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1. Introduction
This strategy sets out how Ealing Council will respond to the issue of empty homes.
The strategy:
• Identifies key aims and objectives for the London Borough of Ealing
•	Outlines the national and regional context and the extent of the problem within
Ealing
•	Sets out past performance and summarises key success factors in returning empty
property back into use
•	Identifies options and actions for reducing the numbers of long-term empty
dwellings in future
•	Identifies the monitoring mechanism and necessary resources to deliver the strategy
and adapt it to meet changes in housing need, central government directives and
funding and the housing market.
•	Presents an action plan including targets and timescales to meet key objectives

2. Why have an Empty Property Strategy?
One of the key aims of our Housing Strategy is to make best use of our scarce
affordable housing resource and also to help residents access all housing on offer in
Ealing, including good quality accommodation in the 80% of the borough in private
ownership in order to build on our success in preventing homelessness.
Social housing is not the only option available, and is never the quickest route into
an appropriate home. We want to encourage residents to consider a wider range of
housing options, some of which may be more suitable to their needs. Our aim is to
increase choice by establishing affordable lettings and improving how people find
accommodation in Ealing. We know that there is not enough social housing to meet
demand in the Borough so we aim to assist households in housing need by providing
the alternative of good quality, affordable accommodation in the private sector.

The single gateway of our Local Lettings Agency approach will ensure that residents
can access the full range of housing Ealing has to offer. The agency will aim to speed
up access to suitable housing for our residents and reduce reliance on temporary
housing. When households approach the Council looking for accommodation we
will set out the full range of alternatives including social housing, low cost home
ownership and private sector rented accommodation options.
Many of our residents are frustrated by their inability to move within our own
housing stock. Households often wish to move to a better area or a bigger home,
or to be closer to employment. Bringing properties back into use and improving the
standard of private sector management through our Landlord Accreditation Scheme
can help to boost the supply of affordable accommodation to meet the needs of
local households.
In order to make best use of the private sector we will need to work closely with
Ealing’s private landlords and with housing associations who are able to provide
management services to landlords who do not wish to manage their property. In
some cases we will need to bring private sector properties up to decent homes
standard before they can be returned to use.
Empty property constitutes a wasted resource to both individual owners and the local
community. Long-term empty property can fall into a state of disrepair and become
dangerous as well as having a negative environmental impact.

3. Our Objectives
The London Borough of Ealing aims to:
•	Reduce the level of long-term empty properties by bringing them back into
productive use.
•	Increase the supply of decent and affordable housing to meet the housing needs of
the local community and make them available for rental to households in housing
need through our Local Lettings Agency.
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•	Protect the quality of the environment for local communities and local business
• Reduce nuisance and dangers associated with empty properties.
•	Provide an opportunity for households in housing need actively to contribute
to the process of bringing properties back into use in exchange for a stake in
the property.
In addition as an active member of the West London sub-region and in line with the
2009/2011 West London Empty Homes Action Plan, London Borough of Ealing aims to:
•	Participate in the sub-regional approach to tackling long-term empty properties and
apply the enforcement powers contained in the Housing Act 2004 effectively.

resources into tackling and reducing the number of long-term empty properties in
the private sector; and at the same time contribute to making neighbourhoods, safer
and cleaner, whilst meeting housing needs.
A sub-regional capital program funded through the regional housing allocation, has
been in place since April 2006 with inward investment of £5.7million in the last three
years from the GLA Targeted Funding Stream (TFS) to bring empty properties back
into use. 541 properties which have been empty for 6 months have been returned to
use sub-regionally during this period.

•	Meet and exceed the sub-regional target of bringing 30 long-term empty properties
back into use each year.

Despite a three-year programme and adequate funding being in place, the number
of properties that have been empty since the start of the sub-regional programme,
remain a concern for boroughs in the West London sub-region.

