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You do not need to do anything now, but if you have any more questions, this is how you 
can ask them:

For questions about this letter or the Section 20 process, call our friendly 
Homeownership Major Works team on 0207 926 6521.
For questions relating to your service charge account or to discuss how you might be 
affected by a possible major works invoice in 2021/22, you can call our dedicated 
Collections Team on 0207 926 7132.
To update your details, or if you have a general question unrelated to this letter, call 
our Customer Services Team on 0207 926 1116.

You can call us Monday to Friday 9am to 5pm. You can also email 
HMhomeownership@lambeth.gov.uk or write to London Borough of Lambeth, 
Homeownership & Rents, PO Box 734, Winchester, SO23 5DG, or if you prefer, there is 
also a live chat facility ‘Tawk’ on our website www.lambeth.gov.uk/council-tenants-
andhomeowners/homeowners

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention View this short film explaining what a 
Notice of Intention is: 
https://youtu.be/Q_Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation
period is over and all observations have 
been responded to.

Send you a Notice of Estimates.  You will 
find out what your contribution is towards 
these works.  

You will find out what your estimated 
contribution will be.  

View this short film explaining what a 
Notice of Estimates is:
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is:
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
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You do not need to do anything now, but if you have any more questions, this is how you 
can ask them:

For questions about this letter or the Section 20 process, call our friendly 
Homeownership Major Works team on 0207 926 6521.
For questions relating to your service charge account or to discuss how you might be 
affected by a possible major works invoice in 2021/22, you can call our dedicated 
Collections Team on 0207 926 7132.
To update your details, or if you have a general question unrelated to this letter, call 
our Customer Services Team on 0207 926 1116.

You can call us Monday to Friday 9am to 5pm. You can also email 
HMhomeownership@lambeth.gov.uk or write to London Borough of Lambeth, 
Homeownership & Rents, PO Box 734, Winchester, SO23 5DG, or if you prefer, there is 
also a live chat facility ‘Tawk’ on our website www.lambeth.gov.uk/council-tenants-
andhomeowners/homeowners

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention View this short film explaining what a 
Notice of Intention is: 
https://youtu.be/Q_Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation
period is over and all observations have 
been responded to.

Send you a Notice of Estimates.  You will 
find out what your contribution is towards 
these works.  

You will find out what your estimated 
contribution will be.  

View this short film explaining what a 
Notice of Estimates is:
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is:
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
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You do not need to do anything now, but if you have any more questions, this is how you 
can ask them:

For questions about this letter or the Section 20 process, call our friendly 
Homeownership Major Works team on 0207 926 6521.
For questions relating to your service charge account or to discuss how you might be 
affected by a possible major works invoice in 2021/22, you can call our dedicated 
Collections Team on 0207 926 7132.
To update your details, or if you have a general question unrelated to this letter, call 
our Customer Services Team on 0207 926 1116.

You can call us Monday to Friday 9am to 5pm. You can also email 
HMhomeownership@lambeth.gov.uk or write to London Borough of Lambeth, 
Homeownership & Rents, PO Box 734, Winchester, SO23 5DG, or if you prefer, there is 
also a live chat facility ‘Tawk’ on our website www.lambeth.gov.uk/council-tenants-
andhomeowners/homeowners

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention View this short film explaining what a 
Notice of Intention is: 
https://youtu.be/Q_Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation
period is over and all observations have 
been responded to.

Send you a Notice of Estimates.  You will 
find out what your contribution is towards 
these works.  

You will find out what your estimated 
contribution will be.  

View this short film explaining what a 
Notice of Estimates is:
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is:
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
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You do not need to do anything now, but if you have any more questions, this is how you 
can ask them:

For questions about this letter or the Section 20 process, call our friendly 
Homeownership Major Works team on 0207 926 6521.
For questions relating to your service charge account or to discuss how you might be 
affected by a possible major works invoice in 2021/22, you can call our dedicated 
Collections Team on 0207 926 7132.
To update your details, or if you have a general question unrelated to this letter, call 
our Customer Services Team on 0207 926 1116.

You can call us Monday to Friday 9am to 5pm. You can also email 
HMhomeownership@lambeth.gov.uk or write to London Borough of Lambeth, 
Homeownership & Rents, PO Box 734, Winchester, SO23 5DG, or if you prefer, there is 
also a live chat facility ‘Tawk’ on our website www.lambeth.gov.uk/council-tenants-
andhomeowners/homeowners

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention View this short film explaining what a 
Notice of Intention is: 
https://youtu.be/Q_Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation
period is over and all observations have 
been responded to.

Send you a Notice of Estimates.  You will 
find out what your contribution is towards 
these works.  

You will find out what your estimated 
contribution will be.  

View this short film explaining what a 
Notice of Estimates is:
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is:
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
tenants-and-

146





London Borough of Lambeth
Homeownership & Rents
PO Box 734                                                                                                                                Telephone: 020 7926 6521
Winchester, S023 5DG                                                                                                               Lambeth.gov.uk

where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and are therefore recommended for 
replacement. The windows require significant repairs and in the main are circa 30-40 years 
old and as such are reaching the end of their serviceable life and therefore requrie renewal. 
The front communal balcony screens are not fire rated and it has been highlighted in a 
recent Fire Risk Assessment that these should be upgraded to a fire rated standard up to 
1.2m height to allow for safe means of escape and comply with current fire standards. The 
brickwork is not in a considerably poor condition, however, whilst scaffold is erected and 
access provided, any clearly defective areas should be repaired to minimise future 
maintenance and leave the building watertight. The timber cladding at high level specifically 
and in various locations is rotten and requires replacement to leave the building water tight. 
The external and communal decorations to the building require cyclical upgrade works and 
redecoration is recommended to provide  protection to the underlying surfaces. The 
communal and private balcony glass/ timber balustrades are rotten in areas and the glass is 
cracked or defective, repairs are required as these are considered a health and safety 
concern. Asbestos surveys are required to comply with the Asbestos Regulations 2012 and 
ensure compliance with the Health and Safety Executive. All work areas are to be surveyed 
prior to commencing and any asbestos identified shoud be considered in regards to 
condition and removed under safe conditions where likely to affect the proposed work.

