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Background and Context 

 
Bemerton Estate begun life in the 1950’s & 60’s when Perth and Orkney Houses were built. They 
replaced dilapidated terrace slums and there was stiff competition to get a place in these towering 
marvels of modern technology. Development continued into the 1970’s and Bemerton now has 737 
spacious homes over 14 high and low rise blocks. 
 
After such auspicious beginnings, the estate fell into disrepair over time, Bemerton developed a 
reputation for youth crime and deprivation. Residents decided the time had come to take matters 
into their own hands and formed a Tenant Management Organisation to take responsibility for 
repairs and maintenance, caretaking and ground maintenance. Bemerton Villages Management 
Organisation (BVMO) went live in 2000. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Alongside this Bemerton attracted redecoration and major works and it wasn’t long before things 
started to significantly improve. As caretaking and repairs service improvements became established 
BVMO attention turned to what more could be done to improve quality of life on Bemerton. 
 
There were plans to install a million pounds of new CCTV equipment in 2007, whilst things where far 
from perfect, improvements on the estate were such that residents rejected this offer. The search 
began for alternative ways to address Bemerton’s priorities and BVMO produced their 5 year plan in 
2007 outlining priorities and how they would be addressed. 
 
Since this time the BVMO Neighbourhood Options Study in 2008, Bemerton Links and Spaces (BLiS) 
master plan in 2009, Bemerton Estate Renewal (BER) in 2011 and BVMO annual resident surveys 
have added to our collective understanding of priority and need. The time has come to review 
BVMO’s plan and this additional information enables us to produce a more detailed plan for the next 
5 years. 
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Reviewing the 2007 Five Year Plan 
 
BVMO is reviewing the five year plan in advance of the 2011 Annual General Meeting (AGM). It is 
doing this one year early due to a number of factors: 
 

 Significant progress has been made against the 5 year plan’s objectives to warrant a review 
of the plan 

 The BLiS and BER resident consultation have created an opportunity to be more ambitious 
due to BVMO’s increased capacity and profile 

 The extra responsibilities taken on require a restructure of staffing  

 The council scrutiny of TMOs raises issues related to staffing 

 The local area housing office has closed distancing many services from our residents 
 
This business plan reviews BVMO performance against the priorities and objectives of the 5 year 
plan, reviews the needs and priorities of the community and sets out the plan for 2011-2016. 
 

Progress with our Priorities 
 
The priorities and objectives of the five year plan are reproduced below and we have made good 
progress against these over the last 4 years: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Developing resident 
ownership, participation 
& responsibility 

Strengthening the 
Governing Body 

Value added 
services: 2 birds with 
one stone 

Redesigning 
outside spaces 

Partnership working 
Monitoring services 
to ensure 
standards 

Encourage youth & 
all age community 
building 

Governance 

Residents 

Developing  
Governance   

Encouraging 
Social Behaviour 

Combat Antisocial 
Behaviour 

Ensuring High 

Service Standards  

Buildings and 
Grounds 

Increase Resident  

Responsibility 

Finding and acting 
on resident’s wishes 
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Developing Governance: 
 
BVMO has developed its governance further. The BVMO governance policy has been reviewed along 
with the handbook and code of conduct, subcommittees have been restructured. There have been 
three well resourced consultation exercises each involving public meetings and surveys over and 
above our routine meetings and annual survey. BVMO has worked hard to raise the profile of 
resident governance and each year has seen a competitive election for committee members at the 
AGM.  
 
 
Increasing resident responsibility: 
 
BVMO has adopted responsibility for refurbishing all void properties and lift repair and maintenance, 
in mid September 2011 will take on CCTV/Concierge function and repair and maintenance of security 
entry doors and CCTV camera equipment. Residents have participated in numerous work days 
improving estate greens and also joined our ground maintenance and construction training schemes 
and caretaking apprenticeships. 
 
 

“ BVMO has taken on the job of repairing the lifts and 

 refurbishing empty properties- now all flats are decorated ready for 
new residents 
 
 
 
Ensuring High Service Standards: 
 
A resident consultation about BVMO repairs service took place funded by central government, the 
Tenant Service Authority judged BVMO service as ‘crème de la crème’ and appointed us as a 
Trailblazer. Annual resident satisfaction surveys show consistently high performance in BVMO 
services. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

” 
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“ BVMO repairs service is the crème de la crème – Tenant 

Service Authority 
 
 
Some services are not managed by BVMO but we have worked to ensure high standards here also.  
After the kitchens and bathrooms works finished BVMO’s experienced repairs team identified 
technical problems with the works. This resulted in the council sending the contractors back to 
rectify problems in 336 homes. 
 
As BVMO moves to take responsibility for CCTV and Security door entry both systems are being 
refurbished by HFI. 
 
 
Combat antisocial behaviour/encourage social behaviour: 
 
We have made good progress here using a combination of estate redesign, influencing service 
delivery and organising our own events. 
 
Estate redesign: 
There have been two other significant resident consultation events: Bemerton Links and Spaces 
(BLiS) looked at residents aspirations for the estate grounds, Bemerton Estate Renewal (BER) looked 
at redeveloping the estate blocks.  
 
The outcome of BER is that the estate will not be demolished so BVMO will continue implementing 
BLiS. Using good design principles we will make the estate grounds a more sociable environment and 
less vulnerable to ASB. 
 

“ We are proposing to take forward the option that would see  

improvements to public spaces on the estate- James Murray, 
executive member for housing 
 
 
Some works have already taken place on various areas on the estate vulnerable to ASB including the 
archways under Coatbridge House and the car park at 1-20 Earlsferry Way. Various barriers have 
been removed around the estate to de-clutter and improve access and visibility. 
 

” 

” 
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Influencing Service delivery: 
A two year government funded (Communities and Local Government) study led BVMO into 
‘Neighbourhood Management’ and a neighbourhood coordinator is now based in the office 
coordinating and influencing local service delivery to address Bemerton need and priorities. 
 
A one year government funded (Learning Skills Council) ‘welfare to work’ pilot led to a full time 
Islington Council employment coach based in the office. 
 
Core services have been delivered in ways that produce added social benefit. BVMO grounds 
maintenance is delivered by a team of trainees, two paths have been built giving local young people 
the opportunity to train in construction whilst they built the path. Apprenticeships in caretaking and 
office administration have been hosted. In total 30 training placements have been hosted to provide 
unemployed local people with work experience and training opportunities.  
 
Other community building events included a festival each summer, the return of Soul in the City and 
Santa and Elvis joining residents celebrating BVMO’s 10 years. We have hosted work days with the 
Guardian, six teams have been to spend a day on the estate with residents gardening and painting 
etc we also ask their advice on the things where they have expertise, for example our organisational 
structure, HR and communications. 
 

Examples of improvements 
 to the estate environment 

BVMO has hosted  
40 work placement trainees 

Bemerton Festival 

Work days with volunteers 
from the Guardian Newspaper 
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Income development 
 

“ The BVMO team have brought an extra million pounds for 

Bemerton over the last 5 years 
 
 
One way to understand the development of BVMO over the last 4 years is to look at finances. Our 
extra activity has made an extra million pounds available by a combination of 4 effects.  
 

1. Increased capacity on the management team enabled BVMO to run a sustained challenge to 
the level of allowances. This resulted in a payment of around £250,000 to BVMO in 
recognition of the historic underpayment and after some further sustained negotiation a 
substantial increase in the annual allowance. 

 
2. The management team were also able to challenge a demand for around £535,000 in 

respect of BVMO’s contribution to the major works carried out on the estate since BVMO 
was formed. Over the subsequent year a reduced sum of around £365,000 was negotiated. 

 
3. New services have produced an increased allowance, an extra £300,000 per year for services 

agreed so far. 
 

