GREATERLONDONAUTHORITY

Gerlinde Gniewosz
(by email)

Our Ref: MGLA180417-9281

10 May 2017

Dear Gerlinde

Thank you for your request for information which the GLA received on Thursday 13 April 2017.
Your request has been dealt with under the Freedom of Information Act 2000.

You asked for:
In the following document that you kindly provided:

https://www.whatdotheyknow.com/request/393849/response/960243/attach
/3/MGLA%20070317%204977%20Backlog%20funding.pdf

it is written that there were statements 1-6 to be submitted as part of the
application in the accompanying template. Please provide a copy of those
statements received from Lambeth council.

Please find the relevant information attached. Please note that this information was submitted
by Lambeth Council to the Greater London Authority in September 2014.

If you have any further questions relating to this matter, please contact me, quoting the
reference at the top of this email.

Yours sincerely

Eleanor Byrne
Area Manager

If you are unhappy with the way the GLA has handled your request, you may complain using the
GLA’s FOI complaints and internal review procedure, available at:
https://www.london.gov.uk/about-us/governance-and-spending/sharing-our-
information/freedom-information

City Hall, London, SE1 2AA + Jlondon.gov.uk ¢ 020 7983 4000


https://www.whatdotheyknow.com/request/393849/response/960243/attach/3/MGLA%20070317%204977%20Backlog%20funding.pdf
https://www.whatdotheyknow.com/request/393849/response/960243/attach/3/MGLA%20070317%204977%20Backlog%20funding.pdf
https://www.london.gov.uk/about-us/governance-and-spending/sharing-our-information/freedom-information
https://www.london.gov.uk/about-us/governance-and-spending/sharing-our-information/freedom-information

HOME OWNERSHIP SERVICES

Leaseholder Consultation under
Schedule 1

(Qualifying Long Term Agreement and No Public Notice) or

ABBREVIATIONS
LC = Leaseholder Consultation
QLTA = QualifyingLong Term Agreement

PS = Property Services

AMT = Area Maintenance Team 1 . .

LCM (HOS) = Leasehold Consultations 2. Where any leasholder is required to
Manager (Home Ownership Services) contribute in excess of £100 in an accounting
NOI = Notice of Intention year and where the agreement to be entered
NOE = Notice of Estimates into exceeds 12 months LC will be required.

NOA = Notice of Award

KHOS issues NOI. NOlincludes:- \

1. Description of relevant matters or
statement regarding reasonable inspection
3.1.1 Nominated contractors will be arrangements
invited to tender based on 2. Reason for QLTA or works
specification/ description of QLTA or 3. Invitation to nominate preferred
works submitted by QLTA manager. contractor (30 days allowed)
Detailed criteria for approval will be 4. Invitation for observations (30 days
sent out with the invitation to tender allowed)
5. Name and address for responses
/ 6. State final date for end of consultation
\ \ by the QLTA manager. Observations

R R A
3.1.2 Nominated camactor submits
estimatg
’ N\
e *a
4.Q LTA manager obtains tenders from
approved contractors.

e A
5. QLTA manager evaluates all tenders from

nominated and approved contractors and

L forwards them to LDO (HOS) within 28 days )

> \

R |
moo (HOS) issues NOE. NOE
includes:

1. At least two estimates (inc. any from

nominated contractors)

2. One estimate from an unconnected

contractor

3. Declaration of any connection between

landlord and a contractor

4. Statement of managing agents

5. Copies of estimates or statement

regarding reasonable inspection

arrangements

6. Duration of QLTA

7. Provision for price changes

8. Estimated Leaseholders contribution

9. Summary of observations and responses

to NOI

10. Invitation for further observations (30

days allowed)

11. Final date for receipt of observations.
N\

7. Once NOEs have b%en issued HOS will

notify QLTA manager of the end of the
consultation period.

/

/

2.1 QLTA manager will contact LCM
(HOS) to confirm consultation method
required.

/ 2.1.1 QLTA manager will provide \
LCM (HOS) with the information
required to carry out consultation.
1. Decription of relevant matters
2. Reason for QLTA or works
3. Indicative cost of works

- J

-

3.2 HOS will forward any Ieaseholder\
observations that require a response

Must receive a reply within 21 days as
\_ specified. )

6.1 As 3.2 above

8.1 If the lowest tender or a nominated
contractor is not appointed the QLTA
manager will provide a justification to

HOS
-

él.z LDO (HOS) is!ues NOA to
leaseholders within 21 days of
contract being awarded.

NOA to include:

r8. After 30 days Hosgadvises QLTA manager
that consultation period has ended.
QLTA manager will confirm contractor to be
appointed
9 pp
9. QLTA manager awards contract to chosen
contractor.
.

10. Leaseholder Consultation
Completed

1. Reason of entering into QLTA with
appointed contractor

2. Summary of observations and
responses.

\_




- .

— Leaseholder Consultation under

- Schedule 2

~ — (Qualifying Long Term Agreement with Public Notice OJEU)

HOME OWNERSHIP SERVICES

ABBREVIATIONS

LC = Leaseholder Consultation

QLTA = Qualifying Long Term
Agreement

LCM (HOS) = Leasehold Consultations
Manager (Home Ownership Services)
NOI = Notice of Intention

NOP = Notice of Proposals

EXPLANATIONS

LTA Manager = any of the following
dependent on contract/ goods/
services/ works being provided or
carried out:

PS = Property Services

AMT = Area Maintenance Team
CPU = Central Procurement Unit

2. Where any Ieasf%lder is required to
contribute in excess of £100 in an accounting
year and where the agreement to be entered
into exceeds 12 months LC will be required.

-

3. HOS issues NOI. NOlincludes:- \
1. Description of relevant matters or
statement regarding reasonable inspection
arrangements

2. Reason for QLTA or works

3. Statement regarding the appearance of
the OJEU Notice

4. Invitation for observations (30 days
allowed)

5. Name and address for responses

6. State final date for end of consultation

J
N\

N
4. LTA manager evaluates all proposals from
contractors responding to the OJEC Notice
and forwards them to LDO (HOS) within 28
days of receipt

\

|

ADO (HOS) issues NOP. NOP includes:

1. Name and address of proposing
contractors
2. Declaration of any connection between
landlord and a contractor
3. Statement of managing agents
4. Copies of proposals or statement
regarding reasonable inspection
arrangements
6. Duration of LTA
7. Provision of price changes
8. Estimated Leaseholders contribution or
total cost/ unit cost/ hourly rate/ daily rate
9. Summary of observations and responses
to NOI
10. Invitation for further observations (30
days allowed)
11. Final date for receipt of observations.

/
\

~
6. Once NOPs have begn issued LDO (HOS)
will notify LTA manager of the end of the
consultation period.

/

7. After 30 days LI;O (HOS) advises LTA
manager that consultation period has ended.
LTA manager will confirm contractor to be

appointed
\§ PP J

2.1 QLTA manager will contact LCM
(HOS) to confirm consultation method
required.

e h EFERA
2.1.1 QLTA manager will provide the
LCM (HOS) with the information
required to carry out consultation.
1. Decription of relevant matters
2. Reason for QLTA or works
3. Indicative cost of works
4. Details of the OJEU Notice

- j

(3 )

.1 HOS will forward any leaseholder
observations that require a response

by the QLTA manager. Observations
must receive a reply within 21 days as
specified.
i J

5.1 HOS will forward any leaseholder
observations that require a response
by the QLTA manager. Observations

must receive a reply within 21 days as

specified.

contractor.

Y
8. LTA manager aweé contract to chosen J

9. Leaseholder Consultation
Completed



ABBREVIATIONS

LC = Leaseholder Consultation

AMT MS = Area Maintenance Team
PS = Plroperty Services

LCM (HOS) = Leasehold Consultations

2. Any works where any leasholder is
required to contribute in excess of £250 will

HOME OWNERSHIP SERVICES
Leaseholder Consultation under - :
Schedule 3 -
(Works under a Qualifying Long Term Agreement) To be : —
completed —
J /N
et
X

2.1 The PS Project Manager/ AMT
Surveyor will contact LCM (HOS) to
confirm consultation method required. )

Manager (Home Ownership Services) require LC.
NOI= Notice of Intention \
QLTA= Qualifying Long Term Agreement

NOP = Notice of Proposal

<
3. HOS issues NOI. NOl includes:-
1. Description of works and/ or statement
regarding reasonable inspection

arrangements

2. Reason for works

3. Statement regarding QLTA

4. Estimated Costs

5. Invite observations (30 days allowed)
6. Name and Address for responses

7. Final date for end of consultation period
n.b. where the QLTA is a 2010 LPC, the
'pricing letter' is also to be included in

Qs notice

4. HOS will forwar!any leaseholder
observations that require a response by PS or
AMT. Observations must receive a reply
within 21 days as specified.

5. 30 days later HO‘S to confirm that
consultation period has ended.
PS/AMT will confirm commencement of
works.