4. The National and Regional Context

5. The Local Context

There were 697,000 empty homes in England in 2008 and 383,285 (55%) were longterm empty homes (this definition refers to properties which have been empty for
more than 6 months). In London there were 82,327 in 2008 and 28,377 were long
term empty homes.1

There were 3661 empty properties in September 2009 2 and at the same time there
are 11,000 households in housing need and 7244 living in overcrowded conditions 3
across the affordable housing sector in Ealing. Bringing empty properties back into
use as part of a wider strategy is a resourceful way to help meet this huge demand
for housing through the private sector. Research into housing need in Ealing has
highlighted the need for our strategies to focus on increasing the number of family
homes in the affordable sector. In accordance with our Housing Strategy 2009 -2014
new affordable supply should comprise a target of 50% family-sized homes (three
and four bedrooms) and 50% smaller, one- and- two bedroom units.

The London Borough of Ealing is a member of the West London Housing Partnership
(WLHP) which has been operating collectively to bring empty properties back into
use since 2006.
There are approximately 7,000 properties that have been empty for at least
six months (long-term) across the seven West London boroughs engaged
in the West London Housing Partnership (WLHP), namely LB Brent, Ealing,
Hammersmith & Fulham, Harrow, Hillingdon, Hounslow and RB Kensington &
Chelsea. The West London Empty Homes Project seeks to direct sub-regional

1 Empty Homes Agency figures for 2008 supplied .by the CLG

The number of empty properties as a percentage of all properties compare favourably
with the percentage in London as a whole of 2.51% and the national figure of 3.1%.
This puts Ealing in the top quartile when compared with other London authorities.

2 Ealing Council Tax data-base
3 Ealing Choice Based Lettings data
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Empty property as a percentage of all properties

Empty properties in Ealing

Source: Empty Homes Agency 2008 figures

Source Empty Homes Agency 2008 figures

A significant proportion of empty properties in Ealing have been empty for 6 months
or more, nearly 60% in Ealing compared with a London average of nearly 35%. Of
the 2,457 empty properties 78% (1922) are privately owned and of these 1470 (76%)
have been vacant for over 6 months.

The statistics indicate that although the percentage of empty properties is comparatively
low in Ealing the proportion of longer-term empty properties is comparatively high
and clearly, in order to have an impact, our strategy must target these longer term
empty properties in the private sector.
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6. Past Performance
During 2007 London Borough of Ealing successfully returned 619 empty properties
back into use. This was the third highest reduction in London. Unfortunately the huge
reduction in empty properties achieved during 2006 and 2007 were not replicated
in 2008 and the actual numbers of empty properties increased during 2008 and was
not consistent with the London trend.

Ealing’s performance in comparison to London as a whole
2004
- 2008
The numbers of empty properties each
year
since 2004 and the London comparison
are set out below:

at the end of 2008 indicating a substantial improvement over the last four years.
However the most recent figure available at the time of writing shows an increase in
the numbers of empty properties to 3661 in September 2009. This recent increase
can be attributed to a more comprehensive identification of empty properties
resulting in a higher count. Prior to 2007-8, Ealing Council did not include any of the
following categories:
• Properties occupied by people who are elderly and receiving care
• Where the occupant is in prison
• Where the occupant is in hospital
• Properties subject to probate
• Properties subject to planning restriction
• Where the occupant is away receiving or providing care
• Properties subject to repossessions for mortgages default
The Empty Homes Officer will consult with colleagues in the Safer Communities and
Social Services on a monthly basis to highlight nuisance areas e.g. squatted properties
and properties which could be used on a short-term basis whilst the owner is in
institutional care.

Research carried out in 2004 on behalf of the Council indicated that of the
estimated 106,891 private sector dwellings in the Ealing Council area around
2,976 (2.8%) were vacant at the time.4 A more recent figure for empty homes5
indicates that 1922 private sector properties and 2457 in all sectors were empty

It is also possible that the recession has resulted in a less buoyant sales markets
resulting in unsold properties being left empty for longer. We know that there are
150 newly build properties in Ealing lying empty and will explore the possibilities of
Housing Association purchase.
We are now confident that we have a reliable and comprehensive figure for the
number of empty properties and a realistic baseline position moving forward.