4. In Addition to the above, BVMO have successfully bid for an additional £400,000 since the 
2007 5 year plan. This has funded our ’wider-than-housing’ services through various funding 
bids, see below: 
 

 
Date Funder  Financial 

year total 

March 2007 CLG Neighbourhood Options Study £13,530  
April 2007 LBI Green Space Audit £6,808  
April 2007 CLG Neighbourhood Options Study £4,130  
January 2008 CLG Neighbourhood Options Study £7,216  
January 2008 LBI Employment Project £20,000  
January 2008 HFI Community Fund £5,000  
March 2008 CLG Neighbourhood Options Study £1,804  
March 2008 LBI Vegetable Garden £1,957 £60,445 
April 2008 CLG Neighbourhood Options Study £14,333  
June 2008 LBI Section 106 BLiS £40,000  
August 2008 Guinness Cally Resource Centre £5,000  
September 2008 LBI Bemerton Festival £500  
January 2009 CLG Neighbourhood Options Study £7,167  
January 2009 LBI Employment Project £3,125  
March 2009 Guardian £600  
March 2009 LBI Employment Project £8,863  
March 2009 HFI Community Safety Fund £12,289  
April 2009 HFI Community Safety Fund £50,869  
April 2009 HFI Community Safety Fund £11,169  
April 2009 Guardian £560  
May 2009 TMOs Fire training £125  
June 2009 Guardian £300  

” 
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June 2009 CLG Neighbourhood Options Study £2,441  
September 2009 Guardian £181  
September 2009 LBI Employment Project £5,000  
September 2009 LBI Employment Project £59  
October 2009 LBI Neighbourhood management £33,216  
November 2009 LBI Neighbourhood management £20,000  
January 2010 TSA Local Standards Pilot £4,500  
February 2010 Train to Gain £995 £221,292 
April 2010 Attack the Block £5,500  
May 2010 Cripplegate Neighbourhood Management £5,000  
May 2010 TSA Local Standards Pilot £3,000  
July 2010 Crumbles Castle £70  
July 2010 Magpi   £700  
July 2010 Create Kings Cross £500  
July 2010 HFI £136  
August 2010 Cally Resource Centre £360  
August 2010 Cally Resource Centre £1,140  
August 2010 Cally Resource Centre £1,380  
August 2010 LBI Neighbourhood Management £10,000  
August 2010 LBI Employment Project £10,000  
August 2010 Cripplegate Neighbourhood Management £5,000  
August 2010 HFI £300  
October 2010 Construction Youth Trust £295  
October 2010 Construction Youth Trust £960  
November 2010 HFI Bemerton Estate Renewal £14,850  
December 2010 Cally Resource Centre £1,020  
December 2010 LBI Employment Project £10,000  
December 2010 LBI Neighbourhood Management £10,000  
January 2011 Cambridge Education £4,000  
February 2011 Cambridge Education £1,000  
February 2011 TSA Local Standards Pilot £1,500  
February 2011 Cambridge Education £1,000  
February 2011 Bemerton to Kings Cross £1,485  
February 2011 Magpi Perth Green £2,210  
February 2011 LBI Perth Green £1,000  
February 2011 Cripplegate Neighbourhood Management £5,000  
March 2011 HFI Bemerton Estate Renewal £14,850  
March 2011 EDS  £1,170  
March 2011 LBI Employment Project £450  
March 2011 LBI Employment Project £450  
March 2011 EDS  £4,248 £118,574 
Total  £400,311  
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Updating the Starting Points 
 

Updating Bemerton Neighbourhood Statistics 
 
 

“ National Office of Statistics figures put Bemerton in the top 

3% most deprived places in the country and approaching the top 1% 
most deprived by income 
 
 
The Neighbourhood Option Study analysed National Office of Statistics data for the ‘Super Output 
Area’ 019E which is largely coincident with Bemerton’s boundaries. The results for 2004 and 2007 
where shown these are updated below with the 2010 figures. The chart shows the rank out of 32482 
Super Output areas. 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Bemerton continues to suffer from acute deprivation ranking 899 out of the 32482 areas. This places 
us within the top 3% most deprived by multiple deprivation.  
 
Income deprivation is of particular concern as Bemerton has moved from 893rd to 446thover the last 
3 years and approaching the top one percent most deprived nationally, an alarming change on the 
previous years. Health and disability deprivation have also increased markedly, moving from in the 
top 9.6% to the top 5.7% most deprived.  
 
There were modest improvements in Employment figures (5.1% to 6.5%) and Environmental 
Deprivation (7.4% to 8.9%) in the last 3 years and the trend of decline has been reversed, but these 
figures are still among the worst in Islington and the country.  
 
The Barriers to Housing indices have shown significant progress over the last 6 years and moving 
toward breaking out of the top quartile (at 22%) from being within the top 2.6% in 2004.  

More deprived Less deprived 

” 
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“ Bemerton is the most deprived area in the Caledonian ward, 

the more deprived areas are getting worse, the less deprived are 
getting better 
 
 
The chart below compares deprivation on Bemerton with other areas in the ward.  
 
It can be seen that Bemerton remains a pocket of acute deprivation within the ward. 015C behind 
Pentonville prison is manifesting problems but aside from this the remainder of the ward are sitting 
in the band between 16-48% most deprived nationally.  
 
The four most deprived super output areas are getting worse, the four least deprived are getting 
better. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

019E 

015C 

 
 
015B 

 

019C 

 
017D 

019D 

021B 

015A 

” 

More deprived Less deprived 

The Caledonian Ward 
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Updating Local Policy  
The Fairness Commission 

The Islington Fairness Commission have just produced their final report which will have a key guiding 
influence on Islington Council policy, they want to make Islington Fairer and close the gap between 
rich and poor. The Guardian Newspaper (8.6.11) featured Bemerton in their write up of the fairness 
commission report:  

“ The view is of the decaying low-rise 1960s blocks of the 

Bemerton Estate, bearing the hallmarks of years of deprivation….on 
the other side …. is Barnsbury, an enclave of exquisite Georgian town 
houses that routinely command seven-figure prices, where the Blairs 
used to live. The division is stark, and extends beyond the physical 
environment- the Guardian 
 
 
The Fairness Commission Report asserts fairness is good for everybody and makes 19 
recommendations to make Islington more fair, BVMO supports these recommendations and 15 of 
these are particularly relevant to BVMO’s areas of responsibility and resonate with our priorities and 
objectives, these are presented in table form as an appendix.  
 
The Fairness Commission’s aim is to close the gap between rich and poor and make Islington more 
fair. The data comparing deprivation on Bemerton with the rest of the country and other areas 
within the ward contribute to a persuasive argument to prioritise investment in Bemerton over the 
next 5 years.  
 

The TMO Scrutiny 
 
At the time of writing a scrutiny of TMOs is underway and a final draft report and recommendations 
have been produced. Among the recommendations are: 
 

 TMOs write a business plan to spend surplus reserves and the Council find ways to fund 
match this work and without charging residents 

 Adoption of new services be made easier  

 TMOs review terms and conditions of their staff (salaries, pensions etc) 
 
BVMO welcomes the report and has considered each of the 22 recommendations of the scrutiny 
panel. This plan is responsive to the recommendations and our response to each recommendation 
individually appears in table form in the appendix to this business plan.  
 

” 
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Updating Resident Priorities 
 
The first five year plan was produced over a 6 month period by the elected resident board. It 
involved wider consultation with residents, two well attended public meetings and was sent to every 
address. Since this time there have been 2 significant resident consultation events and the BVMO 
annual resident surveys. 
 
Bemerton Links and Spaces 2009 (BLiS) consultation focussed on resident priorities for the estate 
grounds. It produced a master plan for the estate including an improved east west route to make the 
estate more permeable and improve Islington’s access to the new Kings Cross development. It draws 
on principles of good design to address ASB and create sociable public spaces. Consensus was built 
to remove barriers and railings, remove blind corners and narrow walkways that make you feel 
trapped, improve lines of sight, increase footfall and use of public spaces, improve facilities for 
children young people and all age play, improve green spaces and add colour, give the greens and 
spaces an identity and create a market on Carnoustie Drive. 
 
Bemerton Estate Renewal 2010 (BER) was focussed on demolition and redevelopment options for 
Bemerton blocks but gleaned a good deal of data much of which concurs with BLiS’s findings. The 
top 3 problems with the estate listed by residents were ASB/vandalism, noise and lack of 
playgrounds/facilities for young people. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
BER explored design options including reconfiguring blocks to convert fire escape balconies and 
garages into living space, placing extra floors on existing blocks, replacing street facing back gardens 
with street facing front door access to blocks and erecting decking over subterranean garage and 
parking areas to create underground garages and eliminate current problem areas. 
 
Each year we ask about wider-than-housing services in our BVMO resident survey. Job fairs and 
training schemes, addressing anti-social behaviour, redesigning estate grounds and social events are 
all rated important by Bemerton residents in the last 3 year’s surveys. From these surveys and 
repeated votes at AGMs it is safe to say there is an overwhelming support for the TMO to adopt 
more services. 

BLiS consultation 
 
 

BER consultation 
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The Plan 
Aim 
 

“ Improving quality of life on the Bemerton 
 

Objectives 
 
Our objectives for the next five years are: 
 

1. High quality services 
 Deliver high quality services in a way that gains added social benefits 
 Work with other providers to ensure best outcomes for Bemerton residents 
 Adopt responsibility for new services and improve outcomes and efficiency 
 Develop clearer reporting and increase accountability to residents 
 Maintain a well trained and motivated staff team and get the best from them 

 

2. Improved environment 
 Develop the environment on the Bemerton 
 Reduce ASB and improve safety, health and well being and community life 
 Secure funding and deliver BLiS 
 Deliver redecoration and cyclical maintenance to the blocks 
 Take the initiative in identifying and converting void spaces within the blocks, making better 

use of parking areas and exploring other options for increasing accommodation.  
 

