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CB1 Steering Group  
Tuesday March 24th, 2026 

9.30am-10.30 am on Teams 

Attendees 
 

 
Name 

 
Organisation 
 

Matt Macklin Bidwells 

Sarah Sweeney Dardan 

Ryan Mays Encore 

Angela Carter BPHA 

Anne Wigglesworth BPHA 

Hilary Bayles Resident 

Cameron Holloway Leader Cambridge City Council 

David Stoughton Community Regen 

Paul Bragman Community Regen 
 

 

 

1. Introduction and apologies 
Apologies from 
Kerry Poulter  
Katie Thornborough 
Gillian Gildersleve 
Kayode Ogundamisi 
Jane Porter 
Callum McBreen  
  
Below is a list of actions discussed at the meeting:   
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Actions   
 

Action 
 

Person Actioning 
 

By When 
Cllr. Robertson to liaise with Katie 
Thornburrow and agree on residents of 
Huxley House known to be traumatised and 
communicate their details to Angela Carter. 
David to check progress on this  

 
Cllr. Robertson 

David Stoughton 

 
Carried over 

 

Sunita Parbhakar and BPHA lettings 
manager to continue discussions with the 
local authority on a policy for lettings in 
Huxley House   

 
Sunita / Lettings Manager  

 
Ongoing 

Cllr. Holloway to follow up with Peabody and 
help to convene a meeting between Peabody 
and Encore 

 
Cllr. Holloway 

 
Carried over 

Matt, Paul and David to review the Steering 
Group function after this meeting 

Matt Macklin. Paul 
Bragman & David 

Stoughton 

After the meeting 
concludes 

David to request that building managers and 
service providers who cannot attend a 
meeting provide and distribute any updates at 
least 24 hours prior to the meeting 

 
David Stoughton 

 
With next meeting 

reminder 

Cllr Holloway to reach out to Peabody and 
request their presence at future meetings. 

 
Cllr. Holloway 

Before next 
meeting 

Ryan to ask Kerry Poulter to attend and 
provide further information about reports 
about the heating system 

 
Ryan Mays 

Before next 
meeting 

Everyone to ensure that contractors notify 
their arrival in advance and pick up a permit 
to display. 

All Steering Group 
members 

Ongoing 

David to update Steering Group members list 
and website. 

David Stoughton ASAP 

Ryan Mays to provide new FOBS for the Mill 
Park Car Park to Rachel and two to Anne 
when they are available 

Ryan Mays When 
replacement 
FOBS ready 

Paul and David to remain on call with Matt 
after the meeting 

Paul Bragman, David 
Stoughton 

After meeting 
ends 

David to send reminders for 19th May with 
agenda and these notes 

David Stoughton Before meeting 
date 
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Notes from the last meeting and matters arising 

Cllr Robertson was not available to report progress. 

Action: David to check with Cllr Robertson whether progress has been made on liaising 
with Cllr Thornburrow about traumatised residents in Huxley House 

Angela Carter updated the meeting with news that the Allocations and Lettings Manager at 
BPHA is now on a secondment, and they've just recruited for a new head of service. This 
means progress on discussions about lettings policy with the council has been delayed. 

Kerry Poulter sent an update by email to report:  

The garage overhang on Great Northern Road has been repaired, and all garage lighting 
was confirmed to be working during the inspection on 11 March. Encore do not manage 
any external street lighting on GNR.  

The heating most recent outage for Great Northern Road was resolved in February. To 
address the broader failure of the heating system, she met Gillian Gildersleve to discuss 
the issues. The plant room was inspected approximately three years ago as part of the 
HNES improvement works, and no concerns were raised at that time except for a pump 
change to increase efficiency which was implemented and funded by the HNES scheme. 
Since that inspection, all major pumps have been replaced, along with the pressurisation 
unit, and the boiler flues and elements have also been renewed in line with the LTMP. 

