

                                    North East Leasehold Association 
Minutes of an General  meeting held on 20th October 2009 in Joseph Court Community Hall at 19:30 hrs.

Present

	Vi 
	Carpenter 
	Nicholl House
	Chair

	Shirley
	 Bogan
	Joseph Court
	Committee member

	Bill
	Carpenter
	Nicholl House
	Resident

	Nobby 
	Clarke
	Lincoln Court
	Resident

	Evelyn 
	Conway
	Lea Bourne Road
	Resident

	Sheila
	Coxon
	Savernake House
	Committee member

	Muriel
	Gordon
	Joseph Court
	Committee Member

	Ted 
	 Johnson  
	Lincoln Court
	Committee member

	Emma 
	Kelly
	Joseph Crt
	Resident

	Irene
	 Lewington
	Sandford Court
	Committee member

	Candy
	 Martins  
	Leaview House
	Committee member

	Veronica 
	Mensah
	Savernake House
	Resident

	Peter 
	Naughton 
	Woodberry Grove
	Resident

	Elif 
	Polat
	Brockhurst House
	Resident

	Jon 
	Sheldon 
	High Hill 
	Committee member

	In attendance
	
	
	

	Stuart 
	Limbrick                     
	Pinnacle
	Leasehold Officer & NELA Administrator

	Maureen
	Middleton
	Hackney Council
	Councillor

	Judith
	Morrison
	Hackney Homes
	Head of Leasehold & Right to Buy Services

	Loulla
	Timeneys 
	Pinnacle
	Team Leader – Stamford Hill

	Andrew 
	Miller
	Hackney Council
	HH Insurance Services

	Duncan 
	Gorton
	Aspen Insurance
	


Not all attendees signed in

	Agenda Item
	Comments


	Action

	1
	Minutes
	

	
	The minutes from the previous meeting on 9 June 2009 were agreed as an accurate record. 


	

	2
	Matters arising


	

	
	Jon Sheldon  advised that there was no point in pursuing Plain English Leases as it would be impractical to produce. 

Judith Morrison informed the committee that she is working with Hackney Homes Legal Section to summarise each part of the lease and that a handbook explaining the different parts of the lease is available on request from Judith’s department.  Judith said she would provide the telephone number for an independent advisory service if anyone needed clarification on any part of their lease

Cllr Middleton requested that copies be sent to the Neighbourhood Office and that Judith ensures the Ward Councillors are sent copies too.


	JM

	
	Judith stated that when the new Integrated Housing System was up and running LHS would be better equipped to provide reports and breakdowns of charges incurred by leaseholders. Judith stated they were moving toward an on-line breakdown of charges as well as being able to request these by phone.

Jon raised the issue of the ‘reply in 10 days’ policy for leaseholder queries. It was generally agreed that this was failing, with Jon stating that he had not received a reply at all from a query he submitted.  

Judith advised that ‘holding replies’ were sent as soon as possible but acknowledged the problem and said she would be looking at rectifying the situation.

Vi Carpenter said that when people at Woodberry Down have to leave their properties through no fault of their own, any ongoing disputes of charges should be taken into account and reductions made at the time of the move.


	JM

	3
	Guest speakers from Aspen Insurance and Hackney Homes  Insurance Services


	

	
	Aspen have been providing buildings insurance for Hackney Homes since 2008 they specialise in Local Authority insurance 

Jon introduced  Duncan Gorton an underwriter for Aspen and Andrew Miller from Hackney Homes Insurance Services.

Andrew Miller and Duncan Gorton were asked if leaseholders were insured if their properties were damaged during Decent Homes work? Andrew stated that they are covered and that any such issues should be taken up with Hackney Homes.

Cllr Middleton raised concerns of high premiums and the amount of excess that leaseholders, especially the elderly, are required to pay when claiming. She said the issue of paying the excess was particularly galling when a Hackney Homes tenant has caused the damage to the leasehold property. 

Duncan advised that Hackney Homes are liable for damage caused by inadequately maintained stock and that premiums are kept as low as possible by Hackney Council purchasing ‘block’ policies. Andrew stated that research had been done by comparing similar polices with private insurers and that the Hackney Homes premiums were cheaper than all those compared (up to 50% less in some cases). 

Jon  stated that the advice given at the meeting was not clearly defined. Judith  said that LHS would consult with Aspen and make a definitive statement on this issue.  

Shirley Bogan asked why Hackney Homes can’t offer contents insurance to leaseholders?  Judith said she had never had any requests/suggestions that Hackney Home cover contents insurance but would take the idea back and look into it.
Ann Courington asked if each leasehold property is given a separate valuation when deciding premiums?

