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A NEW MANAGING AGENT



Perhaps the most significant event of 2024 was the appointment of a new

Managing Agent.

It followed a formal review, prompted by the feedback from leaseholders in a
survey initiated by BROA, who voiced their dissatisfaction with Rendall &
Rittner. At the time over 60% answered either that it was time to change or
that we should look for a better managing agent. Under 15% were of the
view that R&R provided a good service. BROA discussed the findings with St
George who agreed to embark on a thorough re-evaluation. Candidates
were short listed and after a series of formal tender discussions JFM were
appointed. They took office on 1=t June 2024.

The journey however has been a rocky one. The decision by Fairhold
Athena, who hold the head lease for the Baltimore, Commodore and
Kingfisher blocks via their agents E&M Ltd, to retain Rendall & Rittner is an
exasperating complication. We know of no other two managing agent
models. It adds cost and complexity and the 2025 service charge levy
debacle affecting leaseholders in these blocks over the past few weeks is a
case in point. At the time of writing the issue of who levies which elements of
the service charge between R&R and JFM is still not clear. BROA are
engaged with St George, E&M and Rendall & Rittner to resolve but it has

been achingly cumbersome. And unnecessarily so.

Overall, our firm view is that Battersea Reach needs a single managing
agent, and we will continue to work towards this end. In the meantime, JFM
have taken control of the remaining blocks and are fully responsible for the
management of the complex. This means that key functions such as staffing
and everyday maintenance are under their control. BROA meet with their
property leadership team monthly and have established a healthy and
positive relationship with Catherine Adams who leads their team and was
recently appointed an Associate Director of JFM. We meet quarterly with the
Jake Maude-Roxby, Head of Property Management and Joe Mallon a joint
owner of JFM, and it is heartening to witness their concern and commitment
to delivering a high level of service to BR leaseholders. The dialogue is open

and productive, and we find them responsive to our needs.



BROA also meets quarterly with St George and would categorize this
relationship too as valuable and productive. There is open dialogue, and we
have a well-established process for raising issues and concerns related to
the key issues affecting Battersea Reach leaseholders. Progress has been
good in several important areas, not least of which was the review of the

managing agent
THE SERVICE CHARGE

We have two budgets, one prepared by Fairhold Athena for its three blocks
(Baltimore, Commodore and Kingfisher) and by JFM for the rest. This has
caused confusion and uncertainty. The demands for first-half 2025
demonstrate a debacle. The leaseholders of the Fairhold Athena blocks have
been called on to pay for charges which relate to services for their specific
blocks (block costs) and nothing else, which means (as things stand) they
are not required to pay towards the estate and the car park costs. Those
demands have been made without any explanation, so we have no idea how
they have been computed; for instance, housekeepers (cleaners) working in
those three blocks are actually employees of and paid by JFM. The Rendall
& Rittner budget (on which their demands are made) show an estimated

£223,724 for the cleaners’ wages.

We arranged a successful and well-attended meeting of leaseholders earlier
this month at which Catherine gave a presentation on JFM’s 2025 budget for
the estate, car park and all blocks excluding the Fairhold Athena blocks. This
showed a 7% overall increase primarily driven by increased contributions to
the reserve funds. Operating costs saw a modest rise of 2% compared to the
previous year. The total expenditure for 2025(of all bicks including the R&R
blocks), including reserve fund contributions, is estimated at at £8,863,200
compared to £6 392 880 spent in 2019.

RIGHT TO MANAGE (RTM)
RTM has been a recurring discussion at Battersea Reach for many years.
There is much confusion about what RTM really is (not helped by the

deliberately misleading things said about it by a handful of belligerent BR



residents) but it can be briefly summarised as a legal mechanism which
gives leaseholders and shared owners the right to elect a board, which in
turn has the power to hire, fire and direct the managing agent as well as set
the annual budget and service charges for the estate. Those powers
currently reside with St George as freeholder and Fairhold Athena as head

leaseholder of Kingfisher, Baltimore and Commodore Houses.

Had RTM been present at Battersea Reach over the last year, the current

mess of two managing agents would not have arisen.

The Leasehold and Freehold Reform Act 2024, brought on to the statute
books in the dying hours of the last government, should make obtaining RTM
cheaper and easier. However, we now wait to see how the new government
will implement this primary legislation. An update is promised by this spring.
Until we have seen the draft enabling regulations, it is hard to know what our
next step should be. We will provide a statement once matters become
clearer; but it remains BROA's firm intention to support an RTM campaign at
BR, should it prove a sensible and beneficial step for our members. We will
ask the AGM to renew our mandate in this regard and to authorise any
necessary expenditure which may be required in obtaining appropriate legal
advice and/or taking administrative steps to support an RTM company's

work.

