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1. The Battersea Reach budget for 2024

The Service Charge

The increase in the service charge in 2023 made it a very difficult year for Battersea Reach Owners.
The current forecast is that total costs will be up 25.7% on 2022 which is an increase of £1,876,927.
The primary culprit was the astonishing rise in the cost of electricity. The reasons have been well
publicized and thoroughly debated. In our case it rose 170% and we will have spent £3,442,528 on
electricity across the year. At this level it is our single biggest cost item, replacing staff costs.

Our view has been that the scale of the increase is unsustainable, and the focus has been on
managing other costs to try and reduce its impact on the total service charge. We have been
successful in several areas. We have worked closely with Rendall & Rittner to identify where
economies can be achieved without unduly compromising quality. We are confident that some
significant savings were found, and the full benefit will likely come in 2024,

There is good news on the year ahead. The budget for Battersea Reach shows an overall decrease of
10.1% for the 2024 financial year. Each leaseholder will see a different increase or decrease in their
individual service charge depending on which service charge schedules they contribute towards.

The main reason for the decrease is the significant drop in electricity prices throughout the year and
it has enabled Rendall & Rittner to secure improved contracted rates from the 1st of October 2023 to
30th September 2024. This decrease in prices equates to a drop of 60.3%.

The approach taken in preparing the budget has been to review the current contracts, noting any
increases. Equally to renegotiate where it is possible to secure better rates.

Throughout the assessment of the service charge, the guiding principle is that all leaseholders pay
their reasonable share of service charges according to the provisions of their leasehold contract and
in accordance with the use they make of the services provided.

Staff Costs

This is our second biggest cost item. The estimated costs associated for staff in 2024 have increased
by 26.28% to £1,519,600. This is in mainly due to an added provision for staff bonuses at the end of
the year. It should be noted that these are discretionary, and a final decision will be made by the
Managing Agent in consultation with BROA Committee once performance reviews and appraisals are
carried out during the year (which we will insist on). Our objective is to ensure that a first-class
service is provided to all owners and residents and that we have a motivated and high-performance
team servicing us.

Building Insurance

We reported in our very first newsletter (June 2019) that the building insurance costs had risen at
that time to become the second largest service charge item of expenditure - estimated in the 2019
budget at £856 693 (which included 12% insurance premium tax and terrorism cover of
approximately £102 000). St George allowed us to negotiate the policy’s renewal and concluded
subsequent renewals at significantly reduced premiums, £769 180 for 2019/2020 and £687 962 for
2020/2021. In part, the reductions were achieved because we managed to reverse the upward trend
of the number of insurance claims, many of which should have been disallowed. The premiums
thereafter rose in response to market forces: £783 252 for 2021/2022 and £815 205 for 2022/2023 (1
October 2022 to 30 September 2023).



We had been anticipating an increase of about 10% on the premium for 2023/2024 (that is, on the
buildings insurance, the premium on the terrorism cover remains basically static). This would have
brought us back to the 2019 premium cost. Unfortunately, this did not happen.

Our water is a communal supply and not measured for each flat. However, the plumbing installations
allow for a meter to be installed for each flat which would measure the water consumption of the
flat, but as this is not required, a screw-on cap has been used to occupy the space provided for a
meter to ensure the water does not flow out. It is known as a water meter blanking cap. It is
expected to fail if not inspected and maintained regularly, particularly as it must resist very high-
water pressures and has an effective life span of between 10 to 15 years. Which is exactly what
happened.

On 4 September 2023 a blanking cap in Ensign North succumbed and caused the extensive flooding
of the ground and first three floors. The reports we have indicate that the remedial costs will exceed
£1 million. These are covered by the 2022/2023 insurance policy. However, the prospects of a 10%
increase on the premium of the renewed contract were washed away. The insurer (AXA) indicated a
reluctance to renew the policy at all, but St George eventually procured a renewal with a 25%
premium increase on the building insurance with the following deductible:

e “Escape of Water (specific) - “Escape of water resulting from failure of the water meter
blanking cap on the Tenants valve assembly - £150,000 any one loss”.

