Objection Points for Domestic
New Regs May 2007
This document provides some standard points that Building Standards Officers may use when assessing an application for Building Warrant. It is not an exhaustive list, and in no way could be said to cater for every situation, but it is a valuable tool, and should help us to provide more consistency in our responses to applications. 

It should also provide Applicants and Agents some guidance on the likely responses they will receive and also some guidance on the types of information we require when assessing a Building Warrant application. Notwithstanding the points below, we do try to provide an assessment service personalised to each application, although we do expect that professional consultants will require less specific advice.
1. All work must be carried out in accordance with the Building (Scotland) Regulations 2004.  Please advise.

2. All references to the Technical Standards must be removed and replaced with the corresponding Functional Standards.

3. To ensure accurate estimated costs of operations are entered in the application form for warrant the Highland Council uses a notional cost per square metre calculator to check fees submitted are a fair reflection on the actual cost. Based on this and after calculation the estimated costs worked out is £##### which would result in a fee of £####. As you have already paid a fee of £#### an additional £### fee is required to be submitted. Please note fees set by Scottish Ministers are calculated on a sliding scale basis relative to the estimated costs of the proposed works. The estimated cost of work should reflect the cost of labour and materials, no concession can be made for self build applicants.
4. Please clarify that the demolition of ……………. will be in accordance with BS 6187: 2000.

5. (0.10.0) Every building to be demolished must be demolished in such a way that all service connections to the building are properly closed off and any neighbouring building is left stable and watertight. Please advise.
6. (0.10.0) When demolition work has been completed and, where no further work is to commence immediately, the person who carried out that work shall ensure that the site is immediately graded and cleared or provided with such fences, protective barriers or hoardings as will prevent access thereto. Please advise.
7. (1.1.1) A Design Certificate and full Engineer's drawings and details must be submitted from a suitably qualified SER registered person. Alternatively full drawings, details and calculations from a suitably qualified person must be submitted. If you choose to submit calculations, please be aware that these will be sent to a third party to verify which we have been advised may take up to 12 weeks to assess. 

8. (1.1.1) A Design certificate from the roof truss manufacturer should be forwarded to this office when available Please confirm.
9. (1.1.1) Please indicate on the foundation plan the position of the foundation for the hearth to the solid fuel stove.

10. (1.1.1) Please confirm the proposed method of tying the new walls to the existing walls.
11. (1.1.1) Prefabricated roof trusses should be in accordance with BS 5268: Part 3: 1998.
12. (1.1.1) Please confirm the size and spacings of the tie down straps proposed to anchor the timber frame kit to the under building.

13. (1.1.1) Please confirm the size and spacings of the tie down straps proposed to anchor the timber roof trusses to the wall head.

14. (1.1.1) Please confirm the type, size and end bearing for the proposed new lintols to be installed.

15.  (1.1.1)Any step in the foundation must have an overlap of at least twice the height of the step.  Please advise. (See Annex 1.C.3).
16. (1.1.1) Any floor joists spanning more than 2.5 metres must be provided with a row of strutting at the mid span.  Please advise. (see annex 1.F.5).
17. (2.2.1) A separating wall or separating floor with medium fire resistance duration should be provided between adjoining dwellings.  Please advise.

18. (2.2.1) A separating wall with medium fire resistance duration should be provided between adjoining dwellings.  Please provide a detail at the soffit/eaves to show how this is maintained in this area.

19. (2.2.2) A separating wall or separating floor with medium fire resistance duration should be provided between a dwelling and any other part of the building in common occupation.  Please advise.

20. (2.2.3) A separating wall or separating floor with at least medium fire resistance duration should be provided between a domestic and non-domestic building.  Please advise.
21. (2.2.5) There is a risk posed by the storage of combustible materials and other highly flammable substances in garages which are integral or attached to a dwelling. Therefore a separating wall or separating floor with short fire resistance duration should be provided between an integral or attached garage and a dwelling in the same occupation.
22. (2.2.8.) Where an element of structure provides support to a separating wall or separating floor which attracts higher fire resistance duration a supporting element of structure should have at least the same fire resistance duration.  Please advise.

23. (2.2.9) Any service openings which penetrate a separating wall or separating floor should be fire-stopped providing at least the appropriate fire resistance duration for the wall or floor.  Please highlight any arrears where this occurs providing full details.

24. (2.2.9) All self-closing fire doors must have suitable test certification and have intumescent strips and smoke seals.  Please advise.

25. (2.2.10) Where a separating wall or separating floor forms a junction with an external wall, another separating wall, or a wall or screen used to protect routes of escape, the junction should retain the fire resistance of the separating wall or separating floor.  Please provide full details.

26. (2.2.10) Where a separating wall forms a junction with a roof, the junction should maintain the fire resistance duration of the separating wall.  Please provide full details.

27. (2.4.1) In order to inhibit fire spread in a cavity, any cavity within a building should have cavity barriers with at least short fire resistance duration.  Please highlight these areas and advise.
28. (2.4.7) Cavity barriers to the timber frame should also be installed at corners please update the specification.

