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Recommendation (s) to the decision maker (s)

1. The Rural and Communities Overview and Scrutiny Committee note the update on 
the progress of the measures being implemented to reduce the risk of boiler 
failures during cold weather periods. 

http://moderngov.southkesteven.gov.uk/mgMemberIndex.aspx?bcr=1
https://twitter.com/intent/tweet?text=Meeting%20agenda%20@southkesteven
http://www.linkedin.com/shareArticle?mini=true&url=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1
http://facebook.com/sharer/sharer.php?u=http://moderngov.southkesteven.gov.uk/mgWhatsNew.aspx?bcr=1


1 The Background to the Report
Extreme cold weather in the winter of 2018 resulted in the failure of a number of gas boilers 
serving the Council’s homes (215 in total) due to condensate pipes freezing. The frozen 
pipes were dealt with at the time and the heating made operational at no cost to the Council 
as this is included under the current contract terms with Liberty Group. Tenants were 
however affected as a result of the loss of heating whilst the reinstatement work was 
completed and the occurrence highlighted a risk in terms of the performance of the boilers 
in exceptionally cold weather.

1.1 A report to the Governance and Audit Committee in September 2018 provided an update 
on the findings of an inspection of several of the affected properties.  (The inspection was 
carried out by the technical advisor from the manufacturer, Worcester Bosch).

1.2 The Worcester Bosch technical advisor acknowledged that temperatures experienced in 
2018 were excessively low and confirmed that whilst the installations met the design 
requirements of the manufacturer, additional measures could be taken to reduce the risk of 
further failures in similar cold weather conditions in the future. 

1.3 In response to the Worcester Bosch technical advisor’s feedback. inspections of all 215 
properties, has commenced by the Council and a programme of work started to modify the 
installations to safeguard against condensate pipes freezing and further heating failures in 
the future.

2 Consultation and Feedback Received
2.1 Consultation with the boiler manufacturer was considered critical in reaching a solution to 

the problem of freezing condensate pipes in the future, given that the initial installations met 
the requirements of Worcester Bosch. Mitigation measures (as set out at 4.1 below) 
recommended by the supplier and design changes on future new installations have now 
been adopted.

3 Available Options Considered
3.1 The inspection of the 215 properties affected has been given priority and work has 

commenced in accordance with the mitigation measures recommended by the 
manufacturer, Worcester Bosch. This is to ensure the risk of further freezing in the 
previously affected locations is minimised.

3.2 The option to deal with the affected 215 properties in isolation was considered. However, 
checks will be required on all residential properties, owned by the Council to identify the 
locations of the installed condensate pipes to ensure all possible measures are taken to 
minimise the risk of freezing in the future. 

This has been implemented through Liberty Group, who attend and visit, annually, all 
Council owned homes, which have gas boilers, as part of the gas servicing programme.



4 Preferred Option
4.1 Measures have been implemented to determine if any other Council homes are at risk of 

heating failures resulting from frozen condensate pipes should excessively low 
temperatures occur. The overall approach being made is as follows:

- Modifications where needed to the 215 properties affected during 2018 as a priority

- Inspections carried out on other Council owned properties to determine where external 
condensate pipe arrangements need protection against freezing.  This will be checked 
as part of the annual gas servicing and testing programme by Liberty Group. Any work 
needed will be carried out in line with the supplier’s recommendations.

- Adopting improved standards in the design and the siting of new boilers to avoid 
externally sited condensate pipes where possible

- Additional protection against freezing on condensate pipes to new boiler installations 
where external pipework is unavoidable.

4.2 Progression on the measures detailed at Item 4.1 are set out as follows;

- Contact has been made with all 215 properties.  145 surveys of the 215 homes affected 
by freezing, has been completed.

All other Council owned residential homes are programmed in for visits or re-visits where 
tenants were unable to meet the appointment date. 