One other point to note is that Chelsea Bridge Wharf, a development not
particularly different from BR in terms of size, scope, scale and location,
attempted to obtain RTM in 2024 and is now in the final stages of that
process. We understand the FTT has had to look at certain aspects of the

claim and we expect further news on this soon.

THE VAT CASE.

The case started in September 2019 - more than five years ago, in the First
Tier Tribunal (Property Chamber) (the FTT). It was joined with a similar
application by the leaseholders of St George Wharf, a St George



development in Vauxhall. The applications were dealt with together to allow

for expenses to be shared.

The FTT is focused on residential property disputes including those dealing
with service charges. It is not a Court of Law, and its proceedings are
intended to be relatively informal. It cannot order any party to pay costs to
another party. The underlying philosophy is that homeowners should have
their disputes with their landlords resolved in an easily accessible and
friendly forum without having to worry about legal costs — each party should

bear only the costs they incur.

The 2019 budget disclosed a large overspend because a 20% VAT
amounting to £220,000 per year had been charged to the staff wages. The
impact on the service charge was concerning.

A directive by HMRC had made VAT payable as from 2018 on wages of staff
employed by the managing agent rather than by the landlord. The prevailing
advice was the safest option for the lawful avoidance of the VAT was for the
landlords to employ the staff.

Counsel’s advice confirmed this was perfectly feasible. St George rejected it
because “Battersea Reach is a complex development involving a number of
parties with various contractual and property interests” and it would be
unreasonable to expect them to change their respective business models.
This was a reference to “investment landlords” such as Fairhold Athena
which, as was explained, is a property investment company only and
“‘intentionally lean because this creates minimum risk for its ground rent
income ...”

The staff remained employed Rendall & Rittner and we were invited to apply to
the FTT if we did not like it, and that is what happened.

The landlords (St George and Fairhold Athena) employed an army of lawyers (8
barristers, 3 of them KCs, 3 firms of solicitors plus their own in-house legal
teams and a string of experts — perhaps 20 lawyers in all) to oppose us. They
persuaded the FTT after a 9-day hearing in March 2023, that (1) the landlords’
employment of staff (recruitment, administration etc) would cost more than the
annual £220,000 VAT saving (although Rendall & Rittner’s cost to do the same

thing was included in their management fee at about £1,400 per staff member,



some £40,000 per year in total) so, they said, it was reasonable for the
landlords to have on-site staff employed by the managing agent even though
this added £220,000 per year to our service charge and that (2) it might (just
possibly) be challenged by HMRC as a tax avoidance scheme.

The FTT decided it was reasonable for the landlords not to take those risks
(even though they fell on the leaseholders rather than the landlords). We still
strongly contend otherwise, but the fact remains that the FTT believed it and we

lost.

The case in reality was a simple one. The Tribunal Judge described it as
straightforward and “not out of kilter with the type of case that the FTT is used to
dealing with”. The phalanx of lawyers was entirely disproportionate. Our
endeavours to discuss and resolve the issues were rebuffed. No one seemed

concerned about our ever-increasing service charge.

The landlords, after the Tribunal had made its decision in June 2023, asserted
that a clause in the lease entitled them to claim their costs from the service
charge. We refuted this because the clause in fact specifically excludes any
entitlement to costs and we would not have embarked on the litigation
otherwise. The landlords conceded the exclusion but contended it was an
“obvious mistake that falls to be corrected” though they were unable “to explain
how the mistake crept in.” The error has not been corrected, and no demand

has been made for the costs.
CAR PARK
Energy savings

In 2022, at our request, 300 lamps in the car park were disabled. The
decrease in illumination was unnoticeable, but the decrease in the cost of
keeping 1700 lamps lit to full brightness for 24 hours a day was significant.

We also arranged an upgrade to LED lighting.

The explanatory notes to the 2023 audited car park accounts reported
“Overall, there is a surplus of £244,002 in the car park schedule. This is

largely down to the reduced electricity expenditure against the budget....”



The removal of 300 lights left 1400. We have now arranged for 850 (60%) of
those to be permanently off, leaving 550 lamps directly above accessways
on at all times, but at less than full brightness. This will be done with the
installation of passive infrared motion sensors (PIRs) which will activate the
lights to full brightness in the immediate area in which motion is detected,
such as whenever a car or person moves into or travels within the car park
and switch off (or dim) again after a suitable lapse of time without any

movement. The setting can be adjusted to ensure safe light levels.

A lighting consultant undertook a survey of the car park in 2023 and was of
the view that savings of 20-30% on the car park lighting costs could be
expected by implementing this control regime. The actual cost was £160,324
in 2021, £245,197 in 2022 and £390,034 in 2023. The budgets estimated
electricity costs at £259,368 for 2024 and £207,494 for 2025.

