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Appendix 2
Letter inviting landlords & agents to forums - All landlords
on Housing Benefit database
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Regeneration and Environment
Ian Platt
Head of Housing & Community
Safety
Town Hall, Brighton Street
Wallasey, Wirral
Merseyside, CH44 8ED
Website: www.wirral.gov.uk

email engage@wirral.gov.uk
To:

Wirral Landlords

Date: December 2014

Dear Landlord,
PROPOSED SELECTIVE LICENSING SCHEME, HOUSING ACT 2004
I am writing to make you aware of a 10 week consultation exercise that started on
24th November 2014, concerning Wirral Council’s proposal to introduce a Selective
Licensing Scheme in four small areas of the borough.
The Council is concerned about some very small pockets of low demand, where
house prices are below the borough average, there is a high proportion of privately
rented properties and a high number of empty properties. The Council wants to
prevent these areas falling into further decline by improving the stability and public
perception of these areas and improving the housing offer.
If the consultation results support the introduction of a scheme, landlords will be
required to hold a license for 5 years to operate in these areas and will need to pass
a ‘fit and proper person’ check and comply with license conditions.
The Selective License Business Case outlining the Council’s proposal with a full
explanation of why the Council thinks that Selective Licensing is needed, and the
areas where selective licensing is proposed can be found on the Council’s website
at www.wirral.gov.uk/selectivelicensing.
The webpage also contains a link to an online survey and details of landlord
consultation events. If you would like more information, or require a paper copy of
the survey or any of the documents, please e-mail engage@wirral.gov.uk.
In the meantime I’d like to thank you in advance for you participation in this
consultation. Your views are important to us and we really appreciate your
involvement.
Yours sincerely,
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Appendix 3
Landlord Linkup - Dec 2014
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Appendix 4
Email to landlords & agents with accredited agents
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Appendix 5
Emails to stakeholders and consultation
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In addition to 618 private landlords,9500 residents of Wirral who have signed up to
receive general mailings, all Councillors, all local Members of Parliament and the
four constituency committees in Wirral, below is a full list of organisations consulted
and which received an email notifying them of the selective licensing consultation
process and asking for comments. Although each email was directed to a specific
audience and there were slight variations in the wording, the main content and level
of detail was consistent and example emails have been included below:
Registered Landlords Association
National Landlord Association
North West Property Owners Association
North West Landlords Association
Federation of Private Residents Association

Targeted Managers at Wirral Council:
Economic Policy
Anti-Social Behaviour Team
Benefits and Revenues
Supporting People
Property Pool Plus
Community Safety
Housing Strategy, Standards and Renewal
Highway Maintenance
Street Scene
Parks and Countryside
Environmental Health
Engineers
Forward Planning
Development Control
Planning

*Pinecourt Housing Association
*Plus Dane Housing
*Wirral Methodist Housing Association
*YMCA
*Abbeyfield Heswall
*Alpha Housing
*Anchor Housing Association
*Beechwood and Ballantyne Ccommunity HA
*Carr-Gomm
*Regenda Housing Association
*Contour Housing
*Family Housing Associations
Shelter
*Sanctuary Housing Association
Church of England
Age UK
*Forum Housing Association
Wirral Citizens Advice Bureau
*Homes and Communities Agency
Community Action Wirral
*Home Group Housing Association
*Leasowe Community Homes
***Merseytravel
*Liverpool Community Housing
***Crosby Housing Association
*Lovells
***St Helens Council
*Magenta Living
*Venture Housing Association
***Sefton Council
*Riverside Housing Association
***Knowsley Council
**Cheshire and Wirral Partnership
***Liverpool City Council
***Halton Council
**NHS England
***Homes and Communities Agency
**Jobcentre Plus
***Riverside Housing Association
**Public Health
*** Liverpool Local Enterprise Partnership
**Mersey Fire and Rescue
**Merseyside Police
* Members of the Strategic Housing Partnership, ** Members of the Public Service Board
***Liverpool Local Enterprise Partnership Housing and Spatial Planning Group
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Example email sent to stakeholders
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Appendix 6
Press Release Selective Licensing scheme
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Appendix 7
Content of Plasma Screen Messages in Council One Stop
Shop
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Plasma Screen Content – Version 1
Slide 1:
Wirral Council is aiming to radically improve living standards in your neighbourhood
through the introduction of a Selective Licensing Scheme.
Slide 2:
Selective Licensing Schemes mean that the owners or managers of private rented
properties in designated areas are legally required to get a licence for each property
they rent out in the area.
Slide 3:
Selective Licensing Schemes would apply in parts of the following areas:
•
Birkenhead South
•
Egerton North
•
Seacombe Library
•
Egremont Promenade South
Slide 4:
Why is a Selective Licensing Scheme needed?
Slide 5:
Why is a Selective Licensing Scheme needed?
Because almost 1 in 3 properties in Wirral’s private rented sector currently fail to
meet the Decent Homes Standard, which can have a terrible impact on the health
and welfare of their tenants and on their wider communities.
Slide 6:
Why is a Selective Licensing Scheme needed?
Selective Licensing Schemes can help to tackle poor property management, which
can also lead to high numbers of empty properties, fly tipping, anti social behaviour,
and a high turnover of tenants.
Slide 7:
What are the benefits from Selective Licensing?
This scheme aims to ensure that private landlords meet the minimum legal
standards of tenancy and property management.
Slide 8:
What are the benefits from Selective Licensing?
Benefits for tenants include:
76






Better understanding of the standards they should expect
Better understanding of their responsibilities
Written tenancy agreements, inventories and protected deposits
Confidence that the Council will help if license conditions are not met

Slide 9:
What are the benefits from Selective Licensing?
Benefits for landlords include:
 Improved confidence in the market and potential growth in property values
 A level playing field where all landlords in the area are required to operate to
the same decent standard
 Improved communications with Council services
 Better understanding of their statutory responsibilities through training and
briefing sessions
 Improved reputation of private landlords
 Access to the Council’s Property Accreditation Scheme
Slide 10:
What are the benefits from Selective Licensing?
Benefits for the wider community include:
 Landlords encouraged not to take tenants with a poor references
 Shorter void periods and less tenant turnover
 Improved quality of life, image and desirability of the area
 Less empty properties and blight
 Less anti social behaviour
 Increase in the length of tenancies resulting in more settled communities
Slide 11:
Have Your Say on Selective Licensing in your neighbourhood
Before the scheme is launched the Council is consulting with residents and other
stakeholders who may be affected, to invite them to have their say on the proposals.
The consultation will last for 10 weeks, starting on 24 November 2014.

