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Dear Resident, 

TNQ Development, Capitol Way, Colindale – Façade Remediation Work 

I write further to my previous letter dated 9 April 2020 which informed you on the latest situation 

with the Internal Compartmentation Remedial Work, which had been progressing well prior to the 

unfortunate delays caused by Covid-19. As always, I would like to take this opportunity to thank you 

for your continued patience throughout these works and apologise for the inconvenience they may 

be causing.  

In those correspondences, I have stated that we have been carrying out further investigations to the 

construction of the façades, the external envelope of the buildings, and I am now able to confirm 

that these investigations have led us to finalise a programme of façade remediation.  

I have always stated that we would provide as much detail on the proposals as possible and we are 

now in a position to commence that process, with the headline information below.  In addition, you 

can find the full Technical Summary and the Frequently Asked Questions sheet by following the 

relevant web link https://www.networkhomes.org.uk/media/9159/tnq-facade-works-information-

brochure-final.pdf. 

Context 

The façade is the outer skin of the building, which provides weather and thermal protection, but is 

not associated with the structural stability of the building.  

The façade must adequately resist the spread of fire both across its surface and within the façade 

build-up, including any cavities. This may be achieved by way of physical fire-resistant barriers within 

the façade build-up to create ‘compartments’.   

Having carried out a number of investigations into the façade, this has identified a number of issues 

that could allow fire to spread to an unacceptable level, including poor workmanship around the 

installation of the fire-resistant barriers, as further covered in the Technical Summary. The defects 

identified will need to be remediated through this planned programme of works.  

These investigations were carried out under the guidance of Arup (one of the world’s leading fire 

engineers with a working knowledge of the issues identified at TNQ) and were undertaken to both 

the rendered areas of the façade and the timber areas of the façade across the four occupied blocks. 

These investigations have identified a number of issues including poor workmanship around the 

installation of the fire barriers, as further covered in the Technical Summary. These now require 

remediation.  

Remediation Works 

https://www.networkhomes.org.uk/media/9159/tnq-facade-works-information-brochure-final.pdf
https://www.networkhomes.org.uk/media/9159/tnq-facade-works-information-brochure-final.pdf


Due to the issues identified with the façades, and in order to provide the most comprehensive and 

long-lasting remedial solution, the decision has been made to replace the rendered and timber 

facades in full across all four blocks. The full scope of the remedial works is explained within the 

Technical Summary.   

In replacing the façade, the materials removed will be replaced with materials which comply with 

the updated Building Regulations. This means the materials used will be substantially less 

combustible than those removed. 

The full programme of work is anticipated to last for 16 months from commencement, and will run 

alongside the internal works. This means the overall period of remediation should not be extended.  

Regrettably, and despite otherwise being ready to commence, the start of works has been delayed 

due to the outbreak of Covid-19. When work does begin, it is sadly possible that the timetable could 

be affected by restrictions associated with the pandemic, though of course we hope this will not be 

the case.  

Impact on Residents 

Initially please allow me to confirm that the current Interim Fire Strategy and the presence of the 

‘waking watch’ fire wardens ensures that the safety of all of our residents is in no way compromised. 

Their presence will remain until all of the internal and external remedial works are completed to any 

block, and they will continue to run irrespective of the present Covid-19 pandemic. 

Furthermore, please allow me to confirm that no resident will be required to leave their property for 

the works to be undertaken, although there will be periods of time where the access to a balcony or 

terrace may be limited or where power supplies to a balcony or terrace will be briefly interrupted. 

Further details of this are included in the Technical Summary pack. 

In light of the above, and aware that any issues relating the external fabric or the structure of the 

building are the sole responsibility of the Building Owner as detailed within all leases, we will not 

require Access Agreements to be in place to undertake the works. 

As you would expect we have considered extensively the impact and disruptions arising from these 

works on our residents and have looked to mitigate these as much as possible. 

However, the nature of the works are such that all elevations will need to be scaffolded from 

podium level, full height, for a period of time, to undertake the full remediation process. This 

scaffolding will move progressively around the blocks as the areas of work are completed, meaning 

that the scaffolding will not be present to the whole development at any one time. 

As with the internal remedial works, the working hours will be Monday to Friday 8.00am to 6.00pm 

in line with the original planning permissions granted, and noisy works will be restricted to the hours 

of 9.00am to 5.00pm. 

Whilst we are still working through the final details , it is likely that there will be some temporary 

alterations required to the road or footpaths around the development and these will be 

communicated in due course. 

Once completed, the visual appearance of the development will remain largely unchanged. The 

changes to the insulation material are within the wall build up and will be coated with the same 

render topcoat as is in place currently. The areas of timber cladding, including to inset balcony 

cheeks / soffits and decorative panels / balustrades and shutters will be replaced with a cement-



based timber substitute which replicates the appearance and texture of the original timber, in a 

similar colour.  Sample boards of these materials will be on display in all block entrance areas in the 

coming weeks, and the image below provides a preview.  

 

Long Term Benefits for Residents and Leaseholders 

None of the costs of these remedial works will be recovered via the Service Charges. The works will 

be funded entirely by Royal London. 

As well as the enhanced safety of the buildings, the overarching benefits for residents and 

leaseholders is in the insurance, mortgaging and saleability of the properties once these remedial 

works have been completed. 

In recent years, property mortgage providers have changed their criteria for lending to the point 

where it is becoming almost impossible to obtain lending on properties within developments where 

the external fabric has significant quantities of combustible materials. 

Lenders are now asking for a document of proof from a recognised professional confirming the  
fire safety performance offered by the façade build-up.  

 
Whilst polystyrene-based insulation was standard in the industry when the development was 

designed and constructed, the potentially combustible nature of such material now makes mortgage 

products very difficult and expensive to come by. 

Once the remedial works have been completed, we will have removed those combustible products 

within our façade build up and will have replaced them with materials of limited combustibility. 

These works will allow us to meet all of the latest Government guidance with regards to façade 

construction as well as providing the mortgage industry with the documentation required by way of 

the EWS1 form. This will make mortgaging and sales of the flats significantly easier.  

Concluding thoughts 



We would hope that the above, along with the attached FAQs, provides an overview understanding 

of the remedial works required to all elevations of the TNQ Development. However for further detail 

please refer to the Technical Summary provided at 

https://www.networkhomes.org.uk/media/9159/tnq-facade-works-information-brochure-final.pdf. 

Whilst these works are necessary, we fully recognise the disruption they will cause. These 

considerations have been paramount in our planning and we are confident that the proposal we 

have now settled on provides the very best way to progress and complete the works as quickly and 

with as little impact as possible. 

We are currently finalising the paperwork with Lawtech Group, the chosen contractor, who are 

specialists in this type of work, and will be commencing these works once the risks associated with 

current Covid-19 pandemic can be appropriately managed. 

We will communicate again prior to the commencement of works, but should you have any direct 

queries please contact our resident liaison team at cwliaison@networkhomes.org.uk. 

Kind regards and stay safe 

 

Raj Gandecha 

Head of Resident Management (Building Safety) 
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