29. (2.5.0) Every building must be designed and constructed in such a way that in the event of an outbreak of fire within the building the development of fire and smoke from the surfaces of walls and ceilings within the area of origin is inhibited. Please therefore provide full details of the surface spread of flame of all internal wall and ceiling linings.

30. (2.6.1) External walls should have medium fire resistance duration, if not more than 1 metre of the boundary. Please advise.

31. (2.8.1)   The roof of a building including any roof lights should be constructed of a material which meets with the requirements to this Standard.  Please provide full details.

32. (2.9.24) Every part of an escape stair including the landing and the floor of a protected zone or protected lobby should be constructed of non-combustible materials.  Please advise.

33. (2.9.25) Where an element of structure provides support to a non-combustible protected route of escape, the supporting element of structure should also be constructed from materials which are not combustible.  Please advise.
34. (2.9.30)  Emergency escape windows should be installed to the upper floor apartments with a minimum openable area of 0.33m2.  Please note that no dimension should be less than 450mm and the bottom of the openable area no more than 1.1m from floor level.  Please advise. 

35. (2.9.30) Please clarify that bedroom 2 will also be provided with a means of escape window similar to that in bedroom 1.

36. (2.10.1) Every part of an escape route should have artificial lighting supplied by a protected circuit that provides a level of illumination not less than that recommended for emergency lighting.  Where the artificial lighting serves a protected zone, it should be via a protected circuit separate from that supplying any other part of the escape route unless a system of emergency lighting is installed.

37. (2.10.3) Please provide details of any emergency lighting that is to be provided.

38. (2.11.1) A dwelling where no storey is greater than 200m2 should be provided with one or more smoke alarms located on each storey with a standby supply to BS 5446-1; 2000 and installed in accordance with the guidance in clause 2.11.2.  Please advise.
39. (2.11.2) A dwelling with any storey area more than 200 m2 should be provided with a fire detection and alarm system designed and installed in accordance with BS 5839: Part 6: 2004 for a Grade C Type LD2 installation. Please advise providing full details.
40. (2.14.3) An escape stair within a protected zone should have either: 

a. a ventilated area of not less than 1m2 at the top of the stair or 

b. an opening window on each storey with an openable area of 0.5m2.  Please advise.

41. (3.1.0) Every building must be designed and constructed in such a way that there will not be a danger to the building nor a threat to the health of people in and around the building due to the presence of harmful or dangerous substances. Therefore, please provide a full site investigation report.
42. (3.1.1) To prevent water collecting under the building, the solum should be not lower than the highest level of the adjoining ground. However where this may not be possible, such as on sloping ground, the solum should be laid to fall to an outlet in the underbuilding above the lowest level of the adjoining ground to prevent any water build up below the building. Any part of the underbuilding that is in contact with the ground, such as on sloping ground, should be tanked. See clause 3.4.7.
43. (3.3.1) All proposed building sites should be appraised initially to ascertain the risk of flooding of the land and an assessment made as to what effects the development may have on adjoining ground.  Please advise.

44. (3.3.1) With the removal of topsoil from a development site, developers should be aware of the dangers from possible surface water run-off from their building site to other properties. It is good practice to have procedures in place to overcome this occurrence. Depending on conditions, the formation of channels or small dams to divert the run-off or, where conditions are particularly serious, the installation of field drains or rubble drains may overcome the problem. Please advise.
45. (3.4.4) Permanent ventilation of the underfloor space direct to the outside air by ventilators to provide an open area in each wall should be provided as per the guidance to this clause. Please advise.
46. (3.4.4) Please indicate the position of the solum vents on the floor plan and elevations.
47. (3.4.4) Please confirm the inclusion of a DPC at wall plate height (min 150 mm above ground level).

48. (3.4.7) Structures below ground, including basements, should be constructed in accordance with the recommendation of BS 8102: 1990.
49. (3.5.4) Drainage passing through the structure should be lintolled over please clarify.
50. (3.6.1) All gutters and rainwater pipes should be constructed and installed in accordance with recommendations described in BS EN 12056-3; 2000.

51. (3.6.1) Please indicate on the drawings the location of all proposed downpipes.

52. (3.6.3) Surface water discharged from a domestic building, and a hard surface within the curtilage of a domestic building should be carried to a point of disposal that will not endanger the building, environment or the health and safety of people around the building. Please provide full details.
53. (3.6.3) The surface water soakaway should be constructed in accordance with the BRE Digest 365, ‘Soakaway Design’ or National Annex NG2 of BS EN 752-4: 1998, please clarify.
54. (3.6.5) Please indicate the position of the rainwater soakaways to be installed on the site location plan. Please note that soakaways should be a minimum of 5 metres from the building and any boundary.

55. (3.7.1) All sanitary pipe work should be constructed and installed in accordance with the recommendations in BS EN 12056-2 2000.

