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MAJOR WORKS & SECTION 20
FREQUENTLY ASKED QUESTIONS  
This document provides answers to some of the questions frequently asked by leaseholders served with Section 20 Notice of works and is intended to make the process easier to understand.

What is a Section 20 Notice?

Section 20 Notices are referred to as such because the legislation governing leasehold consultation is set out in Section 20 of the Landlord and Tenant Act 1985 as amended by the Commonhold & Leasehold Reform Act 2002.
Section 20 Notices are NOT BILLS. They are legal documents and can be confusing, so when issuing them we include an explanatory note to help explain things.  The Notice invites leaseholders to give us observations on proposals to set up Qualifying Long Term Agreements or carry out Qualifying Works to their block or estate.  

It is important to note that there are two main types of section 20 notice.
What are the two main types of Section 20 Notice?
1.
The first type of Section 20 Notice is issued whenever the landlord intends to 
establish a Qualifying Long Term Agreement (QLTA).  A QLTA means a contractor has 
been appointed to undertake a certain type of work throughout the borough whenever the 
need arises.  After consulting you a QLTA is put in place with the contractor for a period 
of 12 months or more.  They can then carry out surveys to establish if works are required 
to blocks or estates.
2.
The second type of Section 20 Notice is issued once a survey shows work is required 
and costs for it are known.  The cost must be more than £250 for any one leaseholder in 
the block before this notice is sent to you.  It is called the Notice of Intention to Carry out 
Qualifying Works and details your estimated charge.
Will I be required to pay for the works detailed in the Notice of Intention to carry out Qualifying Works?

As your landlord we have an obligation to repair and maintain or improve the main structure of the building and keep it in good order and condition. Leaseholders have a matching responsibility to pay their share of the cost of any repair, maintenance and improvement subject to the terms and conditions of the lease.

Isn’t the cost of this work covered by my service charges?
Your service charges are for the provision of day to day services. This does not cover the cost of major works that the Council may need to carry out to your building/estate from time to time. 
How were my estimated costs calculated?

We calculate the estimates in the Section 20 Notice in the same way as your annual service charge estimates. We do this by using 'living space factors'. Each property in the borough has a 'living space factor' which is a number that reflects the property's living space. For a bedsit the living space factor is 1.5, for a one bedroom property it is 3.0, for two bedrooms 4.0, for three bedrooms 4.5, and for four bedrooms it is 5.0.
 

We then calculate a 'block or estate factor' by adding up all the living space factors for the properties in the block or estate. For example a block where the work affects four three-bedroom flats and two two-bedroom flats will have a block factor of 26 
 

(4 x 4.5) + (2 x 4.0) = 26.
 

We calculate your share of the total estimated cost by dividing the total estimated cost by the block or estate factor, and then multiplying this by the living space factor for your property.
 

For example, if you have a three-bedroom property in a block with a block factor of 26, and work costing £20,000 is done to the block, your share of the costs will be as follows: -
 

Total Cost (20,000) divided by Block or Estate Factor (26) = £769.23
 

£769.23 multiplied by living space factor for your property (4.5) = £3,461.54
  

Please contact the Major Works Section on 0208 356 2400 if you wish to discuss your property's living space factor and the calculation of your costs.
Can I nominate a contractor to do this work? 
Leaseholders are able to nominate their own contractors if the Qualifying Long Term Agreement is worth less than £3m.  If work is being carried out under an agreement worth more than this, leaseholders cannot nominate contractors.  This is because an advert in the Official Journal of the European Union will have been placed, asking for any contractors from throughout the continent to tender for the work. 
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 main structure of the building and keep it in good order and condition for all residents.  
If window renewal is planned, what happens if I have already changed them myself?

If the works detailed in this notice include changing the windows to individual properties and you have already done so after obtaining written consent from your Neighbourhood Housing Office, your windows may not need to be changed as part of the works. This is subject to your existing windows meeting required standards.
What happens if I have already changed the windows to my property without obtaining consent?

Installing windows without obtaining the consent of your Neighbourhood Housing Office may result in the windows that fail to meet the required standard being removed by the Council contractors. Leaseholders in this position must contact their Neighbourhood Housing Office to seek retrospective consent. 
If the Council is planning to change my windows will I need to have an extractor fan fitted too?

