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SUMMARY 

 
Description : Erection of 19 houses and associated works 
 
Recommendation  -  GRANT  
 
Ward : 10 - Black Isle 
 
Development category :  Local Development  
 
Pre-determination hearing : Not required 
 
Reason referred to Committee : More than five objections received  as well as an 
objection from the Community Council. 
 

 

1. PROPOSED DEVELOPMENT 

1.1  Planning permission is sought for the erection of 19 hous es and associated works  
these include access roads, communal landscaping areas and suds proposals.   
The house types proposals are  as follows:  
3 units -  Affric- 3 bedroom detached villa (2 storey)                               
3 units -  Calder - 3 bedroom detached villa (2 storey)                            
3 units -  Etive- 4 bedroom detached villa (2 storey)                                
2 units-   Lochalsh-  4 bedroom detached villa                                         
2 units-   Lochy- 3 bedroom detached bungalow                                     
1 unit-    Tarvie- 4 bedroom detached villa (2 storey)                              
2 units-  Torrin-3 bedroom semi-detached villa (2 storey)                       
3 units - Tweed- 4 bedroom detached villa(2 storey)                              
TOTAL      19 

1.2 Variations: Revised site layout to include pedestrian link to Easter Greengates.   
 
 
 



 

2. SITE DESCRIPTION 

2.1 The site is  undeveloped land wit hin the Ness Gap development site. The nearest 
occupied houses are those to the north  and east on Ross Cres cent and Cornwell 
Crescent. Construction is on-going on th e other houses in phases E and F,  
approved under planning permission 13/01211/MSC and  15/04331/FUL which 
approved the change of house types on (P lots 112 and 122-127) and erection of  
three additional houses (Plots 128-130) respectively.   

3. PLANNING HISTORY 

3.1 09/00471/0UTRC - Master Plan for the erection of houses, formation of access and 
parking and provision of amenity/open space - outline consent - 08.06.2010. 
09/00472/FULRC - Erection of 16 affordabl e houses and 16 affordable flats- 
completed.  
Adjoining land:  13/01211/MSC- Erection of 31 houses – under construction.   
15/04331/FUL which approved th e change of house types on (Plots 112 and 122-
127) (Planning Permission 13/01211/MSC) and er ection of three additional houses  
(Plots 128-130)- Determined by NPA Committee April 2016.  

4. PUBLIC PARTICIPATION  

4.1 Advertised : Unknown Neighbour 
Representation deadline : 22.01.2016 
Timeous representations : 11  from a total of 10 households  
Late representations :  

 

4.2 Material considerations raised are summarised as follows: 
 Number of houses is in excess of that originally proposed.  
 Density of development is  greater than previous phases of development  
 Increase in traffic using A832 from the A9 Munlochy junction through 

Fortrose High Street resulting in congestion and danger to pedestrians. 
 Lack of capacity within Avoch primary school for additional pupils.  
 Conditions required to control du st/vibrations/number of construction 

vehicles.     
Other considerations – not material  
 Site should be developed for a care home.   
 GP provision is unable to cope with demands.  
 Deterioration of Salmon Fishermens’ Path.    

4.3 All letters of representat ion are available for inspection via the Council’s eplanning 
portal which can be accessed through the internet www.wam.highland.gov.uk/wam. 
Access to computers can be made avai lable via Plan ning and Development 
Service offices. 
 
 



 

5. CONSULTATIONS 

5.1 Housing Development Manger: Affordable housing cont ribution required in 
accordance with Councils  supplementary guidance for Developer contributions.  
Provider most likely to be Albyn Housing Association.    

5.2 Access Officer:  N o objection. Recommend that a pedestrian link to Easter  
Greengates (Core Path (RC18.05) and Public Right of Way (HR6))is formed at  the 
end of the site road.   

5.3 Transport Planning Team:  Two consultation responses received. Initial response 
dated 26-04-2016 
 The whole site was  covered by  permission Ref:09/00471/0UTRC. The 

number of units in this application is in excess of that previously  consented 
and so it is considered in full. However, it is acknowledged that the area has 
previously been approved for housi ng and therefore the matter under 
consideration is the principle of the overall increase in housing numbers and 
hence traffic and with matters of detail relating to the layout that were no t 
covered in the previous permission.  

 A Transport Statement is requested.  
 A transport assessment was submitted for the original site. T he council 

identified concerns of capacity and safety along the A832 an d A9161; 
developer contributions were provided as  part of  ref: 09/00471/0UTRC for 
traffic management improvements at Mu nlochy, Avoch and For trose which 
have been completed. The local plan i dentifies developer requirements for 
the site including traffi c management measures for Fortrose High Street, a 
revised transport assessment and poss ible additional mitigation. Due to the 
sensitivity of the A832 ( particularly at the High St reet) and concerns about 
the B9161 a transport statement is r equested to assess the impact of the 
additional traffic on this constrai ned route and the requirement for any 
possible additional mitigation as  noted in the local plan. The key impact to 
assess is on the capacity of Fortrose High Street. It wil l be nec essary to 
establish baseline conditions on this sect ion of the route in terms of capacity  
and delays and queuing at peak times. The road functions as a single track 
over the most constrained sectio n due to  village centre parking. There are  
concerns that the volume of traffi c may be approaching the theoretical 
capacity estimated for this type of carriageway. 

 Road Layout, Parking and Tur ning – no objections. Road Construction 
Consent Required.   

 Active Travel – no objections. Pedestrian link from end to Easter  
Greengates acceptable. Main pedestrian route will be via remote footpath 
network to west of site, as per previously approval: ref 13/01211/MSC.  

