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This presentation is based on a facade intrusive investigation, FRAEW (PAS 9980) report, Façade Remediation Scope document,
stage 3 and 4 remediation design by PRP and recent site inspection findings.

PRP was appointed by Equans to undertake a FRAEW report on Duckett’s Apartments, Flat 1-38, Wick Lane, London, E3 2NA,
which was completed 9th October 2023.

Duckett's Apartments is a 4-5 storey residential building, located in the London Borough Tower Hamlets. It's a triangular shaped site 
bounded by Wick Lane on the south-west, the Hertford Union Canal on the north-west and the embankment to the A102(M) to the 
east. The building height was verified on site and the top habitable floor from street level is estimated at 12.4m, less than 18m, 
therefore it is not a high-risk building.

The building has 5 independent stair cores with lifts. Stairs cores serving flats 1 to 4 and 5 to 12 are accessed from the rear of the 
building, while stair cores serving flats 13 to 22, 23 to 28 and 28 to 38 have dual access from Wick Lane and the rear of the building. 
Lift access is not provided to the roof.

The building is expected to be RC frame construction with brick cavity wall infill, and timber slats cladding. The windows are timber
frame with aluminium external sills, and the balconies are steel framework with timber decking and timber balustrades.

The building includes a gated access parking area for residents, which is accessed via Wick Lane and the rear of the building.

Hackney Wick train station is 0.6 miles from Duckett's Apartments, Pudding Mill Lane station is 0.8 miles away, and Stratford station
is 1.3 miles away.
The subject building is not listed, nor is it within a conservation area.
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Fig.1 – EW 01 - Existing Buildup – Brick Cavity Wall on Blockwork

EW01 – Brick Cavity Wall on Blockwork

Brick wall build-up inside to outside:

1. Plasterboard on dabs, TBC

2. Blockwork, TBC

3. PIR Insulation, 50mm

4. Breather Membrane

5. Cavity, 40mm-50mm

6. Brickwork, 102.5mm

Results of Investigation

EW01
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Findings:

• Combustible PIR insulation
• Vertical and Horizontal cavity socks were observed in most 

locations opened up
• Plastic vent ducting and grilles
• Ducts have no fire protection, and the horizontal cavity 

barrier (due to its location) was interrupted by the ventilation 
duct

• Horizontal cavity barrier has been installed just below the 
slab and is interrupted by ventilation duct 

• Combustible PIR insulation
• Timber windows 
• Cavity closers (filled with polystyrene) installed around 

windows and no cavity barriers 
• Vertical and horizontal Mayplas green masonry cavity stop 

sock were installed in most locations opened up Gas pipes 
ascend and penetrate elevation
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EW01 – On-site Investigation Findings

Fig.2-4  – Opening through EW01 Brickwork

Results of Investigation
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Fig.5 – EW 02 - Existing Buildup – Timber cladding on double leaf of blockwork
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EW02 – Timber cladding on double leaf of blockwork

Brick wall build-up inside to outside:

1. Plasterboard on dabs, TBC

2. Blockwork, TBC

3. PIR Insulation, 50mm

4. Cavity, 50mm

5. Blockwork, 100mm

6. Breather Membrane

7. Cavity, 18-20mm

8. Timber Battens, 18x35mm

9. Horizontal Timber Planks, 20x125mm

EW02

Results of Investigation
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Findings:

• Combustible PIR/Phenolic Insulation
• No Cavity barriers around windows within the cladding zone
• Boiler flue penetrations unprotected
• Timber deterioration
• Vertical and Horizontal Cavity Barriers not present within the 

cladding zone

Fig.6 -9  – Opening through EW02 and EW03

EW02 – On-site Investigation Findings

Results of Investigation
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Fig.10 - EW 03 - Existing Buildup – Timber cladding on double leaf of blockwork
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EW03 – Timber cladding on a single leaf blockwork 

Brick wall build-up inside to outside:

1. Plasterboard ,TBC

2. Blockwork, TBC

3. PIR Insulation, 55mm 

4. Breather Membrane

5. Cavity, 40mm

6. Timber Battens, 18x35mm

7. Horizontal Timber Planks, 20x125mm

EW03

Results of Investigation



11- Design Consultation – Duckett’s Apartments, Flats 1-38 

EW03 – On-site Investigation Findings

Fig.10-12– Opening through EW03 and EW02

Findings:

• Combustible PIR/Phenolic Insulation
• No Cavity Barriers around windows
• Boiler flue penetrations unprotected
• Timber deterioration
• Vertical and Horizontal Cavity Barriers not present

Results of Investigation
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Results of Investigation

Fig.11 - EW 03 - Existing Buildup – Timber cladding on single leaf of blockwork

EW04 – Timber cladding on a single leaf blockwork uninsulated

Brick wall build-up inside to outside:

1. Plasterboard ,TBC 

2. Blockwork, TBC

3. Breather Membrane

4. Cavity, 40mm

5. Timber Battens, 18x35mm

6. Horizontal Timber Planks, 20x125mm

EW04
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EW04 – Timber cladding on a single leaf blockwork uninsulated

Fig.13-15– Opening through EW04

Findings:

• No Insulation behind cladding
• No Cavity Barriers around windows
• Timber deterioration

Results of Investigation
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Results of Investigation

Fig.16 – Juliette Balcony - Existing build-up
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EF01 – Juliette Balcony

Juliette Balcony Build up:

1. Top Rail 

2. Timber Slats

3. Metal frame and vertical support

4. Metal mesh fencing

5. Metal mesh

EF01
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Results of Investigation
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Findings:

• Combustible timber cladding

EF01 – On-site Investigation Findings

Fig. 17-18  – Juliette Balcony
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Results of Investigation

Fig.16 – Balcony - Existing build-up

- Design Consultation – Duckett’s Apartments, Flats 1-38 

EF02 – Balcony

Balcony Build up:

1. Top Rail 

2. Timber Slats

3. Metal vertical support

4. Metal mesh fencing

5. Timber decking board

6. Timber joists

7. Steel structure

EF02
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Results of Investigation
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Findings:

• Combustible timber decking board 
• Combustible timber joists
• Combustible timber boards

EF01 – On-site Investigation Findings

Fig. 19-21  – Balcony
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Conclusions and Remediation

Findings:

• Blockwork inner leaf
• PIR insulation, Kingspan, 50mm
• Breather membrane and cavity trays at each floor
• Residual cavity, 45mm-50mm
• Brickwork

Recommendations :
-

Remediation Proposals:

No Remediation Required

EW01 – Brick Cavity Wall on Blockwork

Fig.22 – EW01 Proposed Brick cavity wall on Blockwork
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EW01
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Conclusions and Remediation
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Findings:
• No vertical Cavity Barriers
• No Cavity Barriers around the window within the cladding zone
• No horizontal Cavity Barrier at the interface with brickwork
• Timber deterioration
• Boiler flue penetration unprotected
• Breather membrane (paper)

Recommendations :
• Installation of vertical & horizontal Cavity Barriers
• Replace combustible timber cladding
• Replace breather membrane
• Boiler flue requires protection

Remediation Proposals:
After removing facade elements, timber cladding + breather membrane, 
back to blockwork structure: 
• Install breather membrane of A1 reaction to fire classification.
• Install aluminium subframe of minimum A2-s1,d0 reaction to fire.
• Install fibre reinforced cement planks (timber in appearance) of minimum 

A2-s1,d0 reaction to fire classification.

