THE PRYORS LTD
Members’ Report of the Board Meeting Held 
21st May 2024 online via Zoom conferencing at 18:00


Board Members Present
[bookmark: _Hlk152169113]Aaron Watkins (AW), Julian Cole (JC), Pauline Almeida (PA), Jennifer Blumhof (JB), Ivan Clark (IC), Nosherwan Vakil (NV)

Georgia Solaja (GS) of D&GBM

1. Apologies for Absence
No apologies

2. Minutes of the Last Meeting held 20th February 2024
The minutes of the last meeting were approved and Matters Arising were dealt with in the agenda. 

3. Conflicts of Interest 
JC and IC recused themselves on matters relating to their respective flats.

4. Decision and Actions taken since last Board Meeting  
These are included in the minutes following. 

5.  Finance & Insurance 
IC presented an overview of the accounts, highlighting the expenditure on sensor light repairs, Interphone contract last payment which will mean The Pryors will not be tied to a contract from January 2025 but will pay call out charges which should show a substantial saving.  Fire alarm and emergency lighting as well as lift maintenance yearly expenditure were settled.  A payment has been received from the insurance provider to cover a claim.  

Following a delay in obtaining a final major works account final account documentation was received following the board meeting by D&G and is to be reviewed.

6.  New Lease Updated 
Resolutions recorded as passed in relation to new leases for Flats 4, 38, 53 and 55. JB reported that four flats are yet to complete. The NLG have written letters notifying lessees of a further three months to complete the process under the existing arrangement.

7.  Major works projects
Internal Refurbishment Project
· JB reported Woodgrove completed snagging tasks, except for a few outstanding issues with brasswork. The brasswork contractor will be returning to complete the work and JB agreed to be present with another Board member from Block B. (Post-meeting development: PA to order sample door handles for Block B for review).
· Concerns were raised about the non-functioning doorstops in Block B entrance hall and JB reported that this will be addressed by the brassworks contractor. GS to speak to AC about possible fixes.
· Biswell repaired carpet that was coming off the stair nosings and fitted the new matting and nosing agreed in Block B’s well staircase. 
· Damp patch in Block A still visible and a recent installation of the protective layer on the external wall should help in drying the area, to be monitored. 

Car Park/ Hard landscaping project (HLP): 
AW informed the Board on progress.
· Camden Council requested further information after The Pryors submitted a Certificate of Lawfulness application. [Post-meeting development: response submitted to Camden, who then sought our agreement for extension of time to decide the application. Application then granted].


Block B’s roof – short/medium/long-term approach:
AW confirmed to the Board that all three expert reports (AC’s, James Carter and Kevin Marshall)  were distributed prior to the meeting for consideration. AW understood from the reports that The Pryors had two options in 2019, to either opt for a staged repair at a reduced cost or a replacement of a substantial part of the roof. AC’s latest report of November 2023 is consistent with a staged approach.  GS reported that there had been only two leaks since 2019 [post-meeting request made to D&GBM for clarification about number of leaks recorded in relation to Block B roof]. JA explained the thinking of the Board in 2019 and the decision to go for a staged approach based on cost efficiencies and the absence of evidence to the contrary. JC pointed out a series of problems caused by abseilers and expressed concerns about the fragility of the roof. JC suggested that the decision to replace or repair should be revisited, potentially before the next cyclical repair. The remainder of the Board did not agree this was necessary and decided to monitor the condition of the Block B roof but with no immediate plans to accelerate works. If the position changes the issue can be revisited as appropriate.

8 Gas leak update
	JB gave a brief summary on the gas leak in Block A. A gas smell was reported on the 8th May and Cadent (the gas supply company) came that evening and cut off the gas to the whole of Block A. Cadent have been very proactive in dealing with the problem from the start, by providing heaters and hot plates. Teams of Cadent professionals and their subcontractors have been in The Pryors assessing the problem and working out the best way forward. They decided to replace all the gas pipes from the road, through the Block A wells, up to each individual gas meter. The pipes were to be screwed and not welded which meant no hot works or interference with the alarm system.  Cadent is responsible for gas supply up to the leaseholder’s meters (meters are the property of the gas suppliers). Leaseholders have been notified how to claim compensation from Cadent and that will be done once the works are completed.  Cadent were asked on the evening of the gas leak to check Block B but they said they would do this once the Block A work was completed as no gas leaks ahd been reported. GS to liaise with Cadent when the gas supply switched on as access needed to all Block A flats to check boilers etc. GS to check with Cadent about the monitoring of the gas supply to both blocks.  [Post-meeting development: all gas supplies restored to Block A, last phase of connections took place on 4 June 2024].



9. Monthly walkabout with Directors and the MA 
PA informed the Board that the first meeting of the new Minor Maintenance Group will be on June 14th. The group will report back to the Board and work closely with GS. Members are George Browning, Jo Getz, Roger Walters, Joan Noble, JB, PA (lead). 

10. Individual flat issues

Matters relating to Flats 23, 25, 38, 54a, 57 and 58 were discussed. Decisions taken will be conveyed by the MA to the relevant flats. 