As a result, from 1 October 2023, our premium increased by almost £150 000 (from £815 205 to
£964 589) and the first £150 000 of any claim arising from the escape of water because of the failure
of a meter blanking cap would (it must be assumed) be paid from the service charge.

There is more. On 4/5 October 2023 (after the renewal of the insurance, with the new deductible) a
second blanking cap popped and caused damage to floors 4 to 7 of Ensign North. The damage has
not been finally determined but we are informed it is likely to be under £150 000. We are informed
that St George has decided that payment will be made from the Ensign reserves.

St George has agreed that, in tandem with the BROA Committee, it will endeavour to limit the
numbers of claims made on the policy to keep premium increases as low as possible.

Estate Charges

Estate Charges are attributable to the Estate rather than individual blocks. Most of the provisions for
maintenance costs in the Estate Charge have remained the same in the budget. However, we have
agreed to a small investment in landscaping which was brought in house in 2023. There is a provision
of £96,000 in the budget to cover materials, plants and additional labour where required, and some
further changes the Grounds Manager would like to carry out around the Development. We are
supportive of the need to ensure that the gardens and service areas remain one of the attractive
features for which Battersea Reach is renowned.

Overall Estate costs have decreased by 8.11% when compared to those that were budgeted for in
2023.



Routine Contracts

Many of the maintenance contracts in place in the blocks have remained largely at the same cost
level for 2024. In addition to the contracts in place with the various suppliers, there is now an
allowance to deal with any ad hoc repairs or works required over and above what is covered by the
normal maintenance activities based on the experience in previous years and the fact that much of
the equipment is aging.

The net result is that the 2024 budget (made up of 16 line items) comes in at over £2.01 million
which is an increase on the 2023 budget of 12.83%.

Air Conditioning and Ventilation

The contract for all the mechanical and electrical services was tendered in 2022 and the costs in the
2024 budget reflect the lowest price tender, as they also did in 2023, with an allowance for any
repairs required outside of the contract. The performance of the systems in each block varies
depending on age and levels of usage. In some of the buildings with older systems there have been
issues with the main equipment which could not be resolved within the scope of the normal
maintenance contract.

This meant that additional money had to be spent replacing the faulty parts to get the systems back
up and running. Therefore, in some buildings we have accepted an increased provision that covers ad
hoc repairs to the systems in anticipation of further breakdowns as the systems age.

Cleaning — External and Facade

The window cleaning contract was tendered during 2022 and a new contractor was appointed in
April 2023. Although their prices for 2024 have increased they remain cheaper than the other
companies that tendered at the time. This equates to 3.56% of the anticipated overall annual
expenditure.

General Repairs

This line of the budget only covers ad-hoc repairs and works that are not covered by preventative
maintenance contracts. The reactive nature of any costs contained within this line make it difficult to
estimate, so the provisions contained within the 2024 budget are based on the expenditure incurred
in prior years. This equates to an increase of 11.68% compared to 2023’s budget and 2.83% of the
anticipated overall annual expenditure.

Lift Maintenance

The lift maintenance contracts were also put out to tender in 2022 when the contracts expired in
April, and in this case the incumbent suppliers continue to provide the best value. The maintenance
costs for 2024 have increased slightly and therefore the budget provision is 2.06% higher than in
2023. It is anticipated that this budget line is likely to increase as the lifts age year on year, until they
need to be fully replaced.

Mechanical and Electrical Plant Maintenance

As with the Air Conditioning and Ventilation, the contract for all the mechanical and electrical
services was tendered in 2022 and the costs in the 2024 budget continue to reflect the lowest price
tender, as they did in 2023 with an allowance for any repairs required outside of the contract.



Building Safety Act (BSA) Fees
From 2024 and beyond there is a requirement for all Managing Agents to budget for fees related to
the Building Safety Act, following the legal introduction of the Fire Safety (England) Regulations 2022
that came into force in January 2023. These include the following fee items:
e Apartment Fire Door Inspections (carried out annually)
e Communal Door Inspections (carried out quarterly)
e Golden Thread Documentation (required by the newly appointed Building Safety Regulator)
e Safety Case Report (initial preparation of this per block)
e Annual Safety Case Review

Some of these new requirements will be one-off costs, whilst others such as the Apartment and
Communal Door inspections and Safety case reviews will be a regular requirement moving forwards,
and as a result these will need to be budgeted for each year. We have accepted a provision under
each block’s ‘Shared Schedule’ of £10,000 to the Safety Case Review.