A description of the work proposed to be carried out to your block and/or estate:

The planned works include but are not limited to; the replacement of the existing flat roof 
coverings, associated flashings and any rooflights/ lightning protection as required and 
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork and repointing. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
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of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and therefore recommended for replacement. 
The windows require significant repairs and are circa 30-40 years old and as such are 
reaching the end of their serviceable life and therefore requrie renewal. The brickwork is not 
in a considerably poor condition, however, whilst scaffold is erected and access provided, 
any clearly defective areas should be repaired to minimise future maintenance and leave 
the building watertight. The external and communal decorations to the building require 
cyclical upgrade works and redecoration is recommended to provide  protection to the 
underlying surfaces. The communal and private balcony glass/ timber balustrades are 
rotten in areas and the glass is cracked or defective, repairs are required as these are 
considered a health and safety concern. Asbestos surveys are required to comply with the 
Asbestos Regulations 2012 and ensure compliance with the Health and Safety Executive. 
All work areas are to be surveyed prior to commencing and any asbestos identified shoud 
be considered in regards to condition and removed under safe conditions where likely to 
affect the proposed work.

I explained to you in my letter dated 22 June 2020that our consultant Pellings LLP would 
advise us what work is needed.  A list of frequently asked questions and an options 
appraisal survey is available on request.

Here are the findings of CHALNER HOUSE.   

Asbestos Removal

This item allows for undertaking a full 
Refurbishment and Demolition asbestos 
survey prior to works being undertaken to 
comply with current health and safety 
requirements and the Asbestos 
Regulations 2012. Note, surveys will be 
undertaken to all external areas and 
internal areas as required. We are unable 
to fully survey or test areas until the 
scaffold is erected.  Any asbestos 
identified which affects our working areas 
or is in a poor condition will be safely 
removed and replaced with a non 
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asbestos equivalent. The figure for 
removal is a provisional sum as the level 
of asbestos is currently unknown. Figure 
to be revised prior to final account subject 
to works undertaken, backup to costs and 
asbestos surveys provided on completion.

Balcony works

These costs relate to repairs to the 
balconies as necessary. This figure is a 
provisional sum as the number and size 
of repairs can not be quantified until areas 
of timber are surveyed and rotten areas 
removed and replaced externally.  Once 
scaffold is complete, all areas will be 
surveyed by Lambeth and their 
consultants Pellings LLP and repairs will 
be scheduled and the attached 
provisional sum will be revised in 
accordance with actual works undertaken. 
Any existing asphalt walkway coverings to 
be repaired where split or defective. Full 
CCTV survey to be undertaken on the 
drainage/ downpipes to the balconies and 
any repairs identified.

Bin Chambers
Boundary Walls and Fences
Boundaries
Building Floor works
Communal Heating works
Communal Doors

Communal Area Repairs and 
Decorations

The communal and external decorations 
are in a poor condition and require 
redecorations in accordance with 
Lambeth's cyclical programme. Areas 
include but are not limited to, staircases, 
private and communal balconies, timber 
cladding, communal doors, handrails and 
all previously painted surfaces.

Concrete Repairs

These works relate to all repairs required 
to the existing concrete surfaces to the 
building, including but not limited to the 
concrete lintels above windows, concrete 
soffits to private or communal balcony 
areas or stairwells and any other existing 
concrete where defective. Upon erection 
of the scaffold, all concrete will be tested 
to check its condition by both Lambeth 
and Pellings. Defective areas will be 
scheduled in terms of size and location, 
sections will be removed and repaired 
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with new concrete to match, along with 
any repairs to the existing steel 
reinforcement. Corrosion inhibitors will be 
applied to any existing concrete to extend 
the life of the concrete and minimise 
future maintenance.

Damp works
Door Entry Systems and Access
Drainage works
Electrical Installations
Emergency Lighting
Estate works

External Redecoration

The communal and external decorations 
are in a poor condition and require 
redecorations in accordance with 
Lambeth's cyclical programme. Areas 
include but are not limited to, staircases, 
private and communal balconies, timber 
cladding, communal doors, handrails and 
all previously painted surfaces.

External Walls

These works relate to repairs to brickwork 
and timber cladding surfaces on the 
building, as necessary. This figure is a 
provisional sum as the number and size 
of repairs can not be quantified until the 
scaffold is erected. Once scaffold is 
complete, all areas will be surveyed by 
Lambeth and their consultants Pellings 
LLP and repairs will be scheduled and the
attached provisional sum will be revised 
in accordance with actual works 
undertaken. Repair schedules will be 
provided to justify all costs and only the 
number of repairs identified with be 
charged to Lambeth and leaseholders at 
final billing stage. The works will include 
but are not limited to, brickwork repairs 
where defective, repointing of the existing 
areas of the building where defective and 
repairs/ replacement of any existing 
timber cladding to the building which is 
rotten, prior to any redecorations.

Fire Safety works
Hard Landscaping
Environmental works
Lift works

Lightning Protection
Lightning Protection is required to all 
buildings over 2-3 storeys height. A 
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survey will be undertaken by a competent 
lighning protection company to confirm 
the exact extent of protection required. 
This item allows for the supply and 
installation of lightning protection to the 
block.

Rain Water goods

Rainwater outlets are provided on the 
existing flat roofs, The existing rainwater 
goods run internally within the building 
and connect directly in to the 
underground drainage. A CCTV survey 
will be undertaken of the existing internal 
downpipes to ensure that there are no 
blockages and are free flowing.

Refuse, Skips and Recycling Systems

This item allows for the removal and 
disposal of any on site waste created by 
the works. It will include for lockable skips 
or skips protected via heras fencing. This 
item will only include waste created by the 
works being undertaken such as 
windows/ roofing etc. being removed.

Roof works

The existing roofs are in a poor condition 
and at the end of their life expectancy. 
The roofs are to be replaced with a new 3 
layer felt system with associated flashings 
and detailing as required. Signs of leaks 
from Lambeths maintenance register 
have been recorded and it is clear that 
the roofs require replacement. Building 
Control sign off is required for the works 
relating to the windows and roofs and the 
works will therefore include statutory fees 
for applications and sign off by Building 
Control. Prior to replacing the roof, it is 
also requirement for the contractor to 
confirm what gas appliances are in each 
flat, the location of any gas flues/ 
proximity to window openings and 
whether any of the appliances vent 
through the roof or walls adjacent to 
working areas to ensure that these are 
turnt off whilst works being undertaken 
adjacent to any flues. All new roofs will 
have a minimum 25 year guarantee.

