
Minutes 
Leaseholders Forum - Consultative Meeting

(Civic Centre, 2 November 2005, 7.30 pm)

The Houseproud Scheme and the Council’s Major Capital Works Programme for its Housing.
The meeting, to which all leaseholders had been invited, was well attended.  It was chaired by Mark Smith, Finance and Administration Manager (Housing Management).  In his introduction Mr Smith said that the meeting followed on from the first Leaseholders’ Forum (6 July) and the subsequent workshops, in order to address issues which leaseholders had raised during these meetings.  He said that Councillor Diakides, Lead Member for Housing, had sent his apologies for not being able to be present (owing to other commitments), but had indicated that he hoped to be there later (he joined the meeting during the second half).  Mr Smith asked leaseholders with specific concerns regarding works, etc in relation to their individual properties to give details to the HOT staff in attendance, for them to follow up later.  He then introduced the speakers on the two topics on the agenda.  

The first speaker was Martin Rudge OBE, Chief Executive of the Home Improvement Trust, a non profit making organisation.  He was accompanied by Steve Nye, the Trust’s Regional Manager for London and the South East.  Mr Smith said that under Mr Rudge’s leadership, the Trust has achieved an outstanding record of providing older and disabled home owners with advice and guidance through the Houseproud scheme to carry out repairs and improvements or adapt their homes to continue living in them.  It helps them obtain capital (equity) release or affordable mortgage loans from banks and building societies to carry out repairs etc or to make the necessary modifications to their homes to cope with disability or infirmity.  
It is now working with Housing Services’ Home Ownership Team to extend the scheme to leaseholders in respect of their major works bills.  Mr Smith thanked Mr Rudge for the help he had given in helping to set up the scheme in the borough.  Thanks were also due to Pari Badiani for drafting Haringey Council’s explanatory booklet for leaseholders, with guidance and advice from team leaders Lucy Smith and Bernadette Gediking.

Mr Smith then introduced the second speaker, Rogerio Antunes, Head of Asset Management, Project Management & Procurement (Haringey Homes & 
Building Services – Housing Services’ technical services department).  Mr Antunes, an expert on property and project management had come to Haringey after considerable experience in consultancy work and directing large construction schemes.  He is now in overall charge of the Council’s major programme regarding the refurbishment and upgrading of the housing stock to be carried out over the next 5 years.  
FIRST PRESENTATION - Houseproud – loans with regard to major works invoices for the over sixties and the disabled.

Martin Rudge commenced his talk by explaining the way in which the Trust operates.  It is a non profit making organisation with a board of directors drawn from the private, voluntary and public sectors.  Representatives from the Office of the Deputy Prime Minister are also regularly invited to attend its board meetings.  Its main focus to date has been in helping homeowners obtain the expert advice and finance necessary to carry out repairs and improvements or modify their homes to cope with infirmity or disability.  Since its inception it has dealt with over 15,000 enquiries and facilitated over £10 million in loans offered.  
The Trust is widening the scope of the Houseproud scheme.  Haringey Council, Mr Rudge said, is playing an important role in helping it to do this.  Houseproud is now going to provide information and help to older and disabled leaseholders to give them a greater awareness of the mortgage loan options available in respect of paying for major works invoices.  It will enable leaseholders to obtain loans from reputable lenders participating in the scheme to pay for these invoices.  The Home Ownership Team is acting as an agent for Houseproud in administering the scheme in the borough.  Steve Nye as the Trust’s Regional Manager will be responsible for working on a day to day basis with the Council in this regard. 
Mr Rudge stated that a primary concern of the Trust is to ensure that all lenders participating in the Houseproud scheme give a guarantee of no repossession while the borrowers/owners remain in the property.  The scheme has become particularly relevant in recent years, now that governments are providing less money in grants with regard to such matters.  Although leaseholders would have to bear some of the cost of attaining the decent homes standard, the planned modernisation works will help to make their buildings better places for older and disabled people to live in.  Obviously people faced with significant bills in respect of such works, are somewhat concerned.  The Houseproud scheme gives the assurance of no repossession and no negative equity.  
With regard to major works bills, he said that the scheme has the potential to help leaseholders aged sixty years or over, or those having a disabled person living with them.  There must be at least 40 years left on their lease (as is the case with practically all the Council’s leasehold properties).  It must be the leaseholder’s main home.  In the case of married couples or partners, both must complete and sign the application and the loan agreement.  Any amount outstanding in relation to the loan will become payable when the last of the applicants stop living in the property (generally when they pass away).
Through the Houseproud scheme, the Trust arranges friendly advice without charge until the homeowner definitely decides to go ahead with an application.  The Trust has made arrangements with those participating in the scheme including the lending banks and building societies, valuation and legal services to ensure that the set-up and administration costs are kept to the minimum level possible. For those on low incomes some assistance may be available from the Department of Work and Pensions with regard to interest payments.  
Mr Rudge then outlined details of the three main types of loan (mortgage) available:  

