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           19.00 Thursday 27th May 2021
                     Steering Group meeting via Zoom 

SG Members: Shazad Mohammed (acted as Chair), Shobhana Shah, Rekha Mehta, Amita Jagai-Kempster, Adna, Dennis Barker, Varsha Patel, Kandiah Thayaparan, Francine Reid, Fiona Allen and Erica Fontaine. 
LB Harrow: Mary Hannington, Alison Pegg, Salome Irungu, David Worrall and Julian Higson.
Councillors: Dan Anderson 
Higgins: Joan Borzak and Jason Ludlow.
HFTRA: Paddy Lynne
ITA: Raj Kumar, John Harvey and Rish Rahane.
Apologies: Sharon Reid, Duad Amin, Ken Woods, Shivakuru Selvathurai, Cllr Sarah Butterworth, Rachel Dimind, Anthea Watkins, Ranjan Narayanasamy , Grace N’Guessan and Bill Beardon. 
	
1. Notes of meetings held on 29th April (AGM) and Pre-Meeting 20th May		All				
2. Good News Stories										All
a) Site tour – Shaz highlighted how positive the site visit was, he spoke very highly of John (Higgins) and mentioned how informative he was. It was encouraged that other residents should undertake the tour to learn more about the Phase 1 development. Joan suggested that a series of further site visits could be organised to coincide with the scheduled ‘Fun Day’ set for 7th August, assuming this goes ahead.
b) MyYard Market – Adna mentioned there was a great turnout at the market outside the community centre and residents found the experience to be very positive. 
c) Litter picking – Shaz mentioned that Tesco and McDonald’s are running a litter picking programme in South area. Even if this is not directly on GF, having such activities nearby is positive for the whole neighbourhood.  

3. Meet the new Housing Director								Julian
Julian Higson introduced himself as the new Housing Director. He mentioned his past experiences in housing and working for both councils and housing associations, including on regeneration programmes. Julian looks forward to visiting Grange Farm and meeting residents when lockdown restrictions are lifted. 
4. Thinking about Under Floor Heating (UFH)						Jason	
Jason answered the following questions:	
i. What has brought this proposed decision on?  Is it about saving costs?  Are there currently cost overruns?
Jason advised that Higgins are pushing for UFH as much as possible across all their developments, they also install these systems within their private developments where it is now an expectation rather than unusual. The main reason for opting for UFH is that they find there are less call outs and maintenance issues. Jason also advised that UFH is also more energy efficient. The UFH is not about cost saving measures and it is cost neutral compared to installing radiators and is simpler to install . Alison added that this is also in keeping with the approach of future proofing Phase 1 to integrate better with any future estate wide energy strategy. 

ii. How will the UFH supplier be selected and can the SG be involved in the selection process?
Have Higgins previously installed similar systems in any other developments? 
Jason advised the choice of supplier would be selected based on their trusted contractor list and the good working relationship they have with contractors. The SG would not be involved in the selection process. Jason confirmed that Higgins have installed these type of systems across multiple developments. Ultimately it is the council who will decide whether to install it or not.

iii. Is it electric or gas? Copper piping or plastic?  How will it be zoned?
SG members are keen for these questions to be answered. Will residents be able to control the level of heating in different areas of the property or will the whole flat be heated at the same time? Will there be different thermostats in different rooms? 
The supply of the hot water for the heating system would be from the centralised plant, which for Phase 1 will initially be heated by gas. The benefit of UFH is that it works at a lower water temperature. In accordance with government policy, eventually an estate wide district heat system would be powered by electric via heat pumps. The piping would be a complete plastic loop within the screed. It would be multi-zoned, each room would have its own coil, which would plumb back to the central coil. Paddy asked where the thermostats are going to be located and Jason explained each room would have its own thermostat which would allow residents to set different temperatures in different rooms. Joan will circulate through the SG WhatsApp Chat some details of the type of thermostat that might be used through .

In addition, Paddy asked whether there be a “mobile App” produced, so heating could be controlled remotely? Jason believed there would be potentially additional costs for such items. In the context of future proofing the homes Mary offered to look into the option and will report back (although the current proposals do not assume this).														
iv. What guarantees does the product come with?
Ranjan queried the guarantee of the product, will it cover tenant’s service charges if the heating goes down or will it only cover the repair/replacement of the actual product? 
Jason advised the life-span of such systems are planned to last around 75 years. The guarantee for the product would be the standard guarantee that contractors have in place with Higgins. 
In response to Ranjan’s written query regarding how service charges are affected if the heating system failures, Alison added that the process would be exactly the same as it is amongst any other heating systems Alison clarified that the service charge cost for heating is for communal heating only. Julian confirmed this and advised the individual’s bills of tenants is their own responsibility. 

v. What happens if it goes faulty? How will LBH fix it once the floor is screeded over?
Varsha expressed concerns over what would happen if there was a fault with the underfloor heating, would they have to pull up the flooring to carry out any repairs? 
Jason advised that the system goes through extensive testing to ensure its durability and reliability, including before the screed is installed . The systems will be run for 3 months prior to residents being housed, to make sure the insulation process is perfect. Jason advised the chances of pipework being damaged under the floor is slim, but in the unlikely event of a pipe beneath the floor having a leak then contractors have technology where they are able to localise the leak and find the precise area of where work would need to be carried out. In addition, Jason advised that there are very few places where the system can fail and if it does, it is easy to fix via the manifold which is not in the floor.

vi. What are the common repair issues with such systems and associated parts (e.g. control/operating devices)?
Ranjan believes that much of the components for underfloor heating are manufactured in different countries and if there were to have faults or a need for replacement parts, there are concerns over lead times for repair. 