Scaffolding

Access is required to complete all of the 
necessary roof/ window replacement and 
associated fabric repairs to the building. A 
full scaffold is required to comply with 
current health and safety requirements. 
Where the contractor can utilise other 
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methods for access to create savings, this 
will be included within the proposed 
tender, to ensure that methods are used 
to maximise savings.

Service
Structural works
Surveys

TV Aerial works

This item relates to the removal of TV 
aerials and their relocation on to the 
proposed scaffold, to ensure that signal is 
not affected during the programme of 
works. It will allow for any associated call 
outs for any issues and for reinstatement 
in the same location. Any TV aerials that 
are redundant will be removed and 
disposed of.

Ventilation works
Water Pumps
Water Supply works

Windows

This work involves the replacement of the 
existing windows with new double glazed 
PVCu equivalents. The windows are a 
mixture of UPVC, timber framed single 
glazed and aluminium framed thin double 
glazed casement windows. The timber 
windows are nearing the end of their life 
expectancy and a survey to similar blocks 
adjacent has identified that significiant 
repairs are required to the windows. 
Where windows have been replaced in 
PVCu, these will be allowed for renewal. 
This will then be subject to review by 
Lambeth and their consultants once on 
site. If windows are compliant in regards 
to Building Control and Planning 
Requirements, these will be left in situ 
and a saving will provided to both 
Lambeth and the leaseholders at final
billing stage.

Contingency

A contingency sum will be included in the 
tender. This is to cover any unforeseen 
works identified during the project and will 
be monitored and reported to residents 
via monthly progress meetings.  

Overheads and Profits

Overheads include costs relating to 
accountancy and indirect costs such as 
rent rates, utility costs, scheme signage, 
insurances, salaries, central 
administration, legal fees, office 
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equipment and travel.  Construction 
contracts also include a profit within the 
contract, which the contractor makes for 
undertaking the works. 

Preliminaries

Preliminary fees account for site 
management i.e. contract manager and 
supervisory staff, a resident liaison officer, 
quantity surveyor and foreman.  This fee 
also includes for site welfare such as 
toilets, storage and canteen facilities for 
the construction team required by the 
Health and Safety Executive.  Other 
preliminary items include insurances, 
telephone/ fax and IT equipment, site 
security, plant hire, heras fencing, health 
and safety welfare, container storage hire 
and licences. 

Consultant Fees

The tender will not include a consultancy 
element as Pellings LLP were awarded 
the consultancy contract in 2019 for the 
design and contract administration. The 
fee for the consultancy will be included in 
the Notice of Estimate. 

Observations 

You may have already been in contact since receiving my letter dated the 22 June 2020.
Now that you have more information, you may wish to get in contact again.  If you do, I 
invite you to send in your written observation in relation to the proposed works.  Your 
observation (should you choose to send one in) must be delivered to the address below by 
the 11 August 2020.  This is 35 days from the date of this letter and when the relevant 
period ends.

Below are some ways you can send in an observation if you choose to.  

Online via our E-Form: https://www.lambeth.gov.uk/council-tenants-and-
homeowners/homeowners/major-works-to-your-home.
Email HMhomeownership@lambeth.gov.uk. 
Write to the London Borough of Lambeth, Homeownership & Rents, PO Box 734, 
Winchester, SO23 5DG.

If you choose to contact us in writing please include reference 915907/1 and make it clear 
that you are sending in a Section 20 Observation.  By doing this, you are ensuring it gets to 
the correct team quickly.

Alternatively, you may find it easier to call and speak with someone directly. Our 
friendly Major Works team within Homeownership & Rents are here to answer any 
questions you have.  You can call the team directly on 0207 926 6521 Monday to 
Friday 9am to 5pm.  If you prefer, there is also a live chat facility ‘Tawk’ on our 
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website www.lambeth.gov.uk/council-tenants-andhomeowners/homeowners

You can suggest a contractor

London Borough of Lambeth will ask contractors for quotes to carry out all works to all the 
blocks and estates under the proposed tender and you have the right to nominate a
contractor to carry out the following works:

The works include external and communal upgrade works to Ponton House, Chalner 
House, Ducavel House and 130-139 Coburg Crescent, circa 86 flats across 4 seperate 
blocks, any nominated contractor should be able to deliver works to this scale and works as 
listed. The planned works include but are not limited to; the replacement of the existing flat 
roof coverings, associated flashings and any rooflights/ lightning protection as required and 
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

If you would like to nominate a contractor, I invite you by the 11 August 2020 to propose the 
name of a person the London Borough of Lambeth should try to obtain an estimate for 
carrying out the above proposed works. To aid your nomination, please contact the 
Homeownership Major Works Team who will send you an example of a Pre-qualification 
questionnaire that you may wish to share with your intended nominee before submitting a 
formal nomination.

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention Complete

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation 
period is over and all observations have 
been responded to.
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Send you a Notice of Estimates.  You will find out what your estimated 
contribution will be.  

View this short film explaining what a 
Notice of Estimates is: 
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is: 
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
tenants-and-
homeowners/homeowners/major-works-to-
your-home

Thank you for taking the time to read this letter carefully.

Kind regards

Karen Kellaway 

Karen Kellaway
Senior Major Works Co-ordinator
Homeownership & Rents
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equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and are therefore recommended for 
replacement. The windows require significant repairs and in the main are circa 30-40 years 
old and as such are reaching the end of their serviceable life and therefore requrie renewal. 
The front communal balcony screens are not fire rated and it has been highlighted in a 
recent Fire Risk Assessment that these should be upgraded to a fire rated standard up to 
1.2m height to allow for safe means of escape and comply with current fire standards. The 
brickwork is not in a considerably poor condition, however, whilst scaffold is erected and 
access provided, any clearly defective areas should be repaired to minimise future 
maintenance and leave the building watertight. The timber cladding at high level specifically 
and in various locations is rotten and requires replacement to leave the building water tight. 
The external and communal decorations to the building require cyclical upgrade works and 
redecoration is recommended to provide  protection to the underlying surfaces. The 
communal and private balcony glass/ timber balustrades are rotten in areas and the glass is 
cracked or defective, repairs are required as these are considered a health and safety 
concern. Asbestos surveys are required to comply with the Asbestos Regulations 2012 and 
ensure compliance with the Health and Safety Executive. All work areas are to be surveyed 
prior to commencing and any asbestos identified shoud be considered in regards to 
condition and removed under safe conditions where likely to affect the proposed work.

