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Homes for Haringey




Leaseholders’ Forum 7 July 2007.
(Wood Green Civic Centre)
Minutes 
Introduction

Jackie Thomas, Executive Director, Housing Management opened by saying an important part of the day was to explain what Homes for Haringey planned to do to meet the decent homes standard.  It would also be very important to hear leaseholders’ views on our plans and on our progress to date.
The Forum was a very important part of the organisational framework that Homes for Haringey had set up to consult its residents. Other important elements of this in the context of the Decent Homes Programme were the Leasehold Panel, the Procurement Group and the Asset Management Panel.  Haringey Leaseholders Association was also being consulted on a regular basis.  Other panels, such as the Tenancy and Estate Management Panel, and also the Residents Consultative Forum had an important say in the provision of day to day services. 

There had been a very useful dialogue between leaseholders and Homes for Haringey so far.  Some important points of reference had been established such as:

· Major Works consultation necessary in addition to statutory requirements.

· More flexible payment options to pay Major Works bills.

· More flexible policy for leaseholders to install their own windows.

· Work in partnership
· Opportunities where possible for leaseholders to buy into services, such as gas servicing, internal repairs and the purchase of new kitchen and bathroom suites.
The Audit Commission’s observations were expected to be received fairly shortly.  These would also help in shaping the direction of our services and the types of improvement which should take priority.
Overview of decent homes programme
Bob Watts, Executive Director of Building Services then provided a report on the preparations for the Decent Homes Programme.  This was part of Homes for Haringey’s wider asset management strategy, he said.  It incorporated the principles of sustainability, life cycle costing, energy efficiency.  As in the case of most other local authorities a lot of the Council’s properties needed refurbishment and modernisation in order to meet the Government’s decent homes standard.  

He explained that Homes for Haringey is planning a four year programme that will spend approximately £50million per year. 

· The surveys will start at the end of July (this year).
· A detailed programme for the first year’s work will be in place by September 2007
· An outline of the whole programme will be in place by December 2007. 

Good progress has been made in preparing for undertaking the work.  Four main contractors had been appointed, and they were all very experienced in this type of work.  A report had been published in the magazine for all residents, Homes Zone.  
However we will not know about the levels of funding until later this year he said.  Residents had been involved in the preparations for the programme through the consultative panels and he said that Ola Akinfe, Head of Asset Management, Homes for Haringey would be talking about that later.

He then introduced Colin Watson, representing Lovell, the main contractor for the North Tottenham area.  He had kindly agreed to speak about the experience the company had gained of similar programmes undertaken by other local authorities.
Constructor Partner
Colin Watson, Construction Manager from Lovell began by saying that he was impressed at how all stakeholders were being involved in the preparation for the work.  He said that Lovell was a very large company which specialises in partnership work  with local authorities on housing refurbishment.  They have already been involved in a number of decent homes programmes in other boroughs, with the standard type of contract, PPC 2000.
He described some of the policies Lovell has for achieving best value.  Purchasing of parts and materials in bulk enables significant discounts from suppliers.  Competitive tendering would take place as part of the supply chain process.  In addition Lovell has rigorous systems for checking the quality of work and materials.  
There will be monthly newsletters where work is being carried out.  Resident Liaison Officers will be there for residents to discuss questions about access and any complaints they might have.  There will be regular surgeries which residents with any problems will be able to attend.

He said that all the contractors were very committed to setting a good standard right from the beginning.
Q&A

How will residents know what is planned?

Bob Watts – answered that Homes Zone, the magazine for all residents, will provide regular updates.  Homes for Haringey’s website will give details of everything planned.  The page for this has been set up and is now available at: http://www.homesforharingey.org/almo/repairs/working_towards_decent_homes.htm.  The information it gives is quite limited at the moment, but it will be expanded as more work is planned.

How will leaseholders’ proportion of the cost of communal works be calculated?

Nesan Thevanesan – this will be in accordance with the formula contained in the lease, which either uses rateable values or the number of bedrooms, depending on when the property was sold.

Will leaseholders get any financial benefit from the Government funded Decent Homes Programme?

Bob Watts – the Council is not allowed to pay any subsidy towards the amount leaseholders have to pay, but leaseholders will benefit from the efficiencies derived from running a large programme of this nature, since this will reduce our costs.