6. Leaseholder Consultation
Completed

2.1.1 PS or AMT will provide the Lcm
(HOS) with the information required
to carry out consultation.
1. Decription of works
2. Reason for works
3. Indicative cost of works
4. Details of QLTA

J




Schedule 4, Part 1

HOME OWNERSHIP SERVICES

Leaseholder Consultation under

(No Long Term Agreement and With Public Notice OJEC)

2. Any works where any leasholder is
required to contribute in excess of £250 will
reauire LC.

4
éHOS)issues NOI. NOlincludes:-

1. Description of works
2. Reason for works

ABBREVIATIONS

LC = Leaseholder Consultation

PS = Property Services

AMT = Area Maintenance Team
LCM (HOS) = Leasehold Consultation
Manager (Home Ownership Services)
NOI = Notice of Intention

NOP = Notice of Proposal

3.Statement regarding appearance of OJEU
Notice
4. Invite observations (30 days allowed)

6. State final date for end of consultation

N J
\

4. PS or AMT evaluatg all proposals from

contractors responding to the OJEU Notice

and forwards them to HOS within 28 days of
receipt

AOS issues NOP. NOP includes: \
1. Name and Address of proposing

contractors

2. Declaration of any connection with a
contractor

4. Copies of proposal or statement
regarding reasonable inspection
arrangements

5. Leaseholders estimated contribution or
total cost/ unit cost/ hourly rate/ daily rate
6. Summary of observations and responses
to NOI

7. Invitation for further observations

(30 days allowed)

8. Final date for receipt of observations.

. /

6. Once NOPs have been issued HOS will
notify PS or AMT of the end of the
consultation period.

- J

/7. 30 days later HOS to confirm PS or AMT\
that consultation period has ended.
PS or AMT will confirm contractor to be
appointed and awards contract.

N
2.1 PS or AMT will contact LCM (HOS)
to confirm consultation method required.

J

5. Name and address for responses —

2.1.1 PS or AMT will provide the Lcm
(HOS) with the information required
to carry out consultation.
1. Decription of works
2. Reason for works
3. Indicative cost of works
4. Details of OJEU Notice

J

3.1 HOS will forward any leaseholder
observations that require a response
by PS or AMT. Observations must
receive a reply within 21 days as
specified. .

J

J

5.1 HOS will forward any leaseholder
observations that require a response
by PS or AMT. Observations must
receive a reply within 21 days as
specified. .

A

8. Leaseholder Consultation
Completed



HOME OWNERSHIP SERVICES

Leaseholder Consultation under

Schedule 4, Part 2

(No Long Term Agreement and No Public Notice)

ABBREVIATIONS

LC = Leaseholder Consultation

PS = Property Services

AMT = Area Maintenance Team

LCM (HOS) = Leasehold Consultation
Manager (Home Ownership Services)
NOI = Notice of Intention

NOE = Notice of Estimates

NOA = Notice of Award

/3.1.1 Nominated contractors will be
invited to tender based on
specification/ description of works
submitted by PS or AMT. Detailed
criteria for approval will be sent out
with the invitation to tender

.

3.1.2 Nominated cawtractor ubmits
estimate

2 ]

Any works where any leasholder is
required to contribute in excess of £250 will
require LC.

\

3. HOS issues NOI. N*OI includes:-

1. Description of works

2. Reason for works

3. Invitation to nominate preferred contractor
(30 days allowed)

4. Invite observations (30 days allowed)

5. Name and address for responses

6. State final date for end of consultation

4. PS or AMT obtains estimates for works from
approved contractors.

nominated and approved contractors and
forwards them to HOS within 28 days

A
mos issues NOE. NOE includes:
1. At least two estimates (inc. any from

nominated contractors)

2. One estimate must be from an
unconnected contractor

3. Declaration of any connection with a
contractor

4. Copies of estimates or statement
regarding reasonable inspection
arrangements

5. Leaseholders contribution

6. Summary of observations and responses
to NOI

7. Invitation for further observations (30
days allowed)

8. Final date for receipt of observations.

\_ /
\

( 7. Once NOEs have bgen issued HOS will )
notify PS or AMT of the end of the
consultation period.

5. PS or AMT evaluates all estimates from }

& J

\

8. HOS advises PS or MT that consultation h
period has ended.
PS or AMT will confirm contractor to be
appointed

\

9. PS or/ AMT awards‘contract to chosen ]

-

contractor.

10. Leaseholder Consultation
Completed

2.1 PS or AMT will contact LCM (HOS)
to confirm consultation method required.

/2.1.1 PS or AMT will provide the LCM
(HOS) with the information required to
carry out consultation.

1. Decription of works
2. Reason for works
3. Indicative cost of works

\_

/3.2 HOS will forward any leaseholder

observations that require a response

B by PS or AMT. Observations must

receive a reply within 21 days as
specified

-

6.1 As 3.2 above

8.1 If the lowest tender or a nominated
contractor is not appointed PS or AMT
will provide a justification to the HOS

\

8.1.2 HOS issues l\’OA to
leaseholders within 21 days of
contract being awarded.

NOA to include:

1. Reason of entering into contract with
appointed contractor

2. Summary of observations and
responses.




Estimated Major Works charges for 1 April 2014 — 31 March 2015

Payment reference number:

MW _RAC_PAY REF

Address: ADDRESS_LINE_1,

ADDRESS_LINE_2,

ADDRESS_LINE_6

Date: DATE

Estate name:

EST_NAME

Block Rateable BLOCK_ RV Estate Rateable

Value: Value: ESTATE RV
Dwelling Rateable

Value: PROP RV

Proposed works

Block cost

Your charge

£

£

Estimated total

Management Charge

Consultant’s Fees

Estimated total for major works




Estimated routine service charges for 1 April 2014 to 31 March 2015

Pay reference no:
DHS/HOS/EST14/15/ pay ref

Address: Address_line_1, Address_line_2

Address line 6

Date : DATE
Estate Rateable Value: Estate RV
Block Rateable Value: Block RV

Dwelling Rateable Value:

Property RV

Block services Block cost Property cost
Boiler Repairs and Maintenance | BOIREPMTNB BOIREPMTNB - PROP
Cleaning CLEANING CLEANING - PROP
Communal electricity COMMELEC COMMELEC - PROP
Communal electrical COMMELMNTB COMMELMNTB- PROP
maintenance
Communal ventilation COMVENTMNT COMVENTMNT- PROP
maintenance
Communal water quality COMMWATER COMMWATER- PROP
Communal window cleaning COMMWINCN COMMWINCN - PROP
Concierge CONCIERG CONCIERG- PROP
CCTV CCTVB CCTVB- PROP
Disinfestation DISINFEST DISINFEST - PROP
Door entry system ENTRYPHO ENTRYPHO - PROP
LIGHTNGPRO LIGHTNGPRO- PROP
Lightning Protection
Lift services & repairs LIFTSEREPB LIFTSEREPB- PROP
Fire ventilation maintenance FIREVENTMT FIREVENTMT- PROP
Repairs and Maintenance GENMNTBK GENMNTBK- PROP

TV aerial

COMMTVAR

COMMTVAR - PROP




Block external services

Cleaning EXTCLEANB EXTCLEANB- PROP
External tree maintenance EXTREEMNTB EXTREEMNTB- PROP
Grounds maintenance EXTGRSMTNB EXTGRSMTNB- PROP
Repairs and maintenance EXTREPMTNB EXTREPMTNB- PROP
Estate services

Cleaning CLEANEST CLEANEST- PROP
CCTV CCTVE CCTVE- PROP
Communal electricity COMMELECE COMMELECE- PROP
Grounds maintenance GROUNDMNTE GROUNDMNTE- PROP
Repairs and Maintenance GENMNTES GENMNTES- PROP
Tree maintenance TREEMNTEST TREEMNTEST- PROP
Hot water HOTWATER- PROP
Heating HEATING- PROP
Sub-total SUB-TOTAL SUB-TOTAL- PROP

Management charge

Combi-MAN FEE_MAN
CHRG_PROP

Building insurance premium

INSURANCE - PROP

Ground rent

GROUNDRENT - PROP

Total due for payment

TOTAL








































































































































Dear

| enclose an estimated bill for your routine service charges and major works for the year

2014/15.

Payment Options

You need to start paying for the routine service charges now but you don’t have to pay for
the major works costs until two months after the works have started on site. | appreciate
that this estimated bill may be high and there are dedicated officers available to speak with
you to discuss your options. We offer a range of payment and ‘soft loan’ options and if you
want to find out more or have any concerns please do give us a call. We will also be able

to refer you to an independent financial advisor for further help and advice.

The Consultation Process

We have included in your major works estimate all the works likely to be carried out on
your block or estate and you will have the opportunity to feedback on the proposed works

through the consultation process which includes:

e being invited to 3 meetings
e receiving an initial ‘works and options proposal’

e giving you a more accurate estimate of the costs and an explanation of why they

are needed
Lambeth Living Limited Phone 020 7926 6000
Hambrook House Email: feedback@lambethliving.org.uk
Porden Road Company registration no. 6276595
London VAT registration no. 920169640

SW2 5RW Website www.lambethliving.org.uk



¢ having a consultation officer dedicated to answering your observations within a set

time period

¢ having a dedicated collections officers advising you about the ways you can pay

and the help available

How to get in touch

?7?7?

There is more information on the website ???