3. Address deprivation  
 Address Income, Employment, Health and Environment deprivation directly, through added 

value projects and work through with Team Cally and our partners 
 Continue to develop new income streams and attract resources onto Bemerton 
 Close the inequality gap in Islington 

 

4. Empowerment 
 Promote resident participation in decisions which affect our lives and proactive involvement 

in improving quality of life on the Bemerton 
 Empower residents to take responsibility, contribute and participate in the community 
 Maintain strong representative governance and extend areas of resident influence 
 Overhaul our communications strategy and develop electronic communications 

 
5. Be responsive 

 Position ourselves to respond to the things we do not control and influence outcomes in the 
challenges and opportunities as they arise.   

 

E 

D 

P 

S 

R 
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Implementation 

 
 
The coloured circles on the five objectives are used to link this section with our objectives. There is 
overlap where one thing we do produces more than one of our objectives. 
 
 

Consolidate and review housing services 
 
We are experiencing growth, but there has been an element of uncertainty around sustainable 
finances. A number of protracted disputes about money have been brought to a satisfactory 
conclusion and BVMO are now in a position to consolidate the temporary arrangements made to 
accommodate this growth.  
 
We have adopted responsibility for Lift repair and maintenance and refurbishing all void properties. 
We are due to take responsibility for the CCTV monitoring and Concierge function and the repair and 
maintenance of the CCTV cameras and door entry systems in mid September 2011.  
 
Cyclical works are due to begin and once they commence the redecoration will run continually in 
phases, once the 7 year cycle is complete it will begin again. 
 
Progress is being made on the feasibility study on taking on the parking. Proposals to take on more 
services such as heating, lampposts, underground drains and major works will go to the next BVMO 
AGM. The closure of the neighbourhood office has prompted BVMO to review other services 
delivered there with a view to adopting responsibility for them. 
 
Communications has become increasingly recognised as a priority. Recent experiences with the 
estate renewal communication and consultation exercise and the review of BVMO communications 
with the Guardian has given BVMO cause for thought. A communications strategy is needed to keep 
residents, partners, decision makers at the council and the neighbourhood well informed about 
BVMO activities and concerns, methods of electronic communications are to be piloted. 
 
We had already reviewed our Caretaking service and we conducted a 6 month review of our repairs 
service in 2010 funded by the government (TSA), our service was rated as ‘crème de la crème’. We 
devised new methods for monitoring and reporting performance standards which we will now apply 
to all our services. Increasing transparency and accountability is key to high quality services. 
 
BVMO will restructure its staff to catch up, consolidate growth and provide a stable base for future 
developments. 
 
 
 

S 
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Development 
 
The implementation of Bemerton Links and Spaces (BLiS) had paused whilst the Council pondered 
the demolition and rebuild of the estate. The decision has been made not to demolish but, in the 
same way as with the CCTV five years ago, Bemerton’s challenges remain as does the commitment 
to address them. The Executive Member for Housing wrote to residents to inform them of the 
decision not to demolish and that instead: 
 

“  We are proposing to take forward the option that would see 

improvements to public spaces on the estate. This will help to address 
issues raised in the consultation feedback, including antisocial 
behaviour –James Murray, LBI Executive Member for Housing 
  
 
We are now able to return to delivering the BLiS master plan, our Design Sub-Committee will lead on 
this. We have already delivered some BLiS works described earlier, changing three areas on the 
estate that were experiencing youth ASB,  increasing lighting and visibility, removing barriers and 
walls used as seating and piloting bumpy paving to make standing around less comfortable. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
We will appoint a landscape architect to produce designs in line with BLiS, which provides the agreed 
principles for our redesign of the estate grounds. We will deliver the phases of works using the 
Added Value Model explained more fully later. We will allocate £40,000 of funding per year toward 
them from our surpluses and aim to raise at least another £60,000 per year from external funding 
bids, £60,000 has been raised for 2011/12 so far. 
 
We are aware of the housing crisis in Islington. Many of our own flats are overcrowded and it can be 
difficult for grown up children to find a place to move on to. Our experiences with Bemerton Estate 
Renewal (BER) have strengthened our conviction that residents must be in the driving seat of any 
development on Bemerton. We will take the initiative in identifying opportunities to increase 
accommodation, ideas identified to date include adding rooms to existing flats using an additional 
floor on top or underground garage beneath. We will identify void spaces and seek permissions and 
funding to convert them into flats using our Added Value Model. 
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Bemerton is ranked number 2891 
out of the 32482 super output 
areas. This places us in the top 9% 
most deprived places in the 
country for living environment 
deprivation. 
 
However the graph shows how the 
trend of decline between 2004 and 
2007 has reversed.  

D 

E 

S 

” 



16 
 

Bemerton Works 
 

“ Funding for this type of work has been withdrawn meanwhile 

benefits are also being withdrawn, the recession and public sector 
cuts makes jobs harder to find, income deprivation is severe and 
worsening  
 
Over the last few years BVMO has been hosting services to help people into work and training etc. 
We have recently lost the funding for the Bemerton Employment Coach and the funding for the 
groundwork training scheme is under threat in September. Employment deprivation is still severe 
but it’s decline appears to have been halted and modest gains made in recent years, this work 
requires a concerted effort over time to address effectively. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The table below shows income generated for this work over the last 4 years, it does not include the 
salary for the dedicated Bemerton Employment coach who was an Islington Council employee. 
Funding for the employment coach has now been cut and we no longer have this post in the office. 
As LBI funding for this kind of work ceases we will need to focus on alternative sources of funding 
and alternative ways of working. 
 

Bemerton Works  
Date Funder   Financial 

year total 

Jan-08 LBI Employment Project £20,000 £20,000 

Aug-08 Guinness Cally Resource Centre £5,000   

Jan-09 LBI Employment Project £3,125   

Mar-09 LBI Employment Project £8,863   

May-09 TMOs Fire training £125 £17,113 

Sep-09 LBI Employment Project £5,000   

Sep-09 LBI Employment Project £59   

Apr-10 Attack the Block £5,500 £10,559 

Aug-10 Cally Resource Centre £360   

Aug-10 Cally Resource Centre £1,140   

S 

D 

Bemerton is ranked number 2116 
out of the 32482 super output 
areas. This places us in the top 7% 
most deprived places in the 
country for employment 
deprivation. 
 
However the graph shows how the 
trend of decline between 2004 and 
2007 has reversed.  
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Aug-10 Cally Resource Centre £1,380   

Aug-10 LBI Employment Project £10,000   

Oct-10 Construction Youth Trust £295   

Oct-10 Construction Youth Trust £960   

Dec-10 Cally Resource Centre £1,020   

Dec-10 LBI Employment Project £10,000   

Mar-11 EDS  £1,170   

Mar-11 LBI Employment Project £450   

Mar-11 LBI Employment Project £450   

Mar-11 EDS  £4,248 £31,473 

Total   £79,145   

 
 
BVMO will identify and creatively divert whatever resources are available to address this need. This 
includes resources specifically for into employment work and opportunities to deliver our housing 
services in ways that also produce social benefits such as the path construction, ground maintenance 
training schemes and cyclical maintenance works. 
 
These training schemes address environment and employment deprivation but also provide work 
experience and opportunities for local people who might otherwise be caught up in ASB. These 
Added Value models of service delivery enable us to fill the gap left by public sector cuts and address 
deprivation as a by product of our housing money spend.  
 
Cally resource centre continues to supplement our training schemes and host training to help people 
into work attracting service providers with preferential hire out charges for this type of provision.  
 
BVMO will offer a 2 year apprenticeship in multiskills for one of the candidates from the path 
construction training scheme who demonstrates the right qualities. 
  
The chair of the Communities Committee has secured funding for the ‘Bemerton to Kings Cross’ into 
employment initiative, focussing on opening the employment opportunities in the new Kings Cross 
development to Bemerton residents. The first event has taken place a Job Fair is scheduled for the 
autumn and another for January. There will be a range of training and upskilling opportunities for 
those making less competitive job applications at the autumn event to prepare themselves for the 
January Job Fair.  
 
 The chair of the Communities Committee has also opened the Bemerton Job Club where residents 
use the resource centre fortnightly to support one another’s search for work. 
 
We have gathered all these into employment initiatives, including the Added Value Service Model, 
under the title ‘Bemerton Works’. The communities committee have strategic responsibility for this 
work. 
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The Added Value Service Model  
 
BVMO cannot rely on grant funding to address the need on Bemerton due to cuts in public spending. 
We  are able to maximise the value we get from the money we do spend to achieve Added Value.  
 
We have been delivering our ground maintenance with teams of trainees for the last 4 years and in 
2010 we used a similar model to construct a path across Kinross Green. We call this the Added Value 
Model. Dozens of people, many of them local, have been through the practical training on 
Bemerton, gaining qualifications and improving their chances of finding work. 
 
At the time of writing we are constructing a path across Perth Green using the Added Value Model. 
We recruited local young people to build a path across an estate green as part of a construction 
training scheme with classroom qualifications, coaching on CVs and interviews and support finding 
work. We are currently delivering phase two of three phases in partnership with Construction Youth 
Trust (CYT).  
 