A description of the work proposed to be carried out to your block and/or estate:

The planned works include but are not limited to; the replacement of the existing flat roof 
coverings, associated flashings and any rooflights/ lightning protection as required and
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork and pointing. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
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to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and therefore recommended for replacement. 
The windows require significant repairs and are circa 30-40 years old and as such are 
reaching the end of their serviceable life and therefore requrie renewal. The brickwork is not 
in a considerably poor condition, however, whilst scaffold is erected and access provided, 
any clearly defective areas should be repaired to minimise future maintenance and leave 
the building watertight. The external and communal decorations to the building require 
cyclical upgrade works and redecoration is recommended to provide  protection to the 
underlying surfaces. The communal and private balcony glass/ timber balustrades are 
rotten in areas and the glass is cracked or defective, repairs are required as these are 
considered a health and safety concern. Asbestos surveys are required to comply with the 
Asbestos Regulations 2012 and ensure compliance with the Health and Safety Executive. 
All work areas are to be surveyed prior to commencing and any asbestos identified shoud 
be considered in regards to condition and removed under safe conditions where likely to 
affect the proposed work.

I explained to you in my letter dated 22 June 2020that our consultant Pellings LLP would 
advise us what work is needed.  A list of frequently asked questions and an options 
appraisal survey is available on request.

Here are the findings of COBURG CRESCENT 130-139.

Asbestos Removal

This item allows for undertaking a full 
Refurbishment and Demolition asbestos 
survey prior to works being undertaken to 
comply with current health and safety 
requirements and the Asbestos
Regulations 2012. Note, surveys will be 
undertaken to all external areas and 
internal areas as required. We are unable 
to fully survey or test areas until the 
scaffold is erected.  Any asbestos 
identified which affects our working areas 
or is in a poor condition will be safely 
removed and replaced with a non 
asbestos equivalent. The figure for 
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removal is a provisional sum as the level 
of asbestos is currently unknown. Figure 
to be revised prior to final account subject 
to works undertaken, backup to costs and 
asbestos surveys provided on completion.

Balcony works

These costs relate to repairs to the 
balconies as necessary. This figure is a 
provisional sum as the number and size 
of repairs can not be quantified until areas 
of timber are surveyed and rotten areas 
removed and replaced externally.  Once 
scaffold is complete, all areas will be 
surveyed by Lambeth and their 
consultants Pellings LLP and repairs will 
be scheduled and the attached 
provisional sum will be revised in 
accordance with actual works undertaken. 
Any existing asphalt walkway coverings to 
be repaired where split or defective. Full 
CCTV survey to be undertaken on the 
drainage/ downpipes to the balconies and 
any repairs identified.

Bin Chambers
Boundary Walls and Fences
Boundaries
Building Floor works
Communal Heating works
Communal Doors

Communal Area Repairs and 
Decorations

The communal and external decorations 
are in a poor condition and require 
redecorations in accordance with 
Lambeth's cyclical programme. Areas 
include but are not limited to, staircases, 
private and communal balconies,  
communal doors, handrails and all 
previously painted surfaces.

Concrete Repairs

These works relate to all repairs required 
to the existing concrete surfaces to the 
building, including but not limited to the 
concrete lintels above windows, concrete 
soffits to private or communal balcony 
areas or stairwells and any other existing 
concrete where defective. Upon erection 
of the scaffold, all concrete will be tested 
to check its condition by both Lambeth 
and Pellings. Defective areas will be 
scheduled in terms of size and location, 
sections will be removed and repaired 
with new concrete to match, along with 
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any repairs to the existing steel 
reinforcement. Corrosion inhibitors will be 
applied to any existing concrete to extend 
the life of the concrete and minimise 
future maintenance.

Damp works
Door Entry Systems and Access
Drainage works
Electrical Installations
Emergency Lighting
Estate works

External Redecoration

The communal and external decorations 
are in a poor condition and require 
redecorations in accordance with 
Lambeth's cyclical programme. Areas 
include but are not limited to, staircases, 
private and communal balconies, 
communal doors, handrails and all 
previously painted surfaces.

External Walls

These works relate to repairs to brickwork  
as necessary. This figure is a provisional 
sum as the number and size of repairs 
can not be quantified until the scaffold is 
erected. Once scaffold is complete, all 
areas will be surveyed by Lambeth and 
their consultants Pellings LLP and repairs 
will be scheduled and the attached 
provisional sum will be revised in 
accordance with actual works undertaken. 
Repair schedules will be provided to 
justify all costs and only the number of 
repairs identified with be charged to 
Lambeth and leaseholders at final billing 
stage. The works will include but are not 
limited to, brickwork repairs where 
defective, repointing of the existing areas 
of the building where defective.

Fire Safety works
Hard Landscaping
Environmental works
Lift works

Lightning Protection

Lightning Protection is required to all 
buildings over 2-3 storeys height. A 
survey will be undertaken by a competent 
lighning protection company to confirm 
the exact extent of protection required. 
This item allows for the supply and 
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installation of lightning protection to the 
block.

Rain Water goods

Rainwater outlets are provided on the 
existing flat roofs, The existing rainwater 
goods run internally within the building 
and connect directly in to the 
underground drainage. A CCTV survey 
will be undertaken of the existing internal 
downpipes to ensure that there are no 
blockages and are free flowing.

Refuse, Skips and Recycling Systems

This item allows for the removal and 
disposal of any on site waste created by 
the works. It will include for lockable skips 
or skips protected via heras fencing. This 
item will only include waste created by the 
works being undertaken such as 
windows/ roofing etc. being removed.

