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	Ref: QLTA/Procurement2010



EXPLANATORY NOTE

Procurement 2010 Onwards
This document provides answers to some of the questions frequently asked by leaseholders served with Section 20 Notices concerning works or services. It tells you about the Notice itself, and the contract the Notice relates to.

About the Section 20 Notice

A ‘Section 20’ Notice is a formal ‘Notice’ served under Section 20 of the Landlord & Tenant Act 1985 (as amended by the Commonhold & Leasehold reform Act 2002.)

This law requires landlords to consult with their leaseholders if they intend to enter into a contract to carry out works or provide services which leaseholders will be charged for (but we need only send you a Notice if the likely charges will exceed certain stated levels - £250 for works, or £100 in any one year for a service.)

We also have to send you a Notice if we intend to let a contract, and if that contract will run for more than a year. This type of contract is called a Qualifying Long Term Agreement (QLTA). 

Finally a Section 20 Notice is not a bill, but it does tell you about a probable future bill or bills.

How many Section 20 Notices will I receive?

There is more than one stage to the consultation process. This Notice is the first one and is called Notice of Intention and tells you about our intention to invite tenders for a contract.

Later you will get a second Notice which is called a Notice of Proposal and will tell you about the tenders received and which tender (or tenders) we propose to accept. The Notice of Proposal will contain information about the costs included in the contract for works for which you might be charged.

Finally, after the contract has been let we may send you further Notices concerning any specific works we intend carrying out to your particular block. These are called Schedule 3 Notices and contain estimated costs.
About the Contract

This is a new type of contract that Hackney Homes is proposing to enter into. We intend to appoint up to four organisations to carry out all of the works and services. In this way we expect to achieve efficiency savings and deliver a high quality result.  

What works will be covered by the contracts?

The contract will cover the remaining works left under the Decent Homes programme, which is due to be completed in 2012. It will also cover any further major refurbishment works needed after that date – although these are not expected to be extensive.

The contract will also include planned maintenance works for 13 types of work. These are listed in the Appendix to the Notice.

How do I know that the way these works are procured represents best value for leaseholders?

The tendering and evaluation process we will go through before we issue a Notice of Proposal will be carried out in accordance with guidelines and practices laid down by the Government, and the Council’s construction procurement policy. These are designed to ensure that we obtain value for money. The tenders will be evaluated on a balance of quality and cost with scores being allocated for each element which are then combined to produce an overall score.

Can I nominate a contractor to tender for this contract?

Not in this case. The value of the contract is over £3.5m and therefore we must place a public notice in the Official Journal of the European Union asking for contractors throughout the continent to tender for the work.

Will leaseholders be consulted before any actual works take place?

The Notice of Proposal which we must send you before we can enter into the contract will invite you to examine the detailed schedules of rates for all of the different types of work and which will form the basis of future service charge. If we are going to carry out any work under the contract for which you will receive a bill for more than £250, then we must consult you again on the detail of that work, but all costs for any such work will be based on the schedules of rates we will have told you about in the Notice of Proposal.
Will I be required to pay for the works detailed in the Notice of Intention?

You will certainly have to pay for some of them as they will be works for planned maintenance to block and estate facilities – e.g. lifts, communal lighting, door entry systems, etc - but if you have already had major works such as window replacement carried out to your block, then that part of the contract probably won’t affect you. 

How was it established that this work will need to be carried out to my building or estate?

We must carry out regular planned maintenance of facilities such as lifts to ensure that they are good working order. As far as other works are concerned we carry out periodic inspections of our housing stock and respond to request from residents. It is during that process that we establish whether or not works are necessary.

How will you ensure that work is carried out to a high standard?

The contracts the Council intends to enter into for these works contain performance standards that the contractors must meet. These include customer care, resident satisfaction as well as the cost and quality of the work.

It is in the contractors’ interests to ensure that the work is completed on time and to the required standard to ensure the continuation of the contract.