Regards

Lisa Keating
Head of Home Ownership Services
Lambeth Living

Lambeth Living Limited
2" Floor Hambrook House
Porden Road

London

SW2 5RW

Phone 020 7926 6000

email: HomeOwnership@lambethliving.org.uk
website: www.lambethliving.org.uk

Company registration no. 6276595

VAT registration no. 920169640



Briefing Note - The Social Landlords Mandatory and Discretionally Reduction of Service
Charges (England) Directions 2014

Background

The Department for Communities and Local Government has released the “Social landlords’
reduction of service charges: mandatory and discretionary directions 2014“, which came
into force this month (12th August). There is a degree of ambiguity relating to the Directions
which the GLA are currently seeking advice on however, we do not feel at this stage that
this will change the implementation of this briefing note. This may also explain why there
has been a lack of policy briefings published by the CIH or HQN — which is highly unusual.

The Mandatory Reduction Directions apply to any service charges in relation to works of
repair, maintenance and improvement funded wholly or partly with any assistance provided
from the “Decent Homes Backlog Funding” provided through the 2013 spending round, or
any other assistance provided for the specific purpose of carrying out works of repairs,
maintenance or improvement provided by the Secretary of State or the Homes and
Communities Agency.

Also released are the Discretionary Reduction Directions. These give a social landlord a
power to waive or reduce service charges if exceptional hardship can be demonstrated by
the leaseholder, by an amount the landlord considers to be reasonable. Unlike the
Mandatory Directions, these powers can be applied retrospectively to charges already
made and/or to those that have been already paid. |t should be noted that these are
discretionary powers — therefore a social landlord has to consider exercising them, but does
not have to grant a waiver or reduction to a leaseholder.

Each of the discretionary and mandatory caps limits the amount of service charges that may
be recharged to leaseholders in any five-year period to £10,000 outside London or £15,000
in London. It should be noted that the new cap cannot be enforced retrospectively
therefore cannot be applied to DH backlog funding that was awarded previously (2011 -
2015).

The new directions are updates to the 1998 directions and extend the sources of central
government funding which the Council may receive that will require the Council to cap the
amount recharged to leaseholders.

Implications for the local authority

e For Lambeth the cap primarily relates to the Mayor of London’s 2015/16 Decent
Homes Backlog Fund programme for local authority landlords. This funding will put
each eligible local authority landlord in a position to deal with the maintenance and
repair of their stock independently from 2016/17 — the closing date for submissions
is in the 19th September 2014 and officers currently in the process of preparing our
bid to GLA.


https://www.gov.uk/government/publications/social-landlords-reduction-of-service-charges-mandatory-and-discretionary-directions-2014
https://www.gov.uk/government/publications/social-landlords-reduction-of-service-charges-mandatory-and-discretionary-directions-2014
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/342737/140811_Mandatory_signed.pdf
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/342738/140811_Discretionary_Signed.pdf

The regulations will only apply to those lessees, who were leaseholders at the time
at which works were funded by the new round of funding awarded by GLA, and
repairs funded by any government funding from this point on, were carried out. If
there is however a change of leaseholder after the works were implemented then
the £15K limit over the five year period will no longer apply (provided no further
works or repair maintenance or improvement are carried out under, or partially
under, such funding arrangements).

There is a risk that some leaseholders may assume that these new caps can be
applied retrospectively to all works funded by the Decent Homes Backlog funding.
We are required through the DH backlog application to confirm the capping process.
This will be addressed in communications from Lambeth Living with drafts shared
with Leasehold representatives.

The council, through Lambeth Living is required to recover from leaseholders the
appropriate share of costs that have been incurred on repairs and improvements to
properties / estates as set out in their lease. The current Discretionary Directions as
they stand are not prescriptive and do not set out what defines exceptional
hardship, however the repayment options recently considered by Cabinet take
account of hardship, without the need to reduce bills.















Quick Reference for Leaseholder Consultation under ‘The Service Charges (Consultation Requirements) (England)
Regulations 2003’

Schedule
Number

Type of
Contract

Notices
Required

Period
to be
allowed

What to include

Schedule 1

No Public Notice

Qualifying Long
Term Agreement

(QLTA)

Notice of Intention
(NOI)

30 days

Description of relevant matters or where to inspect.
Reason for agreement/ works

Invite observations

Name and address for responses

State 30 days allowed

State final date for end of consultation

Invitation to nominate

Landlord must have regard to observations.

Notice of Estimates
(NOE)

30 days

RN AR WONRE

N

©COoNS Ok~

At least two estimates (inc. an estimate from
nominated contractor and one from unconnected)
Identify any connection between landlord and a
contractor

Estimated charge, total cost, unit costs or rates
Statement of Managing Agent

Provision for price changes

Duration of contract/ agreement

Summary of observations and responses to NOI
Invite observations

State 30 days allowed

10. State final date for end of consultation
11.Landlord must have regard to observations

Notice of Award
(NOA)

Within 21
days of
awarding
contract

1. Reason of entering agreement/ contract

2. Summary of observations and responses
This notice is not required if appointing the lowest tender
or a nominated contractor.

Page 1 of 5




Schedule 2

With Public
Notice (OJEU)

Quialifying
Long Term
Agreement

(QLTA)

Notice of Intention
(NOI)

30 days

W=

N O A

Description of relevant matters or where to inspect.
Reason for agreement/ works

Statement regarding the publishing of the Public
Notice (OJEU)

Invite observations

Name and address for responses

State 30 days allowed

State final date for end of consultation.

Landlord must have regard to observations.

Notice of Proposal

30 days

N =

o

Name and address of parties to LTA

Declare any connection to landlord

Estimated leaseholder’s contribution or total cost/
unit cost/ hourly rate/ daily rate

Duration of LTA

A copy of proposal or state reasonable inspection
arrangements

Summary of observations and responses from NOI
Invite observations

State 30 days allowed

State final date for end of consultation.

Response to
observations

Within 21
days of
receipt

N EP©o 0N

Landlord must have regard to observations
Response to be given to each respondent within 21
days of receipt of observations.

Page 2 of 5




Schedule 3

Works under
Quialifying Long
Term Agreement

(QLTA)

Notice of Intention
(NOI)

30 days

=

©X®NOOREWN

Description of relevant matters/ works or where
to inspect.

Reason for works

Statement of estimated expenditure

Invite observations

Name and address for responses

State 30 days allowed

State final date for end of consultation

Landlord must have regard to observations
Good practice — Cross reference Sch 3 notice to
Sch 2 consultation (they may be years apart).

Response to
observations

Within 21 days
of receipt

Response to be given to each respondent within
21 days of receipt of observations.

Page 3 of 5




Schedule 4
Part 1

With Public
Notice (OJEU)

Works not under
aQLTA

Notice of Intention
(NOI)

30 days

w N

O N O A

. Description of relevant matters or where to

inspect.

Reason for works

Statement regarding the publishing of the Public
Notice (OJEU)

Invite observations

Name and address for responses

State 30 days allowed

State final date for end of consultation

Landlord must have regard to observations.

Notice of Proposal | 30 days

=

Name and address of parties to LTA

Declare any connection to landlord

3. Estimated leaseholder’s contribution or total
cost/ unit cost/ hourly rate/ daily rate

4. A copy of proposal or state reasonable

inspection arrangements

Invite observations

State 30 days allowed

State final date for end of consultation

Does not state ‘have regard'.

N

0N O

Response to
observations

Within 21 days
of receipt

Response to be given to each respondent within
21 days of receipt of observations.

Page 4 of 5




Schedule 4
Part 2

No Public Notice

Works not under
a QLTA

Notice of Intention
(NOI)

30 days

PN WD

Description of relevant matters or where to
inspect.

Reason for works

Invite observations

Name and address for responses

State 30 days allowed

State final date for end of consultation
Invitation to nominate

Landlord must have regard to observations.

Notice of Estimates
(NOE)

30 days

©ONOo O~

At least two estimates (inc. any estimates from
nominated contractor and one unconnected

. A copy of proposal or state reasonable

inspection arrangements

Identify any connection between landlord and a
contractor

Statement of estimates

Invite observations

State 30 days allowed

State final date for end of consultation

Landlord must have regard to the observations.

Notice of Award
(NOA)

Within 21 days
of awarding
contract

1.
2.

Reason of entering agreement/ contract
Summary of observations and responses.

This notice is not required if appointing the lowest
tender or a nominated contractor.

Page 5 of 5




Summary Estimated Service Charges and Major Works for 1 April 2014 —

31 March 2015

Reference number: PROP REF

Address: ADDRESS LINE 1,

ADDRESS_LINE_2,

ADDRESS_LINE_6

Date: DATE

Estate name:

Estate Name

Block Rateable Value: Block RV

Dwelling
Rateable Value :

Property RV

Estate Rateable
Value:

Estate RV

Estimated Routine service charges

TOTAL

Estimated Major Works service charges

TOTAL_LEASEHOLD
ER_CONTRIBUTION

Total due for payment

TOTAL_DUE_FOR_P
AYMENT

Your landlord’s address for serving notices is:

The Mayor and Burgesses of Lambeth
London Borough of Lambeth

Town Hall, Brixton Hill

London, SW2 1RW

(Section 48 of the Landlord and Tenant Act 1985 as amended)

Note 1. RV stands for rateable value. Your lease requires Lambeth Living to apportion service
charges using the rateable value. Rateable values are used to calculate unmetered charges
(for water) or service charges (council housing stock). The values were assessed between
1973 and 1990 by the Valuation Office of the Inland Revenue and were loosely based on the
annual rental value of a property. A number of factors were taken into account by the Valuation
Office when assessing the potential annual rental value. These included the size of the
property and plot, general condition and availability of local services. There are currently no
details on why similar properties in the same street may have slightly different values.
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Supporting Statement 4 —London Borough Lambeth

Capping leaseholder charges

A)

B)

C)

D)

Included within spread sheet submission.