4 LBE 2004 Private Sector Condition Survey – a comprehensive private sector stock condition survey carried out on behalf of London Borough of Ealing by Fordham Research Ltd.
5 Empty Homes Agency figures collated from Department of Communities and Local Government HSSA Housing Statistical Survey data 2008.
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7. Key success factors

•	Advice on Empty Homes and Better Homes grants to improve the condition of
property

Our previous success in bringing empty properties back into use has taught us that our
strategy must contain a combination of incentives and sanctions to be successful.

•	Advice on letting property

The key mechanisms for achieving our objectives will be:
•	The work of the Empty Homes Team funded through the West London Housing
Partnership. The team carries out regular audits to identify and prioritise empty
properties, maintains a register and works to bring homes back into use through
co-operation with the owners.
•	Provision of grant funding to bring properties up to Decent Homes Standard and
back into use associated with long term letting arrangements for households in
housing need.
•	Advice and assistance to property owners who would like to let their property.
•	Where co-operation with owners fails, use of enforcement powers, such as EDMOs
(Empty Dwelling Management Orders), Enforced Sale or CPOs (Compulsory
Purchase Orders) in tackling properties that have been empty for more than 18
months.
•	Redeveloping empty properties acquired through EDMOs, Enforced Sale and
CPOs
•	Work in partnership with the rest of the sub-region to coordinate action to
encourage or compel owners to bring empty properties back into use.
The following activities are key and crucial to achieving a reduction in numbers of
empty properties:

7.1 Advice and support to owners of empty property
Many owners of empty property may be encouraged to take advantage of the
assistance and support offered by the Council in letting their property. This will
include:

•	Signposting to the London Landlord Accreditation Scheme
•	Assistance in finding a tenant through a Council nomination and the opportunity
to enter into longer term letting arrangements
•	Sign-posting to accredited management agents including local Housing Associations
•	The Bond Guarantee Scheme to provide some security against rent loss
•	Dedicated Housing Benefit advisors assisting households with their claim before
they move into a property, when the tenant has been nominated by the Council.

7.2 Involving communities in innovative plans to bring
properties back into use.
London Borough of Ealing will explore options for offering residents a stake in an
empty property in return for refurbishment. We would like to encourage residents to
get involved in helping us to bring empty properties back into use. Residents willing
to carry out refurbishment on an empty property will be offered a stake in it. We
will examine examples of best practice from around the country to implement this
scheme. Schemes will be aimed at young people in particular in order to provide them
with skills and training and encourage responsibility and independence. A scheme of
this type could be linked to work undertaken when the Council uses enforcement
powers to bring property back into use.

7.3 Identification and prioritisation of empty property
Ealing Council will carry out an audit of empty property across the Borough using a
standard assessment method for determining priority based, in part, on how long
the property has been empty and taking into account the condition of the property
and the impact it is having on neighbours and the local environment. The standard
assessment was devised by the Mayor of London’s Office and priority will be given to
properties which score highest on the Mayor’s prioritisation scheme.
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7.4 Use of grants to bring properties up to decent homes standard
and return them to use.
7.4.1 Empty Property Grant
A grant of up to £15,000 for a self contained unit can be awarded to a property
owner where the property has been empty for 6months or more; and where the
owner is prepared to sign a minimum 3 to 5 year lease with a housing association to
allow the local authority to nominate tenants into the property. The decision to award
up to £15k was based on West London officers’ recommendations and Empty Homes
Association research which indicated that the average cost for bringing an empty
property back into use is approx £12k. The grant is non-repayable if the property is
made available for renting for the duration of the agreement.
7.4.2 Repayable Empty Property Grant
An enhanced grant of up to a maximum of £50,000 can be awarded to the owner of
a property that has been empty for more than 3years, or for an empty property which
the local authority has prioritised to bring back into use. The landlord is required to
enter into a five year nomination arrangement where-ever possible, however each
case will be considered on its own merits. For example in a case where the property
is subject to probate it may be in the Council’s interest to bring the property back into
use and place a charge on the property to ensure that the grant is recouped upon
sale. The grant is always repayable on an interest free basis, immediately upon sale
of the property.
7.4.3 Enhanced Grant
In certain circumstances London Borough of Ealing may want to offer an enhanced
discretionary grant prior to, or as an alternative to taking forward enforcement
action, particularly in cases where the owner presents clear evidence of special
financial circumstances. The level of enhanced grant will be determined by LB Ealing
in discussion with the West London Coordinator up to a maximum of £50,000 per
unit. This is calculated on the basis of a points system which takes into account the
level of enforcement action, degree of environmental nuisance, condition and length
of time the property has been empty. The two types of enhanced grant are:

