New Work Cost
for
Electrical Riser Mains
and
Associated Works

By
Christopher Delaney
on behalf of the Leaseholders
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STATEMENT
¢

¢

¢

¢

¢

The Homeowners Support Group (HSG) has and always will represent the interest of
all home owners being Freeholders and leaseholders on this estate.
We have and never have been a part of the Peoples Power Group (PPG) or the
Peoples Power leaseholders (PPL).
Our names and reputation has been used without our approval and we condone all
the miss sent and inaccurate information put out by the PPG and the PPL in our
name.
Christopher Delaney and Jasmin Parsons run the HSG as a Sub-Group linked to the
Residents Regeneration Group (RRG) now the Partnership Board (PB) relating to the
amount of issues relating to the regeneration.
The HSG was asked to help with the new work costs and this we have done to the
letter, we believe in facts and not hear say and we don't make threats or act on
information unless it can be 100% backed up.
3
On Behalf of the HSG

NOTICE OF INTENTION – LOVELL’S
¢

Barnet stated they took out contract in
April of 2012 with Lovell, when in fact
they took this NOI agreement out in
September 2012.

Appendix 1
( To be added )
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NOTICE OF INTENTION - LEASEHOLDERS
¢

¢

¢

Appendix 2
( To be added )

¢

¢

¢

Sent to leaseholders on 22 October 2012,
giving 30 days to respond.
Response to Questions took a long time
for Barnet to reply, and the answers
were unacceptable as not all issues were
covered and questions answered .
Always using term ‘I answered this
above’ when in fact the question was not
answered or answered in clarity.
We asked when is the consultation
meeting , Barnet said we don't have give
you one under schedule 3 of the NOI.
We requested a more detailed discussion
appertaining to the works as it was
pointed out that we were not electricians
and was told our request would be
passed on and to date yet nothing has
come of this.
Invoice was sent out with NOI
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SECTION 20
Under section 20 consultation we asked for a consultation meeting with Barnet and was
told NO we don't need give one under schedule 3.
Schedule 3 states
Schedule






¢

¢

Consultation procedure for:

1
long-term agreements
2
long-term agreements
3
work under a long-term agreement
4 (part 1)
work
4 (part 2)
work

Do we need to give a public notice?
No
Yes
No
Yes
No

They only took on a long term with Lovell's in September 2012 as stated on an NOI,
which clearly states they was not previously contracted by Barnet.
Under section 20 the RTA was not informed as it is a recognised association
this is clearly a breach under the terms of Section 20 ( RTA – Resident
Tenants Association )
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WORKS INVOICE
¢

¢

Appendix 3

¢

¢

This invoice was sent out with NOI
when it should not have.
The work list and invoice cover many
areas of work that are not part of
leaseholders responsibility or to pay for
as the question of what is covered by
insurance and maintenance contracts .
Leaseholders have asked for
confirmation on this and via responses
to the Notice of Intention, which again
Barnet failed to give us this
information .
Additional comment :
Also have found as with previous works
that leaseholders was charged for work
that is covered by insurance.
And charged for work that is not down to
leaseholders I.E. Removal sat dishes.
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UPPER FOSTERS FIRE, BARNET REPORT
¢

¢

¢

¢

¢

This report on Upper Fosters that was
completed by Barnet,.
Clearly shows that they again failed
under health and safety, failed to
monitor and maintain all systems in
line with there responsibilities .
The report clearly shows many area’s
of failings by Barnet.
Under there insurance company
refused to pay for the cost of
accommodation as show’s Barnet was
in breach of there insurance policy.
This is why leaseholders are paying
the brunt of the costs to make up the
shortfall of money to complete the
works.
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PAG
¢

¢

¢

¢

PAG was miss-informed at a meeting
on Monday 10th March 2014 about the
discount policy that Barnet was to
allegedly implement to leaseholders.
PAG not given the full back ground in
which to base an accurate assessment
on an agreement that Barnet informed
them would be fairly implemented.
This agreement is fundamentally
floored as there was no investigation
by PAG. PAG had no actual history on
these works explained to them and
was unaware of the devastating
implications it would have on the
leaseholders.
An independent group of residents
were deliberately denied the correct
information by Barnet. Why?
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BOARD MINUTES CRC
BARNET HOMES BOARD 6th November 2012 6pm
Under Fire risk and electrical rising mains update dated 25 October 2012.
Under section 7. Electrical Rising Mains
 7.1 Background
On Wednesday 9th May 2012 a small fire occurred at Upper Fosters in an electrical
intake cupboard. This resulted in a block of 44 flats being uninhabitable for 10
weeks as a result of a loss of electrical supply.
The possible cause of the fire was arcing within part of the electrical riser system.
Prior to the fire Barnet Homes had already embarked on a programme of replacing
electrical rising mains to various blocks in the borough and Upper Fosters was due
to have its rising main system replaced during this financial year.
Electrical rising mains are not assessed as part of the FRA programme
referred to above.