· Interest only loan.  With this type of loan the monthly payments only pay off the interest.  The actual loan itself (and any unpaid interest) remains to be paid, probably when the property is sold.  This is the most popular type of loan through Houseproud – two thirds of applicants take up this option.
· Capital release (sometimes referred to as equity release).  With this type of loan no repayments are required until the property is sold.  This is a way of using some of the capital in your property before it is sold.  The interest is rolled up and paid together with the original loan, generally a short time after the date of sale.  At age 60 the minimum you can borrow is £3000, the maximum is 15% of the net value of your property.  The maximum amount rises each year to 55% at age 85.  This is the second most popular type of loan
· Capital and interest repayment loan – usually over 15 to 20 years.  This is the type of mortgage loan which most people have when they purchase their property.  The monthly repayments cover both the interest and a part of the original amount of the loan.
Martin Rudge concluded his presentation by saying that the Houseproud scheme aims to be as inclusive as possible with some 38% of their enquiries coming from the black and minority ethnic sections of the community.  He said that Haringey Council has now shown considerable initiative in enlarging the scope of the Houseproud scheme in the borough to help their leaseholders with regard to their major works bills.  Only one other local authority in London has done this to date.  Mr Smith then invited questions from the floor of the meeting.  

Please turn over

	Queries raised by leaseholders
	Responses

	Is it possible to take out insurance to pay off the mortgage in the event of the death of the borrower?
	Mr Rudge indicated that this would be very unlikely with any of the loans offered by the scheme, given the age of the applicants.  

	Why aren’t younger people covered by this scheme?
	The whole purpose of Houseproud Mr Rudge said is to help overcome some of the problems of increasing age and infirmity/disability.  Many younger people often already have a mortgage lender (bank or building society) who they can approach to discuss the possibility of increasing the size of their existing loan.
The Financial Services Authority (website: www.fsa.gov.uk) is a very useful general source of information on financial matters – the Trust always includes a fact-sheet about it in their information pack.  Local Citizens Advice Bureaus can often give advice to people and you can easily locate the nearest one to you at the website:  www.citizensadvice.org.uk.  

	What about interest rates – can rates be fixed under the Houseproud scheme?
	Mr Rudge responded that only variable interest rates are available through the scheme.  The loans are provided by very reputable, regulated banks and building societies at competitive high street standard rates.  He emphasized that the Trust is wholly non profit making and receives no commission from the lenders. 

	Why is there a charge of £958 with regard to having a mortgage through the Houseproud scheme?
	This is to cover the costs of the professional services involved in setting up the loan (that is, the valuation costs, solicitor’s fees, registration charges, Haringey Council’s and the Trust’s administration costs, etc).  This charge is only made if and when the loan has been offered and agreed.  All lenders make a similar charge in respect of mortgage applications, but in the case of the Houseproud scheme the amount is fixed (that is, it will be limited to this amount even if additional legal work is required).