- 115 of the 145 surveyed properties need work completing and these are already 
progressing. Both the Council’s internal operatives and Liberty Group are being used to 
complete the work to achieve completion before the cold weather periods.

- Inspections and feedback is being provided by Liberty Group as part of the annual gas 
servicing and inspection. Any that have been identified for modification work to meet the 
Worcester Bosch latest recommendations are being programmed in.

- All new boiler installation designs are including the provision of internally routed 
condensate pipes, where possible, to reduce the risk of freezing.

5 Reasons for the Recommendation (s)
5.1 Report is for noting.

6 Next Steps – Communication and Implementation of the Decision
6.1 Communication with tenants has been through a range of methods, from visits, letters and 

telephone calls. 

7 Financial Implications 
7.1 The cost of the modification work to the boilers to the 215 homes affected is estimated to 

be a maximum of £30k. It is considered that cost of the work can be contained within the 
existing HRA budgets for 2019/20

The cost and full extent of the work required on the remainder of the Council’s homes with 
gas heating will be determined once all properties have been visited by Liberty Group and 
will be considered as part of the budget setting process. It is worth noting that not all homes 
however have external condensate pipes installed.



Financial Implications reviewed by: Alison Hall-Wright

8 Legal and Governance Implications 
8.1 The Council has a duty as a landlord to ensure that its homes meet the Decent Homes 

Standard 2006 in providing a reasonable degree of thermal comfort. This is by way of 
effective insulation and efficient heating. 

8.2 The Council also has statutory repairing obligations under Section 96 of the Housing Act 
1985.  Furthermore, Regulations 36 and 36A of the Gas Safety (Installation and Use) 
Regulations 1998 places a duty on this Council to ensure each gas appliance and flue is 
safe to use 

Legal Implications reviewed by: Shelley Hardy Legal Services 

9 Equality and Safeguarding Implications 
9.1 None

10 Risk and Mitigation
10.1 Risk and mitigation has been included in the main report.

11 Community Safety Implications 
11.1 None

12 Other Implications (where significant) 
12.1 Concerns over the loss of heating and hot water to residents’ homes has highlighted a need 

for a more robust protocol to provide backup services.
12.2 Historically, electric convector heaters have been provided and residents requested to use 

immersion heaters where these are present for hot water.

12.3 This may be considered acceptable in the short term but delays in the completion of 
repairs for example; whilst parts are obtained prolongs the reliance on this arrangement.

The use of temporary heating has also given rise to claims from tenants for increased energy 
costs.

12.4 A contingency protocol is proposed that will address the need for temporary heating and hot 
water in the medium term broadly in line with that adopted for the Riverside project in 
Grantham. This is as follows;

- Short Term 1-3 days – use of temporary electric convector or oil filled radiators for 
heating. Use of Immersion heater, kettle and electric shower for hot water/washing.

- Mid-Term over 3 days – use of temporary heating as above however, the Council will 
reimburse the tenant of any bona fide additional costs for energy.

  
12.5 Discussions are in progress with Liberty Group on the delivery of this protocol and agree to 

its implementation. A review of the current performance timescales being achieved on 
heating and hot water repairs is also being carried out to ensure the Council’s exposure to 
resident reimbursement costs for temporary heating is minimised.  



13 Background Papers
13.1 Governance and Audit Committee of 20 September 2018  

http://moderngov.southkesteven.gov.uk/documents/s21371/Gas%20Boiler%20Report%20G_A%20final
%20version.pdf

14 Appendices
14.1 None

Date of Publication on Forward Plan (if 
required)

N/A

Previously Considered by: Governance and 
Audit Committee

20 September 2018

Report Timeline: 

Final Decision date  N/A

http://moderngov.southkesteven.gov.uk/documents/s21371/Gas%20Boiler%20Report%20G_A%20final%20version.pdf
http://moderngov.southkesteven.gov.uk/documents/s21371/Gas%20Boiler%20Report%20G_A%20final%20version.pdf

