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Chairman’s Statement on Budget 2017 / 18 

As Chairman of Lawton Hall Management Limited (LHML), I am writing to you as shareholders and 
as fellow owners of our Estate. 

The next fiscal year starts on July 1, 2017, and I am therefore attaching the next year’s budget, as 
approved at the last Board meeting.  

This year, I am also providing some background information to put the budget into a broader context. 
Specifically, I will address: 

• Legal and financial responsibilities; 
• Financial accounting; and, 
• The Management of our Estate. 

1. Legal and Financial Responsibilities 

The Board has a responsibility to ensure the Estate is well maintained. As owners, we obviously 
have an obligation to jointly finance the management of the Estate, but not all owners understand 
how the costs are allocated. 

The exact delineation of the dividing lines of responsibility for each owner are in the leases and 
conveyance plans which you should have received when you purchased your property. It is desirable 
that you are aware of the specifics for your own property. The responsibilities fall into three 
categories. 

a) Property 

What constitutes your own property is specified in Schedule 1 of your lease. Where properties, 
or parts of properties adjoin other properties (i.e. not detached properties, or their associated 
garages) the responsibilities exclude common parts, which are subject to collective 
responsibility as indicated below. Note that while it includes the inside of your residence, it 
excludes any common parts which are typically the structural components.   Before changing 
any structural components, you should study your lease, and ensure you have all necessary 
approvals. 

The doors and windows are your property, but they must be painted in accordance with the 
conditions in your lease. The cost of painting is largely drawn from the common parts fund. 

b) Common Parts 

The common parts of a group of residences are also defined in your leases. Typically, they are 
the structural parts of the building block, of which your property is a part. There are common 
parts for The Stables, The Coach Houses and The Hall. Since The Gardens are detached 
houses, which are the responsibility of each individual owner, they have very few common parts, 
except where they relate to garages which are joined. For The Hall, some common parts only 
serve three of the residences. Thus, there are two different groups of common parts for The 
Hall, one funded by three owners and one funded by all owners in The Hall.  

For The Hall, the cost splitting considers the square footage of each home. In other parts of the 
Estate, the cost of maintaining the common parts is split equally amongst the relevant group of 
owners.  

Provision is made in the common parts budgets for painting every seven years, as well as the 
cleaning of gutters, downspouts and roof damage repairs. Although owners are responsible for 
the painting, they are reimbursed from the common fund. This reimbursement approach 
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ensures all owners have the repairs and painting done in a timely manner. It avoids some 
residences being left unpainted, to the detriment of the community and ensures monies for the 
repairs are allowed for in the budget. All painting and repairs should however be co-ordinated 
through the management company. 

c) Estate Communal Areas 

The Estate communal areas constitute everything other than personal property and common 
parts. For example, all roads, parking spaces, the entrance gate, and almost all the landscaping 
are Estate communal areas. The cost of maintaining these areas is split equally amongst the 34 
owners on the Estate. 

There are anomalies in the above three categories, which have caused some misunderstandings. 
The Board has purchased many individual conveyance plans, in order to have an authoritative record 
of the boundaries of the various areas. This has cleared up some earlier uncertainty regarding 
responsibilities. For example, walkways outside some of the Garden homes have been found to be 
personal property, rather than common parts. As expected, patio areas and small plots of garden 
adjacent to many homes are Estate communal areas. However, some exceptions have been 
identified. The small bits of garden in front of some of The Coach Houses are personal property. 

2. Financial Accounting 

The Operating Accounts finance maintenance that is carried out on a year-to year basis. There is an 
operating account for the Estate communal areas and a separate operating account for each of the 
common parts of each group of residences. 

There are bigger costs, which occur less frequently, such as the cost of painting every seven years. 
Increasingly, there are likely to be significant rehabilitation projects that may only occur once or twice. 
These are financed from our Reserve Accounts.  