•	Enhanced Empty Property Grant
	A discretionary grant awarded to a property which has been empty for 3years
or more; and (a) has been scored at Points Band 4 or 5 using the agreed GLA
‘London-wide empty homes audit form/template’, (b) the award of enhanced level
grant is in the best interest of the public and Council, (c) the owner is prepared
to sign a minimum 5year nomination agreement to allow the local authority to
nominate tenants into the property. The grant is repayable if the property is not
made available for renting for the duration of the agreement.
•	Repayable Empty Property Grant
	A discretionary grant awarded to a property which has been empty for 3years or
more; and (a) has been scored at Points Band 4 or 5 using the agreed GLA ‘Londonwide empty homes audit form/template’, (b) in order to bring the property back
into use, the award of enhanced level grant is in the best interest of the public and
Council. The grant is repayable on an interest free basis upon the immediate or
future sale of the refurbished property. A local authority charge on the property
will also be required.
7.4.4 Better Homes Grant
A discretionary grant of up to £3,000 for owners of properties which have been
empty for less than 6 months. Again these grants are aimed at bringing properties
up to Decent Homes Standards and the owner must make the property available to a
household nominated by the Council for a two-year minimum period.
Each application is assessed against the qualifying criteria but only one of these
grants will be awarded in each case.

7.5 Use of enforcement powers
Where ever possible the London Borough of Ealing will try to locate owners and
work with them cooperatively to bring properties back into use. Sometimes it is
not possible to identify or make contact with owners and sometimes owners are
reluctant or unable to bring properties back into use. Under these circumstances it is
appropriate for the Council to use its enforcement powers

8

Ealing Empty Property Strategy

to achieve a return to use. The following types of enforcement action may be used to
bring empty properties back into use for housing:

•	Carry out an audit, assessment and prioritisation of properties empty for more
than 12 months using the Mayor’s standard assessment scheme by January 2011

•	Empty Dwelling Managements Orders (EDMOs)

•	Pilot, evaluate and roll out an innovative community involvement scheme by April
2012.

•	Improvement Notices (Followed by other action)
•	Enforced sales
Compulsory Purchase Orders (CPOs) Properties targeted for compulsory purchase
action, using WL resources, will have to meet at least three of the criteria listed
below
•	empty for more than three years
•	causing a detrimental environmental effect
•	subject to enforcement action by environmental health or planning department
•	affecting the stability of adjoining properties

8. Targets
In the past Councils were monitored against two performance indicators as part of the
Comprehensive Performance Assessment (CPA) Indicator H18 measured the number
of long-term empty homes as a percentage of the total private sector housing stock
. Indicator H23 measured the number of units brought back into use, expressed as a
percentage of the total number of empty homes in the borough.
These performance indicators have been removed from the national indicator set from
2008 providing an opportunity for London Borough of Ealing to identify alternative,
locally relevant, indicators to measure the Council’s progress and achievements.
Targets adopted by London Borough of Ealing are set out below:

•	Overall to return 100 vacant dwellings back into use through successful intervention
each year amounting to 500 in total over the lifetime of the strategy. Baseline
figure 3661 (September 2009). Within this reduction are:
– 30 properties (empty for over 6 months) to be brought back into use through
Empty Property Grant funding each year 150 over the life-time of the strategy.
– To bring properties empty for more than 3 years back into use - 5 each year in
2011 and 2012 totaling 10 total .
– To bring 60 additional empty properties up to decent homes standard each year
300 over the next 5 years.
– Accommodate 100 households in housing need on tenancies of at least 2 years
in formerly empty private sector properties each year. 500 over the lifetime of
the strategy.