Slide 12:
Have Your Say on Selective Licensing in your neighbourhood
Landlords, tenants and stakeholders who live or operate in the areas proposed for a
Selective Licensing Scheme, as well as service providers, Council staff, and
landlord representative organisations will be asked for their comments.
Slide 13:
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Have Your Say on Selective Licensing in your neighbourhood
A questionnaire is available online www.wirral.gov.uk/landlords and hard copies of
the questionnaire - including an Easy Read version – are available at all One Stop
Shops, public libraries and leisure centres in all of the proposed Selective Licensing
areas.
Slide 14:
What are the next steps?
If feedback from the consultation supports the introduction of a scheme in your area,
it is hoped that it will start in Autumn 2015.
Slide 15:
More information about the consultation process, including how to get involved, is
available:
 on the Wirral Council website at www.wirral.gov.uk/landlords
 by emailing engage@wirral.gov.uk
 by writing to: Selective Licensing Consultation
Wallasey Town Hall
Brighton Street
Wirral, CH44 8ED
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Appendix 8
Website Consultation
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Selective Licensing
The consultation on proposals for Selective Licensing has been extended and will now
finish on Wednesday 18 February 2015. Address lists of the properties that are proposed
to be included in the scheme have been updated and are available below.
Wirral Council is aiming to radically improve living standards in four parts of the borough through
the introduction of a Selective Licensing Scheme.
This webpage tells you about Selective Licensing and how you can get involved in the consultation,
which will help to decide if and how these schemes should go ahead.
Have Your Say on the Selective Licensing Scheme proposals by completing an online
questionnaire.
Where will the Selective Licensing Scheme Apply?
You can download maps and address lists below, which show where the Selective Licensing
Scheme is proposed:



Birkenhead South



Egerton North



Seacombe Library
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Egremont Promenade South

You can download the following background information:



Business Case
- Appendix 1 - Supporting Evidence and Rationale
- Appendix 2 - Maps and Address List
- Appendix 3 - Consultation Plan
- Appendix 4 - Selective Licence Conditions
- Appendix 5 - Risk Register



Consultation Document



Residents' Information Leaflet



Minutes of the Landlords' Working Group meeting on 03 December 2014



Minutes of the Landlords' Working Group meeting on 13 January 2015



Minutes of the Landlords' Working Group meeting on 16 February 2015

What is a Selective licensing Scheme?
These are schemes where owners or managers of private rented properties in designated areas are
legally required to get a licence for each property that they rent out in the designated area.
Why is a Selective Licensing Scheme needed?
Wirral has areas of low housing demand and almost one in three properties in Wirral’s private
rented sector currently fails to meet the decent homes standard, which can have a terrible impact
on the health and welfare of their tenants and on their wider communities. This scheme aims to
reduce that figure by ensuring that private landlords meet satisfactory standards of tenancy and
property management.
How have these areas been chosen for a Selective licensing Scheme?
These areas were identified using research by the Council’s performance and public health
intelligence team which identified key areas suffering from low demand i.e. low sales values and
high levels of empty homes.
A full breakdown of the evidence, methodology and findings is included in the Business Case (and
its appendices) which can be downloaded above.
What are the benefits from Selective Licensing?
Poor property management has a very negative affect on areas where the housing market is
already weak and contributes to high numbers of empty properties, high turnover of tenants and
depressed rental and sale values. Selective Licensing will tackle poor management and is expected
to deliver lots of benefits, including:
Benefits for landlords:



Improved confidence in the market and potential growth in property values



A level playing field where all landlords in the area are required to operate to the same decent
standard
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Improved communications with Council services



Better understanding of their statutory responsibilities through training and briefing sessions



Improved reputation of private landlords



Access to the Council’s Property Accreditation Scheme

Benefits for tenants:



Better understanding of the standards they should expect



Better understanding of their responsibilities



Written tenancy agreements, inventories and protected deposits



Confidence that the Council will help if license conditions are not met

Benefits for the wider community:



Landlords encouraged not to take tenants with a poor references



Shorter void periods and less tenant turnover



Improved quality of life, image and desirability of the area



Less empty properties and blight



Less anti social behaviour



Increase in the length of tenancies resulting in more settled communities

Will landlords have to pay for a licence and what will it involve?
Yes, the Council proposes to recover some costs by charging a Licensing Fee. The cost of the
licence will be determined following the consultation exercise.
Most licences would apply for 5 years and they will contain a series of conditions that the licence
holder would need to comply with, which would include property management, fire safety and antisocial behaviour.
There will also be a requirement that landlords provide references for tenants that move on from
their properties. The Council would also need to determine if the proposed licence holder was a ‘fit
and proper’ person and suitable to manage properties before issuing a licence.
What could happen if a private landlord fails to meet the licence conditions or lets their
property in a designated Selective Licence area without a licence?
Failing to apply for a licence or failure to meet licence conditions could lead to a fine of up to
£20,000.
Who is being consulted and how?
Landlords, tenants and stakeholders who live or operate in the proposed Selective Licensing areas,
or those immediately in the surrounding areas, will be targeted directly as well as service
providers, council staff, and National and Regional Landlord organisations.
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Various methods will be used to engage these people and representatives including, direct mail,
questionnaires, leaflets and posters, website and social media, and through a series of special
workshops.
What are the next steps?
Before the scheme is launched the Council is consulting with residents and other stakeholders who
may be affected, to invite them to have their say on the proposals. The consultation will end on
Wednesday 18 February 2015.
A link to the online questionnaire is available above and hard copies of the questionnaire are
available at One Stop Shops, public libraries and leisure centres in all of the proposed Selective
Licensing areas.
If feedback from the consultation supports the introduction of a scheme in the proposed four
areas, it is hoped that it will start in Autumn 2015.
Drop- in Sessions for Residents
Residents who would like to speak to someone about the Selective Licensing proposal can call in to
one of the following special drop in sessions:



Thursday 4th December 2014 (3pm - 7pm)
The Lauries Centre
142 Claughton Road
Birkenhead, CH41 6E



Monday 8th December 2014 (3pm – 7pm)
Wallasey Town Hall
Brighton Street
Seacombe, CH44 8ED



Monday 15th December 2014 (4pm – 7pm)
St Catherine’s Community Centre
Church Road
Birkenhead, CH42 0LQ



Monday 5th January 2015 (3pm - 7pm)
Wallasey Town Hall
Brighton Street
Seacombe, CH44 8ED



Tuesday 6th January 2015 (4pm - 7pm)
The Lauries Centre
142 Claughton Road
Birkenhead, CH41 6E

Drop in Sessions for Landlords



Tuesday 16th December (Morning, afternoon and evening)



Wednesday 17th December (Morning, afternoon and evening)
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Monday 12th January 2015 (afternoon)

To reserve your place, please email to engage@wirral.gov.uk or tel. 0151 691 8151 and leave a
message including your tel. number and email address.
More Information
More information about the consultation process, including how to get involved, is available:



by emailing engage@wirral.gov.uk



by writing to: Selective Licensing Consultation, Wallasey Town Hall, Brighton Street, Wirral,
CH44 8ED.
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Appendix 9
Selective Licencing leaflet Distributed to all residents in
proposed areas & buffer zones
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Appendix 10
Postcard Distributed to residents in proposed areas
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Appendix 11
Selective Licensing Advert for press
Advert in
Ellesmere Port Pioneer
Chester Chronicle
Welsh Daily Post
Liverpool Echo
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21/01/15
22/01/15
23/01/15
24/01/15
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Advert
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Ellesmere Port Pioneer

Chester Chronicle

21/01/15

22/01/15
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Welsh Daily Post

Liverpool Echo

23/01/15

24/01/15
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Appendix 12
Minutes of Landlord Working Group
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Landlords Selective Licensing Working Group
Wallasey Town Hall N Annex
Wednesday 3rd December 2014 2.00pm

Present: Karen Spearing, Ian Hurst, Mark Moscrop, Peter Exley, Sue Smith,
Helen Evans, Jason Abbott, John Foran, Emma Foley, Lisa Newman, Paul
Jackson
Apologies: Kingsley Taylor
1.0

Welcome

1.1

LN welcomed everyone and thanked those present for volunteering to
be on this working group which will inform future decisions on selective
licensing in the borough.

2.0

Consultation

2.1

LN briefed the group on the Selective Licensing (SL) consultation
which was approved by Cabinet on 9th November 2014 and will run for
10 weeks from 24th November 2014 until 2nd February 2015. So far 200
online questionnaires have been completed. The consultation involves
an online/paper survey which will be promoted through the following
means:
 Landlord and community drop-in sessions
 HB mail-out over a 4 week period
 Landlord associations letters
 Accredited landlords e-mail
 Press releases
 One Stop Shop screens
 Leaflets to all residents in proposed areas – hand
delivered
 Posters in proposed areas

2.2

A survey form was circulated to the group.

2.3

LN asked for other suggestions about how the Council could engage
stakeholders. IH suggested also using newspaper adverts /
advertorials to promote the scheme halfway through the consultation.

2.4

SS suggested Wirral wait and see how Liverpool’s Selective Licensing
Scheme was implemented to learn from their experience and look at
their outcomes.
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3.0

Fees
3.1

PE asked for clarification on the purpose of the meeting and discussion
on the detail of the scheme as the scheme was still subject to
consultation. EF said that the working group were meeting so that if a
SL scheme does go ahead landlords have had time to influence the
details of how the scheme operates.

3.2

EF explained that Councils are only legally able to charge for some
aspects of operating a scheme and they could not make a profit. Wirral
has set out costs for the chargeable processes and has determined
that fees would be around £550-£750 for a 5 year period or £110-£150
per year. The Council has agreed to subsidise the scheme to keep the
costs of the scheme down and for any enforcement action which is not
covered by license fees.
EF said that Wirral had looked at the fees of SL schemes in other
Councils which average around £620 across the UK.

3.3

EF explained that other Council’s offered discounts for being
accredited (ranging from £50-£150) and for coming forward and
licensing their property within a certain timescale, usually the first 3
months after a scheme is declared (ranging from £100-£200). There
was general agreement that these discounts should be implemented
which could reduce the license fee by around £200-£250 in total if both
discounts were applied.

3.4

HE said that larger portfolio landlords would be hit particularly hard by
the license fees. EF said some Council’s also gave a discount if a
landlord had multiple properties which reflected that the ‘fit and proper
person’ checks only needed to be done once for each landlord. It was
agreed that Wirral would look at this. SS suggested the fit & proper
person check should include a CRB check.

3.5

Landlords asked if the fees would have to be paid up front or whether
direct debit would be considered as many of the landlords round the
table reported that their income streams had been depleting in recent
years. EF said that the fees had been calculated on the basis of upfront payments and while direct debit payments had been allowed with
HMO licenses initially, there had been a significant additional cost to
the Council associated with chasing additional payments and setting up
direct debits. The Council agreed to look into this for larger portfolios,
but there may be an additional charge for this.

3.6

There was discussion about who should pay the licence fee- the
landlord or their agent. JF said the legislation states that the license
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holder should be ‘the most appropriate person’ i.e. the person in control
of the day to day management of the property including responsibility
for repairs and collecting the rent. If a company is limited, the Company
would be the license holder rather than an individual in the company.
Guidance on these matters will be issued if the scheme is
implemented.

4.0

3.7

IH asked if landlords who only wanted to let their property out for a 6
month let would still have to pay a 5 year license fee. He commented
that SL could trap low income property owners who may need to rent
their properties out for a short period of time. JF said that the cost of
the license was fixed by the processes that had to be done to check
compliance. This was the same whether the license was for 6 months
or 5 years.

3.8

Additional charges were discussed for landlords who do not come
forward to license their properties. Other schemes charge £50-£200
on top of the basic licence fee. It was agreed that this was a fair
charge.

3.9

There was discussion about temporary exemptions but this will be
discussed in detail at the next meeting.

Next Meeting
4.1
It was agreed that the next meeting would cover Licensing Conditions,
Enforcement Policy and Exemptions.
3.2

The next meeting will be in the middle of January, a date to be advised
by e-mail.

