
 
Temporary Social Housing (TSH) 
 
This article looks at the situation of temporary social housing and the way it can be 
appraised in ProVal. 
 
The HCA Empty Homes Programme 2012-15 (Empty Homes) forms part of the 
Affordable Homes Programme 2011-15 delivering Affordable Rent and Shared 
Ownership with a separate Empty Homes Framework Delivery Agreement. 
 
Empty Homes funding has been set aside to tackle long-term empty properties which 
would otherwise not come back into use without intervention. Empty Homes funding is 
only available to bring back into use properties that have been unoccupied for at least 
six months. Properties brought back into use using Empty Homes funding must be 
used to provide affordable housing. 
 
The Agency’s Empty Homes programme is designed to add to RPs’ stock of property, 
either on a permanent or temporary basis. 
     
There are specific Empty Homes property eligibility requirements. In particular grant for 
Empty Homes is not available for existing social housing. 
     
Eligible properties can be brought back into use through two process routes and in both 
cases the RP must take a legal interest in the property, and thus become the landlord: 

o Lease and repair - where the RP leases the property for a defined period from 
the property owner and at the end of that period the property reverts to the long-
term owner. The minimum lease period must be 5 years 

o Purchase and repair - where the Registered Provider purchases the property 
and becomes the long-term owner 
 

For more see- http://www.homesandcommunities.co.uk/cfg?page_id=6886&page=12  
 
In the past, the landlord (owner of the property) was typically a shop owner (flats over 
shops) or other private property owner looking to get a guaranteed rent without the 
hassle of managing the property. 
 
As the name suggests, the occupants are only expected to be in the property for a 
short time (c. 6 months) pending re-housing in permanent accommodation.  With 
current high levels of ‘bed & breakfast’ as used by local authorities for homelessness, 
TSH can be a cheaper alternative for them.  In this instance the HA is acting as the 
landlord. 
 
Grant used to be available for this kind of scheme, but although the HCA will not fund 
these schemes, it is possible the LA may be prepared to do so. 
 



Appraising TSH schemes can be done in ProVal XL (Private Finance module) or 
ProVal LS. 
 
Properties in these situations are usually let on an Assured Shorthold Tenancy 
agreement (AST) and are typically for c. 6 months.  ASTs are the usual form of 
agreement used in private sector letting. 
 
To appraise a scheme for TSH is much like any other rented development, but special 
consideration is required on some aspects. ProVal can be used to assess the viability 
for two common alternative situations: 
 

1. The HA rents the property from a private property owner and the tenants are HA 
tenants, or 

 
2. The HA owns the property and leases it to the LA for them to let to their 

homeless tenants. 
 
The second case may be more common in the current climate. 
 
For ProVal XL, use the Private Finance module. 
 
Case 1 – HA rents from Landlord 
 

1. Set acquisition cost to zero (there is no acquisition). 
2. Set works costs and fees in the usual way.  Properties may require 

refurbishment and in these cases the capital costs should be paid (in full or part) 
by the landlord. Alternatively, the rent paid to the landlord should be reduced. 

3. If there are works costs, some interest cost will be incurred, so complete the 
Analysis of Fees and the Scheme Timings section and include the interest. 

4. Review rent allowances, in particular: 
a. Review management & maintenance allowances.  Management costs will 

be higher because of the higher tenant turnover. 
b. Set a ‘Reinstatement Allowance’ for the cost of works between lettings 

and also for reinstating property at the end of the lease period when 
returning the property to the landlord.  

c. Set landlord rent as “Another Allowance” – in ProVal XL this can be 
renamed as ‘Landlord Rent’ (ProVal XL). 

d. Increase Voids & Bad debts to reflect higher tenant turnover. 
e. Set Major Repairs to zero as this will be the landlord’s responsibility. 

5. Check inflation rates for rent and allowances (especially for landlords rent). 
6. Set tenant rents in the usual way. 
7. Summarize the long term cashflow over the same period as the lease term. 

 
 



Interpretation of Results 
Where no capital costs are incurred (e.g. refurbishment works) the net rent from the 
tenant should cover the rent paid to the landlord. The NPV should therefore be positive. 
 
If capital costs are incurred, a private finance loan will automatically be created.  This 
may well push the NPV into negative territory and the loan may not be paid off within 
the lease period.  This situation will need to be negotiated with the landlord. 
 
 
Case 2 – HA Owns Property & Leases to LA 
 
In this situation the HA wants to be sure it is not losing money and that the LA is not 
making an excessive (or any?) profit from the arrangement. 
 
The LA position can be assessed as Case 1 above.  For the HA appraisal: 
 

1. Set works costs and fees in the usual way, if these are being met by the HA.  As 
these improvements will ultimately be for the benefit of the HA, it is possible the 
HA may wish to ignore these. 

2. If there are works costs then some interest cost will be incurred, so complete the 
Analysis of Fees and the Scheme Timings section and include the interest. 

3. Review rent allowances, in particular: 
a. Management will typically be zero or very low. 
b. If there is a debt on the property, include the interest (or mortgage cost) 

as “Another Allowance” – rename this allowance as ‘Debt Repayment’. 
c. Voids & Bad debts will typically be zero. 
d. Set Major Repairs as a Sum per Unit (Option 3 in ProVal XL). 

4. Check inflation rates for rent and allowances. 
5. Set tenant rent (paid by the LA) in the usual way, bearing in mind that if the LA 

alternative is to use B&B accommodation, the rent should be lower. 
6. Summarize the long term cashflow over the same period as the lease term. 

 
Interpretation of Results 
Where no capital costs are incurred (e.g. refurbishment works) the net rent from the LA 
should cover the HA costs. The NPV should therefore be positive. 
 
If capital costs are incurred, a private finance loan will automatically be created.  This 
may well push the NPV into negative territory and the loan may not be paid off within 
the lease period.  This situation would need to be reviewed – see (1) above. 
 
 
 
For any queries or observations please send to: 
 
support@s-d-s-co.uk or ring 01483 278444 
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