7.2 Historically little money has been invested within the electrical rising
mains system. This in part was due to confusion over the ownership of the
rising main system between local authorities and UK Power Networks.
It is also true to say that schemes such as Decent Homes led to a focus on
components within dwellings rather than communal services.
A similar pattern exists within other ALMO’s/Local Authorities.
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BOARD MINUTES CRC
BARNET HOMES BOARD 6th November 2012 6pm
Under Fire risk and electrical rising mains update dated 25 October 2012.
10. Budget
10.1

The existing 30 year programme included £22.9m for the rising mains and
communal electrical works and £16.56m for internal works (total £39.46m for
electrical works). Following concerns raised by Board members and a challenge
from the Chair of the Audit and Risk Committee Barnet Homes have discussed
with LBB a proposal to accelerate this programme to increase delivery in the
early years for the following reasons;
The above did not include the West Hendon Estate

•

This would accelerate the complete removal of all VIR cabling by around 2
years reducing the risk of residents suffering power failure or fire occurring

•

Many of the rising mains have now exceeded their anticipated working life
The failure of a rising main can have various effects from the loss of single
dwelling to the loss of power to a complete block rendering it uninhabitable
whist works are carried out.

•

Carrying out rising main replacement on a responsive basis is complex and
provides poor value for money (when assessed on a block by block basis) as
such works often incur other costs such as decanting, home loss payments,
out of hours working payments to contractors and other premium costs

•

By accelerating the rising main replacement programme similar acceleration
would be required to the domestic rewiring programme.
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BOARD MINUTES CRC
10. Budget
¢

10.2
¢

Accelerated delivery would see a spend of around £5m per year on the
retained stock for 3 years for works to rising mains.
It is also noted that the existing capital electrical programme is under
funded by around £14.136m over 30 years.

11. Regeneration estates
¢

11.1

Due to the potential short life span of some buildings on the regeneration
estates the programming of works to these estates needs to take into account
the anticipated demolition date.

13. Résident, Tenant & service user implications
¢

13.1

¢

¢

Operations continue to work closely with the central H&S team to ensure that
communal corridors are kept clear of obstructions and this message has been
reinforced to customers in the Athome magazine and also through routine
estate inspections and reality checks.
Leaseholders will be required to contribute to the costs of any work
that is carried out within the terms of the lease providing the work is
reasonable.
This includes the fire safety work recently procured and other H&S work
included in the capital programme, such as renewal of electrical rising mains
referred to in the Risk Schedule (Appendix 1). These works will be subject to
consultation.
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MEETING HELD BY BARNET ON 16
DECEMBER 2013 AT COMMUNITY CENTRE
TH

¢

¢

¢

¢

This meeting and its format was decided by and run by Barnet Homes and their
representatives who were only present to tell us what was going to happen how we
would be paying and what we be paying. No consultation was intended.
Barnet Homes was being asked questions by the Homeowners and were told this was
not what this meeting was about. The leaseholders were not happy that Barnet
Homes had come to the meeting with no intention of answering the questions being
raised. At one point Jacky Nelson said, “if the leaseholders did not reframe from
asking these questions and let us tell you what the plan is we will walk out of this
meeting”. The meeting quickly deteriorated into an angry shouting match with many
of the leaseholders walking out as they was angry that Barnet was dictating what
going on with restrictions on questions.
It was then at this point that Christopher Delaney stood up and calmed the room
down and said that this is not going to be sorted tonight and proposed a meeting
with a selection of leaseholders to discuss this important issue in a more controlled
environment.
This was agreed by all leaseholders and Barnet Homes agreed.
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LOVELL’S - WORKS
¢

¢

¢

Barnet clearly stated when questioned and in their documentation that Lovell's cannot
do the electrical riser mains so it being sub-contacted out to UK Power who was
originally responsible for maintaining, repairing and replacing these cables as they are
the organisation responsible for these.
It was also discovered at a later date by the Homeowners that Lovell's was the
contractor who carried out the inspection to prove these works needed doing. Barnet
Homes must have been fully aware of this fact when they re-engaged their services, this
again leads us to question the validity of the entire said works and associated works
and justification of costs.
How can Barnet Homes engage same company that was unable to do the job then be
asked to carry out the very limited inspection to validate all the works that allegedly
needed doing?
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HOMEOWNER SUPPORT GROUP MEETING
¢

