Minutes of the Annual General Meeting of 

Maunsel (Fourth Co-ownership) Housing Society Ltd. 

held at 8.00pm on Monday, 7 December 2009
at the Kensington Sports Centre

Present : Anna Gardiner, Chair (16), Thomas Bullock, Treasurer (30), Shirley Ainger (2), John MacArthur (7), Kirsten Tormod Pedersen (9), Kym Acri (11), Rick Armiger (19), Edmund Cohen (25), Basia Kapp (27), Chris Bushell, (38), Sonia Watson (38), Gillie Evans (46), Murray John (46), Judith Blakeman (50). 
In Attendance:  Joanna Campling, Secretary (40), Chris Evans, solicitor, ebw llp.

1.
Apologies were received from Michael Rodrigue (6), Jennifer Jeffrey (10), Philippa Collie Cousins (13), Denise Heywood (14), Claudio Napolitano (17), Stephen Swarray (17),  Rick Fisher (18), Christine Coleman (20), Carl  Cheek (20), Kirsty Malcolm (24),  Sarah Collison (39).
2.
Minutes of the last AGM


The minutes of the last AGM on Tuesday, 9 December 2008, were agreed as a correct record. 

3.
The Chair’s Report was presented by Anna Gardiner who took over as Chair of the Management Committee in May 2009.
4.
The Annual Accounts


Thomas Bullock presented the Annual Accounts focusing on income and expenditure compared to budget,  and gave the meeting an overview of next year’s budget, going through the 10 year forecast and some of the major expenditure that needed to be planned for. 


Turning to the Actual Cash compared to Budget 2008-2009 he reminded us that the co-ownership had two separate accounts funded from different sources.


The Service Charge Account, funded via the service charge, covers routine maintenance and administration. An increase by £10 to £180 per month is proposed with effect from April 2010. 

       In the Service Charge Account, investment income is slightly lower than budgeted because of low interest rates, although other income is slightly higher due to insurance refunds, which leaves the total turnover roughly as per the budget.


Total routine expenditure for the year (up to 30th September) was less than budgeted partly due to Sue Levinge of BSM relinquishing day-to-day management duties, and in terms of maintenance, no tree work was done this year and there was less work than budgeted on landscaping. Also there were no Velux repairs and the internal re-decoration of the flat stairwells has been deferred.

     
The Improvement Account, funded via clawback from sales, is intended for discretionary expenses, such as security.  There was no expenditure on the security gate by no. 50 previously discussed because there was no agreement with St. Andrews.

Turning to the Long Term Cash Flow Forecast Thomas explained that the purpose of this was to present this year’s budget (shown within the red column) and to highlight some of the major expenditure that is forecast for the coming years and our overall cash position. 


Under the budgeted expenses, management fees are possibly slightly overstated but we need a contingency and we also a contingency for repairs and maintenance, such as work on the communal Veluxes and any unforeseen repairs. 
5.
Treasurer’s Report


Having presented the accounts, Thomas then explained to the meeting that the service charge was  our only guaranteed source of income because, as has become very clear these last two years with no sales, we cannot rely on clawback income. Therefore, given anticipated future expenditure, it is prudent to continue to build up reserves rather than be obliged to ask for larger one-off contributions for major works. The service charge needs to continue increasing in order to build up a sensible level of surplus cash to cover future periodic and unforeseen expenditure. In some cases, the cost of repairs is increasing at a higher rate than inflation and currently we are receiving lower investment income due to lower interest rates. 


The single largest future expense will be the external redecoration. The next one, based on the surveyor recommendation of every 5 years, is planned for 2012. Current forecasts  indicate that we wouldn’t be able to afford it then and will probably need to defer it at least 2 years (highlighted figure shown in 2014). Even with that 2 year deferral nearly all of the cash in the service charge account will be consumed to cover this, even with further forecasted annual service charge increases of £10-£15 per month in future years. 


In the Improvement Reserve Account, a reserve of about £90,000 has been built up which may be reduced by about £35,000 if we need to install a digital TV aerial in 2011, although it looks as if this may no longer be necessary. This amount limits our ability to spend significant sums on improvements such as security which might require one-off contributions from co-owners.


In conclusion, Thomas assured the meeting that the committee takes Maunsel’s finances very seriously and would continue to look for ways to minimise expenditure without compromising the fabric of the Square.

He was thanked by all at the meeting for the clarity of his presentation and for his invaluable contribution as Treasurer to the management of the square.

 6.
Appointment of Auditors


It was agreed that GMAK Accountants be re-appointed as Auditors.

7.
Election of Committee Members


Committee members Claudio Napolitano and Kirsten Pedersen both resigned and will not stand for re-election. Joanna Campling resigned in January when she formally took up interim management duties.

The following members resigned by rotation and were re-elected: 

Philippa Collie Cousins, proposed by Judith Blakeman, seconded by Shirley Ainger; Judith Blakeman, proposed by Chris Bushell, seconded by Shirley Ainger; Murray John will be co-opted once more at the next committee meeting. There were no new nominations.
8.
Managing Agent for Wesley Square

The Management Committee is in contract negotiations with the new agents, JMW Barnard, Property Management, 181 High Street Kensington.