From the chair, Mr Smith, expressed his thanks on behalf of the meeting to Mr Rudge for his excellent talk and his very helpful and informative responses to the questions that had been raised.  
SECOND PRESENTATION - Procurement policy – Major Capital Works Programme for Haringey’s housing stock.

Rogerio Antunes commenced his talk by explaining that by the end of 2010 all the Council’s housing stock must meet the Government’s new Decent Homes Standard.  A lot of the work to be undertaken over the next 5 years will be in accordance with this policy.  The decent homes standard sets the following requirements for housing:
· It must meet the current statutory minimum standards regarding normal residential accommodation. 
· It is in a good state of repair.
· It has reasonably modern facilities and services – for example kitchens and bathrooms.
· It has effective heating and insulation.
At present 55% of the Council’s homes do not meet the Government’s minimum standards.  An amount of approximately £250 million has been estimated to carry out the work everyone accepts is necessary to bring the Council’s housing up to modern day standards.  However the Council will only achieve this level of funding if the Audit Commission judges that its housing services are of sufficient quality (two stars).  If this is achieved, the necessary funding will become available in March 2007.  Mr Antunes pointed out that a very large part of the work will be internal to tenants’ flats and this will not require any contribution from leaseholders.  It is an essential part of the programme that all the planned work must be carried out in the most effective and efficient ways possible.  
Consultation and good communications with both tenants and leaseholders will also be essential to the success of the programme.  Mr Antunes stated that these will be written into the contract/partnering arrangements.  This means that leaseholders will be informed of works proposed for their area as soon as is practically possible.  With regard to the initial procurement matters, a meeting will be organised to facilitate the participation of a panel of leaseholders’ and tenants’ representatives in the selection of 12 contractors, who will then be invited to formally tender in January next year.  It is expected that the work will be divided amongst approximately 4 contractors (construction companies) on an area basis.  
Each company will be appointed under a partnering contract/agreement.  This is a commercial contract under which the appointed company has responsibility for a programme of works over a period of time.  Under this type of long-term agreement the appointed contractor has a wider and deeper level of responsibility than is required in carrying out just one project.  It will enable the contractor to have a much closer working relationship or partnership with the Council.  The contractor will therefore generally be referred to as a Constructor-Partner.  The partnering agreement will contain conditions requiring that proper performance measures are put in place by each Constructor-Partner.  Thus rigorous contract management and performance reviews will have to be undertaken to ensure contract obligations are delivered.
In view of the very large programme which is planned, Mr Antunes explained that each Constructor-Partner will be responsible for a very substantial workload.  As a result of the large volume of work each will have to undertake, it will mean that they will be able to negotiate very competitive prices and rates from the specialist firms they will employ.  It is also expected that there will be major savings for the Council in that all the work normally involved in tendering for a lot of smaller contracts will not be required.  The experience of other boroughs that have undertaken works in this way indicates that substantial cost savings can be made.  The Council is strongly committed to achieving best value and this will be carefully monitored by the Audit Commission.
Although a great deal of planning and preparation will be required next year, very little work or expenditure is expected on this programme until April 2007.  The Constructor-Partners will be appointed and start setting up their offices, supply chains, etc, by the late Spring of next year.  Mr Antunes said that the main period during which the works will be undertaken is from 2007 to 2010 and the work will have to be finished in 2010.  It will not be possible to give any information on the commencement dates of the works until the programme details have been worked out in agreement with each Constructor.
Leaseholders have already received the first Section 20 Notice regarding the Council’s major capital works programme for its housing stock (in August of this year).  The second notice required under the statutory consultation procedure is scheduled to be sent in March/April of next year.  This will be to inform leaseholders of the Council’s proposals for the Constructor-Partners it is going to appoint to be responsible for carrying out the works.  The Council will then send a third notice to confirm the award of the contracts later next year.  Mr Antunes ended by saying that the Council is putting a great deal of work and effort into planning the programme to make sure that it will achieve excellent results to satisfy everyone.  The partnering agreements are designed so that the works will be undertaken in the most economical ways possible.  Mr Smith then invited questions from the floor.  
	Queries raised by leaseholders
	Responses