Phase 2 of Perth pathway: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Each phase follows this model, the Council invested £10,000 in each of the three phases, £30,000 in 
total, BVMO matched this from it’s surplus. The money was given to the council’s commissioning 
department who commissioned CYT to deliver the training, recruit local people and build the path. 
CYT also sourced donations of materials and in kind support and expertise from large contractors 
working in the area, approximately £20,000 in value in total. The Council have also promised 
£45,000 for play equipment for this green once works are complete. 
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LBI strategy & 
commissioning  

officer commissions 
work  

BVMO invests  
£10,000 from 

surplus 

Council invests  
£10,000 s.106  

money 
 

CYT deliver the path and 
training scheme, recruiting 
trainees and helping into 

work afterward 
 

Construction companies 
working locally donate 

materials and professional 
support 
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The model allows us to address social need by spending housing money creatively. As public sector 
funding for addressing social need is cut we have found a way to bridge the gap.  
 
We will continue delivering Bemerton Links and Spaces (BLiS) major works using this model as 
permitted, but we want to extend this model to the delivery of cyclical maintenance. 
 

 
 
 
 
 
 
 
 

Cyclical Maintenance 

 
BVMO has responsibility for regularly redecorating Bemerton. These works are called cyclical 
maintenance because they repeat every 7 years. They comprise of repainting internal and external 
surfaces of the blocks and other maintenance identified by the surveyor. The last round of cyclical 
maintenance was delivered as part of the security door works the early phases of this were 
completed over 7 years ago and cyclical maintenance is now due to those blocks. 
 
BVMO has been accumulating a fund of £800,000 held jointly with the council to deliver cyclical 
maintenance. We will seek permissions to pilot the Added Value Service Model for delivering this 
work for phase one of the cyclical maintenance; Dunoon and Caithness Houses.  
 
As principle contractor BVMO will engage a surveyor to produce a costed schedule of works, we will 
agree with the council the scope of works to be delivered in this round of cyclical maintenance. 
BVMO will deliver the works using a combination of in house delivery, the Added Value Service 
Model and specialist sub-contractors. Our Management Agreement outlines the framework for 
letting and supervising major works, BVMO will follow this framework and the Council’s rules for 
procurement as required. 
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1st Path construction training 
 
 

Teaching Painting to Volunteers 
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The Added Value Service Model for cyclical maintenance requires a longer term team and will be 
made up of successful graduates of the shorter term BLiS construction training schemes. The 
construction training scheme is around 3 months in length and includes a health and safety 
qualification. Some candidates are ready for a job after this time others are not. We will offer 2 year 
apprenticeships with qualifications to suitable candidates. The aim is to progress these candidates 
on to work elsewhere and make room for others. Bemerton Works maintains close relations with 
the Council and other partners with job opportunities including Argent on the new Kings Cross 
development.  
 
The works are funded from our joint BVMO/LBI cyclical fund with the council topping up any short 
fall if funds allow. The apprenticeship element is funded by central government. 
 
We will continue to develop innovative ways of providing our residents with opportunities to 
prepare themselves for the thousands of vacancies arising in the new Kings Cross redevelopment. 
Working in partnership with the developer, Argent, and the Skills and Recruitment Centre we will 
ensure our residents are able to make the most of all the new development has to offer.  
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Perth House 

Selkirk House 

Orkney House 

Gerkin London Eye 

Kings Cross 
Railway Lands 
Development 

Kings Cross Redevelopment includes: 
 
23 office buildings, 2000 homes, half a million square foot of retail shops, 10 
parks, 20 streets, theatres, cinemas, exhibition spaces, 50 arts and music venues, 
a university and new community facilities. All this adds up to jobs on our 
doorstep, they are aiming to make 30% for local people. 

St Pancras 



21 
 

Neighbourhood Management 
 
Following the decision not to install more CCTV, BVMO sought alternative solutions. BVMO 
successfully applied for government funding (Communities and Local Government) to explore 
Tenant Management Organisation’s roles in influencing non housing services. A second year of 
funding was secured and the work caught the eye of the council who begun funding BVMO to deliver 
resident led neighbourhood management. This model has been blended with the local councillor led 
model of neighbourhood management to form Team Cally. We now have a full time neighbourhood 
coordinator in the office funded by the Council and the Cripplegate Foundation. 
 
The area of benefit has been influenced by the available funding, this has been Bemerton Estate and 
the area immediately surrounding it, but most funding for 2012/13 is for the whole ward. The 
advantage of hosting the neighbourhood coordinator in the BVMO office is that we can ensure 
addressing need on Bemerton remains as priority, and that we can continue working to reverse 
historic trends where money is spent all around Bemerton but not on Bemerton itself.  
  
We want to close the gap between ourselves and the better off parts of the ward to create a fairer 
and more integrated community. Having a ward wide focus is helpful with this integration. There 
are, of course, other legitimate interests in the ward other than Bemerton and the Team Cally 
steering group and partnership meetings represent these interests and ensure they are considered 
in the work. A ward improvement plan is being produced and all projects and expenditure for the 
ward are detailed. This gives an overview as to what is happening and helps keep things fair. 
 
BVMO hosts Team Cally and provides support including office space, admin support, computer, 
phone and access to other resources. BVMO administers the finances, insurances and other 
compliances. We employ and line-manage the neighbourhood coordinator. 
 
The Team Cally steering group is made up of various local interests and is chaired by our local 
councillor. The neighbourhood coordinator has been in post just over a year and has been working 
on a number of projects, much of this work was of benefit to Bemerton: 
 

 Helped set up the path construction training schemes 
 

 Supported the setting up of Bemerton to Kings Cross 
events  

 

 Arranged the upgrade of the Cally Resource Centre  
 

 Organised a program of pre-employment training at Cally 
Resource Centre 

 

 Coordinated support with education for the Somali 
women’s group 

 

 Helped liaise with the all change girls group 
 

 Supported self help group International Families 
 

 Helped organise last year’s Bemerton Festival and 
organised this year’s Cally Festival.  

 

 Facilitated the Caledonian Ward Partnership 
 

 Administrate small grants given to other organisations. 

P 

S 

D 

R 

R 

D 

P 

D 

P 

D 

E 

S 



22 
 

Neighbourhood management activity has so far been 100% funded from external sources:  
 

Neighbourhood Management     
Date Funder  Income Financial 

year total 

Mar-07 CLG Neighbourhood Options Study £13,530   

Apr-07 CLG Neighbourhood Options Study £4,130   

Jan-08 CLG Neighbourhood Options Study £7,216   

Mar-08 CLG Neighbourhood Options Study £1,804 £26,680 

Apr-08 CLG Neighbourhood Options Study £14,333   

Jan-09 CLG Neighbourhood Options Study £7,167   

Jun-09 CLG Neighbourhood Options Study £2,441   

Oct-09 LBI Neighbourhood management £33,216   

Nov-09 LBI Neighbourhood management £20,000 £77,157 

May-10 Cripplegate Neighbourhood Management £5,000   

Aug-10 LBI Neighbourhood Management £10,000   

Aug-10 Cripplegate Neighbourhood Management £5,000   

Dec-10 LBI Neighbourhood Management £10,000   

Dec-10 Cripplegate Neighbourhood Management £5,000   

Jan-11 Cambridge Education £4,000   

Feb-11 Cambridge Education £1,000   

Feb-11 Cambridge Education £1,000   

Feb-11 Cripplegate Neighbourhood Management £5,000 £46,000 

Total   £149,837   

 
A further £20,000 secured from Cripplegate means funding is in place until October but it is 
recognised this work is valuable and we wish to continue. We have secured £30,000 a year for two 
years for 2012/13 and 2013/14 to continue as Team Cally Ward Partnership. This leaves around a 6 
month funding gap October-April. £10,000 had been received from the Council which will help 
bridge this funding gap but there is a £10,000 shortfall to take us to the end of this financial year, 
BVMO will identify project funding to cover this.  
 
Priority deprivation on Bemerton is the environment, health and disability, employment and income. 
The design subcommittee is leading on BLiS and the environment, the communities subcommittee is 
leading on Bemerton Works and employment deprivation, the area we are yet to address is health.  
 
The effects of changes in care services for the vulnerable will be researched to gain an 
understanding of the implications of planned changes. Services are to be withdrawn from our 
residents and they will be given a care budget to purchase services for themselves and we must 
ensure residents are able to access the services they need and have support during this transition.  
We will look for key residents to encourage and support in looking out for the more vulnerable 
members of the community. Life expectancy on Bemerton is 10 years less than on the other side of 
Cally Road, we will work to close this gap by ensuring those with health problems have access to the 
right services and by promoting health and well being. 
 