Fig.23 – EW02 Proposed Timber cladding on double leaf of blockwork

EW02 – Timber cladding on double leaf of blockwork

EW02
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Conclusions and Remediation
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Fig.23 – EW03 Proposed Timber cladding on single leaf of blockwork

EW03 - Timber cladding on a single leaf blockwork

EW03

Findings:
• No vertical Cavity Barriers
• No Cavity Barriers around the window
• No horizontal Cavity Barrier at the interface with brick work.
• Boiler flue penetration unprotected
• Breather membrane (paper)

Recommendations :
• Installation of vertical & horizontal Cavity Barriers
• Replace combustible timber cladding
• Replace breather membrane
• Boiler flue requires protection

Remediation Proposals:
After removing facade elements, timber cladding + breather membrane, 
back to blockwork structure: 
• Install breather membrane of A1 reaction to fire classification
• Install insulation between blockwork and cladding of A1 reaction to fire
• Install aluminium subframe A2-s1,d0 reaction to fire classification
• Install Cavity Barriers
• Install fibre reinforced cement planks (timber in appearance) of minimum 

A2-s1,d0 reaction to fire classification
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Conclusions and Remediation
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Fig.24 – EW04 Proposed timber cladding on a single leaf blockwork 
uninsulated

EW04 – Timber cladding on a single leaf blockwork uninsulated

EW04

Findings:
• Timber deterioration
• No cavity barriers around the window
• Breather membrane (paper)

Recommendations :
• Installation of vertical & horizontal barriers
• Replace combustible Timber cladding
• Replace breather membrane
• Boiler flue requires protection

Remediation Proposals:
After removing facade elements, timber cladding + breather membrane, 
back to blockwork structure: 
• Install breather membrane of A1 reaction to fire classification
• Install aluminium subframe of A2-s1,d0 reaction to fire classification
• Install Cavity Barriers
• EW04 - Install fibre reinforced cement planks (timber in appearance) of 

minimum A2-s1,d0 reaction to fire classification
• EW06 – Install aluminium cladding (ground floor front entrances) of 

minimum A2-s1,d0 reaction to fire classification
• EW06 – Install aluminium soffit (ground floor front entrances) of 

minimum A2-s1,d0 reaction to fire classification
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Conclusions and Remediation
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Findings:
• Combustible timber decking board.
• Combustible timber cladding / balustrade

Recommendations:
• Timber decking board to be replaced with non-combustible 

decking.
• Timber joists supporting the decking to be replaced with non-

combustible decking.
• Timber cladding/ balustrade to be replaced with non-combustible

Remediation Proposals:
• Existing timber balustrade to be replaced with aluminium sheet, A2-

s1,d0 reaction to fire classification.

EF01

EF01 – Juliette Balcony

Fig.25 – Proposed buildup – Juliette Balcony
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Conclusions and Remediation
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Fig.26 – Proposed buildup - Balcony

Findings:

• Combustible timber decking board.
• Combustible timber joist.
• Combustible timber cladding

Recommendations:

• Timber decking board to be replaced with non-combustible 
decking.

• Timber joists supporting the decking to be replaced with non-
combustible decking.

• Timber balustrade to be replaced with non-combustible

Remediation Proposals:

After removing decking boards back to steel structure: 
• Existing timber decking board to be replaced with extruded 

aluminium decking board, such as Alideck A2-s1,d0
• To replace existing timber joists with aluminium joist, Alideck, A2-

s1,d0
• Existing timber balustrade to be replaced with aluminium sheet, A2-

s1,d0 reaction to fire classification

EF02

EF02 –Balcony
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Conclusions and Remediation

Remediation Proposals – Summary

-Safety of occupiers within the building

-Compliance with the current standards and the best practice

-Use of best-in-class materials

-Use of A1 or A2-s1,d0 reaction to fire classification materials
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Remediation Proposals – scope of work

Conclusions and Remediation
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Fig.27 – Front street view
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Remediation Proposals – scope of work

Conclusions and Remediation
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Fig.28 – Rear Car Park view
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Remediation Proposals – scope of work

Conclusions and Remediation
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Fig.29 – Lake side view
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• Thank you

• Any Questions?
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