The costs associated with Estate communal areas are shared equally by all owners. The costs for 
common parts are shared according to the established formulae amongst the relevant group of 
owners. 

3. The Management of our Estate 

The Estate was initially managed by an external management company (Mainstay Residential 
Limited). The cost of this service was £7,000 per year, when the contract was terminated in 2012. 
The costs would almost certainly be higher today, as the age of the properties is increasing the 
management workload. Since 2012, the major saving, resulting from managing the Estate ourselves, 
was used to build up the Estate’s Reserve Fund. This reserve is designed to be used when significant 
rehabilitation work is needed. 

The Estate is now approximately twelve-years old and the natural life of some of the Estate’s 
communal areas is being reached. Some hidden deficiencies are also coming to light. The necessary 
rehabilitation work will require significant expenditures. The prudency of building up the Reserves is 
increasingly evident. The necessary work can now be undertaken, without asking owners for special 
assessments, over and above the normal maintenance fees. However, such rehabilitation will be an 
on-going fact of life. It is prudent to continue to contribute towards anticipated future expenditures. 
The Board is paying increasing attention to the difficult task of predicting future costs. This will 
receive more attention in the years ahead as the Estate ages. 

The management of the Estate becomes more challenging, as costs rise and as more rehabilitation 
work is needed. Normally, a Board sets broad policy, and oversees management’s operation of the 
business. A management company’s employees inspect the property, negotiate and manage 
contracts, and keep accurate accounts. Since we have started to self-manage the Estate, it falls 
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upon the Board to perform all these tasks. In doing so, we strive to keep thirty-four owners, with 
diverse views and priorities, happy. It is becoming an ever more time-consuming and challenging 
task.  

We appreciate your understanding and support. 

 

Chris Chadwick, 

 

Chairman, 
Lawton Hall Management Ltd. 
May 2017 
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Commentary on the Budget 

Overview 

As described in the Chairman’s statement, we have an operating budget for regular maintenance of 
the Estate, and a reserve fund for large but infrequent expenditures for the Estate communal areas. 
We have two operating and reserve funds for two different common parts of The Hall, as well as 
separate funds for The Coach Houses, The Gardens, and The Stables. 

Operating Budget for the Estate Communal Areas 

By far the biggest part of your monthly fees goes to the Operating Account for the Estate communal 
areas. Appendix I shows the complete budget, but a few items account for about 80% of the total 
budget. These significant items are discussed below. 

1. Grounds Maintenance (50% of operating budget) Note 1 – Appendix I 

Grounds Maintenance is by far our biggest single budget item.  

This year our current maintenance contract expires and we made a concerted effort to seek 
owners’ views before tendering the work. Your views were studied and all given due 
consideration. Inevitably, there was a wide range of opinion as to both the level of service we 
should seek, as well as the type of landscaping that was appropriate for our Estate. Nobody 
wanted a lower level of service than we currently receive, almost half thought the current level 
was appropriate, and a very narrow majority indicated a willingness to pay more for enhanced 
service. We trust that you will understand that conflicting opinions could not be totally reconciled, 
but we reached the best compromise that we could. 

In January, we found five landscaping companies that may have been able to meet our needs. 
We invited all of them to submit tenders for two different levels of service. One level was for 
essentially the same level of service as we currently receive, with only minor changes to correct 
previous contract issues. The enhanced level of service incorporated some of the items which 
many of you recommended. Only three companies chose to respond. We refer to these as 
company A, B and C in the table below because the final contract is still being drawn up. The 
responses have been evaluated, as follows: 

Company Price 
50% weight 

Compliance 
10% weight 

Technical 
30% weight 

QA 
10% weight 

A Lowest price 1st 1st joint 1st 
B 2nd 3rd 3rd – small staff joint 1st 
C 3rd- much too expensive 2nd 2nd joint 1st 

Company A was best (or joint best) under all evaluation factors. 