Why does it take a long time for some repairs to be carried out?
Bob Watts – we accept that there is quite a lot of work that needs to be done.  Much of this will be addressed as part of the Decent Homes Programme.  Thus where the problem needs major work, such as badly fitting windows requiring replacement, this will generally have to wait until it can be included in the programme.

Involving leaseholders in the programme 
Ola Akinfe, Head of Asset Management, provided a paper to everyone who attended.  This provided a summary of the issues he covered in his talk.  He commenced by saying that Homes for Haringey was committed to ensuring that leaseholders were fully consulted, as they are entitled to be under their statutory rights.  
In addition Homes for Haringey wanted leaseholders to be involved as much as possible.  Quite a lot of residents had already taken up the opportunities to participate in its preparations for the Decent Homes Programme.  This had been made much easier through the resident involvement structure of panels and forums which Homes for Haringey had set up.  Furthermore workshops were being held with the main stakeholders and resident representatives were participating in them.
However he said he would like to see some more residents getting involved from the strategic down to the local level, in order to give their views on how the programme should be developed and implemented.  Resident involvement will cover issues such as communication and consultation, monitoring of key performance indicators, materials specifications and so on.
He explained that at project level, residents will be invited to be represented at meetings of the team in charge of the work.  A summary of the Consultation Plan will be sent to all residents affected, so they are aware of the involvement to expect.  Details of any proposed major consultation exercises e.g. large public meetings, estate wide newsletters or surveys will be publicised in the communications diary and through the resident’s associations.  

A mix of consultation techniques will be used to ensure consultation reaches as many residents as possible.  These will include meetings, newsletters, open days and notice board publications.  Residents will be consulted before the details of the work relating to their home is finalised.  There will be choices relating to colour schemes, floor finishes, etc in communal areas and leaseholders will be involved in these matters.
Where leaseholders have to pay towards the work, they will receive an estimate giving reasons why the work is required.  They will be offered a one-to-one surgery to discuss the potential recharging implications.  If the cost increases by more than 15%, Homes for Haringey will write to you in advance to explain why.  This will generally only occur if additional work (for instance to a roof) is found to be necessary. 

A comments and complaints book will be maintained at each site office/administration centres to enable residents to record details of their complaints.  We are going to involve residents in the sign-off process at the end, he said, to get people’s views on the standards of the work which has been carried out to the building.  After practical completion all residents will receive letters requesting their comments on the completed scheme.
Finally he asked if anyone was interested in getting involved in planning the programme. Seven people put their names forward.  There was a warm round of applause at the end of his talk.
Questions and answers.
Q&A
Q:  Will leaseholders receive a breakdown of the costs?

Ola Akinfe:  Yes, it will contain a list of the costs of the different types of works undertaken, but there will not be a breakdown between labour and materials costs.

Q:  I have installed new windows, will I still have to pay towards the costs of tenants’ windows in the block?

Ola Akinfe – leaseholders will have to pay a proportion of the cost of undertaking all work to the outside and the communal areas of the building.  However the Council has agreed in principle that in future it will be prepared to enter into an agreement with a leaseholder that they should be responsible for their own windows and for meeting their share of the cost of the communal windows.

Q:  Will leaseholders be able to nominate contractors to do the work?

Ola Akinfe – this will not be possible in view of the administrative arrangements in place to keep costs down, the high degree of integration, supply chain arrangements and so on.  However these matters will be under continual review and where inefficiencies are identified, contractors, supply chain arrangements etc will be subject to variation.  Leaseholders’ comments will play a major role in such matters.

Workshop on payment options for major works, 

chaired by Nesan Thevanesan Home Ownership Team Manager.