We are currently consulting on the appropriate wording to alert
leaseholders to both the existence of the cap and the circumstances in
which it will apply. This will affect both letters and our website.
Specific sections then of the consultation letters will address how the
cap will or will not affect the proposed works and charges being
consulted on. If appropriate, the letter would go on to detail the
specifics of how the funding will be made up.

How will the council fund the extra costs on each estate, if the £15K cap is
lower than the estimated works cot for resident leaseholders?

Lambeth do not expect to hit this cap through this bid. As set out in A
above, consultation with resident leaseholders is underway. Attached
is the Briefing Note to be sent out to members of the leasehold council
following approval by the Leasehold Council Chair.

What help financial or otherwise will the council be giving to all affected
leaseholders, as loans or deferred payment arrangements? The expectation
would be that a minimum of 2 years deferred interest free payment would be
available.

The Council has agreed revised repayment options, which focus on
the option which best suits the leaseholders individual financial
circumstances. Options include allowing leaseholders to pay over two
years interest free provided they agree to make equal monthly
payments by direct debit. In addition leaseholders who can produce
evidence of hardship can be allowed up to 10 years to clear their bills,
the first two years being interest free. There is also the option to
recover the costs at some time in the future when the property is sold.
The leaseholder will have to enter a voluntary agreement for the
Council to put a charge on their property to protect its debt.

Please provide a sample of the council’s documentation showing how the
estimated charges are explained to leaseholders. This will include; alerting
resident leaseholders to the cap, description of works. A breakdown of
charges for the main elements off the works, overheads, contingency, dispute
protocols and how any savings are distributed too leaseholders where profit
sharing arrangements exist.

The attachments include:
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¢ A flow chart in five parts (Consultation flow charts for Schedules 1 —
4LL) which sets out the stages and outputs of the leaseholder
consultation process.

e A template setting out major works charges (Estimated major works
table) into which project-specific costs are entered.

e A template setting out routine service charges (Routine service
charges table) into which block specific costs are entered.

e A typical estimated services charges letter (Estimated service charges
letter) setting out to the leaseholder their rights and responsibilities,
costs and payment mechanisms.

e A template setting out the interim billing situation (Interim Bill
template).

e A typical Notice of Intent setting out the initial information about a
project and starting the consultation process (Notice of Intent).

e A reference document given to leaseholders to set out the meaning of
acronyms, a brief explanation of the stages and information and
timescales (Quick reference for leaseholder consultation).

e A template for interim billing information (Summary Estimated Service
charges and major works).

e A guide to service charges issued to leaseholders (Useful information).

E) Confirm commitment to publish procurement strategy.
Lambeth confirm that they are committed to publishing the
procurement strategy.

Please email responses to DecentHomes115-16@Ilondon.gov.uk email title
should read @Supporting Statement 4’ and name of Local Authority.
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Service Charge Information 2014/15

The annual estimated service charge

The service charge year runs from 1 April 2014 to 31 March 2015. Each financial year, we send
you an estimate of your service charges which shows your share of the costs of providing services,
day-to-day maintenance and repairs to your block or estate.

Our aim is to make the estimated charges as close as possible to the actual costs. The estimated
charges are calculated by taking into consideration a number of different factors including the costs
in previous certified accounts, assessing the letting of new contracts, existing contracts prices, the
annual rate of inflation and taking into account any extraordinary factors if applicable.

At the end of the financial year we will prepare our final accounts. These certified accounts outline
what was actually spent on providing the services to your block and your estate. This will be sent to
you in October 2015 as the certified summary for 2014/15.

Our service

We often receive a high volume of calls and letters after we send out the estimated service charge
account information. This puts considerable pressure on our service. In order to assist you we
have answered some frequently asked questions that you may have regarding the estimated
service charges.

During this period of high volume of enquiries, we may not be able to deliver our full written replies
to you within our standard 10 working day turnaround policy. However, to ensure that you get high
quality replies, we will acknowledge receipt of your enquiry within three working days and tell you
who will be dealing with your enquiry. If we are not able to provide a full reply we will send you a
partial reply within 10 working days and tell you when we will be able to provide you with a full
reply.
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Service Charge Information

This guide explains the payment options for major works, when you need to pay your invoice, and
other information that may help you when works are carried out.

This guide contains:

Introduction

Estimated Invoice

Help for those in financial hardship

Deferring Payment with a charge on the Property
Other options you might consider

Final Account

Help and Advice

Contacting Us

Insurance Claim and Subsidence

©oNOOAMLODNE

1: Introduction

From time-to-time we have to carry out major works on your estate or block. We do this to keep it
in good condition. Examples of major works include:

¢ Replacing the roof

¢ Installing double glazing

e Painting the outside or shared parts of the building

¢ Replacing the communal electrical mains (rising and lateral mains).
o Lift replacement

e Door entry system replacement

e Water tank replacement

e Replacement of communal heating boilers and pipe work

Consulting you

For larger projects we will arrange a series of meetings for all residents. The first meeting is before
works start and the contractor will be present. Depending on the size of the project there will be
progress meetings held during the period the works are on site and residents will be updated with
newsletters. We also carry out formal statutory consultation where costs to individual leaseholders
exceed £250. This is called “Section 20 consultation®. We will issue a Section 20 notice to all
leaseholders. This will contain details of what we will do and the kind of costs involved. You should
keep this notice and if you sell your home it must be passed on to your solicitor.

2: Estimated Invoice

Where costs are available we will issue an estimated invoice for any planned maintenance or
major works projects expected to happen during the financial year. This will provide an estimate of
the proposed work and should allow you to plan ahead. Please note that this excludes any works
that have already been included in previous estimates.
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You are required to pay this sum in accordance with the terms and dates stipulated in your lease.
We understand that not everyone will find it easy to pay for major works so there are some ways to
make it easier to pay.

Unlike your day to day service charges, which are due in monthly instalments, as soon as you get
your invoice, major works costs may be spread over a much longer period.

We will include all works we are aware of, however we may have to issue invoices at a later date
but you will still be entitled to all of the payment options. You should tell us if you think you may
have difficulty paying the invoice at the earliest opportunity. We can then give you help and advice,
specific to your needs to avoid difficulties at a later date.

3: Help For those in Financial Hardship

Assessing individual cases

If a major works invoice is causing hardship, we will carry out an individual assessment. The
Council does consider financial hardship when collecting debts owed.

Based on our findings, we will make a decision as to whether we can extend the payment period,
which will help to reduce the monthly payments.

In order to establish the best option for you, we will invite you for a one-to-one meeting where you
would provide proof of the following:

A refusal letter to obtain a loan for the major works from a building society or bank.
Your claim to the DWP for help with the major works invoice

That the property is your only and principal home.

Income and outgoings by completing a financial statement for everyone who owns the
property or over the age of 18 and resident in the property.

e We will ask you to provide details of any other circumstances that may be relevant.

A financial assessment gives us a clear picture of an individual's disposable income and from that
we can advise on the best payment option. When assessing someone’s ability to repay a loan, we
will look at their priority debts such as monthly mortgage repayments.

After the assessment meeting we will write to you and advise you on:
e A payment plan along with any agreed extension of the payment period.
e Suggestion of any other agencies that might be able to help with any benefit claims.
o Agreement of time frames to allow for any loan applications or benefit claims.

You will be asked to sign and return the plan we have agreed.



4. Deferring Payment with a charge on the Property

We may agree to deferring payment if a charge is put against your property once a financial
assessment has been carried out. Homeownership Services will complete a report and make a
recommendation to the Director of Finance.

This option is available primarily to those households where the leaseholder is over 60, disabled
and can show that there is insufficient income coming into the household in order to meet the costs
of the works.

Repayments are not expected, but interest will be added at prevailing rates, so it is recommended
payments are made where possible. This option would place a charge on the property so that the
Council would effectively own a proportion of the property. The Council would therefore only
access funding to repay the charge if the property is sold or passes between owners. There must
be sufficient equity in the property to place the charge.

What is meant by putting a charge on the property?
We get our solicitors to register the loan at the Land Registry. This means that the loan must be
repaid if the property is sold.

How is a charge removed from the property?
When the loan is re-paid we will instruct Land Registry to remove the charge from the property.

5: Other Options You Might Consider

There are other options available to leaseholders who will be charged for major works. These
options are not provided or administered by Lambeth Living or the London Borough of Lambeth.
You should always get independent financial advice before you sign any financial agreement.

A. Savings accounts

You can save towards the cost of any major work by setting up a bank or building society account,
or a National Savings account. You can then regularly put aside as much money as you can afford,
so that when you get the invoice you will have some money to help you pay. Also, you could be
getting interest on the money you save.

B. Claiming benefits

If you are on Income Support, you may be able to get help with the cost of major works done to
your property. You should contact your benefits agency who can tell you how to claim. You must
apply as soon as you get the invoice or you will not be entitled to any benefit.

