
GOVERNANCE & AUDIT COMMITTEE

Report of: Councillor Nick Neilson
Cabinet Member for Housing

Report to:

Date:

Subject:

Governance & Audit Committee

13 December 2018

Update to Members on the issue of frozen condensate pipes 
over the recent cold period.

Decision
Proposal:

For information only

Relevant 
Cabinet 
Member:

Councillor Nick Neilson
Cabinet Member for Housing

Report author:

Reviewed by:

Signed off by:

Approved for 
publication:

Andrew Sweeney
Head of Improvements & Repairs
A.Sweeney@southkesteven.gov.uk
Tel 01476 406411
Date:23 November 2018

Harrinder Rai
Assistant Director- Housing
harry.rai@southkesteven.gov.uk
Tel 01476 406299
Date: 26 November 2018

Paul Thomas
Strategic Director- Growth
P.Thomas@southkesteven.gov.uk
Tel 01476 406162
Date: 27 November 2018

Councillor Nick Neilson
Cabinet Member for Housing
N.Nelison@southkesteven.gov.uk
Tel: 01476 406408 
Date: 29 November 2018

mailto:A.Sweeney@southkesteven.gov.uk
mailto:harry.rai@southkesteven.gov.uk
mailto:P.Thomas@southkesteven.gov.uk
mailto:N.Nelison@southkesteven.gov.uk


SUMMARY
During the recent cold spell, the Council received 333 reports of frozen condensate pipes, 
this represents 7% of the council’s stock that have been fitted with domestic gas heating 
systems. The actual number of frozen pipes was 215 and the remainder were related to 
time controls or radiator valves.

At their meeting of 22nd March 2018 members of the Governance & Audit Committee 
raised concerns relating to the number of callouts during the recent cold spell due to 
issues dealing with frozen condensate pipes.

Members resolved that they be provided with a further update on how the issue arose 
and what options there were to remedy the fault.

In addition, members asked how the Council acts on the information received from the 
gas contractor, how this information is sent to the Council and what procedure is in place 
to deal with it.

A number of updates have been provided:

 At their March meeting; members were updated on the contract monitoring 
process in place and the frequent contract meetings that take place with Liberty 
on operational issues,

 In July; an update was provided on the monitoring of Liberty and the issues 
experienced with the frozen condensate pipes during the winter 

 The Committee were informed that an update report would be presented to their 
next meeting, to provide greater detail on the work being undertaken to mitigate 
the risk of the issues arising again in the future.

 In September; a further update report was presented to the Governance & Audit 
committee. At this meeting, however, members requested that contact be made 
with a variety of other stakeholders/partners to seek further advice on resolving 
this issue.  

RECOMMENDATION

That Members of the Governance & Audit Committee:
Consider and note the update provided in regards to the issues relating to the frozen 
condensate pipes and the contract monitoring arrangements for the gas services 
contract. 

1. BACKGROUND TO REPORT

1.1 During the recent cold spell, the Council received 333 reports of frozen 
condensate pipes, this represents 7% of the council’s stock that have been fitted 
with domestic gas heating systems. The actual number of frozen pipes was 215 
and the remainder were related to time controls or radiator valves.



1.2 All properties affected by frozen condensate pipes were dealt with within a 5-day 
period, with a majority been addressed within a 3-day period.

1.3 In regards to the cost of dealing with the frozen pipes, the current contract with 
Liberty includes dealing with frozen condensates, therefore financially there was 
no additional cost incurred, however, there were clear implications for some of 
our tenants who had no heating during the period the boilers were inoperative 
whilst frozen. 

1.4 The current contract contains a clause relating to frozen condensates, which will 
remain for the duration of the contract (expires March 2022, with a possible 2 
years’ extension) and will be included in any future contracts.

1.5 The boilers that are used are Worcester Bosch that are tested to -15 degrees for 
a 3-hour period by the manufacturer. This represents the higher level of extreme 
testing. However, during the period when the condensate pipes froze the wind 
chill factor in the evening temperatures in South Kesteven dropped well below 
this figure. (-15 to -22). 

1.6 The report of 20th September 2018 updated members that in response to these 
events, members were asked to note the following action points designed to 
mitigate the problems incurred: -

 All boilers have been installed according to manufacturer’s instructions. 
Where possible this includes terminating condensate pipes internally to 
eradicate the risk of freezing. Where this is not possible pipes are run as close 
to vertical as possible. 

 For the boilers that were affected by extreme temperatures, officers will be 
looking to install devices to enable the water to be discharged internally by 
the tenant and/or heat tracers on the equipment to heat the pipe. The pipes 
have been repaired using a compressed connection unit rather than a 
soldered connection to allow easy disconnection and discharge of 
condensation in the pipe internally if an issue arises in the future.

 The manufacturers have altered the design of the condensate outlet, from 
trickle feed to a volume dump, (smaller volumes have more potential to 
freeze). The increase of the pipe from 21.5mm to 32mm, will provide further 
resilience to any freezing.

 All new fitted boilers have a condensate trap that sits around the heating flow 
pipe. Therefore, when the heating is on, it heats the pipe so that the water is 
discharged at a higher temperature to reduce the risk of freezing.

1.7 Since the meeting of 20th September 2018 a number of further actions have been 
undertaken: -

 Officers formally wrote to Worcester Bosh (WB) on 2nd October 2018 to 
highlight the issues that arose. This resulted in a number of inspections to 
some of the affected properties been carried out with an auditor from WB 
present. The boilers were found to be installed to meet all of the 
manufacturer’s instructions, with the external pipe below the recommended 



maximum, however, due to the elevation in which the pipe exited the building 
it became more prone to the elements causing it to freeze. Remedial work is 
already underway to resolve this issue.