We are looking to employment work to address income deprivation but this is not the full story. We 
will ensure people have access to support receiving the right benefits, particularly as these change 
and promote access to other sources of funding such as hardship grants. We will also promote and 
coordinate services available to alleviate debt and poverty. 
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Financial Resources 
 
Allowances 
 
As of the start date of the plan our allowances will be £812,000 per year, during 2007/8 the 
allowance was £572,000. Our allowances have increased by £240,000 over the last 4 years. This is in 
part due to new services and in part due to negotiations on the level of our allowances.  
 
The allowance negotiations have not completed and our budget for the next 2.5 years have used a 
figure of an increase of £40,000 annually. This is a very conservative estimate and the outcome could 
well be many times this figure.  
 
During the allowance dispute we received around £250,000 in recognition of the fact that BVMO had 
been underpaid. This money has gone into our surplus fund for delivering BLiS and investing in 
improving estate grounds. We are due a similar back payment for underpayment during the last 
financial year which will be similarly invested. 
 

Surpluses and Reserves  
  
The BVMO committee is entitled to the same money as the council’s other housing service providers 
for delivering the same service. TMOs generally provide higher quality services for less money and 
hence generate a surplus for investing on the estate. It’s a kind of reward to the community for the 
work it does being a TMO. BVMO has been historically under paid and so surpluses have been low. 
The one off back payment of around £250,000 was paid to BVMO and we are in the process of 
renegotiating our allowances and so should generate a more healthy surplus over the next 5 years. 
 
Total surplus at April each year 
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The recent Councillor scrutiny of TMOs made the recommendation that, ‘TMOs be requested to draw 
up a business plan of how they should spend their surplus reserve and LBI should provide...some 
options that could be match funded and some that would not incur any recharge costs.’ BVMO have 
developed models for spending this money in ways which improve quality of life without subjecting 
residents to recharge costs. For example the path construction training scheme where BVMO money 
was given back to the council who commissioned the training scheme on BVMO’s behalf.  
 
BVMO has one month’s salaries in a designated reserve account, the remainder of our reserves are 
in our main account. We have these arrangements because if the TMO is closed down the 
designated reserve account money goes back to the council, whereas the surpluses in our main 
account remain belonging to the estate.  
 
BVMO committee are responsible for making decisions about how to allocate surpluses.  

 
BVMO has the responsibility to deliver cyclical redecoration to Bemerton every 7 years. BVMO has 
accumulated a fund of £800,000 to deliver this work and redecoration is now due. We will survey 
the estate and identify which elements of the works can be delivered using our training scheme for 
local unemployed people, for example painting corridors. The phases and funding allocation for 
cyclical redecoration can be found in the appendix to this plan.   
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Human Resources 
 
Our human resources are drawn from 3 places, volunteers, staff and contractors. BVMO is governed 
by elected committee. The committee focus is on high level strategic and governance matters, sub-
committees oversee design, community building, finance and performance reporting. The General 
Manager and team focus on managing operations and delivery, engaging contractors and wrap 
round support where external help is needed. Our governance policy illustrates the distinction 
between governance and operations in more detail. 
 
Some have been committee members for many years and are very experienced; some are elected 
for the first time. Committee members bring their knowledge of living on Bemerton and their skills 
and experience from work and life; staff, consultants and advisors are cliented to provide wrap 
round support. A programme of training is made available for induction and keeping skills up to 
date. Using our resource centre we will open up our training to the other 25 TMOs in Islington to 
help reduce costs and share good practice. 
 
As BVMO has evolved we have come to be staffed by a mix of PAYE, agency and consultants.  Whilst 
these arrangements grew up to enable us to access the skilled personnel we required, the plan is to 
consolidate this recent growth whilst retaining some flexibility. We are restructuring the staff team 
to establish a strong core skill base. This will ensure BVMO can maintain it’s high standards, it will 
also establish a platform on which to further develop BVMO or add any extra capacity required to 
respond to circumstances as they arise.   
 
TMO workers terms and conditions was a subject highlighted by the Unions during the scrutiny of 
Islington TMOs and became a key focus of the Fairness Commission report. Many of the criticisms in 
the report do not apply to BVMO but this plan incorporates a review of BVMO’s HR. We shall adopt 
the same salary point scale as Islington Council which is performance related and measured by 
appraisals. This will help manage and motivate staff performance and help with the transition from 
agency to PAYE.  
 
BVMO takes pride in being a good employer, we experience a low staff turnover which retains local 
knowledge and gets best value from our training and recruitment budgets. We have a good track 
record of career progression within the organisation which is a cost effective way to grow. We 
believe we get the best out of our staff by looking after them, motivating them to do well reduces 
management cost. We will seek the support of the unions for the changes in our staffing 
arrangements. 
 
This plan sets out a new structure and moves some temporary positions onto PAYE. This will give the 
workers the security of permanent employment, but also retain room for some agency posts to give 
us flexibility. Agency workers are competitive on the basis of hours worked as they take less annual 
and sick leave hence give more hours in a year than current PAYE staff, they are also highly 
motivated. However moving agency to PAYE will effectively reduce annual costs if staff numbers are 
retained at current levels.  This will help preserve a good balance of agency to PAYE as we continue 
to develop with agency staff being used in cases of emergency cover, maternity leave or a project 
requiring additional staffing or expertise.  
 
HR is a specialist area and can be a bit of a minefield. Two of the more difficult areas are recruitment 
and selection and disciplinary and dismissals, both are shrouded in complex legislation. In the past 
these have been the duty of committee volunteers who have found it time consuming, difficult and 
one of the least enviable duties. We have learnt from this and have changed how we deliver this. 
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The Committee now appoint a recruitment consultant to deliver the recruitment and selection 
process alongside the General Manager in accordance with relevant legislation and policy. The 
General Manager is also able to consult our HR advisors Northgate and the Council’s HR department 
as necessary. Disciplinary and dismissals are similarly delegated to the General Manager with 
appeals heard by the committee. 
 

Skills needed 
 
BVMO requires access to a range of skills which drive the way we employ staff and engage 
contractors. Where gaps arise in skills needed BVMO can meet these by training or sourcing outside 
help.  As our work has evolved we have needed access to different skills, this has been considered in 
the restructure of our staff.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
Staff training is identified by line management and a new system of appraisals will formalise this. 
Committee member training is highlighted at each meeting but this will now be targeted more 
specifically to be relevant to the sub-committees areas of responsibility, we will seek to share the 
costs of training with other TMOs. 
 
BVMO has established relationships with external contractors and wrap round support. Some of this 
wrap around support is ongoing, like our auditor or lift contractor; some is occasionally as required, 
like legal advice or architects; more details appear later.

Construction Design Management 

Project Management 

Finance 

Caretaking 

General Repairs and Maintenance 

Negotiation and Liaison 

Communications 

Development 

Neighbourhood Management 

General Management 

Performance Management 

Clienting 

Procurement 

Income development 

Strategy 

Administration 

Customer service Personnel 

Compliance 

Legal 

Health and safety 

Human Resources IT 

Site management 

Training 

Specialist Repairs and Maintenance 

Business planning 

Governance 
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Restructure Staffing 
 
Our growth requires a staff restructure. We will consolidate some temporary arrangements 
converting agency posts to PAYE posts. We will create new posts of Projects Manager and Senior 
Multi-skilled Worker to enable us to deliver our new responsibilities. Where roles have changed job 
descriptions will be updated.  
 
The new structure increases the number of PAYE caretakers to three quarters of the total. This will 
protect BVMO in the event of any public sector cuts to front line services but also enables us to work 
with those who may not be ready yet for the commitment of a full time contract. We will pilot 
various ways of running the CCTV/Concierge function and review the service after 12 months. The 
new structure retains some flexibility in our office services team for this initial review period, new 
job descriptions will be drawn up as the service evolves. 
 
All job descriptions will be updated and sent to the Greater London Provincial Council scheme 
evaluator to be placed on the GLPC salary point scale. This is a recognised scheme used by many 
London Authorities including Islington. Unions will be consulted to obtain their views throughout the 
process. This will bring into line with Islington Council and update our staff structure to be fit for our 
new responsibilities.  
 
To ensure we retain a committed workforce, an appraisal system for all staff will be implemented in 
line with Islington Council policy. Staff will receive necessary training to prepare them for conducting 
appraisals. Progression within salary bands would be performance related against targets set with 
the employee, rather than automatic progression based on time served. Training and support would 
be offered to those not attaining the targets set. In addition to the system of progression up the 
points of the salary band the committee are also able to award honorariums as a more flexible one 
off method of rewarding exceptional performance. 
 
 
General Manager 
 
The Estate Manager job title to change to General Manager to recognise additional wider-than-
housing responsibilities now required of the post. These include line management of the 
Development Coordinator, Neighbourhood Coordinator, Projects Manager, Bemerton Works, the 
Resource Centre and an enhanced role within the community.    
 