The client, which is the RMC rather than Peabody, is currently obtaining costs for an 
external engineer to undertake a further review of the system to determine whether 
further improvements can be made. Consideration is being given to replacing the 
existing HIUs with closed-system HIUs to help prevent issues affecting the main plant 
equipment when works are carried out within individual flats, such as radiator alterations, 
which are understood to be the main cause of issues on site. The existing HIUs do not 
separate the individual flat systems from the communal plant equipment. This will take 
time, and it is expected that any associated costs will need to be built into the budget 
over time, allowing leaseholders greater flexibility in meeting the cost of the upgrades 

For context, the heating system failure in September last year occurred after residents 
did not follow requests not to use the heating and hot water during a planned shutdown 
for replacement works. This resulted in air becoming trapped within the system, which in 
turn caused some flats to lose heating and hot water. 

The breakdown over Christmas began as a localised pressure issue affecting some flats, 
which was believed to relate to individual HIU faults, likely linked to residents not having 
HIUs serviced. The issue escalated into a full shutdown due to a pressurisation failure. It 
is possible this was worsened by residents attempting to bleed their radiators when the 
heating was not reaching temperature, resulting in repeated top-ups at the main tank. 
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This placed additional stress on the system, triggered the boiler safety protocols, and 
caused damage to the pressurisation unit. 

During this period, it was established that the HIUs installed at the time of build have a 
single-plate arrangement. This means that if residents carry out works within their flats, 
for example bleeding radiators, air can enter the wider communal system. These HIUs 
are not what would typically be expected in residential flats, where HIUs would usually 
include a plate that separates the individual flat from the communal plant equipment, 
ensuring that works within one flat do not negatively affect the wider estate. 

The February failure was caused by a blown bellows, which unfortunately occurred a few 
hours after a pump had been replaced.   

In the interim, Peabody and Encore have issued letters requesting that residents do not 
carry out works to their internal heating systems without first notifying Encore. This is to 
ensure Encore is aware of any proposed works that could affect the main system and 
other residents, and which may result in an engineer needing to be called out. 

Peabody has also confirmed that it wishes communication between Encore, Peabody 
and Peabody residents to be streamlined. Therefore, any updates are to be passed 
directly to Peabody for onward communication to residents, especially to Jane Porter. 

Matt Maclin was assured that heating on Great Northern Road is working at the current time, but 
he pointed out that it has never worked consistently and it is taking a very long to address the 
core problem. He added that it is unfortunate that Kerry Poulter sent the email just before the 
meeting and doesn’t attend to update the meeting and answer any queries. Further that Ryan 
Mays, who attends the meetings is often asked to report but is unable to due to his role and 
responsibilities being somewhere else. 

It was noted that attendance at these meetings has reduced, most building managers do not 
usually attend largely because a lot of the meeting is devoted to residents’ services. There is a 
need to review the focus of this Steering Group and how it can be improved.   

Action: Matt, Paul and David to review the Steering Group function in liaison with Simon 
and feedback 

Matt Maclin further requested that building managers and service providers who could not 
attend meeting provide and share any updates at least 24 hours prior to the meeting so 
colleagues can read and digest them. 

Action: David to request that building managers and service providers who cannot 
attend a meeting provide and share any updates at least 24 hours prior to the meeting 

Hilary Bayles added that the tone of the email report from Kerry Poulter seemed to blame 
residents for faults in the system and the failure to act on letters sent to them. 

Ryan Mays said that while he knows exactly what happens in the Ceres blocks and how HIU 
servicing is organised he is not familiar with arrangements for Great Northern Road. He noted 
that, while the volume of correspondence is often very high, it is better to have too much than 
too little, and residents can always get in touch for clarification. 
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Action: Ryan to ask Kerry Poulter to attend Steering Group meetings and provide further 
updates with actions and timelines about the heating system 

Matt Macklin gave an update about installation of the ANPR camera on the Brookgate/Hills 
Road junction. Delivery is now scheduled for the end of April. 

Cllr. Cameron Holloway has reached out to Jane Porter about convening meetings between 
Peabody and Encore but not yet determined what is needed.  

Action Cllr. Cameron Holloway to progress this before next meeting. 

It was noted that no representatives of Peabody attended any recent meetings and could not be 
asked questions directly. Cllr Holloway offered to contact them with the group’s concerns and 
request their attendance. 

Action: Cllr Holloway to reach out to Peabody and request their presence at future 
meetings. 