C. Extending your mortgage
You will need to speak to your mortgage lender about this. Your lender is likely to be able to offer
you a better interest rate than the council can offer you.

D. Personal loans

You can apply to your bank or building society for a personal ‘unsecured’ loan to cover the cost of
your invoice. An unsecured loan does not involve a mortgage, so your home is not directly at risk if
you do not keep up the payments. However, the interest charges are normally much higher than
for a mortgage.

E. Equity release schemes
These schemes are offered by a number of different financial organisations and the packages they
offer can vary significantly. There are a number of different equity-release schemes and they are



generally open to older homeowners. These schemes are designed to free up cash based on the
equity in your home.

6: Final Account

When works are complete we receive a final account and can provide you with a detailed
breakdown and invoice for each block and you can ask to see the contract documents.

The invoice will show the difference between the estimate and final account. If you have not taken
up one of the instalment options you will need to pay the final account sum in full.

In cases where the final account is the first invoice and you have not received an invoice previously
for the scheme all payment options will be available for you to consider.

If you pay by instalments you will need to adjust the monthly payments, if there is any change in
the costs. For larger schemes we will arrange a one-to-one surgery where you can ask questions
about your invoice.

7: Help and Advice Available

Lambeth Living is unable to provide independent financial advice. Please check Lambeth Council’s
website for details at: www.lambeth.gov.uk.

You will have to decide which option is most beneficial to you. The Citizens' Advice Bureau is the
largest provider of free impartial and holistic debt and money advice in the UK. For your nearest
bureau see your local phone book or visit: www.citizensadvice.org.uk

The London Borough of Lambeth is running the campaign ‘Every Pound Counts’ which offers a
free benefits check and advice to ensure you claim your full benefits entitlement. To find out more,
or to ask for an appointment, phone 020 7926 5555, Monday to Friday, 9am to 5pm or visit:
http://www.lambeth.gov.uk/Services/AdviceBenefits/Benefits/BenefitsAdvice

Help from the Department of Work and Pensions (DWP)

You will need to phone the DWP to tell them about the changes in your housing costs and send a
detailed schedule of the service charge costs for the major works with a covering letter asking for
your benefit to be reassessed in view of the changes to your housing costs.

The Leasehold Advisory Service (LEASE)

LEASE provides free independent advice on residential leasehold law at:
149 Tottenham Court Road, London W1T 7BN
Phone: 020 7374 5380, 0845 345 1993 (low call)
Fax: 020 7383 9849
Email: info@lease-advice.org.uk
Website: www.lease-advice.org.uk

Opening times - Monday to Friday 9.30 am to 5.00 pm (phone first to make an appointment).


http://www.lambeth.gov.uk/
http://www.citizensadvice.org.uk/
http://www.lambeth.gov.uk/Services/AdviceBenefits/Benefits/BenefitsAdvice
http://www.lease-advice.org.uk/

London Mutual Credit Union

This organisation is supported by Lambeth Council and offers current accounts and loans, helping
those who may have difficulty setting up bank accounts. The organisation offers loans with no
hidden costs, affordable rates, and free life insurance. Their contact details are:

Brixton Branch

10 Acre Lane

Brixton

London SW2 5SG

Website: www.creditunion.co.uk

8: Contacting Us

If you have any questions relating to major works consultations, invoicing and payment options
please contact the Collections Team by one of the following methods:

Telephone: 020 7926 6700

Post: Major Works Collections Team
Lambeth Living,
Home Ownership Services,
2" Floor Hambrook House,
Porden Road,
London, SW2 5RW

Email: DL LL-MajorwWorksCollections@lambeth.gov.uk
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9: Insurance Claims and Subsidence

This note should be read in conjunction with the main policy booklet which details all the
insured risks and explains what is covered by the insurance policy.

Subsidence claims relating to the structure and common parts of the building sometimes occur. In
these cases:

e Your buildings insurance policy will cover the cost.
e You will have to submit a claim to the insurer.

Leaseholders are expected to contact the insurers as soon as possible and full particulars and
evidence of a claim should be submitted within 90 days.

In cases where there may be damage to the structure of the building through subsidence, ground
heave or landslip it may not always be evident that there is a problem. Cracking for instance may
not appear immediately in a top floor flat.

In order to mitigate the risk of a claim being made outside the 90 day period and being turned
down by the insurers, Lambeth Living will take the following steps.

Step 1

e Where it is believed that there is damage caused by one of the insured perils our
Responsive Repair Team will contact the insurers NIG (Arthur J Gallagher) directly on 0800
0510233 or by email at socialhousing@nig-uk.com quoting the policy number 5884011,
and advise them that there is an incident. A note will be placed on their records stating that
they are waiting for the claim to materialise. Everyone will then be within the relevant policy
timescales.

e Each area team will maintain a log of cases for their area and update Home Ownership
Services of any new cases.

Step 2
The team will notify leaseholders in writing, giving details of the incident.
Step 3

Leaseholders should contact the insurer and advise of their details along with information about
any damage to the internal areas of their property such as cracking plaster.

Step 4

e Subject to authorisation from the insurers works will be carried out.

¢ Any Section 20 breakdowns will identify works covered by the insurance.

¢ It should be noted that in cases of subsidence there is sometimes quite a long monitoring
period before works are carried out.

Step 5


mailto:socialhousing@nig-uk.com

Home Ownership Services will issue bills for the work. In subsidence cases there is a £1,000
excess. Leaseholders should submit their bill to the insurer directly and the insurer will make
payment less any excess. In cases where there is also internal damage the insurer will also deal
with your claim. A contractor will be appointed by the building insurance loss adjusters, who will
chose from among their panel of contractors.

What happens if the insurance company turns down the claim?
If the insurance company turns down the claim all details and the letter explaining the reason for

their decision should be sent to Lambeth Council’s Risk and Insurance team. Please contact the
team on 0207 926 9330 or email: riskandinsurance@lambeth.gov.uk

The Risk and Insurance team will liaise with the insurer, to challenge any areas of concern and to
find out why the claim has been rejected.


mailto:riskandinsurance@lambeth.gov.uk
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Frequently asked questions:

What are service charges?
Service charges are your share of the cost of managing, maintaining, repairing, insuring and
providing services to the block or estate in which you live.

Service charges include items such as: cleaning, concierge, ground maintenance, repair and
maintenance works, building insurance, pest control, heating, hot water (when supplied by the
council) management costs and any other running costs to your block or estate. These charges are
due to the landlord (London Borough of Lambeth) under the terms of your lease or transfer
document.

What does my service charge cover?

The services you receive can vary according to where you live and the type of property you own.
For example, if you live in a tower block with a lift on an estate, you receive more services than if
you lived in a flat in a street property or low-rise block without a lift. The services you receive are
shown on the service charge estimate. A list of the services that are provided by the council is also
detailed below, together with an explanation of how we apportion the costs.

Why do | have to pay in advance for this service?
The terms of your lease state that you must pay in advance and we provide you with a yearly
estimate to enable you to pay on a monthly basis.

When will | know the actual costs for the year?

By the end of October 2014, we will send you a certified summary outlining a breakdown of the
actual costs for providing each service for the previous financial year. This includes a list of the
repairs we have carried out to the communal areas of a particular block. If your property is located
on an estate, we summarise the general repairs that have occurred on the estate.

If we have over-estimated the service charges, you will receive a credit on your account which you
may claim back as a refund or leave on your account to assist in offsetting future monthly service
charges. If we have under-estimated the charges, we will send you a letter detailing the
outstanding balance, which you should pay within 28 days. If you are unable to do so, you must
contact our Service Charge Collection team immediately upon receipt of the letter to discuss
further payment options. The contact number for the Service Charge Collections Team can be
found on the page titled “How to pay your service charges”.

What is the difference between block and estate service charges?
Your block or estate are defined in your lease or transfer document.

Where we provide services or carry out work to the communal parts of a building, such as a lift, a
block charge is made. All properties within your building will bear a share of these costs.

Where we provide a service or carry out work to the communal parts of an estate, such as
maintaining grassed areas, an estate charge is made. All the properties on the estate as defined in
your lease or transfer will bear a share of these costs.

Why have my estimated service charges gone up this year?

In most cases, the increase in service charges will be due to inflation or a change in contractors
during the course of the year.
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How are the service charges calculated? Why am | paying more service charges than my
neighbour?

The method for charging service charges is set out in your lease or transfer document. Depending
on the work or service provided, the cost is shared across the building or estate (if applicable)
based on the rateable value (RV) of your property compared to the rateable value of all flats
benefiting from the service or work. The Inland Revenue is responsible for establishing the rateable
values of your property, not the London Borough of Lambeth. Rateable values depend on many
factors, including property size and number of rooms. Usually the larger the property, the higher
the rateable value and, in turn, the amount charged.

It is possible for identical properties to have different rateable values. In this way different
properties, even within the same building, can have different charges.

Equally, two similar properties in different blocks may have the same rateable value. If different
works or services are provided to the individual blocks then the amount charged for service charge
is different.

For example where:

X = block cost of service, Y = estate cost of service

BRV = block rateable value, ERV = estate rateable value, PRV = property rateable value
For block service charge the calculation is:

X/ BRV * PRV = your contribution

£500 /350 * 140 = £200

For estate service charge the calculation is:

Y / ERV * PRV = your contribution (only applicable to properties on an estate)

£3000 / 6225 * 140 = £67.47

Communal (block) or estate electricity

This is the communal electricity supplied for the shared facilities in the block or on the estate. It
includes the cost of the electricity needed for the lifts, lighting in the communal areas or throughout
an estate, replacing light bulbs and renting meters from the electricity supplier.