There has also been an increase in BVMO housing services, lifts and voids have gone live, concierge 
management, CCTV and security door repair go live in September 2011. This has increased the work 
load and increased BVMO income by approximately 50%.  
 
In addition to these increased responsibilities the negotiation of disputes has made an extra 
£435,000 available to BVMO and additional fund raising has added £400,000 to the organisations 
income over the last four years. Some of these negotiations took a concerted effort over many years 
but they have now released funding for the improvements outlined in BLiS.  
 
The post of Estate Manager has not been reviewed since it was written 10 years ago and there have 
been no increases in salary to recognise any increased responsibilities. The updated job description 
will be sent for evaluation. 
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Development Coordinator 
 
Duties include developing the organisation, adopting new housing services, developing BVMO’s 
wider-than-house services, negotiations with the council/HFI, advising on local and national policy, 
fund raising, ensuring fair allowances, producing and maintaining key documents, five year plans, 
annual reports, policies and procedures, other reports and newsletters. The post holder should be 
capable of deputising for the General Manager in matters of a strategic nature, overseeing the 
employment and training and the neighbourhood management initiatives and liaising directly with 
the Board, the council or other outside agencies when necessary.  Whilst there would be no direct 
responsibility for operational matters the post holder would be required to support operational staff 
in the absence of the general manager.    
 
 
Repairs and Maintenance Coordinator 
 
With the additional repair responsibilities the workload is to be redistributed in the office. The 
Repairs and Maintenance Coordinator will manage the repairs, maintenance and caretaking service, 
the front desk, log repairs and assign resources.  
 
 
Projects Manager 
 
A new post to manage projects including voids, cyclical maintenance and BLiS major works. 
 
 
Administration assistant (agency) 
 
Assist in manning the front desk, logging repairs etc and general office duties. Once we have piloted 
ways of running the CCTV/Concierge function this role may be reviewed. 
 
 
Finance Administrator  
 
The introduction of new services and income streams into the core activities of the organisation 
requiring additional funding will place increased responsibilities for this post currently operated part 
time. The post is to revert to full time.  We will also streamline the processes being used to report 
and monitor finances, to reduce the time spent inputting data and place more emphasis on 
forecasts, projections, allowances and cost control.   Reports to the sub committee will contain the 
necessary detail for the treasurer to prepare a presentation to the monthly board meeting.  
 
 
Senior Multi-skilled 
 
Our most experienced Multi-skilled worker, who has been with us since the TMO was formed and 
currently assumes responsibility for on-site repairs and maintenance operations.  Enhancing this 
post to Senior Multi-skilled is in response to increasing our multi-skilled team to deliver works to 
voids, security doors and CCTV equipment, cyclical and major works where a foreman’s role will be 
required.  As we increase our repairs responsibility the post will assume responsibility of overseeing 
contractors work, maintaining health and safety and all onsite maintenance issues.   As further 
responsibilities are taken on the GLPC scheme allows us to give consideration to salaries.   
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Multi-skilled (2 posts) 
 
Currently one post is filled on a PAYE, permanent basis and one by agency staff, the agency post is to 
be converted to PAYE. As new repair responsibilities are adopted by the organisation consideration 
will be given to the salary for this post.   
 
 
Caretakers (8 posts, 2 agency) 
 
The current job description for these posts has been reviewed in recent years.   There are minor 
variations in the salaries of caretaking posts and these need to be brought under one salary scale in 
accordance with the single status agreement reached between unions and local authorities. The 
level of 8 caretakers is right for the estate and will allow us some cover for sickness and annual 
leave.    
 
 
Neighbourhood Coordinator 
 
This post is already in place, employed by BVMO on a fixed term contract basis and so no changes 
are proposed here.  
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Organisational Diagram 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
To achieve the new staffing structure; 
 

 BVMO to initiate an equal opportunities recruitment program to convert the agency and 
consultancy posts to PAYE 

 A review of job descriptions for existing PAYE staff and the new posts  

 Posts reliant on additional funding should be fixed term or similar 

 Recognised salary point scales adopted 

 Appraisal related progression scheme adopted 
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Job Evaluation Scheme  

 
BVMO will move to Greater London Provincial Council (GLPC) job evaluation scheme, this is the 
scheme used by London Boroughs including Islington. Job descriptions and person specifications are 
sent to our job evaluation consultant for evaluation against the standard evaluation factors to 
produce a score. The score is placed on the Islington points to salary scale table to give the salary 
band. We will work to bring our organisation more in line with industry averages. 
 
Summary description of factors: 
 
Supervision/Management of People – 7 levels 10.5% 
Assesses the scope of managerial duties and the nature of the work which is supervised.  Will 
account for flexible working patterns, deputising, the number of staff supervised and their 
geographical dispersal. 
 
Creativity and Innovation – 7 levels 10.5% 
Measures the extent to which the work requires innovative and imaginative responses to issues and 
in the resolution of problems, and the impact of guidelines. 
 
Contacts and Relationships – 8 levels 15.4% 
Examines the content and environment of contacts required as part of the job. Measures the range 
and outcome of contacts. 
 
Decisions 16.8% 
Operates as two sub-factors.  
Discretion – 6 levels – identifies freedom to act and the controls in place; 
Consequences – 5 levels – measures the outcome of decisions by effect, range and timescale. 
 
Resources – 5 levels 5.3% 
Assesses the personal and identifiable responsibility for resources. 
 
Work Environment 12.5% 
Work Demands – 5 levels 
Considers the relationship between work programmes, goals, deadlines and the subsequent 
management of priorities. 
 
Physical Demands – 4 levels 
Identifies a range of postures and demands of a physical nature. 
 
Working Conditions – 4 levels 
Examines the typical elements encountered with working inside and outside. 
 
Work Context – 4 levels 
Examines the potential health & safety risks to employees carrying out their duties. 
 
Knowledge and Skill – 8 levels 28.9% 
Assesses the depth and breadth of knowledge and skills required. 
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Appraisal Related Pay Scheme  

 
BVMO will mirror Islington Council ‘Incremental Progression Policy’ (Oct 2009), Jobs are evaluated 
and placed on the GLPC salary scale within a relevant salary band which contain 3 or 4 points. 
Progression within a salary scale grade will be subject to a satisfactory performance appraisal rating.  
This policy has been introduced as a means of positively rewarding those employees with good 
performance who during the appraisal year have met their appraisal objectives and have adhered to 
our ways of workings. All employees, within scope of this policy will be entitled to a cost of living pay 
increase regardless of appraisal rating.   
 
BVMO will follow Islington Council guidance on the appraisal process (2010), appeals will be dealt 
with in accordance with BVMO procedures. The appraisal process provides an opportunity to review 
and reflect upon the past year, and to plan for the next in a structured way based upon the council’s 
corporate and departmental priorities. Staff leading appraisals will be appropriately trained. 
 
Aim of the Policy 

 

 To positively acknowledge and reward good performance 

 To ensure fairness and equality 

 To improve productivity and performance within the council 

 To link performance with the drive for continuous improvement and service excellence. 
 
The Process 
 
In April of each year an employee should have a discussion with their line manager and a number of 
SMART performance objectives should be set (approximately 6).  The ways of working should also be 
discussed and included in the objective setting. 
 
In October of each year the appraisal objectives that were set in April should be reviewed.  A 
discussion between the employee and their line manager should take place to check that the 
employee is still on target to meet the set objectives, or if circumstances have changed to revise or 
amend the objectives. 
 
In March / April of the following year the line manager should meet with the employee to see if the 
appraisal objectives and ways of working have been met, provide an appraisal rating based on the 
year’s performance and also by April / May to have set new objectives for the forthcoming year.   
 
In addition the employee and line manager should have regular one to one meetings throughout the 
year to ensure that objectives are being met and revised / amended if necessary in the light of 
changing circumstances / council priorities. 
 
Appraisal ratings should contain no surprises.  It is expected that appraisers will have regular formal 
and informal discussions with their team members on an ongoing basis regarding their role, 
performance and development throughout the year.  Any issues or concerns should be addressed as 
they arise and not left until a formal appraisal meeting.   
 
Managers who identify employees whose performance / ways of working on current performance 
will warrant a rating of did not meet requirements or partially met requirements should where 
possible advise them at the mid-term appraisal of the possible outcome to give them an opportunity 
to improve. 
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Wrap-Round Support 
 
One of the responsibilities of the manager is to ensure BVMO has access to the right advice, 
information and support. In addition to in house resources BVMO is able to wrap external sources of 
professional support around itself. 
 
Auditor 
We have a longstanding relationship with our auditors at Upper Street Accounts. They have many 
years experience with Islington TMOs and provide a range of support with governance and finance 
matters in addition to the annual audit. 
 
HR Support 
BVMO has contracted Northgate to provide this for a number of years, as well as providing advice on 
employment law they effectively indemnify BVMO from associated risk. BVMO continues to nurture 
close links with the Guardian HR department who offer another view on HR related issues. 
 