 A discussion and resolution session with Liberty Gas has identified that the 
majority of the affected properties had the discharge pipe more exposed to 
the northerly and easterly winds, which carried the brunt of the cold weather 
earlier this year. Physical mitigation to protect these pipes has been agreed 
with Liberty, and in addition a post inspection process to ensure all boilers are 
fitted to the manufactures instructions has been improved on..

 SKDC are part of the Direct Works Forum (DWF), a group of councils that 
retain their housing repairs labour force in-house. The Council contacted the 
DWF, who confirmed that many councils within the forum had also been 
affected by the cold weather and freezing pipes, and that actions identified in 
section 1.6 were similar to the actions others councils were also undertaking 
to mitigate the problem. 

 Officers contacted the Gas Safety Register (previously Corgi) and their 
Technical Safety Manager confirmed that measures can be taken to mitigate 
the problem, however under extreme and severe weather conditions it is not 
always a guarantee, they advised that wrapping the pipe in a foam based 
lagging is a good mitigation. The council currently does wrap all risk exposed 
pipework in a foam based lagging.

 Additional research has been undertaken in ways to maximise the mitigation 
of freezing pipes and six areas have been highlighted that will help with 
preventing frozen condensates. These are:

1.8 Reduce the Outside Pipe – when the heating upgrade surveys are completed it 
is recommended that the condense pipe takes the shortest external route. A 
maximum length of 3M is recommended by Worcester Bosch.

Action: 

The recommendation will apply to all heating systems via a programme of 
surveys and remedial works.

1.9 Install a Syphon Trap - With any Worcester Greenstar boiler fitted before April 
2013 the condensate would leave the boiler at approximately 100ml at a time, at 
temperatures between approximately 10˚C and 40˚C, depending on the length of 
time the boiler was running and the temperature set. 

Actions: 

We will be fitting a Worcester Condensure unit (see image below), that has 
been fitted to some programmed replacement boilers between 1st April 13 
and present, this allows for the condensate to be held in a larger trap and 
discharged in a larger volume. These units will initially be fitted to the 116 
properties which contain a Greenstar Boiler installed before the 
manufacturer’s redesign that were affected by the cold weather, as they 
have been identified as those which trickle dump the condensate. 



Officers will Identify any further issues and fit them as part of any service 
or repair to the remaining 1815 properties with the similar aged boiler

Where appropriate we will install a condense pump (see image below), and 
either connect into the existing condensate pipe resulting in 0.8 litres being 
discharged at any one time, or re-routing the pipework to an internal soil or 
waste pipe via the roof void:

1.10 Increase External Pipe Size – following the previous freeze in 2010/11 a 
programme was put in place to increase the condensate externally run pipe size 
on all of the properties identified from the gas service programme with the 
19.5mm plastic pipe, also ensuring that any subsequent boiler installation had 
the larger bore external condense pipe.

Action:

This is already in place and the external pipe is extended to 32mm.

1.11 Insulate – As shown, even when insulated, the pipework still froze, this also 
comes with an additional issue with the fact that if the incorrect insulation is used 
this could perish in the external exposure.

Action:

Already in place.

1.12 Gravity – all of the external condensate pipes fitted during the boiler programmes 
are done so to ensure that there is either a constant fall or the pipe is fitted 
vertically to a drain or soakaway.

Action:

Ongoing programme



1.13 Use of a Trace Pipe – this is an electric heater cable which will wrap around the 
plastic condense pipe to heat the pipe and the fluid passing through it. Whilst it 
may heat the fluid, it could potentially heat into the plastic pipe and lead to a 
possible fire.

Action:

On-going programme.

1.14 Whilst there can be no guarantee that pipes will not freeze during very extreme 
and severe cold weather, it is considered that the actions proposed will 
significantly improve the positon and mitigate the possibility of the pipes freezing 
during a normal cold spell.

Contract monitoring meetings will continue with the gas services contractor on a 
monthly basis. The regular contract meetings cover operational, technical and 
performance matters and monthly valuations and payments. Issues arising from 
lessons learned also form part of the discussions when necessary and quarterly 
‘open book’ contract meetings are also held with the contractor.

1.15 This risk will remain on the operational register as a ‘high risk’ to ensure that the 
service continues to manage the risk and constantly ensures that new systems 
are fitted correctly and that those actions proposed are delivered. 

2. RESOURCE IMPLICATIONS 

2.1 There are no resource implications arising from this report. The additional 
monitoring and dealing with concerns will be met from existing resources. The 
HRA capital programme has allocated budgets for major improvement works 
including heating systems. Any additional work identified will be allocated from 
the overall HRA capital programme.

3. RISK AND MITIGATION 

3.1    Risk has been considered as part of this report and any specific high risks are 
included in the table below:

Category Risk Action / Controls

4. ISSUES ARISING FROM IMPACT ANALYSIS (EQUALITY, SAFEGUARDING 
etc.)

4.1 None

5. CRIME AND DISORDER IMPLICATIONS

5.1 None



6. COMMENTS OF FINANCIAL SERVICES

6.1 The current contract is subject to pre- approved maintenance rates and boiler 
replacement values. As mentioned in section 1.7 regular contract meetings 
include agreeing monthly valuations and payments in line with the contract terms.

7. COMMENTS OF LEGAL AND DEMOCRATIC SERVICES

7.1 The contract with Liberty Gas covers annual gas safety maintenance and the 
replacement boiler programme. Clauses in the contract exist for the Council to 
take action to address poor performance by the contractor.

8. COMMENTS OF OTHER RELEVANT SERVICES 

8.1 None

9. APPENDICES

9.1 None

10. BACKGROUND PAPERS

10.1    None