Roof works

The existing roofs are in a poor condition 
and at the end of their life expectancy. 
The roofs are to be replaced with a new 3 
layer felt system with associated flashings 
and detailing as required. Signs of leaks 
from Lambeths maintenance register 
have been recorded and it is clear that 
the roofs require replacement. Building 
Control sign off is required for the works 
relating to the windows and roofs and the 
works will therefore include statutory fees 
for applications and sign off by Building 
Control. Prior to replacing the roof, it is 
also requirement for the contractor to 
confirm what gas appliances are in each 
flat, the location of any gas flues/ 
proximity to window openings and 
whether any of the appliances vent 
through the roof or walls adjacent to 
working areas to ensure that these are 
turnt off whilst works being undertaken 
adjacent to any flues. All new roofs will 
have a minimum 25 year guarantee.

Scaffolding

Access is required to complete all of the 
necessary roof/ window replacement and 
associated fabric repairs to the building. A 
full scaffold is required to comply with 
current health and safety requirements. 
Where the contractor can utilise other 
methods for access to create savings, this 
will be included within the proposed 
tender, to ensure that methods are used 
to maximise savings.
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Service
Structural works
Surveys

TV Aerial works

This item relates to the removal of TV 
aerials and their relocation on to the 
proposed scaffold, to ensure that signal is 
not affected during the programme of 
works. It will allow for any associated call 
outs for any issues and for reinstatement 
in the same location. Any TV aerials that 
are redundant will be removed and 
disposed of.

Ventilation works
Water Pumps
Water Supply works

Windows

This work involves the replacement of the 
existing windows with new double glazed 
PVCu equivalents. The windows are a 
mixture of UPVC, timber framed single 
glazed and aluminium framed thin double 
glazed casement windows. The timber 
windows are nearing the end of their life 
expectancy and a survey to similar blocks 
adjacent has identified that significiant 
repairs are required to the windows. 
Where windows have been replaced in 
PVCu, these will be allowed for renewal. 
This will then be subject to review by 
Lambeth and their consultants once on 
site. If windows are compliant in regards 
to Building Control and Planning 
Requirements, these will be left in situ 
and a saving will provided to both 
Lambeth and the leaseholders at final 
billing stage.

Contingency

A contingency sum will be included in the 
tender. This is to cover any unforeseen 
works identified during the project and will 
be monitored and reported to residents 
via monthly progress meetings.  

Overheads and Profits

Overheads include costs relating to 
accountancy and indirect costs such as 
rent rates, utility costs, scheme signage, 
insurances, salaries, central 
administration, legal fees, office 
equipment and travel.  Construction 
contracts also include a profit within the 
contract, which the contractor makes for 
undertaking the works. 

164



London Borough of Lambeth
Homeownership & Rents
PO Box 734                                                                                                                                Telephone: 020 7926 6521
Winchester, S023 5DG                                                                                                               Lambeth.gov.uk

Preliminaries

Preliminary fees account for site 
management i.e. contract manager and 
supervisory staff, a resident liaison officer, 
quantity surveyor and foreman.  This fee 
also includes for site welfare such as 
toilets, storage and canteen facilities for 
the construction team required by the 
Health and Safety Executive.  Other 
preliminary items include insurances, 
telephone/ fax and IT equipment, site 
security, plant hire, heras fencing, health 
and safety welfare, container storage hire 
and licences. 

Consultant Fees

The tender will not include a consultancy 
element as Pellings LLP were awarded 
the consultancy contract in 2019 for the 
design and contract administration. The 
fee for the consultancy will be included in 
the Notice of Estimate. 

Observations 

You may have already been in contact since receiving my letter dated the 22 June 2020.
Now that you have more information, you may wish to get in contact again.  If you do, I 
invite you to send in your written observation in relation to the proposed works.  Your 
observation (should you choose to send one in) must be delivered to the address below by 
the 11 August 2020.  This is 35 days from the date of this letter and when the relevant 
period ends.

Below are some ways you can send in an observation if you choose to.  

Online via our E-Form: https://www.lambeth.gov.uk/council-tenants-and-
homeowners/homeowners/major-works-to-your-home.
Email HMhomeownership@lambeth.gov.uk. 
Write to the London Borough of Lambeth, Homeownership & Rents, PO Box 734, 
Winchester, SO23 5DG.

If you choose to contact us in writing please include reference 915907/1 and make it clear 
that you are sending in a Section 20 Observation.  By doing this, you are ensuring it gets to 
the correct team quickly.

Alternatively, you may find it easier to call and speak with someone directly. Our 
friendly Major Works team within Homeownership & Rents are here to answer any 
questions you have.  You can call the team directly on 0207 926 6521 Monday to 
Friday 9am to 5pm.  If you prefer, there is also a live chat facility ‘Tawk’ on our 
website www.lambeth.gov.uk/council-tenants-andhomeowners/homeowners

You can suggest a contractor
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London Borough of Lambeth will ask contractors for quotes to carry out all works to all the 
blocks and estates under the proposed tender and you have the right to nominate a
contractor to carry out the following works:

The works include external and communal upgrade works to Ponton House, Chalner 
House, Ducavel House and 130-139 Coburg Crescent, circa 86 flats across 4 seperate 
blocks, any nominated contractor should be able to deliver works to this scale and works as 
listed. The planned works include but are not limited to; the replacement of the existing flat 
roof coverings, associated flashings and any rooflights/ lightning protection as required and 
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

If you would like to nominate a contractor, I invite you by the 11 August 2020 to propose the 
name of a person the London Borough of Lambeth should try to obtain an estimate for 
carrying out the above proposed works. To aid your nomination, please contact the 
Homeownership Major Works Team who will send you an example of a Pre-qualification 
questionnaire that you may wish to share with your intended nominee before submitting a 
formal nomination.

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention Complete

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation 
period is over and all observations have 
been responded to.

Send you a Notice of Estimates.  You will find out what your estimated 
contribution will be.  
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View this short film explaining what a 
Notice of Estimates is: 
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is: 
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
tenants-and-
homeowners/homeowners/major-works-to-
your-home

Thank you for taking the time to read this letter carefully.