9. Funding
Commitment to driving forward action on long-term empty properties in London is
underpinned by the drive and commitment given by the Mayor of London to invest
a total of £60million in renovating more than 1,300 of London’s abandoned, derelict
and blighted buildings and turning them into family homes.
Funding has been made available through the West London Housing Partnership
(WLHP) and funding has been allocated and confirmed under the Mayor’s 20092011 Targeted Funding Stream (TFS) programme. Funds are currently held by LB
Hammersmith & Fulham on behalf of the West London sub-region.
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The funding and the number of units to be targeted under this project for 2009/10
and 2010/11 are summarised in the table below:

Empty Homes 2009/10

2010/11 (indicative)

Total

TFS funding

£5,293,226

£2,131,446

£7,424,672

Target units

140

155 (including 70 long-term)

295 units

Budget spend and targets reached will be reviewed at the regular West London
project group meetings. The Group will meet on a six weekly basis. The WL PSH
Coordinator will lead in coordinating the project sub-regionally. Where milestones are
not being reached, the grant may be reallocated through negotiation, to boroughs
that have identified pipeline cases or are making progress towards milestones. In the
last quarter of the programme, reviews will take place at monthly intervals to ensure
sub-regional total spend.

The funding will support payment of Empty Property Grant, legal facilitation and
resources to cover statutory costs of legal action associated with enforcement action.
The funding allocation to Ealing in 2009 - 2010 will be £300,000.
Allocation of Repayable Empty Property Grants and Enforcement support costs will
be allocated on a business case basis and boroughs will be able to draw upon this
fund from WLHP on a case-by-case basis.

10. Monitoring Arrangements
The Supply Strategy Board meets on a six weekly basis and will be responsible for
monitoring progress against strategy aims and objectives and achievements against
targets. The Assistant Director Demand will be responsible for co-ordinating the
delivery of the plan.
London Borough of Ealing will update the monitoring database on LOCATA and this
will inform quarterly monitoring reports to the GLA, or as requested by WLHP.
WLHP will also conduct regular audits of the scheme to ensure that funding is being
spent in accordance with funding and project requirements.
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Key Tasks

Responsibility

Target/Date

Resources

Progress

Objective 1 – Carry out an audit, assessment and prioritisation of properties empty for over 12 months using the Mayor’s standard assessment scheme by January 2011
Recruit Empty Property Enforcement Officer

Empty Property Officer
AD Housing Demand

Officer recruited and in post
by December 2009

Funded through the WLHP £40K
over two years - 2010 and 2011

Carry out audit of empty properties and prioritise

Empty Property Officer
Enforcement Officer

End September 2010

As above

Establish centralised database to make this
information available and easily accessible

Empty Property Officer in
liaison with the Co-ordinatorWest London Housing
Partnership

March 2010

West London Housing
Partnership funding

Develop a clear portfolio of properties available to
market to partners to bring into use

Empty Property Team

May 2010 - 2011

Current resources plus WLHP
funding.

Establish quarterly meetings with Safer Communities
to identify nuisance properties

Empty properties Officer

Quarterly from February

Current resources

Objective 2 - Pilot and evaluate and roll out an innovative community involvement scheme by April 2012
Identify suitable cluster of empty property suitable
to offer residents who refurbish an empty property a
stake in the home. Either an equity share, a lease, or a
tenancy where appropriate

Empty Homes Manager

April 2010

Identify temporary accommodation residents with
appropriate skills to participate in the scheme

Temporary accommodation
visiting team

April 2010

Set up working group to develop initial scheme brief
and identify suitable partners

Temporary Accommodation
Manager / Empty Properties
Officer/ Gateway Team/ Safer
Neighbourhoods/ Social
Services and identified RSL
/ training and employment
partners

March 2010

Existing resources
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Key Tasks

