the next SHP meeting.
Housing Standards have worked with colleagues in
Council Tax to establish a list of empty properties within
Trafford, and continue to work closely with Planning
Enforcement to bring those empty properties back into
use. A multi-service approach must be adapted to
utilise powers of other teams across the council to
tackle empty homes (E.g. Council Tax).
Housing Project Officer (HPO) is liaising with Town
Centres Officer. A list of empty units above commercial
properties is being sought from Business Rates.
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Ref.

4.5

4.6

Action

By when

Work in partnership with Registered Providers
with housing stock in Trafford in order to ensure Ongoing
that all options are considered when carrying out
disposals of empty homes.

Explore opportunities to use the renovation of
empty homes to train and educate individuals December
2021
regarding the construction trade.

By who

20/21 Update

Housing Standards Team,
Housing Strategy & Growth
Team, HOST, Registered
Providers
Employment, Education and
Training Task and Finish
Group, Housing Standards
Team, Housing Strategy &
Growth Team, HOST,
Registered Providers

Completed
RPs are now notifying the Council when they intend to
carry out a disposal.

HPO to raise at Employment, Education and Training
Task and Finish Group and Housing Standards to raise
at Student Accommodation Task and Finish Group
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Appendix B - Scoring Matrix
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