56. (3.7.1) Any soil vent pipes must extend at least 900mm above openable windows within 3m. Please advise.
57. (3.7.2) Manholes should be provided to the soil and vent pipes where they exit the building externally, please indicate such on the drawings.
58. (3.7.3) A drainage system outside a dwelling should be constructed and installed in accordance with the recommendations in BS EN 12056-1 2000, BS EN 752-3 1997 (Amendment 2), BS EN 752-4 1998 and BS EN 1610 1998.

59. (3.7.3) Please confirm and highlight if there are any deep access man-holes or inspection chambers proposed or required. If so they should be suitably constructed and provided with a lockable cover.

60. (3.7.4) Where a private drain discharges into a public sewer, normally at the curtilage of a building, some form of access should be provided for maintenance and to allow a satisfactory connection.  The preferred method is by a disconnecting inspecting chamber. Please advise.

61. (3.7.5) Some sewers, called combined sewers, carry wastewater and surface water in the same pipe.  These systems are not recommended today as they are more likely to surcharge during heavy rains.  A separate drainage system carrying wastewater and surface water therefore should be constructed within the curtilage of a building even if it connects to a combined sewer to facilitate the upgrading of the combined sewer at a later date.
62. (3.7.8) A wastewater drainage system serving a dwelling should be ventilated to limit the pressure fluctuations within the system and minimise the possibility of foul air entering the building. Please advise.
63. (3.7.8) Please indicate the termination of the soil and vent pipes on the roof plan and indicate their positions on the floor plans.

64. (3.8.1) Please provide full details of the proposed treatment plant or septic tank including its capacity.

65. (3.8.2) The settlement tank of the private waste water plant and a septic tank should have a securely sealed solid cover that is capable of being opened by one person using standard operating keys.  Please advise.

66. (3.8.3) A private wastewater plant and septic tank should be provided with a chamber for the inspection and sampling of the wastewater discharged from the tank.  Please advise.

67. (3.8.4) Please confirm and note on the site plan the distances the proposed septic tank is located from any dwelling and boundary.

68. (3.8.5) SEPA will require an authorisation, under the terms of the Water Environment (Controlled Activities) (Scotland) Regulations 2005 to be applied for all discharges of sewage effluent whether to ground via an infiltration system or to a watercourse.
69. (3.8.6) A private wastewater treatment plant and septic tank should be provided with suitable access for de-sludging.  Please advise.

70. (3.8.7) Every dwelling with a drainage system discharging to a private wastewater treatment plant or septic tank should be provided with a label to alert the occupiers to such an arrangement.  Please advise.
71. (3.8.7) Please clarify that a label will be installed to the dwelling informing the occupiers that a septic tank is installed and that such a label describes the maintenance of the system.

72. (3.9.1) Please provide full details of the septic tank and soakaway to be installed including percolation test results.

73. (3.9.2) The proposed mounded system must be designed and constructed by a specialist and meet with the requirements of BR 478”Mound Filter Systems for the treatment of domestic wastewater” Please advise providing full details.
74. (3.9.2) The mound filter system should be designed and constructed in accordance with BR 478, ‘Mound Filter Systems for the treatment of domestic wastewater’, please clarify.
75. (3.9.2) Please clarify that the mound system will be constructed by a specialist contractor.

76. (3.9.4) An infiltration system serving a private waste water treatment plant or septic tank should be located to minimise the risk of pollution.  Please advise.

77. (3.9.5) Damage to the foundations of a dwelling is likely to occur where discharge is too close to any dwelling.  Therefore an infiltration system should be located at least 5 metres from a dwelling and also 5 metres from a boundary in order that an adjoining plot is not inhibited from its full development potential.  Please advise.

78. (3.10.4) Careful consideration should be given to the detailing of an existing wall of a building when a conservatory or extension is added. The use of a cavity tray along the line of the roof of the conservatory or extension may be appropriate. However in sheltered situations or where the detailing can prevent damage to the building as a result of rain penetration a raggled flashing (chased into the wall) may be sufficient. Please advise.

79. (3.10.5) Cavity ventilation should be incorporated into the wall construction by installing ventilators with at least 300mm2 free opening areas at 1.2m maximum centres. Please advise and highlight on drawings.

80. (3.11.1) Every apartment should be of a size that will accommodate at least a bed, a wardrobe and a chest of drawers, this being the minimum furniture provision that may be expected in such a room . Associated activity spaces for each item of furniture should be shown as in the diagram to this clause. Please note the area of a room excludes any built-in fixtures extending from the floor to the ceiling and any part of the room where the height is less than 1.5 m. Please advise and demonstrate compliance.
81. (3.11.2) At least one apartment on the principal living level of a dwelling should be of a size and form that allows greater flexibility of use. This enhanced apartment should meet with the guidance detailed in this Clause. Please highlight the enhanced apartment showing full compliance.

82. (3.11.3) A dwelling should have a kitchen and, to be accessible, this should be on the principal living level. Space should be provided within the kitchen to both assist in use by a person with mobility impairment and offer flexibility in future alteration. The layout should meet with the guidance detailed in this Clause. Please advise showing full compliance.