The quote by Company A for the current level of service (see attached schedule) is £14,808, for 
the first year, with an average of £15,257 over three years. This is a significant increase from 
the current price of £12,844. However, as noted above, it was the lowest quote available. Also, 
we had received informal feedback that the current price was unsustainable, and the increase 
did not come as a surprise. 

The enhanced level of service was of the order of an additional £8,000 per year, which we 
believe is too large an increase. However, given many owners dissatisfaction with the current 
schedule of work, we believe it is essential to budget for some additional work which can be 
authorized on an as-needed basis, rather than making a long-term commitment. We are 
budgeting for an additional £1,300 in the next fiscal year. This would allow for about 3 days’ 
additional work per year, one in winter, and one/two in summer, for a 2-person team to carry out 
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additional grass cutting, leaf picking, hedge and shrub trimming/shaping, herbicide spraying, 
and anything else as required. 

2. Communal Electricity (4% of operating budget) Note 2 – Appendix I 

This is another significant budget item, but one over which we have limited control, and one that 
doesn’t vary substantially from year to year. When our street lights require bulbs to be changed, 
we install low-consumption bulbs to minimize our electricity bills. 

We had five contracts with Scottish Power on a fixed-price, three-year contract. We closely 
monitor prices, and when one of the contracts expired, we were able to obtain a better price 
from Octopus Energy. We will consider switching other contracts as they expire. 

3. Tree Surgery & Woodland Maintenance (8% of operating budget) Note 3 – Appendix I 

Each year, we conduct two major inspections of the trees on the Estate, with our tree surgeons 
(currently Astra Tree Services Ltd). We undertake necessary work, on Astra’s advice.  

This is an unpredictable aspect of the budget, as the work required results from storm damage 
and disease of trees. Almost all of this work is subject to approval by the local authority due to 
the whole estate having a blanket Tree Preservation order, as do some individually identified 
trees. The timing of these approvals by the local authority can take several months. 

4. Day-to-Day Maintenance (6% of operating budget) Note 4 – Appendix I 

The budget for this item has increased from £1,000 to £2,000. This reflects the need to repair 
items that have deteriorated over several years – such as sinking drains, uneven cobblestones, 
and damaged curbs. 

5. Accountant (11% of operating budget) Note 5 – Appendix I 

We are seeking ways to minimize this cost, but are currently budgeting for a slight reduction on 
last year, based on what we have paid so far this year. 

Reserve Fund for the Estate Communal Areas 

Since the Estate was built in about 2003, there has been one major rehabilitation project (renewal 
of the estate cinder paths) and several minor rehabilitation projects that needed to be funded by the 
Reserve Fund for Estate Communal Areas. In that regard, it should be noted that the renovation and 
painting of The Hall was funded from The Hall Reserve Fund, and by special contributions from Hall 
owners, and not by the Estate Fund. The portico of The Hall was found to be an Estate Communal 
Area and only that small portion of the work was funded by the Estate Fund. 

As the Estate ages, there is going to be an increasing need for rehabilitation work. Three projects 
have already been identified, two of which need to be undertaken in the next fiscal year. The timing 
of the third is still under investigation, but it is likely it too should be done in one to two years’ time. 
The three projects are discussed below. 

1. The Hard-Standing Area within the Stables Courtyard – top priority 

The surface of this area is sinking in places, resulting in water failing to run to the drains. There 
were some signs of cracking last summer, but the rate of deterioration has accelerated over the 
last six months. The cracking allows water to get under the hard surface, with the result that 
severe disruption of the surface is likely to occur, if it is not fixed before next winter. The surface 
is rapidly becoming a trip hazard, as well as creating a run-down appearance. 
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The professional advice we have received is that it is impractical to remove only the surface 
layer, as the underlying layer of asphalt would be too badly disrupted. The asphalt must also be 
removed and replaced. 