Kind regards

Karen Kellaway 

Karen Kellaway
Senior Major Works Co-ordinator
Homeownership & Rents
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where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and are therefore recommended for 
replacement. The windows require significant repairs and in the main are circa 30-40 years 
old and as such are reaching the end of their serviceable life and therefore requrie renewal. 
The front communal balcony screens are not fire rated and it has been highlighted in a 
recent Fire Risk Assessment that these should be upgraded to a fire rated standard up to 
1.2m height to allow for safe means of escape and comply with current fire standards. The 
brickwork is not in a considerably poor condition, however, whilst scaffold is erected and 
access provided, any clearly defective areas should be repaired to minimise future 
maintenance and leave the building watertight. The timber cladding at high level specifically 
and in various locations is rotten and requires replacement to leave the building water tight. 
The external and communal decorations to the building require cyclical upgrade works and 
redecoration is recommended to provide  protection to the underlying surfaces. The 
communal and private balcony glass/ timber balustrades are rotten in areas and the glass is 
cracked or defective, repairs are required as these are considered a health and safety 
concern. Asbestos surveys are required to comply with the Asbestos Regulations 2012 and 
ensure compliance with the Health and Safety Executive. All work areas are to be surveyed 
prior to commencing and any asbestos identified shoud be considered in regards to 
condition and removed under safe conditions where likely to affect the proposed work.

A description of the work proposed to be carried out to your block and/or estate:

The planned works include but are not limited to; the replacement of the existing flat roof 
coverings, associated flashings and any rooflights/ lightning protection as required and
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
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All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and therefore recommended for replacement. 
The windows require significant repairs and are circa 30-40 years old and as such are 
reaching the end of their serviceable life and therefore requrie renewal. The front communal 
balcony screens are not fire rated and it has been highlighted in a recent Fire Risk 
Assessment that these should be upgraded to a fire rated standard up to 1.2m height to 
allow for safe means of escape and comply with current fire standards. The brickwork is not 
in a considerably poor condition, however, whilst scaffold is erected and access provided, 
any clearly defective areas should be repaired to minimise future maintenance and leave 
the building watertight. The timber cladding at high level specifically and in various locations 
is rotten and requires replacement to leave the building water tight. The external and 
communal decorations to the building require cyclical upgrade works and redecoration is 
recommended to provide  protection to the underlying surfaces. The communal and private 
balcony glass/ timber balustrades are rotten in areas and the glass is cracked or defective, 
repairs are required as these are considered a health and safety concern. Asbestos 
surveys are required to comply with the Asbestos Regulations 2012 and ensure compliance 
with the Health and Safety Executive. All work areas are to be surveyed prior to
commencing and any asbestos identified shoud be considered in regards to condition and 
removed under safe conditions where likely to affect the proposed work.

I explained to you in my letter dated 22 June 2020that our consultant Pellings LLP would 
advise us what work is needed.  A list of frequently asked questions and an options 
appraisal survey is available on request.

Here are the findings of DESPARD HOUSE 1-30 CONS.

Asbestos Removal

This item allows for undertaking a full 
Refurbishment and Demolition asbestos 
survey prior to works being undertaken to 
comply with current health and safety 
requirements and the Asbestos 
Regulations 2012. Note, surveys will be 
undertaken to all external areas and 
internal areas as required. We are unable 
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to fully survey or test areas until the 
scaffold is erected.  Any asbestos 
identified which affects our working areas 
or is in a poor condition will be safely 
removed and replaced with a non 
asbestos equivalent. The figure for
removal is a provisional sum as the level 
of asbestos is currently unknown. Figure 
to be revised prior to final account subject 
to works undertaken, backup to costs and 
asbestos surveys provided on completion.

Balcony works

These costs relate to repairs to the 
balconies as necessary. This figure is a 
provisional sum as the number and size 
of repairs can not be quantified until areas 
of timber are surveyed and rotten areas 
removed and replaced externally.  Once 
scaffold is complete, all areas will be 
surveyed by Lambeth and their 
consultants Pellings LLP and repairs will 
be scheduled and the attached 
provisional sum will be revised in 
accordance with actual works undertaken. 
Any existing asphalt walkway coverings to 
be repaired where split or defective. Full
CCTV survey to be undertaken on the 
drainage/ downpipes to the balconies and 
any repairs identified.

Bin Chambers
Boundary Walls and Fences
Boundaries
Building Floor works
Communal Heating works
Communal Doors

Communal Area Repairs and 
Decorations

The communal and external decorations 
are in a poor condition and require 
redecorations in accordance with 
Lambeth's cyclical programme. Areas 
include but are not limited to, staircases, 
private and communal balconies, timber 
cladding, communal doors, handrails and 
all previously painted surfaces.

Concrete Repairs

These works relate to all repairs required 
to the existing concrete surfaces to the 
building, including but not limited to the 
concrete lintels above windows, concrete 
soffits to private or communal balcony 
areas or stairwells and any other existing 
concrete where defective. Upon erection 
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of the scaffold, all concrete will be tested 
to check its condition by both Lambeth 
and Pellings. Defective areas will be 
scheduled in terms of size and location, 
sections will be removed and repaired 
with new concrete to match, along with 
any repairs to the existing steel 
reinforcement. Corrosion inhibitors will be 
applied to any existing concrete to extend 
the life of the concrete and minimise 
future maintenance.

Damp works
Door Entry Systems and Access
Drainage works
Electrical Installations
Emergency Lighting
Estate works

External Redecoration

The communal and external decorations 
are in a poor condition and require 
redecorations in accordance with 
Lambeth's cyclical programme. Areas 
include but are not limited to, staircases, 
private and communal balconies, timber 
cladding, communal doors, handrails and 
all previously painted surfaces.

External Walls

These works relate to repairs to brickwork 
and timber cladding surfaces on the 
building, as necessary. This figure is a 
provisional sum as the number and size 
of repairs can not be quantified until the 
scaffold is erected. Once scaffold is 
complete, all areas will be surveyed by 
Lambeth and their consultants Pellings 
LLP and repairs will be scheduled and the
attached provisional sum will be revised 
in accordance with actual works 
undertaken. Repair schedules will be 
provided to justify all costs and only the 
number of repairs identified with be 
charged to Lambeth and leaseholders at 
final billing stage. The works will include 
but are not limited to, brickwork repairs 
where defective, repointing of the existing 
areas of the building where defective and 
repairs/ replacement of any existing 
timber cladding to the building which is 
rotten, prior to any redecorations.