11. LTAs

LTA Review

The Board was asked to review the revised model LTA (which had been agreed by Comptons, the solicitors for The Pryors) that had been circulated by JB. Comment invited by 31st May at the latest. AW thanked JB and Irving Blumhof for their work on this document. [Post-meeting development: no substantive comments on the draft were received from the Board, accordingly, the new model LTA will be utilised in future LTA projects].

PA, who has coordinated the latest review of the Pryors’ LTA process, will collate an Alterations Booklet and circulate for comments.

12. Health & Safety and Security
· The legislation dealing with High Rise buildings - The Pryors Building Safety Group (BSG) consisting of Irving Blumhof, Roger Walters and Julian Cole is dealing with the Building Safety Case and is liaising with relevant information holders as required. 
· Fire alarm – Elitenet, the alarm provider, attended at the end of April and made several repairs. There have been no system fault issues with The Pryors fire alarm since and the system is being monitored.  A letter to be drafted updating and reminding all about the need to follow the fire evacuation procedure should the alarm be set off. [Post-meeting development: letter sent to lessees as agreed. Further, a number of alarms were triggered because of dust created by the gas pipe works underway. These were not system faults.]
· Communal fire doors – GS asked a new fire door assessor to check a handful of flat front doors as a yearly inspection was due. Unfortunately, the inspection failed and GS therefore contacted the original fire door inspection company who attended last year to attend again for a further assessment. A date has been notified to residents for this.    
· Roof space fire break – A director made the Board aware of an issue concerning a missing firebreak between Flats 55 and Flat 57, which should have been installed as part of the 2019 Major Works. Having recognised the omission, remedial works were authorised (and conducted on 22 May 2024). AC has confirmed to the Board via the MA that no other similar issues exist in relation to other firebreaks. A separate communication for information purposes to be distributed to residents/members.
· E-cycles and E-scooters. The Board addressed concerns about the storage of e-bikes and e-scooters, focusing on the potential fire risk from their lithium batteries. They considered various storage options, including cars, basements, and outdoor spaces. The Board will keep this issue under review and seek input from the MA about the practices of other equivalent blocks. 


13. Conservation Group update. 
The group had given help on replacement door handle in the Block B entrance area and will give further help with the HLP.

13.  Caretakers update
No change, Lee and Nuno are doing very well and there are no issues.

14. Garden Group.
JB updated the Board on the work of the GG which has been very busy from the last Board meeting in February. The garden is looking in excellent condition as we move into the summer months. In light of the extensive work of the GG, their full Report is attached at the end of these minutes.

15. The Pryors Fibre Optics
Roger Walters, Daniel Hallgarten & PA met to discuss this topic. PA proposed the creation of a Communications Infrastructure Group (CIG) to improve the communications infrastructure in The Pryors, focusing on the integration of new systems during upcoming major works projects. The group's mandate would also include enhancing landline television services to mobile and exploring unified systems with private providers. 

16. AOB. 
· AW informed the Board of AC’s understandable workload concerns.  The MA has provided details of an additional surveying company which might be instructed to assist/ensure appropriate coverage, as appropriate. The Board is considering this option currently.
· 2024 The Pryors AGM is to be held in person in St Johns Church on 17th September at 6pm

18. Date of next BM 
Tuesday, 10th September 2024 Flat 1

With no further business, the meeting was closed at 9:15pm

Garden group report to The Pryors Board May 2024

José Munoz returned to take up his garden duties in mid-February. He comes two days a week, generally Mondays and Thursdays and we are very pleased with his work and feel fortunate to have him as our gardener. 

The following works have been undertaken:

1.   In the early spring there was a lovely display of daffodils, tulips, crocus and snowdrops. José had planted 100 plus bulbs last autumn.
2. The fence dividing the car park from the garden has been taken down. A low wire fence has been installed for security and to prevent children from escaping the garden. This will eventually become invisible as the laurels grow. The existing laurels have been under planted with 50 new plants. On the south end of this new planting a few of the plants appear to be doing poorly but seem to have taken root and probably will survive.
3. At the same time the wire fence was installed a small run was of fencing was installed across a perimeter area on the south side of Block B where hedge growth has been problematic.
4. The gravel patch behind block B has been removed and the gravel has been dispersed to gravelled areas around the garden. A new bed has been created and planted with shade tolerant shrubs. The area bordering the new bed has been seeded with shade tolerant grass seed and, so far, this seems to be growing.
5. The garden group visited a garden centre to do the annual purchase of bedding plants. All the garden pots behind both blocks have been planted with summer flowers. One pot containing herbs, available for general use, is in the well on the south side of Block A. The group also purchased a few shade-tolerant shrubs including 2 bright pink azaleas to add colour to the back border.
6. The lawn has been treated with “weed and feed”. Some areas have been reseeded and are doing well.  The wet weather we've had this spring has been helpful and the grass is looking better than ever.
7. The back hedge bordering the heath continues to have areas affected with honey fungus. The affected areas have been replaced with yew and these new plantings are doing well.
8. The GG are looking into replacing the wooden plank on the East Heath Road side of the car park. 
9. The redundant watering system is being removed.
10. An updated note on the use of the garden has recently been circulated to all residents.
11.  The annual tree survey will be done in June.
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