Where we are installing new windows we recommend that Leaseholders agree to contractors installing extractor fans to the kitchen and bathroom to assist in reducing condensation and eliminate mould growth. 
If you decide not to have extractor fans fitted to your property you must let us know within a set period of time (this will be advised to you in writing) and you will not be charged for this work.
If I have my windows replaced can I obtain a guarantee for the work?

All windows fitted by Council contractors are required to meet FENSA standards. On completion of works Leaseholders may obtain a FENSA certificate by writing to Technical Consultancy 3rd Floor, Christopher Addison House 3rd Floor 298 Mare Street, London E8.
How was it established that this work needed to be carried out to my building/estate? 

As part of our responsibilities as your landlord we carry out periodic checks of housing stock, respond to requests from residents to carry out work and check records to establish if work is required. It is during this process that it is established whether work is necessary.
How will you ensure that work is carried out to a high standard? 
The Council has a long term agreement with contractors scheduled to carry out these works. As part of the arrangement the contractors are monitored on criteria including customer care, resident satisfaction, cost and quality of work. 
It is in the contractor’s interests to ensure that work is completed on time and to the required standard to ensure the continuation of the long term agreement.
As part of the arrangement contractors are required to remedy any defects discovered within 12 months of work completing on site at no additional expense to leaseholders.

How do I know that the way this work has been procured represents best value for leaseholders?
Tendering and evaluation processes are carried out in accordance with the Government’s and Council’s construction procurement policy, which are in line with best practise, to achieve value for money. Tenders were evaluated on a balance of quality and price, allocating scores for each element which are then rolled up to obtain an overall comparative score.  
Will the work be guaranteed?

The Council has negotiated guarantees on the different types of works. The length of each guarantee varies – for example new roofs are guaranteed for 20 years, new windows for 10 years.

Can I obtain a copy of guarantees for work carried out to my block/estate?

We cannot provide you with copies of contractor guarantees for works as guarantees are between the Council and the contractor. The Housing Contact Centre can provide you with information about guarantees on work to your block/estate including the duration of guarantees and what is covered by each guarantee. 
If there are problems with works under guarantee contractors are required to return to put things right at no charge to leaseholders.
If you require information about guarantees on work to your block/estate or assistance in remedying problems please contact the Housing Contact Centre on 0208 356 3691/2.
If work starts and I am not happy with how things are progressing what should I do? 
A Resident Liaison Manager will be available on site to assist in resolving complaints at local level. If, for any reason, the complaint cannot be resolved at this level you may decide to make a complaint under the Council’s complaints procedure.
Will I qualify for grant aid in paying for my major works?

Leaseholders who have lived in their present home for more than three years and are on a low income or are claiming a means-tested benefit such as Income Support or Council Tax Benefit may be able to get some help with the cost of this work by applying for a grant. Applications for grant aid must be made before work begins. For more details, please contact Liz Watson at Private Sector Housing on 020 8356 4556.
What is the administration charge for?
The administration charge is the cost of Leasehold and Income Services carrying out statutory consultation, calculating invoices and collecting major works charges from leaseholders.

What is the professional fee for?

The professional fee covers the provision of construction technical and professional officers necessary to manage and control the Contractors and suppliers engaged to deliver the scheme on site. This will include Project Managers, Contract Administrators, Cost Managers, Resident Liaison Managers, Clerks of Works, Planning Supervisors, and other professional support where required for specialist works such as electrical and mechanical installations, or any architectural or surveying inputs.

How will I be billed for this work? 

Within 6 weeks of work starting on site you will be issued with an interim invoice for 75% of the estimated cost contained within your Section 20 Notice. This will allow you to make payments by monthly instalments. Details of the range of payment options available will be provided with your invoice.
An actual invoice will be issued to you after work has been completed.  This will be for the remaining balance between the interim invoice and the actual cost of the work.  A range of payment options, including paying by monthly instalments, will be available to you. If you wish to discuss payment options please contact the Major Works Section on 0208 356 2400.
How can I find out more or make observations?

Please read the attached notices carefully as you may wish to comment. Observations must be made in writing, within 30 days of the date on the notice using the contact details provided. 

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

This notice is being served under the provisions of the Commonhold & Leasehold Reform Act 2002. Further information may be obtained by contacting any one of the following Independent organisations.

Leasehold Advisory Service (LEASE)

Phone: 0207 374 5380

31 Worship Street

London EC2A 2DX

Citizens Advice Bureau (CAB) 


Phone: 0208 525 6350

236 Mare Street
E8 1HE
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