Why have | been charged for this twice?

You have not been charged twice for the same service. If you live in a flat on an estate, there are
two electricity charges: a block charge to cover the cost of electricity to the communal areas of
your block and an estate charge for supplying electricity to the communal lighting on shared areas
across the estate.

Repairs (general maintenance)

Your landlord cannot know the exact amount that will be spent on repairs in the coming year as it is
impossible to know what items of repair or maintenance will be required over a 12 month period.
However we base the estimated maintenance charges on the average amount spent in the
previous financial year plus inflation. In the certified summaries at the end of the financial year, we
will provide you with a list of the actual repairs that were carried out to your block or estate and you
will only have to pay towards these repairs.
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What are block repairs and maintenance charges?

An estimated cost of repairs carried out to the structure of the building in which your property is
situated, including shared or communal areas and repairs to the lift. Please note the general
maintenance block service charge does not include any repairs done inside leaseholders’ or
tenants’ properties. Nor does it include any structural or communal repairs to any other building on
your estate.

What are estate repairs and maintenance charges?

This is the estimated cost of the repairs that may occur on the estate in which your property is
situated. This includes shared parts, estate roads, lighting columns, and footpaths which would be
shown in the estate general maintenance section.

Estate or block cleaning
Each year contractors’ costs are increased in line with the contract terms. The estimates are,
therefore, based on the actual costs of the service to be provided.

The council has an obligation to ensure that the communal areas (e.g. landings, stairs, pathways,
grassed areas, bin chambers, rubbish chutes etc.) are clean. Each block or estate has its own
cleaning schedule which generally includes sweeping, mopping and litter picking throughout the
communal parts.

We undertake a deep clean of communal stairwells, landings and rubbish chutes periodically. The
cleaning charge also includes graffiti removal and cleaning of any lifts.

How often is the cleaning done?

As a rule, the cleaning of individual blocks is carried out twice a week and estate areas are cleaned
on a daily basis. The frequency varies depending on the size of the block or estate. If you would
like details of the cleaning schedule for your block or estate please call us.

Who monitors the cleaning service?
Cleaning is monitored by the Estate Services Team Manager or TMO office.

Does cleaning include bulk rubbish clearance?
For estates the cleaning charges for day-to-day cleaning includes the removal of bulk rubbish such
as sofas or washing machines.

The quality or standard of cleaning is poor?

The cleaning should meet a specified standard, which is checked by the Local Estate Services
Team Manager or TMO office. If the service is currently poor, please contact us and we will
investigate the problem and let you know the outcome. If your property is based under the
management of a TMO please contact the TMO office directly to discuss your concerns with the
cleaning service.

Grounds maintenance

The amount that we have estimated as your contribution to this service is calculated using the
contractors’ costs and the rateable value of properties benefiting from the service. This method of
sharing the cost is set out in your lease.

We employ a contractor to cut the grass, look after trees, shrubs and flowerbeds in the shared
areas of estates and blocks. Generally, grassed areas should be cut every six weeks. Details of
the schedule are posted on the entrance hallway of your building. If you require further clarification
please contact us. If your property is based under the management of a TMO please contact the
TMO office directly to discuss your concerns with the ground maintenance service.
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I don’t use the communal gardens, why should | pay?

The communal gardens are for all residents to use. Under the terms of your lease, the council must
maintain them on behalf of all residents. You are, therefore, charged a proportion of the cost of this
maintenance.

The grass has not been cut in over six weeks.
Bad weather conditions can make it hazardous for the contractor to cut the grass as scheduled. If
this happens, the contractor will cut the grass as soon as weather conditions improve.

The grass has not been cut properly or 1 do not receive the service.

Please contact us, we will investigate with the Local Estate Services Team Manager and let you
know the outcome. If your property is based under the management of a TMO please contact the
TMO office directly to discuss your concerns with the ground maintenance service.

| am a freeholder, why must | pay?

If your property is on an estate, your transfer document will specify whether you should contribute
to the costs of maintaining the estate. Please check your Transfer Document. If you do not have a
Transfer Document please contact your mortgage provider or Land Registry Direct to obtain a

copy.

Communal window cleaning

The method of applying charges for this service depends on contractors’ costs and in-house staff.
The estimated amount you have been asked to contribute is calculated using your property’s
rateable value. A contractor is employed to clean the outside of communal windows, up to the third
floor of your block, and the inside of all communal windows within a block. Please note this does
not include cleaning the windows of your individual property.

There are no communal windows in my block, why am | paying for this service?

If there are no communal windows you will not have to pay for this service. We undertook an audit
of all communal window cleaning within the borough and have updated our records. If you receive
this charge and believe that there are no communal windows in your block, please contact us and
we will provide you with the location of the window(s). If your property is based under the
management of a TMO please contact the TMO office directly, who will provide you with the
location of the windows in question

How often are the windows cleaned?
The contract stipulates that communal windows should be cleaned every six to eight weeks and is
spot-checked by the Local Estate Services Team Manager or TMO Manager.

The quality or standard of cleaning is poor or the communal windows have not been
cleaned?

The service should meet the specified standard which is checked by the Local Estate Services
Team Manager or TMO Manager. Please contact us so we can investigate and let you know the
outcome. If your property is based under the Management of a TMO please contact the TMO office
directly and they will carry out a full investigation on your behalf.

Building Insurance

We have to take out building insurance on your behalf. This is set out in your lease. The most cost-
effective way for us to do this is to arrange cover for all leasehold properties with a single insurer.
Insurance costs have increased this year; this is due to the fact that there have been an increased
number of claims against the policy. The main area of increase has been under claims made for
escape of water.
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What does the insurance cover? How do | make a claim?

We send you a copy of the insurance policy every year. It covers loss or damage directly caused to
the building and shared areas. For a comprehensive list of what is covered by the policy, or to
make a claim, please contact the Lambeth Insurance Department at Olive Morris House, 18
Brixton Hill SW2 1RL on 020 7926 9330.

Why do | have to pay this?

The council, as landlord, has a duty to insure the structure of the building and communal areas
against loss or damage. Under the terms of your lease you are required to contribute, and pay on
demand, your proportion of the council’s costs of insuring the building.

Communal TV aerials

Some of our blocks have a communal TV aerial service. The TV aerial service provides a clear TV
reception and an aerial socket situated in your living room. The council maintains and repairs these
aerials.

I do not use or want this service, can | be refunded?

This aerial is provided to the block in order to provide television reception to your property and
must be serviced and maintained by the council. Your lease makes you responsible for paying
towards these blocks costs.

Even if you choose not to use the aerial, you are still required to contribute towards the
maintenance and servicing costs.

The service is provided but | have poor reception or no aerial socket.
If you are using the service and your TV reception is poor, please contact us and we will
investigate.

Lifts
We carry out regular maintenance to lifts each year under a contract. The estimated cost for
providing this maintenance has been identified and applied to each block with a lift.

This charge covers the provision of the lift in your block and the contract for regular servicing and
callouts. Some lift repairs are charged under general maintenance.

I live on the ground floor, why do | pay?

The lift is a block facility and must be serviced and maintained by the council. Your lease makes
you responsible for paying towards all block costs whether your property is situated on the top floor
or the ground floor. Even if you do not use the lift you are still required to contribute towards the
maintenance and servicing costs. The lift is there for your use when you require it, for example
visiting residents on other floors. Similarly, a resident who lives on the top floor would be required
to contribute to any garden repairs that occurred to the block, rather than just those residents who
live on the ground floor solely contributing.

Where do | report lift breakdowns?

All lift breakdowns should be reported to the Call Centre 020 7926 6700 available 24 hours. Please
call with the lift number (located inside the lift), block and estate details. If there is a person trapped
inside a lift, they must press the emergency lift button for help and assistance.

Heating and hot water

Communal heating and hot water charges are part of your service charge bill if you are connected
to a communal boiler or you are receiving heating or hot water supplied by Lambeth Council.
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Disinfestation (Pest Control)

The estimates are based on the costs for carrying out disinfestation treatments to each block,
taking into account planned and quarterly maintenance costs drawn up by our Environmental
Services team. This is calculated on a block by block basis, using your property rateable value.

This charge is for the treatment and eradication of pests, such as cockroaches, where they affect
more than one property.

The service is provided by outside contractors and the council’'s own work force. Our Public Health
and Pest Control Department monitors the service and carries out four quarterly inspections of
areas and leave a calling card, where appropriate, at properties that are or have been at risk from
pests or received a pest treatment in the previous year.

Why am | paying for this when | do not benefit?

Sometimes pests affect more than one property. If we carry out pest control in the whole block, the
cost of the treatment will be shared between all the properties in the block even if your flat has not
been treated. This will benefit you as the infestation will not spread to your property.

How can | report a pest problem?
Please call the Service Centre on 020 7926 6700.

Door Entry
The charge for this service covers certain repairs, service and maintenance and are included in
your service charge under the heading ‘Door Entry’.

CCTV
The charge covers service, maintenance, and monitoring; and is included in your service charge
under the heading ‘CCTV".