3.3

It was agreed that meeting minutes will be posted on the Selective
Licensing website once they had been signed off. LN confirmed that
feedback and comments from the Landlord Working Group meetings
would be recorded and incorporated into the final consultation report on
Selective Licensing.
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Landlords Selective Licensing Working Group
Wallasey Town Hall North Annex
Tuesday 13 January 2015 2.00pm

Present: Karen Spearing, Ian Hurst, Helen Evans, Jason Abbott, Eric O’Callaghan,
Andrew McCausland, Claire Barke, Paul Jackson, Tim McParlin
Apologies: Mark Moscrop, Peter Exley, Sue Smith, John Harding, Emma Foley, Lisa
Newman
Welcome
PJ welcomed everyone to the group and everyone introduced themselves. Copies of
the Selective Licensing Conditions were then circulated to the group for discussion.
Every license condition shown below in black text was discussed with the group
members comments noted below in red text. Section 1 states the mandatory license
conditions while Section 2 onwards states the discretionary license conditions
determined through benchmarking against other selective licensing schemes
throughout the country in addition to local knowledge of the private rented sector.

Selective licence conditions
This document details the mandatory conditions which must to be included within
any selective licence scheme under Schedule 4 of the Housing Act 2004 (“the Act”)
and additional conditions which Wirral Council would also like to introduce under
Section 90 of the Act.

Section 1: Mandatory Conditions
In the attached conditions ‘house’ means a building or part of a building which is
required to be licensed under Part 3 of the Act.
1. The licence holder is requireda) if gas is supplied to the house, to produce to the council annually for
their inspection a gas safety certificate obtained in respect of the house
within the last 12 months
The group had no objection to this license condition.
b) to keep electrical appliances and furniture made available by him in the
house in a safe condition;
The group debated what the definition of a ‘safe condition’ is. The
consensus within the group was that PAT testing would ensure the
provision of safe electrical appliances while the Furniture and
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Furnishings Fire Safety Regulations would be a good indication of safe
furniture being provided.
c) to supply the authority, on demand, with a declaration by him as to the
safety of such appliances and furniture.
The group had no objection to this license condition as long as there is
clarity regarding what determines a safe condition.
d) to ensure that smoke alarms are installed in the house and to keep
them in proper working order;
The group had no objection to this license condition.
e) to supply the authority, on demand, with a declaration by him as to the
condition and positioning of such alarms.
The group had no objection to this license condition.
2. The licence holder to supply to the occupiers of the house a written statement
of the terms on which they occupy it.
The group acknowledged that while the occupier being provided with a written
statement of terms on which they occupy is a mandatory condition, license
holders should provide tenants with at least a very basic Assured Shorthold
Tenancy.
3. A licence under Part 3 must include conditions requiring the licence holder to
demand references from persons who wish to occupy the house.
The group discussed who may provide a tenant with references and felt that
some parties potentially providing references may not be particularly well
placed to provide credible references such as family members providing them
for example. The group however acknowledged that it is a mandatory
condition.

Section 2: Licence Holder Responsibilities
The licence holder must be a fit and proper person to be the licence holder under
Section 88(3)(a) or (c) of the Act. Consideration as to the fit and proper person status
of the licence holder and or manager of the house, is in accordance with section 89
of the act.
The group had no objection to this license condition.
1. The licence holder must notify the council immediately if :a) The contact information given in the licence changes;
The group had no objection to this license condition.
b) The licence holder ceases to have any involvement with the property.
The group had no objection to this license condition.
c) There is a change of managing agent;
The group had no objection to this license condition.
i. Provide a new contact, including address and telephone
number.
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The group had no objection to this license condition.
d) The licence holder is the managing agent and the person specified as
the main contact ceases to be that contact
The group had no objection to this license condition.
i.

Provide a new contact, including telephone number.
The group had no objection to this license condition.

e) There is a change in circumstances for either the licence holder or
managing agent that contravenes any of the following
i.

Committed any offence involving fraud or other dishonesty, or
violence or drugs, or any offence listed in Schedule 3 to the
Sexual Offences Act 2003 (c. 42) (offences attracting notification
requirements);
The group enquired about whether this condition also referred to
spent convictions. It was agreed that spent convictions would
not be taken in to consideration based on the offence and
associated timeframes for rehabilitation outlined within the
Housing Act 2004.

ii.

Practised unlawful discrimination on grounds of sex, colour,
race, ethnic or national origins or disability in, or in connection
with, the carrying on of any business;
The group had no objection to this license condition.

iii.

Contravened any provision of the law relating to housing or of
landlord and tenant law; or
The group discussed this condition and requested a more
exhaustive list of legislation which license holders must adhere
to as part of the license conditions.

iv.

Acted otherwise than in accordance with any applicable code of
practice.
The group discussed this condition and requested a more
exhaustive list of code of practices that license holders must
adhere to as part of the license conditions.

f) He/she becomes aware of, or suspects any person involved with the
management and/or ownership of the house is not a fit and proper
person.
The group had no objection to this license condition.
g) Any person proposed to be involved in the management of the house
has insufficient competence and experience to be so involved.
The group had no objection to this license condition.
h) Any intended alterations or changes in the use and occupancy levels
of each room which may affect the licence contents or conditions
attached to the licence.
The group had no objection to this license condition.
i) There is any material change of circumstance affecting the licence
holder or the operation of the property.
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The group had no objection to this license condition.
2. The licence holder is responsible for ensuring that:a) A copy of the licence is given to the current or incoming occupant;
The group had no objection to this license condition.
b) The licence holder shall provide the tenants with a copy of the licence
conditions if requested by the current or incoming occupant;
The group had no objection to this license condition.
c) An emergency name, address and telephone number is made
available to the tenants for the purposes of responsive maintenance
and repair, 24 hours a day. This information is also to be provided to
the council.
The group debated this point and while some members advised that
they do provide a 24 hour contact number the consensus was that this
was excessive especially for non-emergency repairs. The group also
stated that they did not wish to provide an address that they may be
contacted on in the event of an emergency. It was agreed that
telephone access would be at the discretion of the license holder and
they would only be required to provide a name and telephone number.
d) All tenants are given clear advice on what action is required in the
event of an emergency.
The group requested that this condition be removed. The Council will
consider this feedback.
e) The maximum number of persons allowed to occupy the property is
not exceeded.
The group had no objection to this license condition.
f) Access to the licensed property is given to officers from the council for
the purposes of carrying out inspections, where a request has been
made in writing giving reasonable notice to the occupant and licence
holder as necessary.
The group had no objection to this license condition.
g) They co-operate fully if the council has reason to believe any
conditions contained in the licence have been breached.
The group had no objection to this license condition.
h) Act lawfully and responsibly when dealing with rent payments,
advanced payments, returning deposits and considering deductions
from deposits.
The group had no objection to this license condition.
i) The licence for this property is non transferable to another person or
another property once granted
The group had no objection to this license condition.