83. (3.11.4) Activity spaces within the enhanced apartment or kitchen should have an unobstructed height of at least 1.8 m. Please advise.
84. (3.11.5) Where alteration or extension of a building includes work to, or provision of a new, apartment on the principal living level of the dwelling , and there is not already an enhanced apartment on that level, guidance in clause 3.11.2 should be met as far as is reasonably practicable .

85. (3.11.5) When altering an existing kitchen, guidance on manoeuvring space give in clause 3.11.3 should be met as far as is reasonably practicable.
86. (3.11.6) An accessible space for the drying of washing should be provided for every house on ground immediately adjacent to, and in the same occupation as, the house. Please advise and highlight on the drawings.
87. (3.11.6) A designated space for the drying of washing indoors should be provided to in the dwelling.  This space should have a volume of 1m3 and should have no dimension less than 700mm.  The designated space should allow space for at least 1.7 metres of clothes line per apartment.  Please indicate the position of such within the dwelling.
88. (3.11.6) Since weather is unreliable in Scotland, a designated space for the drying of washing should be provided in every dwelling, in addition to the external space. Please advise and highlight on the drawings. See also Clause 3.14.4).
89. (3.12.3) A dwelling should have at least 1 accessible WC, or waterless closet, and wash hand basin and at least 1 accessible shower or bath. These sanitary facilities should be located on the principal living level of a dwelling and be of a size and form that allows unassisted use, in privacy, by almost any occupant. Please advise and highlight on the drawings showing full compliance with this Clause.
90. (3.12.3) The accessible sanitary accommodation should have a manoeuvring space that will allow a person to enter and close the door behind them.  This should be at least 1.1 metres long and 800mm wide, orientated in the direction of entry and clear of any door swing or other obstruction.  Please indicate such on the drawings.
91.  (3.12.3) Please indicate the activity spaces for each sanitary facility as indicated in this diagrams to this clause.  Please note that the activity spaces should have a minimum height of at least 1.8 metres.
92. (3.12.3) Please indicate the accessible sanitary accommodation which should not be within an en-suite.
93. (3.13.0) Every building must be designed and constructed in such a way that it can be heated. Please therefore provide full details of the proposed heating system.

94. (3.14.2) All apartments must be provided with a ventilator with an opening area of at least 1/30 of the floor area it serves.  Please confirm.
95. (3.14.2) Please indicate the ventilation to the storage area on the first floor as it has an area greater than 4m2.
96. (3.14.2) Trickle ventilation should be provided throughout in accordance with the table to this clause. Please note the overall provision of trickle ventilation in a dwelling may be provided at an average of 6000 mm2 per room, with a minimum provision of 4000 mm2 in each apartment.
97. (3.14.4) Where clothes are dried naturally indoors large quantities of moisture can be released and this will need to be removed before it can damage the building. Normally a utility room or bathroom is used and mechanical extract is the usual method of removing moisture. Where a space other than a utility room or bathroom is designated, that space should be provided with suitable ventilation. Please advise.
98. (3.14.4) Should the indoor drying space for washing not be within the utility room or bathroom a mechanical extract fan would be required to be installed to the space with a minimum extraction rate of 15 litres per second, please clarify.
99. (3.15.2) Please provide full details of how the roof space is to be ventilated.  Please note that ventilation is required at both eaves and ridge level.
100. (3.15.2) Please indicate the 50mm ventilated air space between the insulation and sarking.
101. (3.15.5) There is evidence that suggests that condensation in cold deck flat roofs is a problem.  They should be avoided therefore because interstitial condensation is likely and its effect on the structure and insulation can be severe.  Many instances of failure in such systems have been recorded and it is considered that more reliable forms of construction are available. Where construction of this type of roof cannot be avoided, it is essential that moisture entering the roof is minimized and that adequate ventilation is provided.
102. (3.16.1) Every apartment should have a translucent glazed opening or openings of an aggregate glazed area equal to at least 1/15 of the floor area of the apartment and located in an external wall or roof.  Please confirm.
103. (3.17.4) Solid fuel appliance installations should be constructed and installed carefully to ensure that the entire installation operates safely. Installations should be constructed and installed in accordance with the requirements of BS 8303: Parts 1 to 3: 1994. Please advise

104. (3.17.5) Oil-firing appliances should be constructed, installed, commissioned and serviced carefully to ensure that the entire installation operates safely. Oil-firing equipment should be suitable for its purpose and the class of oil used in the installation. Oil-firing equipment should comply with the relevant OFTEC standard and should be installed in accordance with the recommendations in BS 5410: Parts 1 and 2. Please advise.
105. (3.17.6) In addition to the functional standards, gas-fired appliance installations must also comply with the Gas Safety (Installation and Use) Regulations 1998. These regulations require that, amongst others, gas-fired installations are installed by a competent person. Please advise.

106. (3.17.8) In dwellings where it is intended to install open-flued combustion appliances and extract fans, the combustion appliances should be able to operate safely whether or not the fans are running. The installation of extract fans should be in accordance with the guidance to this clause, and should be tested to show that combustion appliances operate safely whether or not fans are running.