¢

¢

¢

A meeting was arranged and organised by Christopher Delaney & Jasmin Parsons
to discuss the new work costs, due to the only way to describe it a shambles meeting
held by Barnet on 16th December 2014.
This meeting took place with selection of leaseholders. The leaseholders made their
point of view as to how we all felt about the cost and the very limited proposal that
Barnet Homes had and still were putting before us. We put our own proposals
forward for discussion and consideration. This was not dismissed at the meeting, but
we now know it was not put to PAG or the CSC.
Minutes of meeting were also taken with a list of issues and questions put forward
for Barnet Homes to respond to. This did not happen as Jacky nelson stated there
would be no reduction for anyone as this was a blanket charge covering all the
leaseholders regardless.
No proper feed back has come back from Barnet Homes on the issues and the
questions that were handed to Barnet Homes at the said meeting.
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MINUTES HSG AND BARNET AND BARNET
RESPONSE OR LACK OF RESPONSE
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MAINTENANCE AND HEALTH & SAFETY
ELECTRICAL COMPANY
¢

¢

We have asked for copies of the Inspections, Maintenance and Service Contracts
relating to all of the maintenance of the said Electrical works and Associated works.
Again we have had no response to our request and have asked a number of times and
still nothing.

¢

What is covered by Maintenance ?

¢

How is this Maintenance carried out and Monitored?

¢

What is covered by Insurance ?

¢

What would make the said Insurance Null-en-void?
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TIME LINE
¢

¢

¢

¢

¢

¢

AND

CORONERS REPORT

Since the fire in 2009 that killed two fireman, there has been no checks or maintenance
on electrical rise mains by the electrical company or Barnet.
The fire in upper fosters caused this works to become a priority and the results from the
fire shows that Barnet failed to maintain and have correct safety equipment in place.
The time line from 2009 – 2011 clearly shows that there was no concern or worry in
regards what they needed to do.
The West Hendon Estate was not scheduled to be rewired until the dates 2039 - 2045
In October 2011 Barnet was given a flyer from UK Power handing over fuse control,
but does not mention electrical rise mains.
This clearly shows that Barnet failed to follow this up and have any pre / post checks
done as clearly stated by Jacky Nelson no checks was done.
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HANDOVER FROM ELECTRICAL COMPANY
¢

The handover was a flyer
( Picture to Left ).

¢

¢

¢

¢

This was to inform Barnet that the
replacement of fuses is not down to them,
as in past Barnet would contact UK
Power to fix.
This did not in any way cover the
handover of the Lateral Electrical Riser
mains, Which Leaseholder are expected
to contribute to.
We asked for the official letter for this
handover, Joanna Sartori said that was
the letter, but Jacky nelson said there
was an official letter.
We have asked to see this and again we
still waiting after many request .
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MAINTENANCE AND HEALTH & SAFETY
BARNET
¢

What is covered by Maintenance ?
We are still waiting for list

¢

What is covered by Insurance ?
We are still waiting for list

¢

Who carried out the inspections?
We are still waiting for said information

¢

What action was taken?
We are still waiting for said information
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LETTER FROM JACKY NELSON TO CLLR
SODHA (1) ( HAVE EMAIL PROOF )
From: Nelson, Jacky Sent: 25 February 2014 16:35
To: Sodha, Cllr Ansuya ,
Gillett, Sarah

Cc:

Subject: West Hendon estate leaseholders
Dear Councillor Sodha,
¢

¢

¢

¢

¢

Further to our telephone discussion earlier today I would like to suggest that you provide
me with the text for your communication to the West Hendon leaseholders and I will
arrange for it to be mail merged and sent out on your behalf. Doing it this will ensure that
no breach of data protection legislation occurs. I hope this is acceptable to you.
With regard to the meeting held with the Council this morning I can advise you that it has
been agreed that a revised version of the policy will go to the Cabinet Resources
Committee meeting on the 2 April 2014.
As discussed the detail should not be shared with the leaseholders until the policy has
been ratified by the committee but subject to being ratified will give resident leaseholders
who bought prior to the regeneration plans being made public, the opportunity to enter
into a payment plan on the following basis: To spread payments over the number of years anticipated as the life span of the element
(in the case of West Hendon the electrical rising mains) up to a maximum of 12 years.
This means that at the time of the compulsory purchase buy out taking place they will
have made approximately 44 of a total of 144 payments and will have nothing further to
pay (this example assumes that the CPO will take place in 2017).
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LETTER FROM JACKY NELSON TO CLLR
SODHA (2)
¢

An illustration of how this will work is as follows: Total value of the works = £10,000, anticipated lifespan of the element = 144 months (12
years). £10,000 ÷ 144 months = £69.50 per month
April 2014 to November 2017 = 45 months
45 x £69.50 = £3,402.78
( Figures based on full charge not estimated )