Section 3 Additional Selective Licensing Conditions
3.1 Tenancy Management
1. The licence holder will provide the tenant with
a)

a ‘Tenant Information Pack’ which will contain the following
documentation:111

i.

A true copy of the licence to which these conditions apply.
The group had no objection to this license condition.

ii.

A notice with the name, address, daytime and emergency
contact number of the licence holder or managing agent.
The group requested that the necessity to provide their
address be removed and a ‘care of’ address be provided
instead. This was agreed.

iii.

True copies of the current gas and electric safety certificates.
The group requested that the necessity to provide an
electrical safety certificate be removed as it is in excess of
what central government require. The Council will consider
removing this clause.

iv.

Statement of the terms of tenancy agreement
It was agreed that license holders would be required to
provide Assured Shorthold Tenancies.

v.

Details of arrangements for the storage and disposal of waste.
The group had no objection to this license condition.

vi.

Tenants responsibilities in the storage and presenting of
refuse for disposal.
The group had no objection to this license condition.

vii.

A copy of the current energy performance certificate
The group had no objection to this license condition.

b) Ensure that a written statement of terms can be produced to the council
on request, where no written tenancy agreement exists, the licence
holder must supply to the occupiers and council, a statement of terms.
The following information must be present, but not limited to:i.

The date on which the tenancy began

ii.

The rent payable under the tenancy and when the rent is
payable

iii.

Any rent review term applicable to the tenancy; and

iv.

In the case of a fixed term tenancy, the length of the fixed term.

The group had no objection to this condition but reiterated the fact that
they would request that the license holder provide an Assured Shorthold
Tenancy upon request.
c) The licence holder is required to have in place suitable emergency and
other management arrangements in the event of their absence through
illness, holidays, or similar.
The group had no objection to this license condition.
d) The name and contact details of the licence holder and/or manager
must also be on display in a prominent position within the property.
The group requested that this point be removed and for contact details to
be incorporated in to the Assured Shorthold Tenancy Agreement. The
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group felt that it would not be practicable to ensure that a tenant retain
the document in the required position within the property. The condition
would remain for HMO’s and be moved to that section of the licence
conditions
2. The Licence holder must
a) Provide details to the tenant of the arrangements in place to deal with
repair issues and emergency issues
The group had no objection to this license condition.
b) Provide to the authority on demand any copies of the written statement
of terms for inspection within 7 days of the demand.
The group had no objection to this license condition.
c) Provide the tenant with relevant details about the tenancy deposit
scheme.
i.

The licence holder shall protect any deposit taken under an
assured short-hold tenancy by placing it in a statutory tenancy
deposit scheme. The tenant must be given the prescribed
information about the scheme being used at the time the deposit
is taken. This information must be provided to the Council within
28 days on demand.
The group had no objection to this license condition. The group
did however request that the local authority provide the license
holder with a checklist of items they are responsible for providing
to the local authority in addition to a checklist of what they should
provide to the tenant.

3. The licence holder and his representatives will ensure that the tenant’s right to
quiet enjoyment of the property is respected. Where entry is required to the
property for the purpose of undertaking landlord duties and responsibilities,
the licence holder will ensure that the tenant receives at least 24 hours written
notice of intention to enter the property and consent is given before entering.
The group had no objection to this license condition.
4. The licence holder shall ensure that any property inspections carried out are
recorded and suitable notes taken identifying any problems that may be
relevant to any further dispute subject to the tenancy ending.
a) The records of such inspections shall be kept for the duration of this
licence.
The group enquired as to how often they should inspect the property
and were advised that there is no prescribed total of inspections
required but any inspections undertaken should be duly noted.
5. The licence holder must not cause or permit the property to become
overcrowded.
The group advised that they believe that this term is duplicated and it is
therefore to be removed. This was agreed.
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3.2 Property Management
1.

The licence holder must supply to the Council
I. On demand, a written declaration as to the condition and positioning of
the smoke detectors and on request. the original/valid certificate of
testing which shows compliance with the current British Standard As a
minimum one detector is to be suitably located in the hallway and
another on the landing or similar area (excluding HMO’s).
The group had no objection to this license condition.
II. A copy of a valid Energy Performance Certificate (EPC) that complies
with the Energy Performance of Buildings (Certificates and Inspections)
(England and Wales) Regulations 2007 is presented to the council
following a written request
The group had no objection to this license condition.
III. Ensure that any mains voltage household electric goods supplied by the
landlord/licence holder to the occupier, in the course of business, are
maintained in a safe and working condition and supply to the council, on
demand, a declaration or/and a Portable Appliance Test record by a
competent person as to the safety of such electrical goods.
The group had no objection to this license condition.

3.3 Maintenance of Existing Installations and Equipment
The Licence Holder must ensure:a. That all facilities and equipment are in good repair and good working
order;
The group had no objection to this license condition.
b. All facilities and equipment are maintained and kept in good repair and full
working order.
The group had no objection to this license condition.
c. All repairs to the house or any installations, facilities or equipment within it
are carried out by competent and reputable persons.
The group had no objection to this license condition.
d. If accommodation is provided on a furnished basis and includes electrical
appliances, the Licence Holder must provide the occupier copies of user
manuals.
It was agreed following group discussion that this point would be merged
with point e below.
e. The licence holder or managing agent is to provide written instruction on
the correct operation and setting of any fixed form of heating appliances.
It was agreed following group discussion that this point would be merged
with point d above.
f.