107. (3.18.1) Every chimney should have such capacity, be of a height and location and with an outlet so located that the products of combustion are discharged freely and will not present a fire hazard. Please confirm.

108. (3.18.3) All masonry chimneys should be constructed in accordance with the recommendations in BS 6461: Part 1: 1984. Please confirm.
109. (3.18.4) Please clarify that the metal chimneys for the solid fuel stove and heating system are in accordance with BS EN 1856-1: T400 N1 D V3.
110. (3.18.5) Please clarify that the flue pipe from the solid fuel stove and heating system does not pass through the roof space. 
111. (3.19.3) Please clarify the relationship of the metal chimneys to combustible material.
112. (3.19.5) A solid fuel appliance should be provided with a solid, non-combustible hearth that will prevent the heat of the appliance from igniting combustible materials and meet with the recommendations to this clause. Please advise.
113. (3.19.5) A solid fuel appliance should be located on a hearth such that protection will be offered from the risk of ignition of the floor by direct radiation, conduction or falling embers. The solid fuel appliance should be located on a hearth in accordance with the diagram to this Clause. Please advise.
114. (3.19.8) Walls that are not part of a fireplace recess or a prefabricated appliance chamber but are adjacent to hearths or appliances should also protect the dwelling from catching fire. This is particularly relevant to timber-framed buildings. Any part of a dwelling therefore that abuts or is adjacent to a hearth, should be constructed in such a way as to minimise the risk of ignition by direct radiation or conduction from a solid fuel appliance located upon the hearth. This recommendation does not relate to floors, as an appliance should stand on a suitable hearth described in clauses 3.19.5, 3.19.6 and 3.19.7. The building elements adjacent to combustion appliances should be constructed in accordance to the recommendations of this clause.

115. (3.20.8) The size of a flue serving a solid fuel appliance should be at least the size shown in the table to this clause and not less than the size of the appliance flue outlet or that recommended by the appliance manufacturer.

116. (3.20.15) A flue terminal should be protected with a guard if a person could come into contact with it or if it could be damaged.  Please advise.

117. (3.20.17) The outlet from a flue serving a solid fuel appliance should be located externally at a safe distance from any opening, obstruction or flammable or vulnerable materials and meet with the diagrams to this clause. Please advise

118. (3.20.18) The outlet from a flue serving an oil fired appliance should be located externally at a safe distance from any opening, obstruction or combustible material.  The outlets should be located in accordance with the diagrams to this clause.  Please advise.
119. (3.20.19) The outlet from a flue serving a gas fired appliance should be located externally at a safe distance from any opening, obstruction or combustible material.  The outlets should be located in accordance with the diagrams to this clause.  Please advise. 
120. (3.21.2) Please clarify the amount and indicate the position of the supply of air for combustion to the stove and boiler.
121. (3.21.2) A solid fuel appliance installed in a room or space should have a supply of air for combustion by way of permanent ventilation either direct to the open air or to an adjoining space (including a sub-floor space) that is itself permanently ventilated direct to the open air. An air supply should be provided in accordance with the table to this clause. Please advise.
122. (3.22.2) An oil-firing appliance installed in an appliance compartment should have a supply of air for cooling by way of permanent ventilation, in addition to air for combustion, either direct to the open air or to an adjoining space. This also includes a sub-floor space. Air for cooling should be provided in accordance with the recommendations in BS 5410: Part 1: 1997 and in OFTEC Technical Information Sheet TI/132. Please advise.
123. (3.22.3) A gas fired appliance installed in an appliance compartment should have a supply of air for cooling in accordance with the recommendations in BS5440 Part 2 2000. Please advise.

124. (3.23.1) Please indicate the position of the oil storage tank on the site location plan.

125. (3.23.2) The fuel feed system from the storage tank to the combustion appliance is a potential hazard in the event of fire. Therefore a   fire valve on the fuel feed should be fitted in accordance with Clause 8.3 of BS 5410: Part 1: 1997 and OFTEC Technical Information Sheet TI/138. In addition oil pipelines located inside a building should be run in copper or steel pipe. The recommendations of Clause 8.2 of BS 5410: Part 1: 1997 should be followed. Please advise.

126. (3.23.2) The base to the oil tank should be designed and constructed in accordance with the recommendations to this standard.