Fire Safety works
Hard Landscaping
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Environmental works
Lift works

Lightning Protection

Lightning Protection is required to all 
buildings over 2-3 storeys height. A 
survey will be undertaken by a competent 
lighning protection company to confirm 
the exact extent of protection required. 
This item allows for the supply and 
installation of lightning protection to the 
block.

Rain Water goods

Rainwater outlets are provided on the 
existing flat roofs, The existing rainwater 
goods run internally within the building 
and connect directly in to the 
underground drainage. A CCTV survey 
will be undertaken of the existing internal 
downpipes to ensure that there are no 
blockages and are free flowing.

Refuse, Skips and Recycling Systems

This item allows for the removal and 
disposal of any on site waste created by 
the works. It will include for lockable skips 
or skips protected via heras fencing. This 
item will only include waste created by the 
works being undertaken such as 
windows/ roofing etc. being removed.

Roof works

The existing roofs are in a poor condition 
and at the end of their life expectancy. 
The roofs are to be replaced with a new 3 
layer felt system with associated flashings 
and detailing as required. Any rooflights 
will also be replaced as part of the works 
with a new type to match the existing. 
Signs of leaks from Lambeths 
maintenance register have been recorded 
and it is clear that the roofs require 
replacement. Building Control sign off is 
required for the works relating to the 
windows and roofs and the works will 
therefore include statutory fees for 
applications and sign off by Building 
Control. Prior to replacing the roof, it is 
also requirement for the contractor to 
confirm what gas appliances are in each 
flat, the location of any gas flues/ 
proximity to window openings and 
whether any of the appliances vent 
through the roof or walls adjacent to 
working areas to ensure that these are 
turnt off whilst works being undertaken 
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adjacent to any flues. All new roofs will 
have a minimum 25 year guarantee.

Scaffolding

Access is required to complete all of the 
necessary roof/ window replacement and 
associated fabric repairs to the building. A 
full scaffold is required to comply with 
current health and safety requirements. 
Where the contractor can utilise other 
methods for access to create savings, this 
will be included within the proposed 
tender, to ensure that methods are used 
to maximise savings.

Service
Structural works
Surveys

TV Aerial works

This item relates to the removal of TV 
aerials and their relocation on to the 
proposed scaffold, to ensure that signal is 
not affected during the programme of 
works. It will allow for any associated call 
outs for any issues and for reinstatement 
in the same location. Any TV aerials that 
are redundant will be removed and 
disposed of.

Ventilation works
Water Pumps
Water Supply works

Windows

This work involves the replacement of the 
existing windows with new double glazed 
PVCu equivalents. The windows are a 
mixture of UPVC, timber framed single 
glazed and aluminium framed thin double 
glazed casement windows. The timber 
windows are nearing the end of their life 
expectancy and a survey to similar blocks 
adjacent has identified that significiant 
repairs are required to the windows. A 
recent Fire Risk Assessment has also 
highlighted that some of the windows 
where full height along balconies, do not 
comply to current standards and 
replacement is recommended to ensure 
safe means of escape. Where windows 
have been replaced in PVCu, these will 
be allowed for renewal. This will then be 
subject to review by Lambeth and their 
consultants once on site. If windows are 
compliant in regards to Building Control 
and Planning Requirements, these will be 
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left in situ and a saving will provided to 
both Lambeth and the leaseholders at 
final billing stage.

Contingency

A contingency sum will be included in the 
tender. This is to cover any unforeseen 
works identified during the project and will 
be monitored and reported to residents 
via monthly progress meetings.  

Overheads and Profits

Overheads include costs relating to 
accountancy and indirect costs such as 
rent rates, utility costs, scheme signage, 
insurances, salaries, central 
administration, legal fees, office 
equipment and travel.  Construction 
contracts also include a profit within the 
contract, which the contractor makes for 
undertaking the works. 

Preliminaries

Preliminary fees account for site 
management i.e. contract manager and 
supervisory staff, a resident liaison officer, 
quantity surveyor and foreman. This fee 
also includes for site welfare such as 
toilets, storage and canteen facilities for 
the construction team required by the 
Health and Safety Executive. Other 
preliminary items include insurances, 
telephone/ fax and IT equipment, site 
security, plant hire, heras fencing, health 
and safety welfare, container storage hire 
and licences. 

Consultant Fees

The tender will not include a consultancy 
element as Pellings LLP were awarded 
the consultancy contract in 2019 for the 
design and contract administration. The 
fee for the consultancy will be included in 
the Notice of Estimate. 

Observations 

You may have already been in contact since receiving my letter dated the 22 June 2020.
Now that you have more information, you may wish to get in contact again.  If you do, I 
invite you to send in your written observation in relation to the proposed works.  Your 
observation (should you choose to send one in) must be delivered to the address below by 
the 11 August 2020.  This is 35 days from the date of this letter and when the relevant 
period ends.

Below are some ways you can send in an observation if you choose to.  

Online via our E-Form: https://www.lambeth.gov.uk/council-tenants-and-
homeowners/homeowners/major-works-to-your-home.
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Email HMhomeownership@lambeth.gov.uk.
Write to the London Borough of Lambeth, Homeownership & Rents, PO Box 734, 
Winchester, SO23 5DG.

If you choose to contact us in writing please include reference 915907/1 and make it clear 
that you are sending in a Section 20 Observation.  By doing this, you are ensuring it gets to 
the correct team quickly.

Alternatively, you may find it easier to call and speak with someone directly. Our 
friendly Major Works team within Homeownership & Rents are here to answer any 
questions you have. You can call the team directly on 0207 926 6521 Monday to 
Friday 9am to 5pm.  If you prefer, there is also a live chat facility ‘Tawk’ on our 
website www.lambeth.gov.uk/council-tenants-andhomeowners/homeowners

You can suggest a contractor

London Borough of Lambeth will ask contractors for quotes to carry out all works to all the 
blocks and estates under the proposed tender and you have the right to nominate a
contractor to carry out the following works:

The works include external and communal upgrade works to Ponton House, Chalner 
House, Ducavel House and 130-139 Coburg Crescent, circa 86 flats across 4 seperate 
blocks, any nominated contractor should be able to deliver works to this scale and works as 
listed. The planned works include but are not limited to; the replacement of the existing flat 
roof coverings, associated flashings and any rooflights/ lightning protection as required and 
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

If you would like to nominate a contractor, I invite you by the 11 August 2020 to propose the 
name of a person the London Borough of Lambeth should try to obtain an estimate for 
carrying out the above proposed works. To aid your nomination, please contact the 
Homeownership Major Works Team who will send you an example of a Pre-qualification 
questionnaire that you may wish to share with your intended nominee before submitting a 
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formal nomination.