Jason advised that repair issues with UFH are no different from the potential repair issues with standard heating systems.  

vii. What are the implications for fire safety of this product and the method of installation?
What written reassurances can be given to all residents?
Jason advised whatever system Higgins were to use would be compliant with Fire Safety regulations, there is no increased fire risk. 

viii. Where can residents go to see this product in use in a real home?
This is important to provide reassurances that the product has been tried and tested. 
Jason and Joan will discuss the possibilities of where residents would be able see the system working in a real home. 

ix. It is a very different system to what tenants (especially elderly residents) are used to: will there be a “buddy” system on handover stage to guide residents through its use?
Varsha stated that elderly people will struggle to operate such a new system. Will there be a demonstration to assist residents? 
Jason agrees the system will be new to residents and it does take time to get used to UFH which heats up more slowly than radiators and is designed to provide a constant background temperature rather than be switched on and off.  He advised Higgins will ensure residents are given a thorough walk-through of the system. Higgins also have their aftercare service to ensure that residents are completely settled in and comfortable with the new system. 

x. What floor covering is proposed as compatible with UHF? Some people like thick carpets and underlay: will this be possible with UHF? 
Shaz questioned whether underfloor heating only covers areas that have tiling (kitchen/bathrooms). SG members are unsure how areas that have carpet will be heated, Varsha added to this that if all units had wooden flooring will there be issues of noise and damage to the wood? Shaz mentioned that he would be confident that soundproofing measures would be in place to stop noise from travelling, but residents would want clarity on this. 
Jason advised UFH is compatible with any floor finish including those in wet areas (bathrooms) and for carpet, but the carpet must be 2.5 TOG or below and the underlays designed for UFH are 0.8 TOG. People will need to be mindful of this when fitting floor coverings. 

xi. What are the running costs of UHF compared to current system (wet radiators)
Will Higgins or the council be able to provide a running costs comparison between the two different   systems? 
Jason advised there are engineering studies which show that if the end user is operating the system correctly, UFH is known to be more energy efficient and that is why it is recommended for its low temperature and low running costs. The system requires a different way of operating – so it is on for a longer period, but at a lower setting to give the required ambient room temperature. The new homes are highly insulated which means you need less heat to maintain a comfortable internal temperature, even in the winter.

xii. When does a decision need to be made by?
Why the sudden change from traditional (tried and tested radiators)?
Jason advised that the discussions have been ongoing for some time now and Harrow has been obtaining further information prior to putting the proposal before the SG. This is to make the homes more energy efficient and contribute to reducing carbon emissions. A decision would 
probably need to be made within the next 3-4 weeks. 													
5. Understanding the Allocations Process							Salome	
a) Salome advised she has been speaking directly with residents over the last few months regarding allocations and the types of properties available. 

b) Three bed properties will be offered to families with children of different gender over the age of 10. Two bed duplexes will be offered to families with children of the same gender over the age of 10. 

Other residents will be allocated like for like flats. The levels of the flats will be decided on age, medical condition and vulnerability. If two tenants have exactly the same need, the SG supported Salome’s recommendation that the person with the longest tenure will be offered that particular property in the first instance). All residents will have a choice of 3 properties. If some people do not like their initial property, they will be given two more choice within Phase 1.

c) When will the allocations process start? Salome advised the process is starting now and they are awaiting for the ‘housing needs’ surveys. Alison advised that time frames need to be provided soon and Mary added internal layout of individual homes will be available shortly, which will help in terms of the decision making process. At this stage Salome can show residents the type of offer they are likely to receive and the likely location of the new home on Phase 1.

d) John Harvey asked why pregnant women will only be offered a one bedroom flat. Alison advised this is in line with the councils allocation policy, which is of course quite strict because of the shortage of housing. Alison added those who have had more children, which will exceed what was originally mapped out on the need on Grange Farm and will not be able to be housed in Phase 1. 		
											
6. Dealing with Anti-Social Behaviour (ASB) and Cuckooing 					David	
a) Cuckooing – David mentioned it is usually always vulnerable people who are targeted. There was one case of cuckooing which was dealt with previously through measures such as property closure orders and evictions. This tenant was offered services and help from the council, but refused to accept it and was ultimately evicted. David is not aware of any other cases of cuckooing going on currently and encouraged SG members to inform him of any goings on. 

Dennis mentioned that he had seen people coming and going from a property with large bags whom he suspects are drug dealers, this was reported to the police, but nothing was done. David advised he needed specific details of the suspected property, diary sheets will be provided and only then can action be taken. Erica advised they have had diary sheets since 2019 and nothing has been done. David will liaise directly with Dennis. Raj confirmed he had already informed the David and the housing team of the crime reference numbers he had received. Anthea had done likewise, including reporting matters to the ASB Officer. Dennis also added there is a tree blocking the CCTV from capturing the suspected vehicles, David will report this back to the CCTV team. Counsellor Dan Anderson advised he will inform the local officers of the reports (Raj to provide Dan with relevant contact details of tenants who can provide more information).

b) New reports – Adna reported that there is some serious criminal activity taking place on the estate, she provided David with the relevant details. 
											
7. Phase 2 and 3 contractor selection							Mary
Alison advised that she will provide a timeline at a future meeting for the contractor selection for Phase 2 and Phase 3. 											
8. AOB													
a) Rents – to be discussed at a future meeting. 
b) Combined Heat & Power (CHP) selection – to be discussed at a future meeting.
c) Site visits – Joan advised during the summer fun day (7th August) she could invite groups of 6 to go onto the site visit. 															
9. Date of next meeting: 24th June 7pm via Zoom
After the meeting it was noted Shamim had made several attempts to login onto the Zoom call unsuccessfully. She was bitterly disappointed with the ITA service and Raj in particular for this failure.
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