Reserves

The issue of reserves requires a special mention. Reserves are intended to deal with the cost of
cyclical major works such as re-carpeting, the periodic overhaul or replacement of larger pieces of
equipment and major work such as lift replacement to the fabric of Battersea Reach. Whilst much of
the repair and maintenance work is done in-house there are certain items which need the
involvement of specialist suppliers and carry a substantial cost when the work is required. These
items include lifts, cooling or heating systems, other items of plant or machinery and any external
facade repairs.

We have a general concern that our reserves are lower than they should be. This means in the years
ahead that we will have to accept on-going provisions to build them up to avoid a major one-off cost
which would have an unwelcome impact on individual owners.

Future contract renewals

We will take the opportunity with a new Managing Agent to review and re-tender as many as the
service contracts as possible. We shall place close focus both on enhanced service delivery as well as
cost reduction initiatives.

2. A new Managing Agent
The managing agent plays a crucial role in the lives of Battersea Reach leaseholders. Their essential
task is to actively maintain the development to protect the asset for present and future years. To
carry out the role requires knowledge of landlord and tenant law, building construction, health and
safety regulations, basic accounting and more.

Rendall & Rittner were appointed by St George as the freeholder to manage Battersea Reach in 2013.

The performance of the Managing Agent is under constant review and assessment. This is not only
by St George, but the BROA Committee are an important channel to provide feedback and to
communicate the experience of leaseholders. To this end the Residents Survey was commissioned in
the first half of 2023 and the results provided a useful and informed snapshot on the key issues
affecting residents. We ensured that their experience of the Managing Agent was specifically
addressed. The results were shared with St George.

Perhaps the overriding sentiment was captured by the fact that 30% felt it was ‘time for change” in
the Managing Agent. Another 30% felt that it was time to review other options to “see if a better one
can be found”. A combined dissatisfaction level of 60%.



In September a decision was taken by St George to review other Managing Agent options alongside
Rendall & Rittner. We played an active part and attended each of the four candidate presentations
and provided formal feedback to St George. A scorecard was created for this propose to ensure due
diligence and conclusions were communicated to St George.

The process also provided an opportunity to assess how the key areas of improvement we require
could be delivered by each. For example, we expect to see a more collaborative approach taken with
the BROA, typically improved reporting and consultation on matters affecting the development and
active financial initiatives to reduce costs.

St George have just announced that JFM Block & Estate Management have been appointed and that
the handover will be completed during April 2024.

JFEM was formed in April 2015 and are one of the success stories of the block and estate
management sector. Their focus has been to increase the control and improve the experience of
homeowners who pay service charges. They have achieved it with a more open approach, providing
more choice and greater transparency. They have displayed a strong level of customer focus with
talented and committed staff. They currently have 6,300 homes under management across 83 blocks
and estates. Battersea Reach will be their largest client which we believe will give us leverage.

We look forward to building an effective and productive working relationship with them. We are
particularly looking forward to better financial reporting, closer consultation on matters affecting BR
leaseholders and the introduction of technology that will make dialogue on everyday matters slicker
and more effective.

A clear set of kpi’s is deemed essential. A series of mobilization meetings is now underway designed
to track specific handover tasks. The BROA Committee is attending them, allowing us to monitor and
contribute.

3. Ground Rent
We have written extensively during the year about the system of ground rent and have provided
guidance on how best to add our weight to the debate recently initiated by Government.

The government launched a consultation paper on 9™ November 2023 setting out options to cap
ground rent clauses in leases. We urged everyone interested to respond to the consultation
particularly as the government have stated they will carefully consider all responses to inform the
final decision. The changes are designed to deliver on their commitment to create a fairer system for
millions of leaseholders.

The consultation paper outlined five options:

Capping ground rent at a peppercorn

Capping ground rent at an absolute maximum financial value

Capping ground rents at a percentage of the property value

Capping ground rent at the original amount it was when the lease was granted.
Freezing ground rent at current levels
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The BROA Committee has responded with support for the first option.