As part of the arrangement where major works are concerned contractors are required to remedy defects discovered within 12 months of work being completed at no additional cost.

If work starts and I am not happy about the way things are progressing what should I do?
For all major works a Resident Liaison Manager will be available on site to assist in resolving complaints at local level. If for any reason your complaint cannot be resolved at this level you can make a formal complaint under the Council’s complaints procedure.
Can I opt out of having this work done?

It is not possible for you to opt out of having work done. As your landlord Hackney Council has an obligation to repair and maintain or improve the structure of the building and keep it in good order and condition for its residents. This includes both planned maintenance works and major refurbishment schemes.

Will any of the work be covered by a guarantee, and if so can I have a copy?

Some of the work will be covered by guarantees – new roofs for 20 years, windows for 10 years, etc. As the guarantee is between the Council and the Contractor we cannot give you a copy of it, but the Housing Contact Centre can provide you with information about any guarantee for works to your block. The exception is guarantees for windows. If you write to us we can provide you with a copy of the FENSA certificate for new windows in your property.

If window renewal is planned, what happens if I have already changed them myself?

If we decide to carry out window renewal to your block and you have already changed them yourself with the permission of your Neighbourhood Housing Office (NHO) it is probable that they will not need to be changed again as long as the NHO agreed that the windows you have put in met the required standards at the time that they were installed.

What happens if I have changed the windows in my property, but did not get consent from the Neighbourhood Housing Office?

Installing windows without the consent of the NHO may mean that your windows do not meet the required standard. If this is the case then our contractors will remove them. If you did not get the permission of your NHO you should contact them now to seek retrospective consent.

If the Council is going to change the windows will I need to have an extractor fan fitted as well?

When we are installing new windows we recommend that leaseholders agree to extractor fans being installed in the kitchen and bathroom windows to reduce condensation and eliminate mould growth, but it is not compulsory.

What is the administration charge for?

The administration charge covers the costs of the Leasehold and Income Services team in carrying out the statutory consultation exercise, answering your queries, calculating the invoices and collecting major works charges.

What are professional fees for?

The professional fee covers the cost of employing technical and professional officers to manage and control the contractors and suppliers carrying out works. These officers include Project Managers, Contract Administrators, Cost Managers, Resident Liaison Managers, Clerks of Works, Planning Supervisors, etc.

How will I be billed for works?

Work carried out as planned maintenance will normally be billed as part of your annual service charges.

If we are going to carry out any major works we will first let you know by sending you a Schedule 3 Notice. Within six months of work starting on site we will send you an interim invoice for 75% of the estimated costs detailed in the Schedule 3 Notice. The invoice will detail the different ways you can pay, including payment over up to five years for any bills of more than £10,000.  The remaining amount will be billed once the final account for the work has been received.  This will take into account any adjustments that occurred during the works.  Various payment options will again be made available.

Do I qualify for grant aid to pay for any major works?

Leaseholders who have lived in their present home for more than three years and who are on a low income or receiving means tested benefits such as Income Support or Council Tax Benefit may be eligible for a grant to help with the costs of major works. If you get a Schedule 3 Notice telling you that we will be carrying out major works to your block, then you should contact Liz Watson in the Private Sector Housing team on 020 8356 4556. More information on this would be sent with the Schedule 3 Notice.

How can I find out more or make observations?

Please read the Notice of Intention carefully. Observations must be made in writing and sent to the address in the Notice of Intention within 30 days of the date of the Notice.

How can I find out more about my rights as a Leaseholder?

The Notice of Intention is served under provisions contained in the Commonhold and Leasehold Reform Act 2002. Further information may be obtained by contacting either of the following independent organisations:

The Leasehold Advisory Service (LEASE)

31 Worship Street

London EC2A 2DX

Telephone: 020 7374 5380

Citizens Advice Bureau (CAB)

236 Mare Street

London E8 1HE

Telephone: 020 8525 6350
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