Andrew and Duncan informed the meeting that premiums are based on the number of bedrooms at the property and that this avoids premiums based on misvalued properties and so provides peace of mind to occupants

Duncan explained that new premiums are based on the figures from the previous year and that if the projections for the next year do not cover the costs then the premiums have to rise. AM stated that if things continue as they are there could realistically be a drop in the premiums come April 2010,
As the majority of claims are due to water penetration, Muriel stated she would like a breakdown of reasons for insurance claims to determine what percentage of properties have not had Decent Homes work done to them.

Duncan Informed the meeting that Aspen will be producing leaflets to distribute to leaseholders to highlight the importance of swift and proper reporting of claims.

Vi challenged that blocks with no claims still saw a rise in their premiums equivalent to blocks with multiple claims. Judith referred back to the previous point that charges for block insurance polices work out cheaper when spread out evenly over an estate.

SW asked if street properties were covered for subsidence? AM advised that they were and that Insurance services should be contacted to arrange a surveyor visit.


	JM

JM
AM

	4.
	Question and Answer Session with Judith Morrison

	

	
	Guarantees 


	

	
	Muriel Gordon raised concerns that the Contact Centre were not checking to see if contractor guarantees on roofing/window works were still active before raising tickets for repairs and that the Contact Centre are not responding to enquires about said guarantees when asked to.

Judith Morrison advised that details of guarantees are entered on Codeman and that although copies of guarantees can’t be handed out she is happy to provide written information on the details of what a particular guarantee covers and for how long.  Judith undertook to check into why guarantees were not being invoked and would report back.


	JM

	
	Dispute Resolution service


	

	
	Judith Morrison stated that the Dispute Resolution service had received only one application for its services and this was settled outside of the system.  It appeared that the service needed to be advertised more but the problem could be the charge made to access the service.

	

	
	Block insurance 
	

	
	Ann Courington stated she was unclear as to the policy of block insurance and requested exactly what the premium covers.  Judith stated that a brochure is sent out annually and is available on request from Insurance Services. Muriel Gordon advised that a specimen copy of the actual policy is also available on request from Insurance Services

	

	
	Vandalised windows
	

	
	Irene Lewington asked if new windows fitted by the Decent Homes project are vandalised can a claim be made through the guarantee?  Judith said she would check this out and advise.

	JM

	
	Communal aerials

Nobby Clark questioned the high cost of fitting the proposed communal aerials (£19,000) when his block had new ones installed only 6 years ago. Judith said the cost worked out at £350 per dwelling. Nobby Clark agreed to contact Stuart Limbrick to meet and discuss the issue further.
	NC/SL

	
	General Enquiries

A resident felt that his inquiry into purchasing some loft space on the roof of his property has been dismissed without proper investigation and that he has been passed around on this issue.  Judith said she would talk to Malcolm Brewer and come back to him.

	JM

	
	One Stop Shop

Muriel Gordon stated that there should be a ‘One Stop Shop’ at each Neighbourhood Office to combat leaseholders being passed around pillar to post.

	

	
	Decent Homes

Muriel Gordon raised the point that when Decent Homes are on site the grounds and cleaning services are unable to fully carry out their duties yet leaseholders are still paying the full costs their service charges. 
Judith said that the cleaners would still be working under these circumstances so there could be no service charge reduction there but she would discuss the grounds maintenance issue with Tom Hunt and provide a response.
Muriel disagreed that a full cleaning service could be provided when decent homes works was taking place.  A precedent had already been set in giving reductions and this had to be rolled out throughout the Borough.

	TH/JM

	
	Section 20 Notices

Muriel stated that Section 20 should be more detailed as to the breakdown of charges at the start of the process to show exactly what the leaseholders are actually getting for their money. She felt that Hackney Homes had an asset management database which should be accurate on what work was needed and a good part of the costs could be detailed from this information.
Judith said that costs can only be broken down so far and that it was only when the contractors were on site that costs could be fully realised. However she agreed to take the issue back to LHS and look at how to make the estimates more accurate.

	JM

	5.
	Any other business
	

	
	A complaint was made by Nobby Clark about a response from the Clock House about spilled paint in an elevator (he was asked whether it was gloss or emulsion).  It was pointed out that repairs are no longer dealt with at neighbourhood level and it was ascertained that the contact had been with the Repair Centre.

This and similar issues can be taken up by the Leasehold Officer, but SL made the distinction that the Contact Centre was a separate department from the Neighbourhood office where he is based

Jon Sheldon advised the meeting that Pinnacle had advised that they will continue supporting NELA for a further year and probably a year beyond that and asked that thanks be passed to Elliott Brooks.
	NC/SL
SL

	
	
	

	6.
	Date of next meeting – 24/02/2010


	