We have not yet sought competitive tenders, but will do so, before a contract for the restoration 
is signed. We have however obtained estimates which place the cost in the £15,000 to £20,000 
range. This work is of the highest priority and should be performed in the next financial year. 
We are conservatively budgeting £20,000 for the work, but will obviously have the work done 
for the lowest feasible cost. 

2. Drainage Issues in the Gardens Garage Areas – top priority 

During recent heavy rain, there was flooding in some garages in The Gardens. This was not just 
a consequence of a blocked drain. Our investigations have determined that the drainage 
provision in and around the garage areas was inadequate from the Estate’s inception. We are 
developing a scope of work to fix the problem. It is unacceptable to leave the garages in question 
subject to flooding, and this work needs to be scheduled for the coming fiscal year. Tenders will 
be sought for the work before a contract is let. However, current estimates are that the work 
could cost up to £8,000; and that is what we are putting in the budget. 

3. The Gardens Listed Wall – second priority 

It is clear from investigations that repairs to the listed wall surrounding The Gardens area needs 
a long-term, rolling-maintenance programme to address some of the deterioration that is 
occurring. The extent of the work and the cost implications are under further investigation. 

Contributions to Reserve 

No other major rehabilitation work has been identified. The Board will be inspecting the Estate on a 
regular basis, and will attempt to identify projects at least a year or two in advance.  

Where rehabilitation is found to be necessary, projects will be prioritized, based on factors such as: 

• The level of deterioration; 
• Safety issues, both to people and the potential adverse impact on buildings; 
• Aesthetics, and the adverse impact on both nearby residents and the entire Estate; 
• Equity, meaning all areas of the Estate get an appropriate level of attention. 

As the need for new projects is identified, we will gain a better understanding of the prudent level of 
annual contributions to the Estate Communal Reserve Fund. We can thus ensure the Fund remains 
financially sound, and able to pay for necessary remedial work.  

In the meantime, the Fund will be somewhat depleted by the above three projects, and it remains 
prudent to continue contributions at the current level. 

Operating Budgets for the Common Parts 

There are only minor adjustments to the operating budgets for the common parts for The Coach 
Houses, The Gardens, The Stables and The Hall. 
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Reserve Fund for the Common Parts 

There are only minor adjustments to the contributions to the Reserve Funds for The Gardens and 
The Stables. 

Over the last few years, there has been major renovation work on The Hall. This had resulted in 
owners at The Hall making substantial monthly contributions to The Hall Reserve Fund. Now that 
work is complete, it has been possible to reduce the high level of contributions to the Fund to a more 
usual level, although the sums still take account of the necessity to build future provision for the 
fabric of the building. We are, for example, very aware of the need to build funds up to address 
various areas of blown-brickwork damage to the structural fabric of the building. 

Impact on Monthly Charges 

The accountants are responsible for verifying the precise monthly charges for each residence, so 
they will not be presented in this document. However, we can provide a broad-brush approach to 
indicate the approximate level of monthly charges for each group of homes. 

The budget for the Estate communal areas has increased by £6,633. This represents an increase of 
8% for the Estate aspects of the budget. Just over half this increase is attributable to the Grounds 
Maintenance. Other budget items, such as Day-to-Day Maintenance, have been low in the past, 
because our Estate was only built in 2003. As our Estate ages, some minor deterioration is becoming 
more evident, and our budget needs to increase accordingly. 

The increase in the budget for the Estate communal areas is equivalent to £16 per residence, per 
month. For most of us, other than the owners in The Hall, this has the biggest impact on our monthly 
charges.  

The Coach Houses: The increase will be approximately £17 per month. In addition to the increase 
for the Estate communal areas, there is a small increase in The Coach Houses Operating Fund for 
gutter cleaning. 

The Gardens: The increase will be approximately £16 per month, attributed to the budget for the 
Estate communal areas. 

The Stables: The increase will be about £16 per month, attributed to the budget for the Estate 
communal areas. 