Responsibility

Target/Date

Resources

Explore links with Community Payback

Working Group

March 2010

Existing resources

Liaise with key partners to further develop a scheme
proposal and project plan

As above

May 2010

Existing resources

Initiate pilot

As above

July 2010

Existing resources

Evaluate pilot

As above

September 2010

Existing resources

Develop roll out programme if appropriate

As above

January 2012

Existing resources

Progress

Objective 3 – 30 long-term (over 6 months) empty properties to be brought back into use through Empty Property Grant funding each year 150 over the lifetime of the strategy
Objective 4 - Bring 60 additional empty properties up to Decent Homes Standard and back into use 300 over the lifetime of the strategy
Market Grants to owners of properties which have
been empty for 6 months plus

Empty Properties Officer

1,500 property owners to be
written to by December 2010

Mail out to be combined with
Deposit Guarantee promotion

Recruit Empty Property Surveyor

Empty Properties Office
Team Leader Surveying

Surveyor appointed and in
post by November 2009

Staffing budget agreed

Conduct property owner feedback survey to assess
the effectiveness and improve the current grant
scheme

Empty Properties Officer

Develop survey by
September 2010
Carry out survey by
February 2011
Analyse results and feed
into service improvement by
April 2011

Within existing staffing
resources

Objective 5 - To reduce the number of properties empty for more than 3 years by 5 each year totaling 10 over the two years to 2012
Mail shot to all owners of properties empty for over
three years

Empty Properties Manager

Train relevant staff

WL good practice and
development workshops

September/October 2009

WLHP
Government funded
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Key Tasks

Responsibility

Target/Date

Resources

Establish local enforcement panel

Empty Properties
Enforcement Officer

March 2010

WLHP

Develop a programme of properties identified for
enforcement action over the next 5 years

Enforcement Officer

Take enforcement action on properties identified as
priorities and empty for three years plus

Empty Properties
Enforcement Officer

Enforcement action
to be concluded by
March 2011 – 5 properties
March 2012 – 5 properties

WL resources:
EP Repayable Grant - (up to
£50,000 per self contained unit
and 75% cost of works) funded
through WLHP
EDMO Management contract
provision
EPG (up to £15,000 per self
contained unit)
Cost of Works in Default (WID)
leading to Enforced Sale
Rights of Entry (s.15 LG Act
1976): applicable court costs
Training for EPOs in the use of
Planning powers
Policy development and
adaptation

March 2011

WL resources:
Cost of Works in Default (WID)
leading to Enforced Sale
Rights of Entry (s.15 LG Act
1976): applicable court costs
Training for EPOs in the use of
Planning powers
Policy development and
adaptation

Identify properties which are having a detrimental
Planning Officer / Empty
environmental impact and serve notice under section Homes Officer / Enforcement
215 of the Town and Country Planning Act 1990 or
Officer
section 79 of the Building Act 1984

Progress

13

Ealing Empty Property Strategy

Key Tasks

Responsibility

Target/Date

Resources

Progress

Objective 6 – Accommodate 100 households in housing need on tenancies of at least 2 years in formerly empty private sector properties each year. 500 over the lifetime of the strategy.
Promote Deposit Guarantee scheme to owners of
empty property in Ealing

Conversions Manage

To be included in the mass
mail-out of 1,500 property
owners to be written to by
December 2010

Within existing staffing
resources

Develop and deliver training programme and
materials to relevant staff to ensure staff provide
accurate and relevant advice to property owners

Empty Homes Officer
supported by WLHP

All relevant staff to receive
training, guidance notes and
procedures by February 2010

Within existing resources with
support from West London
Housing Partnership

Develop, deliver and monitor a programme of
placements consistent with demand requirements of
households in housing need

Conversions Manager in liaison 100 each year
with the Empty Properties
Officer

Within existing resources
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Contact us
Enquiries regarding this policy should be made to
London Borough of Ealing
4th Floor
Perceval House
14 – 16 Uxbridge Road
Ealing W5 2HL
Tel: 020 8825 5996
Email: connerkj@ealing.gov.uk
Website: www.ealing.gov.uk
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