 
Anna asked co-owners to be patient with them as it would take some time to ‘bed in’ and warned that management may become more costly because of the complicated times in which we live. Health and safety considerations, insurance, legal matters, are requirements that need to be taken seriously.
9. 
Sub-letting in Wesley Square

Anna informed the meeting that there were growing concerns about the number of properties sublet, currently nearly 30%. She stressed that M4 tries to weed out buy-to-let owners from the buying process, and that in most instances co-owners take care to comply with M4 procedures and the requirements of the Lease and the Deed of Variation, and also ensure that their tenants do the same. Nevertheless sub-letting, especially where co-owners are in contravention of their lease, takes up a great deal of time, which ultimately is paid for by all the other co-owners. When the new Managing Agent is appointed, this is likely to cost even more, so the committee feels it important that the situation should be clarified.


The square’s solicitor Chris Evans was therefore asked for his advice. He attended the AGM in order to answer any questions and discuss the concerns of the co-owners. He recommended a standardised application form that all co-owners would receive in the event of their wishing to sub-let. This would streamline the process for co-owners and give clear guidance to our new managing agent, to tenants and to any estate agents involved. It could also be given to prospective buyers, so they understood from the outset how sub-letting is viewed by M4. 

He told the meeting that the terms of the original Underlease, which had precluded co-owners entirely from sub-letting, had been amended in 2000 in the Deed of Variation. This has been entered into by virtually all co-owners and allows co-owners to let, provided M4’s requirements, which are clearly set out in the Deed of Variation (part 1 to the Schedule, p.3) are respected. He stressed that the reason the rules are ignored is because M4 does nothing to enforce them. The application is an attempt to reinstate these rules and make them work, and also to clarify them. It  was important to let landlords know what needed to be addressed before letting took place, and this should be done in partnership with the MA. 
 
A draft application process was tabled for discussion and is attached. This consists of Part 1 which states what is  required to gain permission such as the reason for subletting, the proposed length of time etc, and Part 2, which states what is required in terms of tenant references and the Tenancy Agreement. 

The main areas of concern that came up during the discussion were that the continued rise in the number of sublets would  affect the feeling of community in the long term and also the cost to co-owners as a whole when things go wrong with a letting.

For further details of the discussion, and Chris Evans’ advice, please see attached File Note.

It was agreed unanimously that the draft Application should be accepted in principle, subject to further discussion in committee.

10.
Living in Wesley Square booklet

This has been re-written and updated and will be given to tenants as well as co-owners once the new MA is in place. 
11.
Maintenance

Joanna reported that some maintenance work such as gutter repair, and cleaning was still outstanding. This was because, although she had undertaken some of the smaller maintenance jobs, such as gate replacement and repair, she, as a co-owner, would not be happy at someone like her making big professional decisions. For example, where the gutter replacement was concerned, there had been a recommendation that the plastic guttering should be replaced by metal gutters, and although some of the internal and external lamps had been repaired during the summer, she had been told that the internal lighting needed re-wiring. These were assessments that needed to be made by the new MA.

She also said that although the Survey Report drawn up for de-registration showed that the Square was generally in good condition, and the roof was hopefully alright for at least ten years, one or two flats were getting leaks and so she felt it would be worth getting the new MA to do a thorough survey of the roof when the guttering was done. They would in any event have to do a Health and Safety survey as, since the recent fires in blocks of flats M.4 had received warnings concerning fire hazards. It also made more sense to wait and do an exterior inspection with Barnard’s although she would draw up a report to instruct them in what needed particular attention.

12.
Window Cleaning

The decision was made in 1996 to include window cleaning  in the service charge, but as we prepare for the hand-over to new agents, it is necessary to minute this in our records as a formality.


It was unanimously agreed that the window cleaning service should be included in the service charge.

13.
Parking

As part of the Committee’s discussion on sub-letting and its effects on the square, parking permits for co-owners who are NON-RESIDENT came up.  Tenants do not receive parking permits or visitors’ permits but non-resident co-owners are still entitled to resident parking. With parking at a premium, it was debated at Committee whether this should continue and it was decided to put the vote to the AGM. 


It was unanimously agreed that as of July 2010 when the parking contract is renewed, non-resident co-owners will no longer be entitled to apply for Wesley Square Parking Permits.  They will still receive a Visitor Permit for short-term use.


To conclude Anna told the meeting she had been asked to remind everyone that visitors’ permits should only be used for occasional overnight guests or for trades people working at the house. They should not be used on a permanent basis, nor loaned to others.
14.
Filming in Wesley Square


Anna told the meeting that following filming in the square during the summer, procedure for subsequent filming was discussed at the October committee meeting with Chris Evans in attendance to give advice. It was agreed at the meeting that although co-owners already have to seek permission for such an event, a clearer framework should be established for any future filming and that this should be put to the AGM. The procedure would entail, among other formalities, separate agreements for the co-owner and M4 with any company wishing to film in Wesley Square, and an agreed fee for M4 commensurate with usage. 

Anna referred the meeting to the October Minutes (posted on the WS website) for details and said that the input of anyone with any expertise or interest in this area would be very welcome.  

15.
Any other business
· Joanna tabled a flyer sent to her by RBKC concerning the Resident Reviewer scheme (poster on notice board). This is a scheme whereby Council services are tested in a variety of ways by local residents. If anyone is interested in taking part they should contact Gary Wilson, Consultation and Research Officer, on 020 7361 3616 or e-mail gary.wilson@rbkc. Reviewers will receive a small remuneration.
· Kym Acri wanted to know, since the internal redecoration of the flats had been deferred, whether her area could be done as a one-off, because she intended to put her flat up for sale, and she would pay it back upon selling.  MJ said that if it were a question of putting damage right it would probably come under maintenance. It was agreed this would be investigated. 
· She also asked who to get in touch about her television reception and Anna referred her to Digital UK. The number, for the benefit of other co-owners who are experiencing problems, is 08456 50 50. 
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