Willis Property Investors
Winter Weather Precautions

For Property Owners and Managers

Background

Damage to property caused by the escape
of water from frozen pipes and other
equipment is costly to repair and losses in
excess of £150,000 are common during

cold winters, such as is forecast for 2005/6.
Property owners in particular are reliant on

the actions of tenants and managers. This
document sets out a number of practical
steps that can help reduce the risk of
damage, and help minimise the cost of
any damage that does occur.

Prevent Freezing

— Ensure that all areas containing pipes
and water storage tanks are heated to
prevent freezing. Heating methods
should be prioritised as follows:

— Generalised heat in the building
(essential where there are pipes
throughout).

— A warm boxed-in zone around
pipes.

— Trace heating (electrical heating
tapes wrapped around pipes) with
lagging over.

— Immersion heaters within storage
tanks.

— Heat from flowing water within
the pipes.

Heating should be thermostatically
controlled to maintain a minimum
temperature even when buildings are
unoccupied such as overnight, holiday
periods or when otherwise empty (even
if still tenanted). This should cover the
entire building.

Heating systems should be regularly
maintained, preferably in the summer.

Any standby fuel supplies and the
associated equipment should be
periodically tested and maintained.
This is particularly critical where
“interruptible" gas supplies are used.

Pipes should be lagged to delay the
temperature drop use 32mm thick
good quality, non-combustible lagging
securely fixed to all piping including
expansion pipes. Pipes above an
insulated ceiling are at extra risk, so
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should be specifically protected.

Tanks should be lagged around and
over, but not underneath so that heat
from below can reach them. This is
critical as tanks are often located in
unheated areas.

Consider installing temperature sensors
(frost-stats) outside the building to
activate heating methods before interior
temperatures drop too far.

Minimise pipe-runs outside, or in areas
exposed to winds.

Drain the water system when the
building will be unoccupied for a
prolonged period. Willis should be
consulted before sprinkler systems are
drained or otherwise isolated.

Wet pipe sprinkler systems should be
avoided where the temperature cannot
be kept above 4°C, the use of alternate
or dry pipe systems should be
considered.
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Action to Minimise Damage

— Tenants, managers and agents should
know the location of all stopcocks
inside the premises as well as the main
incoming valve in the street.

The stopcocks should be periodically
exercised to ensure that they are in
working order.

— They should also know how to drain
down all systems, including sprinklers.

— Make someone responsible for any
sprinkler system, its water supply and
pump room.

— Ensure that buildings are inspected to
identify frozen or leaking pipes etc. at
an early stage.

— Review and update emergency
contact lists.

— Retain insurance company/intermediary
details and ensure emergency contact
staff have copies.

— Responsible staff should know how

to thaw pipes etc. safely:

— Isolate the pipe by closing the
stopcock on the feed from the tank
or main.

— Expect a thawed pipe to leak water,
so protect items beneath it.

— Don't use blow torches, hot air
paint strippers or naked flames.

— Use hot water bottles or a
hair dryer.

Common or Unoccupied Areas

The precautions described above apply
equally to common and unoccupied areas.
These can be particularly vulnerable as

problems may not be identified until
damage has occurred.

— Regular inspections of these areas

should be carried out before and during
cold weather.

— If atenant is still responsible for an

unoccupied area ensure that they are
inspecting them and taking the
precautions described above.

— Consider provision of heating to
any unheated portions of the building
if they may be vulnerable. The use
of minimum and maximum
thermometers can give an indication
of potential problems.
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Further Assistance

This document is intended to be a guide as to
the precautions that can be taken to minimise
the risk to buildings from cold weather.

For further specific help please contact your
usual advisor at the Willis Property Investors
Division, or Emma Young (020 7295 6222).
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