127. (3.24.3) Please provide full details of the proposed oils storage tank.
128. (3.25.1) A solid, washable hard standing to accommodate a wheeled bin as specified by the waste collection authority should be provided. The hard-standing and access to the contents of the container should be readily accessible to allow removal. 
129. (3.25.1) Please indicate the solid washable hard standing to accommodate the wheeled bin as specified by the waste collection authority.
130. (4.1.2) Where car parking is provided within the curtilage of a dwelling, a person should be able to alight from a vehicle directly onto the firm surface of an accessible route to the dwelling .Where a driveway or car parking space forms part of an accessible route to a dwelling, it should be at least 3.3 m wide to allow a 900 mm wide pedestrian route past a parked car. That portion of the driveway surface should be in accordance with the recommendations in clause 4.1.4. Please advise.
131. (4.1.3) Level or ramped access suitable for wheelchair users should be provided to at least one entrance to a building from a road and from any car parking within the curtilage of the building.  Please advise.
132. (4.1.4) For safety and convenience in use, the surface of an accessible route should be firm, uniform and of a material and finish that will permit ease in manoeuvring. Please advise. 
133. (4.1.4) Please clarify the surface of the accessible route to the dwelling.
134. (4.1.5)  The length of access route from a road or from any car-parking space provided for disabled people to the common entrance to a building containing flats should not exceed 45m.  Please advise.

135. (4.1.6) The clear and unobstructed surface width of an accessible route giving access to a single dwelling should be not less than 900 mm. Please advise.

136. (4.1.7) At least one entrance to a dwelling should be accessible and designed to present as little restriction to passage as possible. An accessible entrance to a building should meet with the guidance to this Clause. Please advise providing full details.
137. (4.1.7) An accessible entrance to a dwelling should have an unobstructed entrance platt of at least 1.2 m by 1.2 m, with a crossfall of not more than 1 in 50, if required to prevent standing water. Please advise.

138. (4.1.7) An accessible entrance to a dwelling should have a means of automatic illumination above or adjacent to the door. Please advise.

139. (4.1.7) An accessible entrance to a dwelling should have an accessible threshold. Please advise.
140. (4.1.7) An accessible entrance to a dwelling should have a door leaf giving a clear opening width of at least 800 mm in accordance with the diagram to this Clause. Please advise.
141. (4.1.9) Provide a section through the accessible threshold to show that it meets with the diagram to this Clause.
142. (4.1.9) Please submit a section through the accessible threshold which should be in accordance with the diagram to this clause.
143. (4.2.6) The internal corridor should be large enough to accommodate an unobstructed area of 1.1metres by 800mm which is orientated in the direction of entry and is clear of the door swing, your attention is drawn to the wc door.
144. (4.2.6) Please confirm that all corridor widths and clear widths of internal doors meet with the requirements of this clause.
145. (4.2.8) Not everyone can use stairs unassisted. This may mean that the upper or lower levels of a dwelling are not accessible to some occupants. Therefore provision should be made for future installation of a stairlift as described in this Clause. Please advise.
146. (4.2.8) Provision should be made for the future installation of a stair-lift to the stairs in that a minimum of 700mm wide wall be provided adjacent the bottom riser of the stair and be clear of any obstruction, fitting or doorway to allow parking for a stairlift.  The depth should be a minimum of 400mm.  A space a minimum of 200mm long should be provided at the top landing of the stair on the same side of the flight adjacent to the top nosing of the stair.  Please see the diagram to this clause.
147. (4.3.2) Any newly formed external steps must have a maximum rise of 170mm and a minimum going of 250mm.  Please advise.

148. (4.3.3) Please confirm the effective clear width of the stair meets with the requirements of this Clause.

149. (4.3.5)  Stairs providing access to and within the common areas of domestic buildings should be designed to be accessible by ambulant disabled people.  Therefore any stair providing access for disabled people should have;

i. contrasting nosings to assist those with visual impairment;

ii. rises should be profiled to minimise tripping; and 

iii. open rises should not be used.  Please advise.

150. (4.3.6)  The minimum length of a stair landing measured along the centre line of travel should be either 1200mm or the effective width of the stair, which ever is least.  Please advise.

151. (4.3.6) The effective width of a landing should not be less than the effective width of the stair flight.  A door may open onto the bottom landing of a flight such that at any angle of swing a clear length of at least 400mm is left across the full width of the landing.  Please advise.

152. (4.3.8) Any outward opening doors must be provided with a suitable landing which meets with the diagrams shown in this clause. Please note that if the change in level between the inside floor level and outside ground level is less than 170mm, then this requirement does not apply.  Please advise.

153. (4.3.9) In that part of a flight consisting of tapered treads, the going of the tapered treads should be uniform and should not be less than the going of the straight treads. At the inner end of the tread, the going should be at least 50 mm.

154. (4.3.11) A pedestrian ramp should be constructed in accordance with the table to this Clause. Please provide full details.

155. (4.3.12) When approaching a house, the effective width of a stair or ramped access, measured between handrails, should be at least 1000mm. Please advise.

156. (4.3.14) Where a handrail is provided to only one side of a private stair flight, the side on which a handrail is not fixed should permit installation of a second handrail at a future date. A second handrail will provide additional support to a person using the stair and may be installed provided a clear width of 800 mm is maintained. Please advise.

157. (4.3.14) A handrail on a stair or ramp should have a profile and projection that will allow a firm grip. Please advise.
158. (4.3.15)  A handrail should be fixed at a height at least 840mm and not more than 1000mm measured vertically above the pitchline of a flight, or a stair or a ramp or on a landing where a handrail is provided.  Please advise.