What happens next?

Introduce the Homeownership Major Works 
Team and the Collections Team.

Complete

Hand over to Pellings LLP to carry out 
initial surveys to your block/estate.

Complete

Send you a Notice of Intention Complete

Hand over to the Capital Works or 
Technical Services Team for the tender 
stage.

This will happen when the consultation 
period is over and all observations have 
been responded to.

Send you a Notice of Estimates.  You will find out what your estimated 
contribution will be.  

View this short film explaining what a 
Notice of Estimates is: 
https://youtu.be/Q Md5aWBu84

Send you a Notice of Award (if applicable) View this short film explaining what a 
Notice of Award is: 
https://youtu.be/Q Md5aWBu84

Hand over to the Capital Works or 
Technical Services Team for the 
commencement and monitoring of work

Details of the Project Manager will be 
provided should you wish to engage during 
the works.

Send you your invoice for the works 
(Estimate and Actual)

For more details on payment option for 
major works service charge invoices visit: 
https://www.lambeth.gov.uk/council-
tenants-and-
homeowners/homeowners/major-works-to-
your-home

Thank you for taking the time to read this letter carefully.

Kind regards

Karen Kellaway 

Karen Kellaway
Senior Major Works Co-ordinator
Homeownership & Rents
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where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and are therefore recommended for 
replacement. The windows require significant repairs and in the main are circa 30-40 years 
old and as such are reaching the end of their serviceable life and therefore requrie renewal. 
The front communal balcony screens are not fire rated and it has been highlighted in a 
recent Fire Risk Assessment that these should be upgraded to a fire rated standard up to 
1.2m height to allow for safe means of escape and comply with current fire standards. The 
brickwork is not in a considerably poor condition, however, whilst scaffold is erected and 
access provided, any clearly defective areas should be repaired to minimise future 
maintenance and leave the building watertight. The timber cladding at high level specifically 
and in various locations is rotten and requires replacement to leave the building water tight. 
The external and communal decorations to the building require cyclical upgrade works and 
redecoration is recommended to provide  protection to the underlying surfaces. The 
communal and private balcony glass/ timber balustrades are rotten in areas and the glass is 
cracked or defective, repairs are required as these are considered a health and safety 
concern. Asbestos surveys are required to comply with the Asbestos Regulations 2012 and 
ensure compliance with the Health and Safety Executive. All work areas are to be surveyed 
prior to commencing and any asbestos identified shoud be considered in regards to 
condition and removed under safe conditions where likely to affect the proposed work.

A description of the work proposed to be carried out to your block and/or estate:

The planned works include but are not limited to; the replacement of the existing flat roof 
coverings, associated flashings and any rooflights/ lightning protection as required and 
where applicable. The existing windows will be replaced with new PVCu double glazed 
equivalents, along with fire rated screens to the front communal balconies. The external 
walls will be repaired as necessary, including repairs to brickwork, repointing and the 
replacement of any existing defective timber cladding prior to redecoration works. Any 
concrete surfaces will be tested once access is available and areas repaired as required. 
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All previously painted surfaces are to be redecorated to both external and communal parts 
of the building, along with upgrade works to the existing balconies. This will include repairs 
to the existing timber and glass balcony balustrading and any repairs/ re coating of the 
existing private or communal asphalt walkways and balconies. Prior to any works 
commencing, acccess will be provided to facilitate the works i.e. scaffold and any existing 
satelite dishes will temporarily be relocated on to the scaffold to ensure the TV signal is 
maintained during the works. Asbestos Surveys and surveys to all gas appliances will be 
undertaken to all work areas prior to commencing. On completion of works on site, any 
waste will be removed using skips on site. Lambeth and Pellings will be responsible for 
scheduling the number of repairs required to each of the blocks and agreeing the quantity 
of repairs necessary. Quality checks will be undertaken of all works and each element will 
have a handover/ sign off process to ensure that the works is undertaken in accordance 
with Lambeths requirements.

The reason for this work is: 

The flat roofs are at the end of their life expectancy and multiple reports of leaks have been 
communicated to Lambeth across the estate and therefore recommended for replacement. 
The windows require significant repairs and are circa 30-40 years old and as such are 
reaching the end of their serviceable life and therefore requrie renewal. The front communal 
balcony screens are not fire rated and it has been highlighted in a recent Fire Risk 
Assessment that these should be upgraded to a fire rated standard up to 1.2m height to
allow for safe means of escape and comply with current fire standards. The brickwork is not 
in a considerably poor condition, however, whilst scaffold is erected and access provided, 
any clearly defective areas should be repaired to minimise future maintenance and leave 
the building watertight. The timber cladding at high level specifically and in various locations 
is rotten and requires replacement to leave the building water tight. The external and 
communal decorations to the building require cyclical upgrade works and redecoration is 
recommended to provide  protection to the underlying surfaces. The communal and private 
balcony glass/ timber balustrades are rotten in areas and the glass is cracked or defective, 
repairs are required as these are considered a health and safety concern. Asbestos 
surveys are required to comply with the Asbestos Regulations 2012 and ensure compliance 
with the Health and Safety Executive. All work areas are to be surveyed prior to 
commencing and any asbestos identified shoud be considered in regards to condition and 
removed under safe conditions where likely to affect the proposed work.

I explained to you in my letter dated 22 June 2020that our consultant Pellings LLP would 
advise us what work is needed.  A list of frequently asked questions and an options 
appraisal survey is available on request.

Here are the findings of PONTON HOUSE.

Asbestos Removal

This item allows for undertaking a full 
Refurbishment and Demolition asbestos 
survey prior to works being undertaken to 
comply with current health and safety 
requirements and the Asbestos 
Regulations 2012. Note, surveys will be 
undertaken to all external areas and 
internal areas as required. We are unable 
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