The car park’s electrical layout divides the car park into three separate equal-
sized areas each with its discrete meter. The quotation for the installation of
the PIRs is £104,704.21 for all three areas (the whole car park). We have
agreed that the contractor will complete one of those areas for one third of that
price. An assessment thereafter can be made to determine whether the

installation should continue with the other two areas.
Upgrade

St George has in mind the refurbishment of the car park, with new and better
signage and a re-painting of all the walls. They have obtained a quotation of
about £80,000 for this. We have agreed to consider the proposal at a later

stage, but not before the lighting installation has been completed.

Those who pay a service charge for their right to park (RTP) will have received
notice that St George intends to contract for the replacement or repair of all
fire doors within the car park so that safety standards are maintained. The
Committee will be considering the matter and will keep those leaseholders
informed. It will also be re-visiting the assessment of the service charge
payable by the RTP leaseholders. The lease requires the charge to a “fair and
reasonable” one. There are 816 of those leaseholders and 1012 car parking

spaces.



BICYCLES

St George is concerned on health and safety grounds about pedestrian and
bicycle traffic in the car park. Demarcated non-slip footpaths will be laid out

throughout the car park to mitigate the danger.

In addition, pedestrians and cyclists have been banned from using the ramps
serving the entrance and exit car park gates. This makes it difficult to access
the bicycle storage cages resulting in bicycles being moved through building

foyers and down in the lifts to the car park. This is clearly unsatisfactory.

St George has agreed to our request to lift the ban and have bicycle lanes
marked out on the ramps. We are also seeking to have the pedestrian doors at

the entrance gate fob controlled.

COMMUNITY SPIRIT

We reported in the past about a vocal faction of leaseholders and residents
determined to undermine both the Committee and the Development
Manager and his team. It has been done with unwarranted maliciousness
and an absence of respect or indeed recognition for the substantial amount
of time given honestly and freely by them with the sole intention of improving
the experience of living in Battersea Reach and protecting its affordability.
Unfortunately, the abuse has continued.

In a recent extreme case, we felt compelled to involve the police who issued
a warning notice of criminal prosecution against a resident for his racist
harassment of members of the Committee.

Another leaseholder reported our DM to the police on a complaint of racism
because he had (with our endorsement) refused to allow her to place 4 large
receptacles in the estate office to receive clothing for earthquake victims. He
received an e-mail from the police whilst he was on holiday abroad asking
him to call for an interview, which must have somewhat spoilt his break with
thoughts of a possible criminal prosecution and dismissal from his
employment. The police summarily dismissed the complaint.

In another instance a leaseholder in relation to the VAT case, questioned (as
part of the public record) why she should be required to pay towards the

landlord’s costs when she had to endure “so much racism and hate” at



Battersea Reach. She asserted she faced threats of violence from
Committee members (described as a corrupt and “racially charged body of
men”) and had to contend with people knocking on her door at 3 am which
compelled her to sleep with a knife next to her and install cameras and extra
locks on her front door. Another had a complaint for the police alleging theft
by the Committee of the annual Christmas Box, a scurrilous and deeply
offensive accusation and one without a shred of evidence. And since proven
as such. This resident also carried on a laborious argument about
membership of BROA (which we reported to a previous AGM) only to find
the police knocking at our door to investigate her charge of criminal
harassment (which the police rejected). And many more.

Whilst we accept and welcome civilised criticism and understand that it
comes with the territory, the nature of much that has been offered has been
confrontational and plainly malicious. BROA is structured to represent the
best interests of leaseholders and Committee members should be allowed to
do so in an environment of mutual respect and decency.

On a more positive note, it was immensely gratifying to have Christmas trees
in the lobbies of the blocks and a centrepiece tree at the roundabout. We
received responses from many delighted people.

Thanks to Catherine for her initiative and for her work in having the trees
procured and installed. They are in storage in the basement ready for the
goodwill they will engender next Christmas.

Also, for her organising a Christmas Gift Drive which brought in donations
which filled three large bags of gifts and one bag of food items. These were
delivered and distributed personally by Karim (a member of the concierge)
and Jamesie (from JFM) to Wandsworth Autism Centre, Wandsworth
Women & Children's Refuse, Wandsworth Homeless Shelter and
Wandsworth Salvation Army. All were extremely appreciative, and Karim
said it had been one of the best experiences of his year, to be able help local

charities.

STAFF XMAS BOX 2024
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A much-anticipated initiative organized by BROA each year is the Staff
Xmas Box. It was first introduced in 2006 as an act of appreciation by
residents to BR employees for their commitment and dedication to keeping

the development clean, safe and efficiently run.

It has been repeated annually, and we have collected and shared over
£120,000 during the past ten years alone. The amounts vary each year. We
have £12,159.11 for distribution in 2024. This is slightly down by 8.6% on
2023 but equals or exceeds that distributed in all but three of the past 9
years. In 2022 we recorded a high of £17,715.00. It is shared amongst all
staff who each receive between £350 and £850 depending on their seniority
and hours worked. As in the past we expect to send out individual cheques

by 30 January.

