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Further to the recent issuance of the latest s20 notification regarding the External Refurbishment and a Status Report setting out the anticipated expenditures over the next two years, we have received feedback from some leaseholders wishing to reduce the immediate financial requirements on individual leaseholders by adjusting the spending plans.

Whereas the Board have set out the plans in the best interest of the building we do appreciate that there are different options that can also work, so we would very much appreciate your opinions via this survey, the results of which will be used by the Board as an input to a review of spending plans.

A professional surveyor and our Contract Administrator advise that the External Refurbishment should be carried out no later than 2021 in order to avoid leaks through deteriorating windows and the extra costs of repair work caused by this deterioration. The current price is based on a tender from last November with a 12-week validity. Extensive delays would mean we have to ask for re-quotes which will almost certainly be higher. Therefore, we strongly recommend we proceed with the External Refurbishment as soon as possible.

Re: Covid19 – the work will be carried out outside the building and welfare facilities will be situated in the basement. Government regulations will be followed and all workers will be required to adhere to strict Covid19 practices.

The plan is to carry out the refurbishment this spring, paid for by a levy on all Leaseholders. Westbourne are investigating how leaseholder payments can be staggered in line with contractor demands and how we can assist any leaseholders who have difficulty raising the required funds on the appropriate schedule.

Some leaseholders have asked whether we can cover some of the costs from the Reserve Fund in 2021 and,  in theory, it is possible to contribute around 20-25% of the cost out of the Reserve Fund if we delay a number of other proposed expenditures. Before we consider doing this we would appreciate hearing your opinions based on the survey below:

For each point we include some background information and offer a number of options. Most figures are current best estimates and, where they deviate from those in the Status Report, it is because we have more recent quotes/info. 
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Please put an “X” into the box that represents your views.


1. In February 2019, we had an incident in which two young men easily forced the front door of the building open at night and made themselves comfortable in the lobby area. After being confronted (rather bravely) by a resident, they left peacefully. However, this incident highlighted the vulnerability of the Front Door and could have been much more serious. Initial investigations suggest that the best option is to install a more secure sliding door and the latest estimated cost is around £10,000. An added advantage will be the ability of the front desk staff to operate the door remotely from behind the reception desk whenever they need to let someone into the building, a consideration in the current health climate.

Based on the latest estimated cost, this work will be Subject to a ‘Section 20’ consultation during which quotations and more details regarding costs and benefits will be provided.

Please indicate your preference on when to install a Secure Sliding Front Door:

	2021
	

	2022
	

	Further into the future
	




2. The Internal Refurbishment was carried out in 2019 (many years overdue) but we left out the Floor Cleaning due to cash flow considerations. The better the floors, the better the overall appearance of the building. A test chemical clean (option 1 below) was carried out recently behind the reception desk in the lobby, so please take a look to see the difference. 

We have investigated two options on how to approach this:

Option 1 – Chemically strip the dirty and patchy sealant, clean the stone, reseal. This should improve the appearance and reduce the sight of the ingrained dirt.

Option 2 – Use rotary polishing equipment to re-hone (polish) the surface to a new finish, clean and re-seal. The honing will cut a new surface both exposing fresh clean stone and removing the sight of areas of high wear, scratches, damage, etc. The floors have never been ‘cut back’ like this and it is showing many signs of 26 years of use. 

Our current recommendation is to re-hone the ground floor lobby as this has a much higher footfall and signs of wear. Also, as a larger area of stone, it will benefit the most aesthetically. We then propose a chemical clean only in the lift lobby areas which are in better condition, albeit dirty. 
 
Please indicate your preference on how to handle the Floors:

	
Basic Chemical Clean for approx £3,000 in 2021
	


	
Basic Chemical Clean for approx £3,000 in 2022
	




	Repolish, clean, reseal Entrance Lobby and Chemical Clean of lift lobbies for approx £11,500 in 2021
	

	
	

	Repolish, clean, reseal  Entrance Lobby and Chemical Clean of lift lobbies for approx £11,500 in 2022
	



	
Do not clean the floors till at least 2023
	



3. We have already had some enquiries from residents and shareholders about Electric Vehicle charging facilities to be made available in the garage. All new-builds now have to implement EV Charging and it is only a matter of time before this will begin to affect the price and desirability of properties which do not offer it.

Costs are currently unknown as it does depend on various implementation choices, but we have had an initial survey completed and we are awaiting feedback and estimates. For the time being we assume a cost of approximately £20,000.

Please indicate by when you think we should plan to implement an infrastructure for EV Charging:

	2022
	

	2023
	

	2024
	

	Further into the future
	




4. Annual water costs (£15,000 budgeted for 2021) are paid from the SC accounts each year. Under this arrangement OWG is considered a commercial enterprise so we are obliged to pay around £2,500 of VAT which could be avoided if each flat was billed individually as a private residence. The cost per unit of water, including standing charges, is otherwise comparable.

Another issue is that those residents who use less water are effectively subsidising the households that use more. We are currently investigating the possibility of installing separate meters for each flat and we are assessing the cost to do so. This would be a more cost effective solution and would be in keeping with gas and electricity billing policies.

In principle, please indicate your preference:

	We continue the policy of paying for Water via Service Charges 
	



	Or, subject to the costs being reasonable, we install meters for each flat in:
	

	
	

	2021
	

	2022
	

	2023
	

	Further into the future
	




5. With regards to lighting improvements we have estimated that the installation of motion sensors will cost around £3000 for the Lift Lobbies and £4000 for the garage but will generate savings of around £3000 to 4000 a year. The cost of installing LED lighting in the lobbies will be around £5000 for a more even, softer lighting system which will be more suitable for the building as opposed to the office-like strip lighting we have now. Also, in the longer term they will require less maintenance but there are no significant savings to be had. 

In summary, motions sensors will have immediate and significant saving on our electricity bill, LEDs will give a more aesthetic and high-end feel to the interior lighting.

Please indicate your preference:

	Install Motion Sensors and LED Lighting in 2021, estimated cost £12000
	

	Install only the motion sensors in 2021, estimated cost £7000
	

	Delay all improved lighting expenditure till 2022 at the earliest
	




6. Lifts – The current plan is to delay the lift modernisations as long as possible (in line with our consultant’s advice) in order to delay and reduce further demands for payments by leaseholders. Obviously, if the Reserve Fund now contributes some £50-60000 towards the External Refurbishment, it will be much more likely that leaseholders will have to pay substantially towards at least one lift modernisation within a year or two. 

The longer we delay the higher is the risk that our consultant’s advice will change to a more immediate modernisation and/or we start to suffer a series of failures, as we did with the East Lift, in which case we will need to act quickly. Therefore, we are planning to issue the first Section 20 processes for both lifts and keep those on hold until we have to act.

Please indicate your preferences:

	Plan to carry out modernisation of West Lift during 2022
	

	Plan to carry out modernisation of West Lift during 2023
	

	Plan to carry out modernisation of West Lift during 2024
	



	Plan to carry out modernisation of Garage Lift during 2022
	

	Plan to carry out modernisation of Garage Lift during 2023
	

	Plan to carry out modernisation of Garage Lift during 2024
	




7. Please add any further comments you have on spending and maintenance of the building below:

	























Name:		___________________________________________

Flat Number:	__________

Signature:	___________________________________________


Date:		__________