 

2. ASB / Security update 

Sarah Sweeney said that at the last Steering Group meeting she had been asked for 2024 and 
2025 comparisons. She shared screen to show a comparative report with 2024 on the left of the 
screen and 2005 on the right: 

• There were 1,099 incidents in 2024 and 3,043 in 2025. The apparent increase is mostly 
the result of better reporting and a better team 

• Most of the additional reported incidents were low level antisocial behaviour not 
previously so often recorded 

• There have been a couple of major incidents that everyone is familiar with but otherwise 
nothing unusual from a security perspective 

Sarah changed the display to show pie charts with the same information and then showed the 
Cambridgeshire Constabulary statistics for 2025 put together by Lauren after the last steering 
group meeting. She displayed comparative pie charts showing how February compares with 
December of last year and January’s figures. These are just ASB events that include private 
dwellings, rowdy ASB and theft-related jobs. 

Recent incidents of note include: 

• A report of a shoplifter from Greggs who produced a taser. Security tried to follow that up 
with the police unfortunately there was no CCTV footage 

• However, that fact that there weapons being used is a serious threat 
• Two males climbed the bike gate at 22 Station Road overnight in an attempt to steal 

bikes. They were unsuccessful because they didn't think about putting bikes over a 
fence, but they did break the gate in the process. It was fixed the next day 
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• There was predative behaviour to a minor Ibis Hotel. That was reported to the police 
after the mother came forward to the Ibis staff and it to them. It was followed up as far as 
possible, but there's only so much that can be done without witnessing the event, 

• There were two slips, trips and falls, one just outside Matt's office. One where a lady 
came off a bike and needed stitches to her eye, and the other in Tesco. Both attended 
A&E. 

• There was an increase of uncapped needles found. So, a hazard bin has been installed 
in the security base for sharps. There have been months when no needles were found, 
then two in one week. It’s something to keep an eye on, and all the team are trained to 
deal with them should the need arise. 

• Unauthorised parking increased in February and there was a slight ASB increase.  
• There are always new faces causing problems, and security have issued CAMBAC bans 

for the most challenging. The police are also issuing CPWs, community protection 
warnings, which go onto the community protection notice. One case is being progressed 
to a Criminal Behaviour Order (CBO) 

• Dardan deter a considerable amount of theft, especially in Tesco's and Sainsbury's, 
because of their low hours of security  

• Rough sleeping levels are low compared with last year 
• Health and safety, broken glass, pavement slabs and other low-level incidents are all 

been dealt with in a timely manner. 
Finally, Sarah showed a bar chart for incidents involving vehicles - taxis, either loitering or 
parking without authorisation, illegal parking, unauthorised deliveries and bicycles tagged, 
removed into storage or collected from the estate. 

She then asked Ryan for an update on the Ceres car park gate. 

For Ryan Mays’ report see section 3. 

 

3. Updates since the last meeting  

Ryan Mays reported that as Encore were preparing a second stage of estimates for the Section 
20 process the transmitter for the FOBS has broken and the FOBS for all Mill Park properties 
will all now have to be replaced. That is approximately two per parking bay which will cost about 
a third of the budget allocated to repair the gate. As a result, the major works project will have to 
be put on hold. 

To add to that the mechanical ventilation in the car park, which is one of the fire equipment 
installations, is currently broken. Cambridge Fire Brigade have been notified about that, to 
ensure they're aware, should there be an incident. One of their mitigations was to have the 
shutter left in the open position which is already the case due to the fault. 
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Repair to the ventilation is due to take place shortly. The only concern is that the cost means it 
breaches the Section 20 requirements, which requires that a dispensation route is adopted, 
complicating the issue. 

(Sarah left at this point and everyone thanked her for her input). 

Matt Macklin asked whether it might be better to skip the interim repair and replacement of 
FOBS and implement the full repair as quickly as possible. 

Ryan Mays responded with some rough calculations and timings which suggested that, because 
of the process and the availability of contractors, the full repair might take 3-4 months whereas 
the interim repair and issue of FOBS would be quicker, at perhaps a month. The interim repair 
would restore the gate to the state it had been in since January, after they caught the individual, 
whose actions were previously breaking it. In that state it was working quite consistently. So it 
seems the preferred route. 

The other concern is 25 Huxley House. All parties involved have now met including the 
surveyor, the insurer and the loss adjuster. As a result, the proposal is to gut that property 
immediately and begin the process of reinstatement. It will probably involve some sort of skip or 
disposal on CB1 land, and Matt will be consulted once the surveyor has provided a full 
specification. 

