Major Repair FAQ’s
	What are major repairs
These are the larger repair works to the building like external and internal decorations, windows and roofing which is expected to cost each leaseholder over £250.

	Why do I pay for major repair works when I already have to pay for repairs on my annual service charge
The annual service charge reflects the day-to-day adhoc minor repairs which cost less than the major repairs works threshold of £250 for any one leaseholder.
The major repairs along with the adhoc repairs are recoverable as service charges in line with the terms of your lease. However, they are recharged as and when the works arise and not through the annual service charge issued in June/July of each year.

	What is a Schedule 3 Notice of Intention for qualifying works under qualifying long term agreements

Your landlord (Croydon Council) has entered into a long-term agreement for 10-15 years with outside contractors such as Anglian and Mulalley’s, for works costing any one leaseholder more than £250 or, for goods and services for more than £100 per year. Before entering into the long term agreements the council consulted residents on their intentions.

The Schedule 3 notice is a legal document leaseholders receive if major works are carried out under one of our long term agreements. It describes the repair work which the council would wish to carry out and gives leaseholders the opportunity to comment on the works but not to nominate a contractor.

	Can I recommend a contractor to carry out the work

Where a Schedule 3 notice has been issued, the regulation does not allow a leaseholder to do so.

	Schedule 4 Part 2 - Notice of Intention for qualifying works under no qualifying long term agreement

This notice is a legal document that leaseholders may receive if major works are carried out. It describes the repair work the council wishes to carry out and gives leaseholders the opportunity to comment on the works and to nominate a contractor, where the cost to any one leaseholder is more than £250. The works include repairs, maintenance and improvements to your building and estate. 

	How does the section 20 consultation process work

A letter called a notice is sent to leaseholders when the council wants to carry out major repair works which are likely to cost a leaseholder over £250. Leaseholders are given an opportunity to comment, in writing on the works within 30 days. They can inspect the works specification and in some instances nominate their own contractor. The works can start once the 30 days has expired.

	Is there any way around the Section 20 process

The law does allow for, in certain circumstances, the consultation process to be dispensed with under Section 20ZA of the act. This states that the First Tier Tribunal can decide if it is reasonable to dispense with the consultation process. This may be the case when emergency works are required. 

	What happens if we don’t consult you

We are limited to how much we can charge you for the work or service. Currently, the limits are £250 per item of repair work and £100 for services that we provide under a long-term agreement.

	Am I paying for other people’s major repair works

No. Costs are charged proportionally, usually on the basis of the habitable room system.  In general, this means a leaseholder of a larger flat with more bedrooms can usually expect to receive a higher bill than an owner of a flat, with fewer bedrooms.  

	Will I be given the opportunity to pay for the charge by instalments

Yes, you can spread your payments by monthly instalments for up to 24 months, depending on the type of account and the total balance.

	What are the Provisional sums
These are costs included for works whose full extent cannot be identified until the works start, but where expenditure may be required on items like: roof-decking, asphalt repairs, concrete repairs, flat entrances, service cupboard doors, or for any other description of work, etc.

	What are the Preliminaries

Preliminary costs, are, costs incurred by the contractor, in order to carry out the works. Common examples of these costs are: Scaffolding, lighting, material storage, rubbish disposal, security, small plant & tool hire, hoardings, fencing, supervision, testing materials & facilities and overheads. In your breakdown you may have scaffolding and the overhead and profit charges listed separately.

	What is the Contingency
Contingency sum is a sum of money included in a tender to be applied to the cost of any unforeseen works that may be discovered during the running of the contract.

	What are the Pre-decoration repairs

Pre-decoration repairs are sums of money against quantities set aside to pay for any repairs that may be required before re-decorating of a surface/ property.

	What are the Overheads and profit (OHP)
These are the contractor’s overheads and profit which were agreed at the time the Council entered into a long term contract with for example Mulalley Company Limited

	What is the Administration fee

This charge varies according to the tender value and relates to the cost incurred by our technical services in preparing the specification of works, undertaking the tendering process, supervising the contract, giving final approval to the work to be undertaken and the calculation of the final costs, etc.

	When will I be invoiced for these major repair works

Your bill will be raised after the final costs have been agreed and this only happens after the works are completed.  With large projects, however, this process can often take over 6 months after completion to be finalised.

	Is there a guarantee for completed major repair works

Generally, most works are covered by a defects liability period that lasts for 12 months after completion; although for some items there is an extended warranty. If during this twelve month period faults related to the works appear, you should contact the Leasehold team as soon as possible so they can be rectified. After the 12 months refer to the Councils repairs team as usual. 

	Afterwards, to whom should I contact if I have a major works repair query
If you are disputing the invoice we ask you to pay the entire invoice, or pay the part that you are not disputing and send details of your query to the Leasehold Services Team details given below.

	How is an item of work priced, for example the scaffolding

The Council operates to the National Housing Federation (NHF) Schedule of Rates.  This is a priced list of repairs, installation and other works used for contracted works.

	Is there a reserved or sinking fund

The Council does not operate a sinking fund, however you may want to make saving provisions for future major works bills


Useful Telephone Contact Numbers 

	Residents and Gateway Services
Leasehold Services Team

3rd Floor, Zone B

Bernard Weatherill House

8 Mint Walk

Croydon CR0 1EA
	Tel/Typetalk: 020 8726 6100

Ext: 65480

Minicom: 020 8760 5797

Email: hsg-servicecharges@croydon.gov.uk


This information has been prepared by Croydon Council as a guide.  It does not provide an authoritative interpretation of the law; only the courts can do that, nor does it cover all cases.  If you are in any doubt about your rights you are advised to seek professional advice from relevant bodies.
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