Health and safety consultants 
Also supplied by Northgate and centred on a rigorous annual inspection and review of our practices. 
 
Specialist contractors  
These include Islington glass, B&G Windows, OTIS lifts, Kingdom Security for CCTV/Concierge, 
Preston Builders, Westgate Builders, Munster Maintenance, HSS Hire etc. 
 
Legal support 
Hewitsons have a lot of experience in dealing with TMO related issues in Islington and have provided 
a range of advice to BVMO as required. 
 
Recruitment support 
Eden Brown currently supply our agency staff, they are also able to supply PAYE staff as required. 
 
Professional development and training 
This is sourced as needed, in the last couple of years training has been sourced from Chartered 
Institute of Personnel and Development, the Institute of Leadership and Management, Carlton, Fire 
Protection Services, College of North East London, Capel Manor College etc. 
 
Kings Cross construction contractors 
Our good relationship with Argent gives us access to a range of in kind professional support related 
to construction. This enables us to deliver major works and construction projects more efficiently 
and in conjunction with redevelopment locally. 
 
Training and apprenticeships partners  
We have hosted over 30 placements working in partnership with Construction Youth Trust and 
Groundwork, in addition to the work placement trainees have taken NVQs and CSCS qualifications 
etc. Softer outcomes were delivered by All Change working with a group of local young women. 
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Action Points for the Coming Year 

 
In addition to the impact on our day to day business, this business plan gives us 16 action points for 
the next 12 months: 
  
 
Start date 
 
Sept 11  Adopt responsibility for CCTV/Concierge Function 
 

Adopt responsibility for repair and maintenance of CCTV equipment 
 
Adopt responsibility for security door entry system 
 
Hold vote on adopting more estate services 
 
Engage landscape architect to produce detailed designs for BLiS 
 
Identify and deliver further phases of BLiS using training scheme models 
 
Raise at least £60,000 for delivering BLiS, top up with £60,000 from surpluses 
 

Oct 11  Adopt Greater London Provincial Council pay scales (in line with Islington council) 
 

Adopt Islington appraisal related pay 
 
Implement staff team restructure 
 
Appoint recruitment consultant to recruit permanent staff into current temp posts  
 
Host ‘Bemerton to Kings Cross’ Job Fairs and further links between Bemerton Works 
and the jobs and opportunities on Kings Cross development 
 
Attract funds and services addressing employment and income deprivation onto 
Bemerton 
 

Nov 11  Pilot methods for electronic communications  
 
Dec 11  Take on a multiskilled apprentice from the path construction scheme 
 
Jan 12 Host ‘Bemerton to Kings Cross’ Job Fairs and further links between Bemerton Works 

and the jobs and opportunities on Kings Cross development  
 
March 12 Commence cyclical redecoration works using training scheme models 
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Finance 
 
We have produced a budget for the first half of the five year plan. A key to BVMO’s success is our 
ability to be responsive to the challenges and opportunities that present themselves. To remain 
responsive is one of our five key objectives and nowhere is this more relevant than when discussing 
finance.  
 
Four years ago it would not have been safe to predict we would have an extra million pounds 
available as a result of our increased capacity and new activities and neither can we be sure what 
the future holds as we plan for the future. This budget makes certain assumptions based on the last 
4 years and changes in the financial climate but it is flexible to change and will be updated each year. 
 
For example if we receive £60,000 section 106 grant funding for BLiS we will spend it on improving 
the estate grounds, if this figure is higher or lower we will spend less or more accordingly. If we are 
able to agree to take £100,000 from our cyclical account to deliver cyclical redecoration to the estate 
then that is the amount we will spend, if this figure varies our expenditure will vary accordingly.  
 
Having said this we have used figures we feel are realistic and reasonable and will be subject to close 
scrutiny and ongoing review by the finance and management committee. 



36 
 

 
   HALF YEAR   2012 / 2013   2013 / 2014  

   2011 / 2012 Oct-Mar      

 INCOME        

 MMA Allowance  
                  

374,329.02  
                  

748,658.04  
                  

748,658.04  

 CCTV / Door Entry / Concierge                     70,283.50  
                  

140,567.00  
                  

140,567.00  

 Negotiated Allowance increase                     20,000.00                     40,000.00                     40,000.00  

 External Funding/ grants                     51,184.62                     50,000.00                     50,000.00  

 Section 106                     60,000.00                     60,000.00                     60,000.00  

 From BVMO surplus fund                     60,000.00                     60,000.00                     60,000.00  

 From BVMO/LBI cyclical fund                                 -                     100,000.00                   100,000.00  

 Bank interest receivable                          244.28                          488.56                          488.56  

        

                   636,041.42                1,199,713.60                1,199,713.60  

        

 EXPENSES        

 Personnel costs        

 Wages and Salaries/NI/Pensions                   275,000.00                   550,000.00                   550,000.00  

        

 Projects        

 Neighbourhood Management                       2,742.66                       5,485.32                       5,622.45  

 Other                       2,747.81                       5,633.01                       5,773.84  

 Landscape architect                     10,000.00                     10,000.00                     10,000.00  

 BLiS                     85,000.00                     85,000.00                     85,000.00  

        

 Housing services        

 Estate maintenance                     39,591.08                     81,161.71                     83,190.76  

 Insurance                       4,455.00                       9,132.75                       9,361.07  

 CCTV / Door Entry / Concierge                     52,712.63  
                  

108,060.89  
                  

110,762.41  

 VOID                     45,624.38                     93,529.98                     95,868.23  

 Cleaning and waste control                       6,164.88                     12,638.00                     12,953.95  

 Lifts                       9,181.62                     18,822.32                     19,292.88  

 Cyclical works                                 -                       75,000.00                     75,000.00  

        

 General expenses        

 Subsistence and committee                       1,511.15                       3,097.86                       3,175.30  

 Telephone / Broadband                       1,212.44                       2,485.50                       2,547.64  

 Training                          520.36                       1,066.74                       1,093.41  

 Hire of plant and machinery                            76.75                          157.34                          161.27  

 Printing, stationary and postage                       5,928.83                     12,154.10                     12,457.95  

 Equipment leasing                       1,174.44                       2,407.60                       2,467.79  

 Recruitment                     10,000.00                                 -                                   -    

 Sundry expenses                          876.11                       1,796.03                       1,840.93  

 Consultancy                       2,786.39                       5,712.10                       5,854.90  

 Legal and professional fees                          887.00                       1,818.35                       1,863.81  

 Auditors remuneration                       1,950.00                       3,997.50                       4,097.44  

 Bank charges                          723.18                       1,446.36                       1,446.36  

        

                   560,866.71                1,090,603.46                1,099,832.39  

        

 NET SURPLUS / (DEFICIT)                     75,174.71                   109,110.14                     99,881.21  

2.5 Year Budget 
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Glossary 
 

AGM Annual General Meeting  
ASB Anti Social Behaviour 
BER Bemerton Estate Renewal Consultation 
BLiS Bemerton Links and Spaces Consultation 
BVMO Bemerton Villages Management Organisation 
CCTV Closed Circuit Television 
CLG Department for Communities and Local Government 
CSCS Health and Safety Certificate 
CYT Construction Youth Trust 
GLPC General London Parochial Council 
HFI  Homes for Islington 
HR Human Resources 
LBI London Borough of Islington 
MMA  BVMO/LBI Modular Management Agreement 
NVQ National Vocational Qualification 
PAYE Pay As You Earn, tax status of contracted employee  
s.106 Section 106 building gain money 
SMART Specific, Measurable, Achievable, Realistic, Timebound 
TMO  Tenant Management Organisation 
TSA Tenant Services Authority 
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Fairness Commission Report recommendation BVMO action 

Recommendation 1: Wages  

No-one in Islington should do a hard day’s work for less than they can live on. Review of staff terms and conditions 

Recommendation 2: Pay differentials  

Tackling income inequality is crucial to forging a fairer Islington. (Council pay 
differentials at 1:11) 

Review of staff terms and conditions 

Recommendation 3: Debt  

Personal debt compounds poverty and inequality, and may worsen as people 
in Islington lose their jobs. 

Utilise Team Cally resource to identify, partner and publicise 
relevant providers, make referrals.  

Recommendation 4: Employment  

Employment for Islington’s residents is the best way to tackle poverty in the 
borough. 

Bemerton Works, Job Fairs, Bemerton to Kings Cross, Cally 
Resource Centre, Ground Maintenance, Construction and other  
training  courses 

Recommendation 5: Jobs for young people  

No young person in Islington should be altogether out of education, 
employment and training. 

Bemerton Works, particularly Ground Maintenance, Construction 
and other training  courses for NEETs 

Recommendation 6: Corporate social responsibility  

We need businesses and charities in Islington to be on the side of fairness. Continue to be a leading partner with the Guardian in their 
corporate social responsibility and offer opportunities to 
companies and contractors at Kings Cross development. 