Concierge

The charge covers the provision of the concierge service to your block. The concierge staff are
employed to ensure additional security to your property by preventing unauthorised people from
entering the building.

Communal ventilation maintenance
This refers to block ventilation systems. A central fan is mounted, generally, on the roof and
provides ventilation to bathrooms and/or kitchens in the flats.

Fire ventilation maintenance
This refers to the automatic smoke ventilation system installed in some of our blocks. The systems
open ventilator windows on the enclosed landings.

Communal water quality maintenance
This service covers the maintenance and inspection of communal tanks and water services.

Lightning protection maintenance
This is for the maintenance of the lightning protection equipment.

Boiler repairs and maintenance

This is a charge for those who pay heating and hot water charges and has been created to ensure
that leaseholders who have been disconnected from the communal boiler system do not get
recharged for the cost of servicing, maintaining and carrying out repairs to the communal systems.
The charge covers the cost of repairs to the communal part of the system within individual flats,
maintenance and repairs of boilers house equipment and pipe work.
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Tree Maintenance

Tree Maintenance covers the cost of cyclical and day to day maintenance of trees on our estates
and around residential blocks owned by Lambeth Council. Lambeth Council maintains over 60,000
trees found on public land in parks, on streets and on housing estates.

These trees are inspected and managed by the Lambeth Tree Service, which involves experienced
tree officers working with a specialist tree maintenance contractor to undertake regular
assessments and instruct for tree pruning, reduction and removal or planting to maintain the
borough’s existing tree stock.

Communal Electrical Maintenance & Testing

This new service and charge covers the replacement of failed lamps and fittings, checks on
columns and operation of photocells. It also covers the maintenance of time switches and general
inspection of the building for electrical faults.

Block external charges

Some blocks are not on estates but often contain an area around the block that receives cleaning
and grounds maintenance services as there may be grass or parking areas. If the contractor has
provided separate costs we will include them in your estimate.

What is ground rent?

Ground rent is a fee you have to pay to your freeholder as a condition of your lease. It is usually a
small amount. Most Right to Buy leaseholders pay £10; however this may be different if you
purchased your property at auction.

Management charge
This is calculated as 10 per cent of all charges (excluding insurance and ground rent) plus a flat
fee, which covers our costs of managing leasehold and estate freehold properties.

The 10 per cent fee covers the cost of managing the services provided to all residents in a block or
on an estate, such as cleaning, grounds maintenance, repairs etc.

The flat fee of £68 covers the cost of services provided exclusively to leaseholders and freeholders
on our estates, which cannot be attributed to specific estate or block services.

The charge is for the work of our central teams in dealing with enquiries on lease terms and
service charges, managing service charge accounts and attending leaseholder specific meetings.
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Decent Homes

Statement 1
LAHS Data
e To comment on any inaccuracies from the LAHS data and the actual position with
regards to levels of non decent backlog homes.
e (Backlog Non-Decent Homes mean those homes that were non decent at April 2012
and still remain non decent at April 2015. Newly arising during this time are not eligible
for funding.)

In 2011/2 original DH Backlog bid set out a non-decent stock at 31 March 2012 as 12,293.
and forecast non-decent stock of 6,848 dwellings (28%)at 31st March 2015. This figure was
based on attracting limited resources.

Works are currently on site, in planning or already completed will decrease the percentage of
non-decent stock forecast on 1st April 2015 compared to the figure quoted in the original bid.
This is reflected in the volume of actual DH completions compared to the targets within the
original DH Backlog bid, where DH delivery has been greater than target. The improved delivery
and reduced level of non-decency is a result of self- financing where LBL has been in a position
to increase capital investment resources through borrowingand improved VFM.

With the current ability to secure resources through borrowing, we anticpate increasing our DH
delivery potential in the current year. We plan to make 4,076 dwellings decent in 2014/15
assuming no slippage on the programme. This is funded from a variety of resources, including
borrowing and DH backlog allocation.

The net effect of this and previous years actual delivery will lead to a non-decent stock forecast
of 4,616 dwellings (19%) at 1st April 2015.
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Statement 2
Value for Money

e Give details of value for money on each cost element including details of contractor
frameworks and buying clubs to demonstrate, efficiency and economies of scale.

e Please note here any impact of the leaseholder charge cap direction on vfm.
e Whether a council has secured other funding which is dependent on their Decent
Homes delivery (e.g. energy supplier obligation funding).

Capital programmes and decent homes works are procured through a number of contractual
arrangements appropriate to the work stream and cost element to deliver VFM. These are:

1. Lambeth Partnering Contracts (LPC). These tendered contracts commenced in 2011.
They deliver M&E works including communal and individual heating systems. VFM is delivered
by means of benchmarking clauses and mini-tenders for individual projects. Additional benefits
include local employment and sourcing, London living wage and community benefits.

2. Lambeth Housing Standard (LHS). This NEC 3 Form contract covers roofs, windows,
fabric repairs, doors, fire protection, environmental improvements, kitchen and bathroom
replacements, domestic rewiring and central heating installations. Three contracts began in late
2012 and were awarded on a geographical basis. VFM has been obtained through:

o Through the tendering process and subsequent competitive rates, we achieved price
reductions. Price comparisons were made possible through our specification requirements and
potential for delivering holistic schemes of work, attracting a broad range of bidders to drive
their prices down.

o The competitive process offered better rates in real terms measured by benchmarking.
) Using a restricted procedure meant that prices submitted by Bidders were fixed and
defined and would not allow for variances. This drives down and maintains rates that are most
advantageous.

o Quality aspects were evaluated to ensure that the tender was based on price and
quality. Batching of works and pricing from Bidders promotes a holistic approach to targeted
stock investment programmes, leading to improving the efficiency of service delivery.

) The arrangement into Lots system/areas and the allocation of lowest priced Contractor
to areas containing the most stock is efficient so stock investment can take place, large-scale,
in the most economical way. This facilitates the contractors to use their own resources
efficiently and pass these benefits onto Lambeth. Performance Profit element is inextricably
linked to the contract KPIs. The contract arrangement allows for an open book approach with
the contractor sharing savings with Lambeth Living. Therefore any efficiencies resulting from
the effective delivery of projects will benefit Lambeth.

Previous contract models delivering VFM on the programme included:

1. Supply Chain Management Group (SCMG). Lambeth became members of the SCMG
with other Councils. Negotiations took place around internal refurbishments works and
significantly cheaper rates are achievable through SCMG compared to the originally tendered
LPC.Savings of £6m have been achieved by Lambeth.

2. London Housing Consortium (LHC). LHC is the not-for-profit consortium set up to
provide procurement solutions for public sector bodies through framework arrangements. LHC
promotes VFM through mini-competitions (to obtain best prices in real times); bulk-buying;
batching of works. Lambeth have completed eight large projects using the LHC.
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Once projects from any contract are under way, VFM is built into the project management
processes. Such activities carried out by both internal staff and external professional
consultants include:

Pre-start on site - review of the design to ensure fitness for purpose; value engineering to get
performance and design at the best cost (which may be a long-term view taking into account
lifetime costs in use as well as initial cost);

During the project and at project end - monthly valuations including measured surveys and
audits of contractors; final account calculation based on measures of works done, audits of
work done, contractors costs and performance measures.

The leasehold charge cap directive will not adversely affect VFM as it not envisaged that
leseholder recharges will exceed £15k.
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Statement 3
Funding stock under10% non-decent
e Please give explanation of why you require funding for the last 10% of non-decent
backlog stock. Include details of type, age and built form of the more challenging and
expensive stock

The final 10% of non-decent stock is formed of 2,491 units.
Our policy in delivering decent homes is to balance a number of competing factors to prioritise
the delivery. These factors include:

Work on an estate-wide basis to optimise the delivery of works and to get best value for
money

Maintain the structural integrity of the stock including weather-proofing, structural
stability and environment.

Resident feedback

Opportunities for regeneration or redevelopment. See Statement 6 for more details on
regeneration.
The last 10% are still failing decency under multiple elements and are in the case of 1.5%,
challenging. In terms of archetypes, the final 10% has a much higher proportion of houses than
flats; the majority being of the Victorian era. The challenging group in this sector are largely
Victorian, within conservation areas and with structural issues that need addressing. Those with
more severe structural stability issues have been included in the units within the over 10%
challenging group.
Factors in the requirement for additional funding include
1. The 100% surveys carried when carrying out the works have identified a greater number
of elements contributing to non-compliance than those included in the original sample survey
indicated. As a result the total funding requirement has increased.
2. A considerable proportion of the properties have, when refurbishment asbestos surveys
have been carried out on the residential units, shown asbestos-containing materials which in
turn, resulted in higher costs in asbestos removal.
3. The funding requirements of the fire risk assessment works have been high (e.g. £6m in
2014/15).
Amongst the most challenging stock are those scheduled for Regeneration, those where costs
are high due to conservation requirements, where works are complex due to structure types.
Our ability to fund works to the above through our 30 year HRA Business Plan is constrained
during 2074 to 2019 due to limited headroom. Headroom during 2015/16 is £21m thereafter
headroom commences to increase. However the council has many calls on this headroom, the
need to balance refurbishment and redevelopment (see HRA BP Dashboard —App 3.1). The
Council has taken sensible funding decisions through its treasury management and continues to
seek alternative funding sources to bring all stock up to Decent Homes standards through a
combination of Refurbishment and Regeneration. The Council’s wider capital programme and
funding decisions must also address investment requirements from other service groups. (App
3.2).
A number of Estates have been identified where the funding required to bring the properties up
to Decent Homes Standard is significantly higher than the potential costs of a
redevelopment/refurbishment option.
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Our most challenging stock includes Estates proposed for Regeneration .Once detailed surveys
are undertaken general costs may increase. The Council’s Cabinet in December will agree Estate
Regeneration programmes .A number of proposals are well advanced and will require buy backs
, for example Cressingham where the financial model has identified a buy back programme in
excess of £11m (App 3.3) and also statement 6.