That as well as the declaration and mandatory condition of providing
annual gas safety check for appliances, landlords of a property also have
further duties under the Gas Safety (Installation and Use) Regulations
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1998, whereby they are required to provide on-going maintenance of the
gas installation. Landlords/licence holder should not assume that by
carrying out annual gas safety checks will be sufficient to provide effective
maintenance; the advice of a competent person should be sought. All such
maintenance works to be carried out by a gas safe registered engineer
which can be found at www.gassaferegister.co.uk
The group had no objection to this license condition.
g. That the property provides a safe and secure environment for the
occupiers of the house; this includes contacting the local crime prevention
officer to assess the measures required to improve security to the house, if
required
The group had no objection to this license condition.
h. As far as is reasonably practicable, the landlord/licence holder shall not
allow the property to become overcrowded subject to the Housing Act
1985; Part 1.
This condition is in relation to Part 1 of the Housing Act 2004. It is more
prevalent in HMO’s but single occupancy houses can become
overcrowded.
i.

The licence holder must include the provision of adequate facilities and
equipment within the premises such as lighting, toilets, baths, showers,
wash basins and any cupboards, shelving or fittings supplied in a
bathroom or lavatory. Ensuring that they are maintained in good repair and
working order as far as is reasonably practicable.
The group had no objection to this license condition.

j.

They are familiar with Landlord and Tenant Act 1985 S11 covenant for
keep in repair and good working order the installations for water, gas and
electrical
The group had no objection to this license condition.

3.4 Alley Gates
a. Where there are alley-gates installed to the rear entrys of licensed
property, the Licence Holder must:
i.

Take responsibility for holding a key for any alley-gates which are in
place or which are installed; and
The group advised that they feel that it is unreasonable to ask the
license holder to adhere to this condition. Alley gate keys cannot be
copied and tenants frequently lose keys. It was agreed that this
condition would be removed.

ii.

At the time of letting, provide all new tenants with the appropriate
alley-gate key and replace any such key prior to any tenancy
starting.
The group had no objection to this license condition.
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3.5 Pests and Infestations
Where the licence holder/manager becomes aware of a serious pest
problem or infestation at the property he/she shall take reasonable steps
to ensure that a treatment program is carried out to eradicate the pest
infestation. Records shall be kept of such treatment programs and these
must be provided to the Council within 28 days on demand.
It was agreed by the group that further clarification should be provided
determining what constitutes a pest infestation. A basic guide to pest
infestation would be taken from the Housing Health and Safety Rating
System Operating Guidance.

3.6 Accreditation Scheme
The licence holder or manager should take reasonable steps to apply for
accreditation through the council's Property Accreditation Scheme within
12 months of issuing the licence. For details phone 0151 691 8132 or
email lat@wirral.gov.uk. Landlord accreditation plays an important part in
assisting and improving the levels of competence in relation to modern
landlord and tenant skills.
It was agreed by the group that license holders must apply for
accreditation within the time period indicated.

3.7 Fire Safety
a. Ensure that any present fire precaution facilities and equipment are
maintained in accordance with the current British Standard; BS5839, Part
6
The group had no objection to this license condition.
b. For single occupancy houses (excluding HMO’s) the licence holder and/or
manager must ensure that a 10 year life battery smoke detectors
conforming to BS EN 14604 are installed in the house and are kept in
good working order.
The group had no objection to this license condition.

3.8 Electrical Safety
1. The Licence Holder must
a. Within 2 months of the date of licensing, the license holder must produce
to the council a valid Electrical Installation Condition Report (EICR) or
alternatively a valid Periodic Installation Report (PIR) for the whole of the
electrical installations in accordance with current IEE wiring regulations.
Such a report should be provided by a competent person who is a member
of an appropriate competent person scheme, details of which can be found
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at www.competentperson.co.uk
Regulations).

(to comply with Part P of the Building

b. Ensure, throughout the period of the licence, that the Property is covered
by a valid Electrical Installation Condition Report or a valid Periodic
Inspection Report. Where the report expires during the term of the licence,
an up-to-date Electrical Installation Condition Report must be provided to
the licensing team of the Authority within 28 days of the expiry date.
c. Ensure that should any remedial works be identified on the EICR or PIR
are attended to subject to the required remedial action is applicable:Electrical Installation Condition Report a. Classification Code C1 – ‘Danger present, risk of injury’, immediate
remedial action required’, should be remedied as a matter of urgency
and/or within 12 hours following the date of the report.
b. Classification Code C2 – ‘Potentially dangerous’, urgent remedial
action required’, should be remedied within 7 days following the date of
the report
c. Classification Code C3 - ‘Improvement recommended’, should be
remedied within 21 days following the date of the report.
Periodic Inspection Report a. Classification Code C1 – ‘Requires urgent attention’, should be
remedied as a matter of urgency and/or within 12 hours following the
date of the report.
b. Classification Code C2 – ‘Requires Improvement’, should be remedied
within 7 days following the date of the report
c. Classification Code C3 – ‘Requires further investigation’, should be
remedied within 21 days following the date of the report.
d. Classification Code C4 – ‘Does not comply with the current issue of
BS7671’, should be remedied within 12 months following the date of
the report.
It was agreed by the group that the entire Section 3.8 would be removed
due to it being unreasonable that the license conditions demand more than
central government requires in respect to electrical certification. The
condition would remain for HMO’s and be added to that section.

3.9 Anti Social Behaviour
1. The Licence Holder must :a. Take reasonable and practical steps to reduce or prevent anti-social
behaviour by persons occupying or visiting the house and the use of
premises for illegal purposes.
It was agreed by the group that guidance should be provided by the
local authority regarding how to tackle anti-social behaviour including
contact details for the ASB team, Merseyside Police and sample letters
to be sent to tenants.
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b. Provide new occupants with a tenancy agreement that includes
clauses that allow the licence holder to take steps to tackle anti-social
behaviour
The group had no objection to this license condition.
c. Have adequate facilities to receive and respond to initial complaints
about the behaviour of other tenants and visitors
The group had no objection to this license condition.
d. Take reasonable steps to deal with anti social behaviour, should it
occur by the occupants or visitors to the house.
The group had no objection to this license condition.
e. Provide the relevant occupants of the house written confirmation
detailing arrangements in place to report nuisance and anti social
behaviour
The group had no objection to this license condition.
f. Provide on demand a written action plan to Wirral Borough Council
outlining procedures for dealing with anti-social behaviour. This must
be reviewed periodically and submitted on request.
The group had no objection to this license condition.
g. Obtain tenant references prior to granting a tenancy as to previous
tenancy conduct, including behaviour of the proposed occupier and
household.
The group requested that this condition be merged with point h below.
h. Have due regard to what the reference says and be satisfied that the
tenant is not likely to cause any anti social behaviour.
The group requested that this condition be merged with point g above.
Despite the group being willing to adhere to the conditions shown within
Section 3.9 they did indicate that they would require significant support from
the local authority in addressing such issues.