Otherwise, normal testing and routine maintenance going on at all Mill Park blocks and there is 
nothing further to report. 

Matt Macklin stressed that, while the end of April is the target date for installation of the ANPR 
cameras and bus gate of Hills Road, it is only an estimate and that anticipating sometime in May 
might be realistic. The taxis tried to oppose the change, but it is going ahead anyway. When an 
exact date is known communication with all stakeholders is planned. 

Hopefully the installation of the cameras will finally put an end to taxis flying up and down Mill 
Park Road and Brookgate. 

Contractors still arrive and park on Mill Park without prior notification or a permit despite 
attempts to stop this and arguments ensue when they are issued tickets. Matt requested 
everyone to remind their contractors to book in in advance and pick up a permit. 

Action: Everyone to ensure that contractors notify their arrival in advance and pick up a 
permit to display. 

The rubber speed bumps on Mill Park Road will be replaced with tarmac ones soon. 

The CB1 Management Company was audited last week for the Secured Environments Award. 
Secured Environments is a national police and community safety award is one of the highest 
awards from the police. We hope we’ve met all the criteria and that there will be good news 
soon, perhaps in June. 

If the company secures that then it’s going to move on to what they call the OSPAPOS, which is 
also crime and security award. 
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Martin’s Law has been delayed again because of the cost. It has been passed in the Lords, but 
the government has a great deal on its plate and inflicting additional cost at this time is not a 
priority. However, when it is finally passed the Estate will be ready under the Protect scheme.  

Paul Bragman clarified that Martin’s Law is about ensuring venues are safe from terrorist 
attack. 

Angela Carter reported that her only update is that Rachel Dexter and Anne Wigglesworth will 
be holding a drop-in on the 14th of April in the CB1 Community Room. They are waiting now for 
replies to an invitation sent to stakeholders. Angela will attend this and other dates during the 
year she is  been advised of. 

Anne Wigglesworth added that there will be an Easter Egg hunt for children in the community 
with refreshments and games provided. 

Cllr Holloway stated that he is aware of the problems caused by the taxis on Mill Park Road and 
surrounding streets. Some are licensed by the City Council, and he can issue guidance to 
those, but there are many others which are from outside the City or not licensed by them. It will 
require work with the County Council and the police to change their behaviour. 

An action to talk to Peabody was agreed earlier and that may require a formal letter to someone 
there more senior as well as contact with Gillian and Kayode. 

 

4. Community Engagement report 

David Stoughton reported: 

• The Robotics Challenge continues at the IBIS hotel and the teams have successfully 
started to build their own robots. 

• Cooking classes have been going well but unfortunately the March one had to be 
postponed as the chef, herself a late stand-in, contracted flu which she reported the 
evening before the event, too late to find another replacement. 

• Anne has mentioned the Easter Egg Hunt of 2nd April. 
• A raised bed has been installed outside the community room in preparation for a planting 

afternoon on18th April when there will also be advise for adult residents on balcony 
growing. 

• Events in the community Room continue as usual 
• As we move into the summer season a new round of outdoor events starts with Music on 

Lawn from the end of May and the summer market on 23rd and 24th June. 
• And as the season progresses many more events are scheduled and most of the are 

listed in the Spring Bulletin which will be distributed after this meeting. 
Paul Bragman added a reminder about eh CB1 Together Fund. Two applications were 
received before it closed for the year and both were successful. One is a music project in 
the Community Room, the other a gardening project for children and adults. 
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5. AOB 

o Ryan Mays asked that David add new Encore contacts for 3 and 4 Station Square to the 
Steering Group and adjust the information displayed on the website for residents.  
Action: David to update Steering Group members list and website. 

Paul Bragman read out a note from BPHA requesting car parking FOBS. 

Anne Wigglesworth added that she needs two as one needs to be available for contractors 

Action: Ryan Mays to provide new FOBS for the Mill Park Car Park to Rachel and two to 
Anne when they are available. 

 

6. Date of next meeting 

The date of the next meeting will be 19th May at 9.30am on Teams  

Action: David to send reminders for 19th May with agenda and these notes  