Recommendation 10: Giving time, giving money  

Giving time and giving money is a good way of challenging poverty and 
inequality in our borough. 

Encourage resident volunteering for governance and other BVMO 
activities, personal development along the road toward working, 
soul in the city etc 

Recommendation 11: Public space  

We need to reclaim, protect and maintain communal spaces in Islington for 
community use. 

Bemerton Links and Spaces 

Recommendation 12: Antisocial behaviour  

Appendix 
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Antisocial behaviour damages communities and contributes to social isolation. Maintain strong Bemerton representation on Safer 
Neighbourhood Panel (BVMO secretary is the current chair). Take 
responsibility for Bemerton CCTV/Concierge, form stronger 
partnership with enforcement agencies, improve performance 
and develop the service. 

Recommendation 13: Fallout from crime  

Tackling crime is about more than just punishing its perpetrators. Bemerton Works, Job Fairs, Bemerton to Kings Cross, Cally 
Resource Centre, Ground Maintenance, Construction and other  
training  courses 

Recommendation 14: Overcrowding  

Tackling overcrowding needs to be a top priority in Islington. Delivering high standard refurbished void properties with in target 
times 

Recommendation 15: Housing supply  

Increasing the supply of decent, genuinely affordable homes is essential. Identify void spaces to convert into homes, increase bedrooms 
available on Bemerton, explore feasibility of new build 

Recommendation 16: Health inequalities  

Islington’s stark health inequalities demand a more active and targeted 
response. 

Direct neighbourhood coordinator to respond to this growing 
need 

Recommendation 18: Mental health  

Times of economic hardship are particularly stressful, so we must increase 
support for mental health. 

Identify, partner and publicise relevant providers, make referrals 

Recommendation 19: Exercise  

Islington’s health would improve significantly if more people exercised. Direct neighbourhood coordinator to respond to this growing 
need, identify funding and install outdoor gym equipment 
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Scrutiny Panel Report recommendation BVMO action 

Recommendation 1: Employment practice  

There should be clear expectations, agreed by LBI, HfI and TMOs, in respect of 
TMOs’ employment standards, including (but not limited to) paying all staff the 
LLW, entitlement to a pension scheme, family-friendly employment opportunities 
and recognition of Trade Unions. LBI/HFI, in partnership with TMOs, should 
prepare model documentation for such employment practices. There are many 
examples of good practice already in place within TMOs and these should be 
recognised and incorporated in this documentation. LBI/HfI should provide TMOs 
with appropriate support and guidance to meet the agreed standards.  

Review of staff terms and conditions, adoption of 
LBI salary scales and appraisal related progression 

Recommendation 2: Trade unions  

A meeting should be arranged between TMOs and Trade Unions to discuss their 
differences and work to a resolution of outstanding issues.  

BVMO has arranged a meeting with Unions to seek 
input for the review of staff terms and conditions 

Recommendation 3: Kitemark  

TMOs apply for the National Federation of Tenant Management Organisations 
Kitemark in order to ensure best practice in their respective organisations, 
particularly on governance issues.  

Issue of capacity, seek clarification that this is 
instead of, rather than additional to, other forms of 
governance monitoring 

Recommendation 4: Shared services  

That TMOs, in partnership with LBI, explore the possibility of shared services and 
joint procurement to reduce costs. This should include HR, Finance and Legal.  

Explore feasibility to offer TMOs option to be 
added into our lift maintenance contract.  
Explore feasibility of 24 hour concierge with repair 
line and offering to other TMOs. 
Open up BVMO training to other TMOs. 
BVMO have started calling LBI HR and procurement 
directly for advice. 

Recommendation 5: Support for HFI staff  

There should be training for HFI staff to support TMOs effectively and they 
should be encouraged to make the most of the London-wide support network for 
professionals working with TMOs.  
 
 
 

Open up TMO training to HFI staff. 
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Recommendation 6: Reserves  

TMOs maintain up to 6 months of working capital in their reserves for 
unexpected emergencies.  

At the time of writing BVMO has £300,000 reserve 
fund and an allowance of £800,000 which is four 
and a half months working capital  

Recommendation 7: Surpluses  

TMOs be requested to draw up a Business Plan to spend their surplus reserves; 
and LBI should provide a list of options to improve estates (this could include, 
for example, green measures to reduce costs of gas/electricity to residents and 
should include some options that could be match-funded and some that would 
not incur any rechargeable costs).  

BVMO has produced this business plan and 
received a proposal from a company to deliver 
solar photovoltaic arrays. 

Recommendation 8: Allowances  

Any review of allowances should be completed within four months or sooner, 
and, if agreement is not reached in this time, the matter should be referred to LBI 
for consideration. In addition, where there are disputes, these should be agreed, 
wherever possible, without the need for formal action, and LBI should play a role 
in resolving any such disputes between TMOs and HFI.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 

Recommendation 9: Consultation  

When maintenance and other works are carried out on TMO estates, HFI should 
consult at an appropriate time, in a meaningful way, with the relevant TMO and 
take advantage of their local knowledge of the estate, which may resolve some of 
the problems that have been encountered in the past and reduce any 
unnecessary costs.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 
BVMO wants to deliver maintenance and other 
works on Bemerton itself. 

Recommendation 10: TMO boards  

Non-residents of an estate should not sit as elected members on the TMO Board 
for an estate. Local ward councillors should be invited to attend TMO Board 
meetings as contributing observers.  

According to BVMO rules non-residents may not be 
nominated for election but may be co-opted by the 
management committee where they have reason 
to do so. 
BVMO committee to discuss inviting ward 
councilor. 

Recommendation 11: Representation  

TMOs should make every effort to ensure their Board is broadly representative of 
residents living on the estate, including by tenure type.  

This recommendation is in line with our equal 
opportunities policy and BVMO is keen to promote 
diversity in their governance as in every area of our 
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work. It should be noted that BVMO are reliant on 
volunteers willing to stand for election and the 
outcome of the democratic elections. 

Recommendation 12: Training for TMO boards  

TMOs should arrange suitable training modules for Board Members to help them 
fulfil their complex role, funding these from TMO surpluses. HFI/Council should 
provide advice and support with this if necessary. Particular attention should be 
paid to the training needs of new members and TMO executive officers.  

BVMO shall arrange a training event for our 
committee members and invite other TMOs. 

Recommendation 13: HFI board  

Given that there are over 4,000 units of housing under tenant management 
control in Islington, TMOs should be offered a seat on the HFI Board.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 

Recommendation 14: Reporting  

HFI/LBI should carry out with TMOs a systematic review of the 
documentation/information required by HfI of them, clarifying what is required 
and why, and reducing this to a minimum in order to reduce the burden on TMOs. 
Where possible, information provided by the TMOs should be rationalised to 
ensure that the same information is provided only once.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 

Recommendation 15: Allocations  

Although there has been no evidence to date that TMCs are granting tenancies to 
anybody other than the applicants with the highest points totals, this should be 
subject to regular review to ensure that this continues.  

BVMO currently has no role in allocations. 

Recommendation 16: Taking on services  

If a request by a TMO to take on a new service from HfI is not resolved within a 
period of 4 months, the Council should undertake a mediation role to ensure the 
process is completed as soon as possible.  

BVMO welcomes this recommendation and will 
participate fully in its implementation.  

Recommendation 17: TRAs  

TMOs should liaise with Tenants and Residents Associations on HFI estates to 
share good practice. HFI should help arrange a liaison mechanism to put this in 
place.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 

Recommendation 18: Prospective TMOs  

In particular, where a TRA expresses an interest to set up a TMO, then a 
representative from an existing TMO should be invited to the initial TMO 
development meetings.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 
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Recommendation 19: Ward partnerships  

TMOs should be invited to attend and participate in Ward Partnerships so that 
they can become more involved in the issues affecting the local community.  

BVMO host Team Cally in the office and sit on the 
steering group, Team Cally service the Ward 
Partnership 

Recommendation 20: TMOS and the VCS  

Voluntary Action in Islington should liaise with TMOs to help integrate them into 
the wider Islington voluntary and community sector.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 

Recommendation 21: Joint Liaison Committee  

LBI should convene quarterly the Joint TMO Liaison Committee, described in the 
TMO/LBI management agreement. HFI and an elected member appointed by the 
Council should attend. This committee should work to promote good liaison 
between the relevant parties, encourage joint working and share good practice. 
The Liaison Committee will also be a forum to communicate the Council’s 
agenda, including, for example, the Fairness Commission’s recommendations.  

BVMO welcomes this recommendation and will 
participate fully in its implementation. 
BVMO has included an analysis of the fairness 
commission recommendations in the business 
plan. 

Recommendation 22: Wider housing reviews  

TMOs and the issues highlighted by this scrutiny be given due consideration in 
the current broader reviews of council housing provision and management any 
restructuring that might take place.  

BVMO welcomes this recommendation and will 
promote it during the council housing management 
restructure. 



44 
 

 