3.10 External Area, Refuse and Waste
1. The Licence Holder must ensure that:a. The exterior of the property is maintained in a reasonable decorative
order and state of repair;
The group had no objection to this license condition.
b. At all times any gardens, yards and other external areas within the
curtilage of the house are kept in reasonably clean and tidy condition
and free from rodent infestation, and;
The group had no objection to this license condition.
c. Suitable and adequate provision is made for storage of refuse
generated in the property and that occupants use receptacles provided
by the Council for storage prior to collection.
The group had no objection to this license condition.
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d. The receptacles or plastic refuse sacks where receptacles have not yet
been issued must not be exposed for a period longer than 12 hours
prior to collection and must not cause obstruction at any time.
The group had no objection to this license condition.
e. At the start of each new tenancy there is adequate provisions for the
storage and disposal of refuse, this includes notifying the council of
missing green and /or grey bins and if applicable providing new bin and
incurring the cost of replacing the missing or stolen bin.
It was agreed by the group that it would be the tenant’s responsibility to
contact the Council if their bin is missing after collection.
f. Any new occupant of the building is notified of the date of collection for
the green and grey wheelie bins
The group had no objection to this license condition.

3.11 Training
1. The licence holder of the house must attend any additional training as the
council see fit in relation to improving the management skills to a sufficient
level of competence to operate a licensed house.
The group enquired as to how many training sessions license holders would
be expected to attend and whether this training would be before or after the
license is granted. The number of training sessions is not yet agreed but it will
be after the property is licensed to ensure there is not a delay issuing the
license.

3.12 HMO’s
Where the property is defined as a house in multiple occupation subject to section
254 to section 257 of the Housing Act 2004, the following conditions will also apply to
a dwelling house as part of the selective licence conditions:1. The Licence holder must:a) Comply fully with the prescribed standards of schedule 3 of the Licensing
and Management of Houses in Multiple Occupation and Other Houses
(Miscellaneous Provisions)(England) Regulations 2006, Statutory
Instrument 2006, No. 373 as amended by Regulation 12 of the 2007
Statutory Instrument, No. 1903,
The group had no objection to this license condition.
b) The Licensing and Management of Houses in Multiple Occupation
(Additional Provisions) (England) Regulations 2007, when deciding the
suitability for occupation of an HMO by a particular maximum number of
households or persons.
The group had no objection to this license condition.
c) Comply fully with the licensing and management regulations for HMO’s
2007 that apply to buildings containing only self contained flats, to which
section 257 of the Act applies
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The group had no objection to this license condition.
d) Provide adequate amenity standard identified in SI373 as amended.
Should the amenities be below the required minimum standard, the council
will require the licence holder to provide the additional amenities. The
council will use its discretion on specifying a suitable and reasonable
timescale for these amenities to be provided as part of the licence
condition.
The group had no objection to this license condition.
e) Ensure that any temporary 10 year life battery smoke detectors
conforming to BS EN 14604 are installed in the house and are kept in
good working order until such times as a full HHSRS inspection to
determine the type of an appropriate mains operated system is installed.
The group had no objection to this license condition.
f) Supply the council, on demand, with a written declaration as to the
condition and positioning of the smoke detectors. As a minimum one
detector is to be suitably located in the hallway and another on the landing
or similar area.
The group had no objection to this license condition.
g) Must ensure that the house is compliant with the council’s guidelines and
standards for Houses in Multiple Occupation, according to the type of
accommodation offered. These standards will be reviewed periodically to
ensure that they remain appropriate to the type of multi-occupied housing
within the Council’s area and needs of residents.
The group had no objection to this license condition.
h) Display at all times the licence is in force, a copy of the licence certificate
and licence conditions in a prominent position inside the house where all
occupiers will be able to view the said documents.
The group had no objection to this license condition.
i) Make reasonable and adequate arrangements, if applicable, to ensure that
gas and electric supplies to any common parts are installed on a separate
landlords supply by means of a suitable credit meter and that any payment
required by a utility service is made on request.
The group had no objection to this license condition.
j) Ensure that any present fire precaution facilities and equipment are
maintained in accordance with the current British Standards and Codes of
Practice.
The group had no objection to this license condition.
k) Must produce on demand to the local housing authority for their inspection,
a Fire Detection & Alarm System Certificate (in accordance with BS5839)
obtained in respect of the house within the last 12 months.
The group had no objection to this license condition.
Despite the group supporting the conditions set out in section 3.12 they did request
additional clarification in respect to leasehold fats. This will be provided at the next
meeting.
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A.O.B.
 The group requested that the topic for discussion be circulated approximately
a week before the working group meets.
 AM enquired as to whether the cost of a license could be broken down
between the license holder components and the property components. PJ
advised that he would enquire as to whether there is such a breakdown of the
costs to be circulated to the group if available.
 The group discussed the option of the Council focusing on Accreditation in the
selective licensing areas before the selective licensing proposals are
approved by Cabinet and central government. During the discussion it was
confirmed that the Property Accreditation scheme is still available to anyone
who wishes to apply for properties borough wide. It was also confirmed that
the intention is to offer a discount to those license holders who have their
properties accredited before any selective licensing scheme is formally
implemented subject to receiving the necessary approvals. It was agreed that
targeted interventions would not be employed until such a time that selective
licensing in the proposed areas was confirmed by the relevant bodies.
KS enquired as to whether the group would be advised of the date of the next
cabinet meeting when the selective licensing proposals will be considered. It was
agreed that details would be circulated to the group.
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Landlords Selective Licensing Working Group
Wallasey Town Hall North Annex
Monday 16 February 2015 2.00pm

Present: Ian Hurst, Helen Evans, Jason Abbott, Andrew McCausland, Mark
Moscrop, Claire Barke, Paul Jackson, Tim McParlin, Emma Foley
Apologies: Sue Smith, John Harding, Lisa Newman, Karen Spearing, Eric
O’Callaghan

1.0
1.1

Minutes of previous meeting
The minutes of the previous meeting held on 13th January 2015 were agreed.
The licensing conditions are to be addressed in 5.0.