Invitations to contribute are issued to all residents except those managed by
the Housing Associations. A hundred and twenty-three individual
contributions were received in 2024 out of a possible 1154 apartments
(10.6%). Baltimore, Commodore, Ensign and Kingfisher contribute a

disproportionate share (60%) relative to their size.

Not all contributions come from residents. We have an agreement with
PESS who manage car parking to provide £15 for each fine (parking charge)
paid. It amounted to £1,400 in 2024. The Staff Xmas Box is promoted
through the ARK app, the BROA website and fliers from mid-November each

year

As we contemplate the year ahead, it is arguably appropriate to question the
continuation of the Staff Xmas Box initiative. Our research shows that
Battersea Reach is one of the few developments of its kind to organize a
collection of this type. The most common appears to be gift items of
confectionery such as chocolates or biscuits for staff to enjoy at work. Any
decision on the future should recognize the fact that our staff undoubtedly
appreciate and look forward to receiving their Xmas Box cheque. January is
a difficult time of the year when there are more outgoings than usual. It is
also an important signal of appreciation from residents, and this contributes

to the loyalty and longevity of employees.
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BROA would welcome comments and suggestions from members before a

final view is taken for 2025.

KEEPING IN TOUCH

WHATSAPP

Communication between BROA and its members on the one hand, and
between neighbours on the other, is always something we are looking to
improve at BR. It will not surprise anyone to know that BR can be a hot bed
of salacious rumour and wild story telling. Much of the wholly false rumours
that spread across the estate have their origins in a small group of very
small-minded people who seem to get pleasure out of creating mayhem and
division. Such is life. But BROA is seeking to facilitate a more neighbourly
and helpful way of people interacting.

To that end, we have set up a WhatsApp community which has proved
hugely popular. Well over 700 people have now joined. Residents can join
the community by following this link from their smart phones:
https://chat.whatsapp.com/FeMzEQiROadFYHzf9HF 1sD

Or text BROA on +44 7399 334 967

Within that community are many chat groups that residents can subscribe to:

there is a group for each building; a very active general discussion group;
service charge, ground rent, car park and security groups; as well as a lost
and found and a furniture exchange. We can add more groups on request.
All we ask is that the conversation is kept polite and relevant to life at BR.
Please do not go off on tangents about personal matters or hold bilateral

conversations in front of a large audience
WEBSITE

BROA has a website which it uses for giving formal notices, such as of a
general meeting. It also acts as an archive to hold things like our
constitution, published newsletters and documents relating to any matters of

interest. We are seeking to have this accessible by password only.

During the year we produced our newsletter at regular intervals with positive

feedback. We welcome any suggestions
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THE GARDENS

The Battersea Reach gardens have attracted an unusual amount of scrutiny
in the past year. The scourge of the Box Caterpillar which laid waste to the
box hedges certainly caused comment and even controversy. We also lost
our entire gardening team, and it was left to JFM to recruit replacements. On
the evidence of the past eight months, it appears we now have a team with
both the skill set and passion to ensure the gardens return to the best of the
past years. In Justin we have a Head Gardener who thankfully proffered the
right advice about treating the box caterpillar invasion and we are on track to
save perhaps as many as three quarters of the hedges affected. His swift
intervention in spraying the plants (much of it in his spare time) was

undoubtedly the correct action.

He and his assistant Toby have spent the winter months preparing the
gardens for spring. This is not always obvious but the trimming back,
mulching and re-planting has set the foundation for the summer ahead.
Already we notice the bulbs in the planters between Baltimore and
Commodore are sprouting. A word of support from residents to Justin and

Toby would be appreciated.

From a financial perspective the gardening costs are down compared to the

time when we had an outside supplier.

SNIPPETS

The Amazon lockers handled 800 parcels in December 2024. Using them is
more efficient and convenient and relieves the concierge’s workload.

The concierge received and processed 13 178 items in the same period,
This is about 150000 a year.

We had set the time of this AGM as the deadline for the completion of the
works required to replace the Pinnacle fountains, but it has taken a little
longer than anticipated but work has started

JFM undertook a performance review of all staff members and bonuses paid
last year were assessed on performance. This exercise will be a permanent

feature.
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THE COMMITTEE

Joao Saraiva, who had been Treasurer and co-Chairman, resigned from
the BROA Committee and Larissa Exalto was appointed.

All current members offer themselves for re-election en bloc. They are: -

Alan Fairleigh (Chairman)
Mike Welsford (Secretary)
Simon Humphries

David Shilton

Marc Deaves.

Sach Patel

Stuart McAlpine

Ante Gulam

Larissa Exalto