The consultation process was due to close on 21st December but was subsequently extended for a
further four weeks until 17 January 2024. It seems that subject to the consultation, the Government
will look to introduce a ground rent cap through the Bill.

Whilst this applies to new developments it’s unclear how existing properties such as Battersea Reach
will be affected.

4. Residents Survey
The residents survey conducted between May and June 2023 has been an important temperature
check on how leaseholders and residents feel about their experience of life in Battersea Reach. Over
200 responses were received, and the feedback has been rich and insightful.

It represents a roadmap of sorts because it allows the BROA Committee to act on well researched
information rather than anecdotal opinion. It therefore allows us to deal with the key issues with
greater confidence and certainty.

Detailed feedback was provided to the wider BROA community in the Autumn newsletter.
The intention is to repeat the survey during 2024.

5. Security
There will always be security concerns in a development as large as Battersea Reach. And it is one we
have constantly on the BROA agenda.

The past year appears to have been a relatively quiet year in terms of crime. We have managed to
see off the delinquent teenagers who were occupying some of the foyers and engaging in cushion
fights and leaving food detritus scattered around the area. Following an intervention through our
Security guard we have not seen them for almost a full year.

There have however been several incidents with homeless individuals tailgating into some of the
buildings and in one distressing occasion defacing a passage area with human waste. This too has
been dealt with but remains a problem requiring constant vigilance.

Theft from the bike sheds has also been an issue. The housing of high value equipment in the sheds
has attracted the attention of thieves who have used aggressive means to gain entry. In each instance
we have informed the police and upgraded the entrance doors and mechanism. Unfortunately, it is
difficult to prevent a professional thief from using heavy equipment to cut their way in. We have
asked the security team to increase their surveillance.

We have a high-quality system of cameras monitoring the development. There are over 280 in all.
The control room is in the estate office and appears to be working reasonably well.

Security is the responsibility of a contactor managed by Rendall & Rittner.

6. The Gardens
The decision to in-house maintenance of the gardens is felt to have been the right one. Not only is
there a saving against the service charge, but we have in lan Fisher an excellent horticulturist who is
passionate and dedicated to his craft. He is inordinately proud of the Battersea Reach gardens and
we are beginning to benefit from his care and dedication. The replacement of the small lawn area
between Ensign and Kingfisher with plants has been completed. His focus in the past three months



has been on trimming back plants for winter and in some instances relocating them to fill in blank
spaces and to be ready for growth in summer. We expect that our summer garden will be a feature.

lan was promoted to Head Groundsman during the year and took on the added responsibility for the
care and appearance of external areas, especially those requiring regular jet washing. Finding quality
support staff has been difficult and for a while he has operated with one hand tied behind his back.
We hope this will improve in 2024.

7. Public Access to Battersea Reach
The planning obligations attached to the planning permission for Battersea Reach require maximum
public access at all times to all our open spaces, with 10 demarcated entry points.

One of these (Mendip Gate) is in the wall on the boundary with Access Storage. It is intended to
provide a public route from Mendip Road through the Access Storage site and over Ensign Garden to
the River Walk, with Ensign Garden as a public “parklet.” Ensign Garden is the open landscaped area
on the east side of Ensign House.

Mendip Gate has been locked and the public has not been given access to Ensign Garden since 2008
or earlier. Security experts, the local neighbourhood police and even the Borough’s planning officers
are agreed that to open the Mendip Gate and Ensign Garden to the public would generate crime and
anti-social behaviour. The planning officers consider this is something that can be resolved with extra
security measures, such as the installation of monitored CCTV and increased lighting. These extra
measures, and additional maintenance, would cost over £100 000 a year, paid through the service
charge.

We, jointly with St George, applied to the Borough Council for the removal of those planning
obligations and to allow Ensign Garden to be a private amenity area and children’s play area reserved
for use by residents. We also asked for public access be denied during the night hours to the two
courtyards, adjacent Jasmine South and Discovery and leading onto York Road. Residents of those
blocks have expressed their fears about the lack of security at those courtyards. We would have
them gated with controlled access.