2.0
2.1

Matters arising
EF advised that she would ensure that a breakdown of the selective licensing
costs will be provided for the next meeting.

2.2

EF advised that the team are aware that the demand for accreditation of
properties within the selective licensing areas will increase and consideration
is being given to resources to ensure that demand for landlords wanting to
accredit their properties before the commencement of the scheme can be met
as far as is reasonably practical.

2.3

EF introduced the agenda and enquired as to whether there were any other
topics the group wished to discuss. No further topics were requested.

3.0
3.1

Consultation Update
On-line survey – EF advised that there has been a total to date of 487
responses and a breakdown of the responses will be published within a few
weeks of the close of the consultation.

3.2

Landlord drop-in sessions – EF advised that of the 9 sessions organised 7
sessions were attended by 44 landlords.

3.3

Landlord Associations – EF advised that the NLA was the only national or
local landlord association to formally respond by letter. They concluded that
they were in favour of the scheme but suggested that co-regulation be
investigated further to limit the impact on areas surrounding the proposed
selective licensing areas.

3.4

There has been a good level of support from stakeholders to Wirral’s
proposed selective licensing scheme with 68% of stakeholders being in favour
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of the scheme. While many landlords oppose the scheme, a significant
number have shown support for the principles of the scheme.
4.0
4.1

Licensing fees
EF introduced the draft licensing fee structure that will be subject to change
depending on the time taken for landlords to pay fees and the level of
discounts achieved by landlords. If Cabinet agree to implement a Selective
Licensing Scheme they will also be asked approve this fee structure.

4.2

EF advised that if license holders were to cease to have an interest in a
licensed property and were paying in instalments via Direct Debit that they
would still be liable for the full licensing cost.

4.3

The group discussed variations to the licence fee and enquired as to whether
there would be additional fees if more people were to move in to licensed
properties. EF advised that the fee only related to increases in the maximum
capacity of the dwelling for which a property was licensed.

4.4

The group agreed to the proposed fee structure including the levels of
discount to be applied for the attainment of certain objectives in addition to
extra charges to be paid by landlords for certain preferences such as paying
via direct debit, etc.

5.0
5.1

Licensing conditions
EF advised that the suggestions made by the group in the previous meeting
regarding the licensing conditions had now been incorporated into a revised
draft which they had all been sent.

5.2

It was agreed to remove the references to the requirements for Electrical
Safety documentation with the exception of HMOs or unless required under
HHSRS.

5.3

It was agreed that further clarification will be provided regarding what
constitutes a pest infestation and that the requirement for a property to be free
from pests and for outside areas to be in a clean and tidy condition be limited
to the start of a tenancy.

5.4

The requirement for 24 hour emergency contact details has now been
amended.

5.5

The group agreed to all amendments to the conditions and were happy to
move forward with them. EF stated that if the group provides no further
comments by the 18th February which is the date when the consultation
closes then the assumption will be made that the group are happy with the
conditions.
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5.6

It was agreed that there will be a landlord guidance checklist and a tenant
guidance checklist in addition to these conditions to ensure that the correct
information is provided and collated.

6.0
6.1

Additional Council Support
EF advised that she met with the Head of Corporate and Community Safety
who is in support of the scheme to discuss the potential of specific
support/help available bespoke to the selective licensing areas including
mediation, antisocial behaviour case management and support from a
restorative justice officer.

6.2

There will also be support from the Supported Housing Services in proposed
Selective Licensing areas to provide tenancy support services.

6.3

Following a successful bid for funds from Public Health, three Healthy Homes
Officers will also be available to provide dedicated support to the Selective
Licensing areas.

6.4

The Council has also bid for money for a solid wall insulation scheme
bespoke to these areas and await the outcome as to whether funds will be
allocated for this initiative.

6.5

The group requested additional support with tenants who have previously
been in arrears by having rent paid direct to landlords at the beginning of the
tenancy in these licensing areas in addition to more support on Housing
Benefit Overpayments.

6.6

The group raised concerns about the current Council response to the eviction
process. EF advised that as part of the selective licensing scheme the
emphasis will be on supporting tenants in existing tenancies through the
avenues of support outlined above.

7.0
7.1

Moving Forward
The Cabinet meeting to discuss the Selective Licensing Proposal is scheduled
for 12th March 2015 with minutes to be published online, usually within 5 days.
A decision will be made officially within 10 working days if the proposal is not
called in.

7.2

If Cabinet approve the proposal then the Council could be in a position to start
the initiative as early as July 2015 unless there is a judicial review.

7.3

EF stated that if the scheme is supported then a number of datasets will be
monitored to appraise how effective the scheme is such as vacancy periods,
etc. Reviews will be undertaken annually and at the end of the 5 year
licensing period.
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7.4

EF stated that she would like to continue to draw on the support of the group
going forward to inform any reviews of the scheme that may result in future
refinements. The group agreed that they would attend if required to do so.

8.0
8.1

AOB
The group enquired as to what would happen if a license holder was to
breach the license conditions. EF advised that action would be taken in line
with the Council’s Enforcement Policy but ultimately the license holder could
be prosecuted.

8.2

The group enquired as to whether a specific budget had been allotted to
conduct the selective licensing consultation. EF advised that the consultation
had been absorbed utilising existing Council resources with small additional
costs to fund leaflets and press adverts.

8.3

Discussion took place regarding the anticipated cost of administering the
scheme. EF advised that the Council will be required to subsidise the scheme
as the license fees alone will not enable the scheme to be self- financing. It
was felt by the group that despite the Council supporting the initiative
financially during these challenging times that if it addresses the range of
issues targeted within such a comprehensive framework that it represents
good value for money and is likely to ultimately have a positive impact in
reducing demand on other Council services.
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Appendix 13
Formal written responses
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