159. (4.3.16)  A flight or a landing of a stair or a ramp should have a clear headroom of at least 2m extending over the whole of the effected width.  The height should be measured vertically from the pitchline of the flight or from the surface of the landing.  Please advise.

160. (4.4.1) Opening windows located at a height of less than 800 mm above floor level where the difference between the floor level and the adjacent ground level is greater than 600 mm must be provided with a suitably designed and located protective barrier. Please advise.

161. (4.4.1) Protective barriers must be provided to all areas specified in this clause.  Please highlight any areas that this refers to.

162. (4.4.2)  Any protective barrier that is required must be secure and capable of resisting loads calculated in accordance with BS 6399; Part 1, 1996 and openings in a protective barrier should prevent the passage of a 100mm diameter sphere.  Please advise.
163. (4.4.3) Precautions should be taken to prevent the possibility of a fall where there is a difference in level between the edge of a ramp and the adjacent ground. Please advise with special reference being made to the guidance in this clause. 
164. (4.4.3) Guarding should be provided to the edge of the ramp comprising either a kerbed upstand of 100mm or the ground level around the ramp for a minimum distance of 600mm before any grading, please clarify.
165. (4.5.1) An Electrical Installation should be designed, constructed, installed and tested that it is in accordance with the recommendations of BS 7671; 2001 as amended. Please advise.

166. (4.5.4) In a bathroom or shower room, an electric shaver power outlet, complying with BS EN 60742: 1996 may be installed. Other than this, there should be no socket outlets and no means for connecting portable equipment. Please advise.

167. (4.5.4) Where a shower cubicle is located in a room, such as a bedroom, any socket outlet should be installed at least 3 m from the shower cubicle. Please advise.

168.  (4.6.1) The lighting point serving the stair should have controlling switches on each storey.
169. (4.6.4)A dwelling should be provided with at least the minimum number of socket outlets as recommended in this Clause. Please advise. 
170. (4.6.4) Please clarify that the kitchen will be provided with a minimum of three socket outlets above worktop level.

171. (4.8.2) Glazing in some locations within buildings is more vulnerable to human impact than others. These areas include in and around doors, particularly large side panels that may be mistaken for doors and at low levels in walls, barriers and partitions. Glazing in such areas should be designed to resist human impact as set out in BS 6262 Part 4: 2005. Please advise.

172. (4.8.3) Any window, all or part of which is more than 4 metres above the adjacent ground level or internal floor level should be constructed so that any external and internal glazed surfaces can be safely cleaned. Please advise.

173. (4.8.4) On the second floor and above, where it is intended to clean the outside face of the glazing from inside the building, guarding height should be 1.1 m above floor level. Where guarding is provided, it should be designed to conform to BS 6180: 1999. All guarding should be permanently fixed, should not be detachable to permit windows to open and should be designed so that it is not easily climbable by children. Please advise.

174. (4.8.5) An openable window or rooflight, that provides natural ventilation to meet standard 3.14, should have controls for opening that will allow both safe and convenient usage. Please advise.
175. (4.8.5) Outlets and controls of electrical fixtures and systems should be positioned so as to allow both safe and convenient usage. Please advise.
176. (4.8.5) Controls for windows should be positioned a minimum of 350mm from any internal corner, projecting wall or similar obstruction and be not more than 1.5 metres above floor level where access is limited to a fixed obstruction.  Note that this height is reduced to 1.2 metres should it be within an enhanced apartment or accessible sanitary accommodation. 
177. (4.8.5) Socket outlets, switches and timer controls etc should be positioned at least 350mm from any internal corner, projecting wall or similar obstruction and located not more than 1.2 metres above floor level, please clarify. 
178. (4.8.5) Light switches should be positioned at a height of between 900mm and 1.1 metres above floor level please clarify.
179. (4.9.1) Any installation of an unvented hot water storage system should be carried out by a person with appropriate training and practical experience. Please advise.

180. (4.9.2) An unvented hot water storage system should be in the form of a proprietary unit or package which is in accordance with the recommendations of BS 7206: 1990 or the subject of approval by a notified body to an equivalent level of safety and performance. Please advise.

181. (4.9.3) The discharge pipe termination from the unvented hot water storage system should ideally terminate at ground level and be fitted with a protective cage.

182. (4.9.5) Every building must be designed and constructed in such a way that protection is provided for people in and around a building from the danger of severe burns or scalds from the discharge of hot water. Where both hot and cold water are supplied to a facility, the above may be achieved by use of a thermostatic mixing valve (TMV) or fitting complying with BS EN 1111 or BS EN 1287, fitted as close to the point of delivery as practicable. Please advise.
183. (4.11.2) Tanks should be separated from buildings, boundaries or fixed sources of ignition in accordance with the table to this Clause. Please advise.