¢

¢

¢

¢

¢

Therefore if the regeneration takes place as planned the leaseholder in this example will
only pay £3,402.78 of the total value of the works (£10,000) in monthly instalments.
If there is any slippage in the regeneration the leaseholder will continue to pay a
monthly instalment up to the point the CPO is served up to the total value of £10,000.
This concession will not be available to non-resident leaseholders, those who bought in
the knowledge that the regeneration was planned, Housing Associations, investment
leaseholders or investment/property companies.
Bearing in mind that this is likely to be a far more palatable proposition for the
leaseholders do you think it would be wise to hold the proposed meeting between a
ourselves and the leaseholder representatives after the 2 April when the CRC decision
will be confirmed?
I have copied Sarah Gillett into this email as she will arrange the meeting once the
decision on when to hold it has been agreed so will await your preference.
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LEASEHOLDERS TO MEET CRC
¢

¢

¢

¢

¢

The CRC had asked to meet a delegation of leaseholders to discuss the issue concerning
the new works, we requested dates on a number of occasions, via email from Cllr Sodha
on 15th February 2014.
We was informed by Cllr Sodha that Jacky Nelson has stated that we had to wait until
after the CRC has had their meeting to discuss this issue, this was in an email dated
25th February 2014.
Unaware to leaseholders, but fully aware by Barnet Homes that the CRC would be
disbanded leaving the Leaseholders with no recourse and no way of appealing any
decision that the CRC would make as we was unaware the CRC was no longer exist.
Barnet Homes clearly manipulated this situation to ensure that PAG would not be made
aware of all the issues and also to ensure that the leaseholders would not have a chance
to challenge the works invoice.
This clearly shows that Barnet Homes never had any intention of either listening to, or
helping any leaseholder and deliberately calculated how to hold all the leaseholders to
ransom under the alleged terms of our lease to get money out of us for unjustified
reasons.
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CABINET RESOURCES CABINET (CRC)
On the 22nd April 2014 the CRC advised Barnet to go back and review the whole process
regards the new work cost.
These are :
¢

To look into claiming cost from previous electrical company

¢

Lease Types 1 - 7 :
¢

¢

¢
¢
¢
¢

A clear broken down so that each leaseholder gets clear and accurate
information on what they have to or not to pay under their lease, as clearly
stated by Jacky Nelson a blanket cost is in place and this is incorrect.

In the words of the chair…Improving Lease? Repair Lease? Maintenance Lease?
To review cost imposed on leaseholders by reviewing the following :
All works that actually needed to be done
All works that don't need to be done
All works that should not be charged to leaseholders
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NO REBATE OR DISCOUNT FOR MARSH
DRIVE AND WARNER CLOSE
¢

¢

¢

¢

¢

This clearly states that we are excluded from any form of discount and this also
includes Warner close.
Electrical riser mains have a minimum life of 25 years and a cost should be based on
the elements life and a reasonable cost be set, or more justifiable no cost at all to
leaseholders. If the work had actually been carried out when it actually needed to be
carried out years ago the cost would have been part of the electrical company and not
to Barnet or the Leaseholders. And much of the associated works would not need to
be done.
It is also very clear that both the Electrical Company, Barnet and Barnet Homes
have failed to monitor, failed to maintain and worse of all failed under the very
Health, Safety and Welfare claims to carry out all this new works in the first place.
The alleged rebate/discount is only for those being regenerated between 2004-2017,
and even this is based on full payment each month, the only alleged discount is for
the property coming down that why they are not facing the full cost at this time.
This clearly proves the unfairness towards the leaseholders and that Barnet Homes
fully intend to continue to burden the leaseholders now and in the future.
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NO REBATE OR DISCOUNT FOR MARSH
DRIVE AND WARNER CLOSE
¢

¢
¢

Having investigated the current cost of works and the statement that the cabinet
Resources Committee (CRC) stated on 2nd April 2014 under section 11 Paragraph 5
& 6 Regeneration estates essential major works programme: discounted resident
leaseholder charges.
Marsh Drive has been excluded from any form of rebate or discount.
Having raised this with John Bangs on 21st May 2014 this is the following
breakdown that was presented to me in its final format.
9127.63
144

Estimate Cost

Divide by 144 Months that is 12 years of the element
(Electric Riser Mains)

-----------

Equals

63.39

A month, rounded up
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DISCOUNT
¢

¢

On previous works for windows and satellite/Ariel installation and removal, Barnet
gave a two thirds discount as the works would not benefit us due to the regeneration.
Why have Barnet Homes refused to implement this same process?
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Other Documents
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Appendix 1 to be added here
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Appendix 2 to be added here
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