The workshop started with an explanation from Bernadette Gediking, Team Leader and Michael Bester, Senior Officer of the existing options and the fact that the Council now proposed to start billing leaseholders from shortly after the date of the section 20 estimate.  
Those present felt strongly that in view of this they should have more time to pay.  They also said that there should be a wider range of payment options:  
· Rates of interest for loans from the Council should be at base rate (Bank of England - 5.75%) 
· The interest free period given by the Council should be increased - the larger the amount, the longer people should have to pay 
· People should be given a minimum of 24 months (interest free) to pay major works bills 
· The discount for payment in full should be increased 
· Sinking fund/advance payments – there were mixed views: 
· Some felt that the best policy was to save money in advance oneself 
· Others felt it would be a good idea to have some system of advance payments. 
It was agreed to take the comments and suggestions to the Leasehold Panel, who are already considering these matters.  Once the proposals have been finalised, they will then be put to the Council for further consideration.
Estate Services – Peter Purdie, Head of Estate Services
Mr Purdie explained the work of his department in the provision of housing services to all the Council’s estates in the Borough.  There are a number of different service providers:
· Homes for Haringey’s Estate Services Officers – they clean internal areas and identify issues on the estates

· Haringey Accord - sweep and remove litter from external areas and provide the refuse removal service
· Haringey Council Parks and Recreation Service cut the grass, prune the shrubs, spray weeds and maintain play areas

· Abandoned vehicles are dealt with by Wing Security on estates with controlled parking schemes.  They are dealt with by the Council’s parking service on all other estates, except Broadwater Farm.
· Homes for Haringey’s Repairs Service carries out repairs on estates.
Mr Purdie said that Homes for Haringey was responsible for the standard of provision of all these services.  This was a key component of its work.  Quite a lot of information is published on Homes for Haringey’s website about these matters.  General information is available at: http://www.homesforharingey.org/almo/about/our_service_standards.htm
Specific information about the estate services is published on: 
http://www.homesforharingey.org/almo/repairs/estate_services.htm 
There are a number of staff responsible for monitoring the quality of the services to estates he said.  Overall are the Estate Service Managers who grade all services on a monthly basis.  They are assisted by three monitoring officers and the three Area Parks Managers.  The Tenancy and Estate Management Panel (which consists of resident representatives from across the borough) receive monthly monitoring reports based on the work of all these officers.  
There are also Resident Monitors on estates (these are residents who have kindly volunteered to help) and they also make monthly returns with regard to cleaning, grass cutting and so on.  Generally speaking the results of monitoring have shown significant improvements and most services are now rated as good or very good.
Mr Purdie continued that residents are now getting more involved in monitoring local services.  Homes for Haringey would like more people on every estate to participate in these matters.  The Resident Monitors clearly have an important role to play. There is no doubt that their comments have made a significant contribution in helping us identify problems and in sorting them out.  

Another way in which residents can get involved he said is by participating in estate walkabouts (inspections).  Homes for Haringey has improved the ways in which these are organised to make them more effective and to ensure that people who attend get written reports of the issues raised.   The dates when these are held are advertised on the estate notice board or details can be obtained from the Tenancy Management Officer.  They generally take place twice a year on each estate.  More details can be obtained on  020 8489 8661 or 8699.

Finally Mr Purdie said that Homes for Haringey’s services are also subject to other forms of surveillance and scrutiny.  In May the Audit Commission had undertaken an inspection of Homes for Haringey’s services and this had included an assessment of the quality of provision of the services to estates.  There are annual surveys of residents’ satisfaction by questionnaire, market research and so on.  
A number of queries were raised by those present about the services to their estates and these were noted to be referred to the relevant officers.
- ** -
30 August 2007
Leaseholders’ Forum 7 July 2007.
(Wood Green Civic Centre)

Summary of views obtained from Feedback forms completed by people who attended the Forum

Arrangements for the main Forum meeting

	Chairing
	80% thought it was good or excellent

	
	

	Presentations by main speakers
	100% found them interesting and 71% thought they were good or very good

	
	

	Question and answer sessions
	92% felt they were useful and over a third thought they were good or very good.

	
	

	Location
	Everyone considered it was satisfactory and 87% thought it was good or excellent.

	
	

	Relevance of topics
	95% of respondents found them relevant and 70% rated them as very interesting

	
	


Arrangements for the workshops  

	Contents 
	97% found them interesting and 66% thought they were good or excellent

	
	

	Relevance 
	97% thought they were relevant and 58% thought they were good or very good

	
	

	Use of time
	93% considered that the use of time was good or satisfactory

	
	

	Question and answer sessions
	47% thought they were satisfactory and a further 47% thought they were good or very good

	
	

	Met objectives?
	50% thought that the workshops met their objectives and another 40% felt they were good or excellent
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