	To what extent will leaseholders have to pay for the works?
	Mr Antunes responded that quite a lot of the work will be on internal modernisation work, such as the  replacement of tenants’ kitchens and bathrooms for which leaseholders will have to pay nothing. However some blocks will require the replacement of windows, roofs, controlled entry systems, rewiring etc and leaseholders will have to pay their proportion of such work.  He also said that 5% of the budget has been allocated to environmental improvement works, such as landscaping, play areas, fences, etc.  Leaseholders will have to contribute to these costs as well.

	How will the Constructor-Partners be appointed?
	A panel including technical experts and residents’ representatives will carefully assess the capabilities, financial standing and record of work of each of the contractors invited to tender for the contracts and then make recommendations as to which are the most suitable companies to be appointed to be responsible for carrying out the works.

	What works will be carried out?
	Mr Antunes said that extensive surveys of the Council’s housing stock have recently been completed and detailed programmes are being developed with regard to individual blocks and estates.  These are currently being worked on by the Housing Services’ technical teams.  
Nesan Thevanesan (Manager, Home Ownership Team) indicated that the Council proposes to provide some information about the programme to leaseholders as soon as this becomes possible.

	How will leaseholders be consulted about the works?
	In addition to the Council’s normal consultation with residents, the statutory procedure requires that leaseholders must be sent a notice in respect of any individual piece of work costing them more than £250.
Furthermore, Councillor Diakides emphasized that the Council was committed to consulting with leaseholders.  He said that there would be continual consultation with leaseholders and their representatives on all issues of concern to them.

	How will the Council agree costs with the Constructor-Partners?
	Mr Antunes explained that there will be a framework agreement with each Constructor in respect of their charges for materials, schedules of rates, etc.  During the next financial year each of them will undertake detailed surveys regarding the works for which they will be responsible.  It is expected that the results of these surveys will enable them in 2007 to provide the Council with reliable cost estimates in relation to the proposed works.

	Will leaseholders have to pay for these surveys?
	The costs of surveys of this nature will be included as part of the contract cost (in the normal way), so it will be included in the invoice for the work.  Mr Antunes said that leaseholders will not be asked to pay separately for survey costs, etc.

	Isn’t it inevitable that many leaseholders are going to get very large bills?
	Councillor Diakides said that the Council were determined that leaseholders should only be charged what is absolutely necessary.  They will also be working closely with other local authorities to draw on any precedents available to minimise costs to leaseholders.
Nesan Thevanesan explained that the Council has decided that where a leaseholder has limited financial resources and would suffer exceptional hardship, it will exercise its discretion to reduce leaseholders’ charges under the government regulations.  This means that the Council can reduce a leaseholder’s charges for repairs and maintenance works, but not below £10,000, for a given five year period.  

	What cost controls will the constructors be subject to?
	Mr Antunes said that the Council has included strict cost and quality control measures in the contracts it is going to enter into with its constructors.  He emphasized that the Council is strongly committed to achieving best value.

	What is the current position regarding the housing capital works programme?

	The present level of funding is quite low by historical standards.  The amount for this year is £20 million and for next year the budget is £14 million, so Mr Antunes pointed out the level of funding under the existing arrangements is falling.

	Will leaseholders be provided with a breakdown of the costs of the works for which they will have to pay?
	Mr Antunes responded by saying that administrative systems have been put in place to enable leaseholders to be provided with breakdowns of the costs of the works for which they are being invoiced.


From the chair Mr Smith thanked Mr Antunes for his very clear and informative presentation of all the issues involved and his very helpful answers to the questions raised.  He also thanked Councillor Diakides for re-arranging his commitments in order to attend the meeting.  He thanked everyone present for attending and for their questions and observations.  These had made a substantial contribution to making the meeting a very useful occasion and also a further very constructive exploration of leaseholders’ views. 
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