184. (5.1.0) Every building must be designed and constructed in such a way that each wall and floor separating one dwelling from another, or one dwelling from another part of the building, or one dwelling from a building other than a dwelling, will limit the transmission of noise to the dwelling to a level that will not threaten the health of the occupants of the dwelling or inconvenience them in the course of normal domestic activities provided the source noise is not in excess of that from normal domestic activities. The guidance to the standard gives three alternative approaches to the design of sound resisting construction for separating walls and separating floors. Please advise providing full details.
185. (6.1.0) Every building must be designed and constructed in such a way that the energy performance is calculated and is capable of reducing carbon dioxide emissions. The new 2005 edition of the Standard Assessment Procedure (SAP 2005) is one way of demonstrating compliance with the new requirements. As an alternative to the SAP calculation method, clause 6.1.6 allows in certain circumstances, a simplified approach to adopt one of the six packages of measures listed in Table 2. Note that a SAP calculation will still need to be carried out to produce the information for the Energy Performance Certificate. Please advise providing full details to show compliance.
186.  (6.1.0) Please provide full details of the energy performance of the dwelling indicating compliance to reduce carbon dioxide emissions from the dwelling, it appears that the simplified approach cannot be used in this instance.
187. (6.2.0) Please provide full details of the insulation products/materials you intend to use with special reference being made to the thermal conductivity of the insulants.

188. (6.2.1) Please provide u-value calculations for each of the different building elements in the proposed new dwelling.
189. (6.2.3) The insulation envelope of the building should be constructed in such a way that there are no substantial thermal bridges or gaps where the layers of insulation occur. 

190. (6.2.3) All loft hatches should be suitably insulated and draft stripped to prevent cold bridging.

191. (6.2.3) Please advise as to how the insulation is maintained where recessed downlighters are proposed. Please advise.

192. (6.2.4) Measures should be introduced to reduce unwanted air leakage and thereby prevent an increase in energy use within the heated part of the building. Please advise. 
193. (6.2.4) Infiltration of air into the dwelling should be limited, one approach to addressing these issues is to design and build to ‘Accredited Construction Details (Scotland).
194. (6.2.5) Please advise whether there is a requirement to carry out air tightness testing.
195. (6.2.9) Please provide u-value calculations for each of the different building elements in the proposed new extension to the dwelling.
196. (6.2.9) Where the insulation envelope of a domestic building is extended the area of windows, doors, rooflights and roof windows should be limited to 25% of the floor area of the extension. The 25% may be varied if the compensatory approach to this Clause is adopted. Please advise.
197. (6.2.12) A conservatory should be thermally divided from the insulation envelope of the dwelling. The dividing elements (wall, door, window and on the rare occasion floor) should have u–values equal or better than the corresponding exposed elements in the rest of the dwelling. Please advise.
198. (6.3.0) Every building must be designed and constructed in such a way that the heating and hot water service systems installed are energy efficient and are capable of being controlled to achieve optimum energy efficiency. Please advise. 
199. (6.3.1) Please provide manufacturers’ information of the proposed boiler, including its SEDBUK rating. (see the table to this Clause for minimum requirements). 
200. (6.3.6) Solar water heating information on collector performance for indirect systems can be referenced in BS EN 12975-1: 2006.  SAP 2005 takes account of issues with location and orientation for optimum energy efficiency in order to meet standard 6.1. 
201. (6.3.8) The solid fuel boiler should be thermostatically controlled to reduce the burning rate of the fuel by varying the amount of combustion air to the fire.  For safety reasons a suitable heat bleed from the system should be formed for example a gravity fed radiator without a TRV, please clarify.
202. (6.3.11) Please clarify the controls for the solar water heating which should be in accordance with this clause.
203. (6.3.13) As a conservatory which is heated will be inefficient in energy terms, the general guidance to occupiers is that they should be heated as little as possible. In view of the fact that heating is often desired particularly at the start and end of the heating season any conservatory with heating installed should have controls that regulate it from the rest of the dwelling e.g. a TRV to the radiator. Please advise.
204. (6.4.1) Pipes that are used to supply hot water to appliances within a domestic building should be insulated against heat loss in accordance with BS 5422; 2001.  Please advise.

205. (6.5.1) A minimum of 50% of the fixed light fittings and lamps installed in a dwelling should be of a low energy type. Please advise.

206. (6.7.1) All heating, hot water and ventilation systems should be commissioned in accordance with the manufacturers’ instructions to ensure their optimum energy efficiency. Please advise.
207. (6.8.1) Written information should be made available for the use of the occupier on the operation and maintenance of the heating and hot water service system and any decentralized equipment for power generation to encourage optimum energy efficiency. Please advise.
208. (6.9.0) Every building must be designed and constructed in such a way that an energy performance certificate for the building is calculated and displayed in a prominent place within the building. Please advise. 
209. (6.9.0) The new dwelling should be designed and constructed in such a way that an energy performance certificate for the building is calculated and affixed to the building indicating the approximate annual carbon dioxide emissions and energy use of the building, please clarify.
210. Amendments or revisions must be highlighted and linked to the above objection points. Drawings that are not highlighted and linked will be returned. This highlighting will allow your submission to be dealt with more efficiently and result in the speeding up of the whole Building Standards process. 
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