Additional Decent Homes funding will enable the programme to be delivered as detailed in the
bid document ET /2., with buybacks in 2015/16.

The debt capacity and headroom in the HRA BP includes assumptions on the level of timing of
leasehold contributions to support the investment programme . However in the light of recent
directions and additional repayment options being made available to Lambeth’s leaseholders
there is likely to be a reduction in the level of contributions as well as the timing particularly
where leaseholders take up the option for extended repayment terms.

This bid programme can be delivered in 2015/16 through existing contract agreements.
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Statement 4
Capping leaseholder charges

A)
B)
O

D)

E)

Included within spreadsheet submission

How will the council fund the extra costs on each estate, if the £15K cap is lower than
the estimated works costs for resident leaseholders?

What help financial or otherwise will the council be giving to all affected leaseholders,
such as loans or deferred payment arrangements? The expectation would be that a
minimum of 2 years deferred interest free payment would be available.

Please provide a sample of the council’s documentation showing how the estimated
charges are explained to leaseholders. This will include; alerting resident leaseholders to
the cap, description of works, a breakdown of charges for the main elements of the
works, overheads, contingency, dispute protocols and how any savings are distributed
to leaseholders where profit sharing arrangements exist.

Confirm commitment to publish procurement strategy

Please email responses to DecentHomes15-16@london.gov.uk e-mail title should read
‘Supporting Statement 4" and name of Local Authority
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Statement 5 - Environmental retrofit

In the context of this programme the definition of environmental retrofit works are any that
reduce energy use in homes, and therefore reduce carbon emissions. Works can include, but
should not be limited to: Loft, wall and floor insulation, draught proofing, heating repairs,
replacements and controls, window glazing, micro-generation technologies, decentralised
energy solutions and district heating connections.

1

Please describe your authority’s ambitions in regard to environmental retrofit
including reference to relevant strategy documents.

This section should describe how retrofit works will be undertaken alongside your
authority’s Decent Homes funding, as well as any targets the authority has set in relation
to environmental retrofit within its own stock, other social housing stock and stock in the
private sector.

Lambeth has a strong record of sucecssfully implementing environmental retrofit work to
its' stock. Between August 2013 - March 2015, Lambeth will have delivered £10m of
environmental retrofit work. This work has been entirely funded through partnership
agreements with major energy companies, as part of their Energy Companies Obligation
(ECO) requirements. The work delivered to date has installed insulation to over 2,400
properties with cavity walls, and will deliver external insulation to approx 620 homes. As
part of the external insulation delivery, Lambeth is also using the scaffolding and other
site prelims to subsidise the installaion of windows, roof coverings and estate wide
grounds improvements. This has created a £750,000 scheme subsidy from the ECO
funded works, to the works required to ensure the stock meets the Decent Homes
Standard.

Lambeth has identified approx 1,500 properties that are suitable for the application of
external insulation, between 2015 - 2018. It is unlikely that the cost of this work will be
100% funded by the ECO requirement. However, with careful co-ordination of asset
investment and improvement works, it will be possible to deliver a "whole house"
improvement to stock, by installing external components such as windows & roof works,
at the same time as external insulation. This will spread the costs of any scaffolding,
planning permission and site prelims to deliver as cost effective a solution as possible.
We note the guidance in the 'invitation to Bid' support documentation, Improving
Environmental Performance. Lambeth have a dedicated team working on this aspect.
They will be in contact and work with the RE:NEW Support Team to maximise
incorporation within the Decent Homes programme.
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Please provide the following details about the environmental retrofit works that will
be undertaken alongside your authority’s Decent Homes programme in 2015/16, as
well as any planned environmental retrofit works planned for the following two years.

2 Number of homes What is the estimated number of homes in each of the following
years that will be retrofitted?
Please note in 2015,/16 the number resulting from the Decent Homes work programme,
and identify for each year the number associated with other planned works (if any).

2015/16
500

2016/17
500

2017/18
500

3 Carbon savings What are the estimated annual carbon savings (annual tCO2) in each of
the following years from environmental retrofit?
Please note in 2015,/16 the number resulting from the Decent Homes work programme,
and identify for each year the number associated with other planned works (if any).

2015/16
500

2016/17
500

2017/18
500

4 Capital expenditure What is the estimated capital expenditure in each of the following
years on retrofitting homes?
Please note in 2015,/16 the number resulting from the Decent Homes work programme,
and identify for each year the number associated with other planned works (if any).

2015/16 2016/17 2017/18
£4,000,000 £4,000,000 £4,000,000
5 Funding

5a Please outline the specific sources of funding that you will combine with your Decent
Homes grant funding in order to fund retrofit works?

LL is in discussions with British Gas (BG), to deliver further external inulation work to our
stock. BG and LL have a strong and productive working relationship, that has already
delivered energy efficincy work to over 3,000 homes. The energy companies that we have
had initial discussion with, have indicated that the retrofit external cladding, can be
funded at a level of £1,500 per property. With a programme of 500 homes per year, that
is funding of £750,000 pa.

5h What is the status of the above funding, i.e. funding identified, bid/proposal submitted,
funding secured, or other (please specify?

The funding has been identified, and indicative proposals submitted to energy companies.
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6 Procurement Please outline the proposed procurement route you plan to take.

The programme of works to deliver external cladding and decent homes improvements to
properties, has been delivered using a LL Framework contractor, with the BG's preferred
contractor for the cladding work, as a nominated sub-contractor for the main contract.

7  Timescale for delivery Please outline the timescale for the process of retrofitting as a
result of your Decent Homes programme.

It is possible to deliver external cladding to 500 properties per year, over the next three
years. LL and their partner energy company and contractor, have delivered this number
during 2014 - 2015.
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Statement 6
Delivery Record and Infill Development

e Provide statement of level of funding within the previous programme budget for
2012/15 (if applicable)

e Statement on track record of delivery by the organisation managing the capital
programme; having frameworks with contractors for an appropriate volume of
programme already procured, annuals performance

e Infill statement: overall potential for increasing the density within an estate, whether
this includes larger scale demolition of parts of the estate alongside decent homes
works. The timescales for the overall estate regeneration proposals and detailed plans as
applicable. If not applicable an explanation as to why is required.

Previous programme: No funding was included within the previous programme for the delivery
of new units or infill development.

Estate Regeneration
A detailed report on the Estate Regeneration Programme including options proposed, the
capacity for additional homes with an effective financial appraisal both at individual and overall
programme levels is scheduled for Cabinet at its December 2014 meeting.
Currently, capacity and financial evaluation studies are progressing within estates suggested
for Estate Regeneration, which will inform the above. . Early indications show that substantial
additional numbers of homes could be provided, subject to decisions made regarding Estate
development potential. This additonal decent home backlog funding will help to pump-prime
the delivery phases required for 2015/16.
In addition, a range of sites which could increase the delivery of genuinely affordable homes
have been identified. These sites will range from infill opportunities on existing Council housing
estates, to one off development opportunities. The sites will also include Council housing
estates which meet one or more of the criteria agreed at Cabinet in October 2012 which were:

To focus on those housing estates where the costs of delivering the Lambeth Housing
Standard are prohibitive and/or

Where residents and the Council have identified that the Lambeth Housing Standard
works in themselves will neither address the fundamental condition of the properties nor
address many of the wider social and economic issues experienced by residents and/or

To focus on those estate where the wider benefits arising from regeneration justify the
intervention.
Small sites programme:
There is potential within the borough to deliver a significant number of new, genuinely
affordable homes though a small sites programme. Small sites provide opportunities from
anywhere between 10 and 50 new homes. The sites range from underused land on existing
Council housing estates, to gargage sites, to old boiler houses.

Phase 1 of the small sites programme is now in the delivery stage and will see the provision up
to 142 new homes at Council rent levels.
The Council commissioned Savills to review the Phase 2 sites.
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The Council is currently working with residents at Cressingham ,Central Hill and Fenwick estates
to consider options that could provide new homes and improvements. See statement 3.

At Fenwick estate the Council has agreed to an offsite Section 106 agreement whereby up to
90 new homes will be provided on three sites at the South of the estate. This initiative is also
the catalyst for a detailed review of the potential for regeneration on Fenwick. Consultants are
currently being procured for both projects.

At Central Hill, residents are working with the Council to consider regeneration options for the
estate. Consultants have been selected to develop regeneration options working closely with
residents.

Delivery Statement: Lambeth has a track record of delivering complex estate regeneration as
evidenced through Myatts Field North PFI. See also Statement 2 delivery track record.
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(continued from previous page)
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