The application to the Borough was refused on 1 July 2022 and this refusal has been endorsed by the
Planning Inspectorate on appeal. It is particularly concerning that the Council with the support of the
Inspectorate are dismissive of residents’ real concerns about security and safety. We have
emphasised we would undertake all necessary security enhancements (and maintenance) at the cost
of leaseholders but only if the area was reserved for the exclusive use of residents, but not if it is to
be a public park and throughfare. However, there is another aspect: the Council and the Planning
Inspectorate recognise that access through the Mendip Gate is entirely dependent on the permission
of the BROA and the BROA refuses to give that permission (this is because we as leaseholders have
an interest in the land). The matter is on our agenda for our forthcoming meetings with St George.

8. Car park
We were very happy with St George’s decision to upgrade the access control to the underground car
park and to introduce a new system that will make it difficult, if not impossible, for non-residents to
park for extended periods.

The new system requires credit card payment for those who are not registered as leaseholders. In
the past we have attracted many delinquent parkers who have taken advantage of the lax controls. In
some instances, unregistered cars have been stored for months and even years at a time. They
simply exit at their convenience paying a lost ticket penalty.



In the past we have worked with Rendall & Rittner to identify the culprits and a bailiff has been
appointed to have the cars removed. This should no longer be necessary although we will continue
to monitor the situation.

9. Pinnacle Fountains
One of the most appreciated features within the Battersea Reach precinct is the fountains in front
and to the side of Pinnacle House. Indeed, many Pinnacle House owners regard them as a positive
consideration when purchasing their apartment. However, there is another school of thought. During
2023 Wandsworth Council received a complaint about the excessive noise generated by the
fountains. Their Noise Abatement Officer concurred and Rendall & Rittner received a notice to turn
the fountains off.

This is not the only issue. Our experience is that the fountains are subject to regular leakage. In each
instance an investigation is commissioned and ultimately the source of the leak identified, and
remedial work undertaken. It’s been an ongoing problem and expense ever since they were
commissioned. The cost issue is certainly a concern, and many would argue is an unwarranted and
unnecessary inflation of the service charge.

We are currently grappling with several potential solutions. The Noise Abatement Officer is willing to
reconsider if the fountains are turned to their lowest height thereby reducing the noise. We have not
been able to test this as we have another leak. Further expense in fixing the leak has been placed on
hold until consensus is reached on the way forward.

The second option is to lobby St George to carry the cost of filling in the fountains, providing
attractive landscaping instead whilst widening the access road which is already subject to damage
from delivery vehicles.

The jury is currently out on what to do. The BROA Committee would welcome any views and
suggestions to help inform any future course of action.

10. St George
The working relationship with St George is much improved. The BROA Committee now has regular
formal review meetings with them and the discussion on the key issues is conducted in a productive
and helpful manner. They are responsive to our enquiries and there is generally an atmosphere of
collaboration and support. The process of reviewing the Managing Agent is a case in point.

We shall work hard to ensure this remains and indeed is built upon.

11. Newsletter
The BROA Newsletter is an important channel of communication to BROA members. During the year
we produced one quarterly and its apparent that the quality of presentation is much improved.

Unfortunately, we receive little feedback on their value and indeed suggestions for improvement. A
note to us at our e-mail address or to a committee member would be much appreciated.

12. The Committee
There was one resignation, and three new members were appointed onto the Committee during
2023.



Mark Derbyshire resigned from the Committee in 2023. Whilst he remains a BROA member and BR
leaseholder, he no longer lives in the UK. As Deputy Chairman he has been one of our mainstays for
over 12 years and his trojan contribution very much appreciated.

We welcomed Ante Gulam, Yvonne Spillard and Nadia Rahmatulla to the Committee. Joao Saraiva
was elected Co-Chairman.

The full Committee currently is:
e Alan Fairleigh (Co-Chairman)
e Joao Saraiva (Co-Chairman and Treasurer)
e Mike Welsford (Secretary)
e Simon Humpbhries
e David Shilton
e Marc Deaves.
e Sach Patel
e Stuart McAlpine
e Ante Gulam
e Nadia Rahmatulla
e Yvonne Spillard

They offer themselves for re-election en bloc.