The Hall: As noted above, the budget for The Hall has been high for the last two years, due to the 
substantial renovation work which required additional owner contributions. This having been 
completed, there is a significant drop in contributions to the Hall Reserve Fund. These reductions 
offset other increases, and owners of The Hall can expect a small reduction in their monthly fee. 

Concluding Comment 

The Board strives to keep costs as low as reasonably practical, but we do not believe you wish us 
to sacrifice the quality of maintenance on the Estate. Although there are some increases in next 
year’s budget, we believe we all continue to receive good value for our monthly contributions. 

You will receive your Notice to Pay prior to 1st of June providing 30 days’ notice of payment. The first 
payment being due the 1st July. 
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Budget Budget
2016/17 2017/18

(Year) (Year)

GENERAL FUNDS (Maintenance) Notes
Maintenance Costs £ £ £ £ £ £ £ £ £

Grounds maintenance 1 12,844   16,108    16,108      -          -          -          -          -          16,108    
Communal electricity 2 3,448     3,500      1,315        697         779         359         -          350         3,500      
Road and gulley clearance 500        500         500           -          -          -          -          -          500         
Tree surgery 3 2,500     2,500      2,500        -          -          -          -          -          2,500      
Electrical repairs 700        1,050      500           -          -          300         -          250         1,050      
Day to day maintenance 4 2,650     2,250      2,000        50           -          -          200         -          2,250      
Website -         50           50             -          -          -          -          -          50           
Gutter Cleaning & Leaf Removals 750        1,200      -            400         400         -          400         -          1,200      
Electronic gate maintenance 1,000     1,000      1,000        -          -          -          -          -          1,000      
Boundaries and fencing repairs 500        1,000      1,000        -          -          -          -          -          1,000      
Annual planting 750        750         750           -          -          -          -          -          750         
General and fire risk assessment 500        500         -            -          500         -          -          -          500         
Insurance (Buildings & Terrorism) 6,500     6,500      500           1,400      2,900      -          1,700      -          6,500      
Communal Aerial -         100         -            50           50           -          -          -          100         
AGM Room Hire 60          60           60             -          -          -          -          -          60           
Postage and Stationery 100        100         100           -          -          -          -          -          100         
Supplementary Gardening 400        1,000      1,000        -          -          -          -          -          1,000      
Directors & Officers Insurance 250        250         250           -          -          -          -          -          250         
Fountain Maintenance 100        100         -            100         -          -          -          -          100         
Window Cleaning 750        240         -            -          150         90           -          -          240         
Communal Cleaning 400        500         -            -          500         -          -          -          500         
Lawton Hall Lake Maintenance -         -          -            -          -          -          -          -          -          
Door Entry System 150        50           -            -          50           -          -          -          50           

34,852   39,308    27,633 2,697 5,329 749 2,300 600 39,308

Management and administration
Hammond McNulty 5 4,000     3,500      3,500        -          -          -          -          -          3,500      
Audit Fee 500        500         500           -          -          -          -          -          500         
Legal Fees 250        500         500           -          -          -          -          -          500         
Company secretary fees 14          14           14             -          -          -          -          -          14           
Bank charges (net of int. rec'd) 100        100         100           -          -          -          -          -          100         

4,864     4,614      4,614        -          -          -          -          -          4,614      

Sub Total 39,716   43,922 32,247 2,697 5,329 749 2,300 600 43,922

Contribution to reserves
Cyclical Sinking Fund 1,910     2,010      1,200 400 - 110 300 - 2,010
Renewals sinking fund 10,960   10,460    6,000 400 3,250 210 600 - 10,460

12,870   12,470    7,200 800 3,250 320 900 - 12,470

Total Service Charge net expenditure 52,586   56,392    39,447      3,497      8,579      1,069      3,200      600         56,392    

Budget 2017-2018 - Breakdown

Gardens TotalsEstate Stables Hall 1 Hall 2 Coach
Houses