 Surface Water and Roads  Drainage- no objections. The princ iple of the 
surface water road drainage from this el ement of the site was approved in 
the planning permission in principal and the same solution is proposed a s 
has been used for earlier.  

Second response received 01-09-2016. No objections . Conditions  requested with 
respect to the provision of a cut off drain and parking requirements at each property. 
A summary of the comments offered on the transport statement and the addendum 
received are as follows:   



 

 Result of traffic count indic ates that additional traffic at peak  times is  
anticipated to be 2% of current weekday flows. This is not significant.  

 The traffic count did not pick up excessive queues or delays.  
 No history of accidents on Fortrose High Street involving pedestrians.    

5.4 Fortrose and Rosemarkie Community Council: Object.  
Three letters of representation submitted 07.01.2016, 06.06.2016 and 21.06.2016 
 Reasons for objection are summarised as follows 

 Increase in the number and density of development approved under the 
masterplan planning permission Ref: 09/00471/OUTRC. 

 Lack of capacity within local road network. 
 Lack of suitable pavements within Fortrose High Street and the conflict that 

arises from pedestrians spilling onto the  busy road.   
 Lack of affordable homes included as part of development.  
 Failure to timeously provide play area within Ness Gap    
 Condition required that an all –weather durable path required over Easter 

Greengates.  
5.5 Transport Scotland: No objection 

Recommend that the following c ondition be attached t o any planning permission 
granted. 

 Prior to the occupation of any of the consented development the 
arrangements for a Section 48 Agr eement (Roads (Scotland) Act 1984) 
between the applicant and the Trunk Road Authority, Transport Scotland for 
an agreed proportionate cont ribution to the cost of  vehicle queue detectors 
and signage at the A9/ 89161 Munlochy junction must be concluded.  

5.6 Estate Strategy Manager, Care and Learning: Developer contributions sough t 
towards primary education provision. No  requirement in relation to sec ondary 
education.   

6. DEVELOPMENT PLAN POLICY 

 The following policies are relevant to the assessment of the application 

6.1 Highland Wide Local Development Plan 2012 
 Policy 28 Sustainable Development  
 Policy 29  Design Quality and Place –Making  
 Policy 31 Developer contributions 
 Policy 34 Settlement Development Area 

6.2 Inner Moray Firth Local Development Plan 2015 

 FR2 Ness Gap - 7.5ha - Mixed Use - 80 homes  with 1.6ha for Community, 
Business, Office, Tourism or Retail. 
 



 

7. OTHER MATERIAL CONSIDERATIONS 

7.1 Scottish Government Planning Policy and Guidance 

Paragraphs 109-134 - A Successful, Sustainable Place - Enabling Delivery of New 
Homes. 

7.2 Highland Council Supplementary Planning Policy Guidance 

Developer Contributions  

8. PLANNING APPRAISAL 

8.1 Section 25 of the Town and Country  Planning (Scotland) Act 1997 requires  
planning applications to be det ermined in accordance with the development plan 
unless material considerations indicate otherwise.  

8.2 This means that the application requires to be asse ssed against all policies of the 
Development Plan relevant to the application, all national and local policy guidance 
and all other material considerations relevant to the application.  

8.3 This is the second applic ation that involves development at Ness Gap since the 
adoption of the Inner Moray Firth Local De velopment Plan in J uly 2015. Members 
will recall that committee approved application Ref: 15/04331/FUL which related to  
the Change of house types (Plots 112 and 122- 127) (Planning Permission 
13/01211/MSC) and erection of three additional  houses (Plots 128-130), in April 
2016.  

8.4 The interpretation of the policy of the Inner Moray Firth Local De velopment Plan  
relevant to Ness Gap was accepted by Committee  as set out in the handling report 
for application Ref: 15/04331/FUL. It is set out again in the following section.  

8.5 Development Plan Policy Assessment 

Policy FR2 for Ness Gap in  the Inner Moray Firth Local Development Plan 
(lMFLDP) is the primary policy under wh ich the application has  to be assessed. 
This policy allocates 7.5 hectares of land for mixed use development. Reference is 
made in the policy statement that the allocation is for 80 houses, with 1.6 hectares  
for community, business, office touris m or retail uses. The origina l planning 
permission in princ ipal for the Ness Gap dev elopment site is also referenced ref  
09/00471/0UTRC in the wor ding of Polic y FR2. Planning permiss ion ref 
09/00471/0UTRC approved a masterplan fo r the Ness Gap development site, 
which extended to 12 hectares, or thereby. It also conditioned the total number of 
houses to 100 units  within the developm ent. For clarity, 32 affordable homes, 
which consisted of 16  houses and 16 flats were approved under a separate 
application at the same time ref 09/00472/ FULRC and were addi tional to the 100 
units referred to under ref 09/00471/0UTRC.  

8.6 The masterplan appr oved under the pe rmission in principle ref 09/00472/F ULRC 
sets out the areas of the Ness Gap dev elopment site that were identified for  
housing, open space and the community us es; the community use are a was 
originally identified in t he masterplan for a primary s chool. The Inner Moray Firth 
Local Development Plan offers a degree of flexibility with respect to the use of this



 

 
site should the Sustainable Schools Esta tes Review conclude that the site is 
surplus to educational needs. In such circumstances the site is considered suitable 
for business, office tourism or retail uses.    

8.7 To date the following approv als have been issued and t he majority of houses are 
either built and occupied, or are under construction. 
10/02332/FUL - Erection of 6 houses (Area G) 
11/01270/MSC - Erection of 39 houses (Area A and B) 
12/04641/MSC - Erection of 24 houses and formation of play area (Area D) 
13/01211/MSC - Erection of 31 houses (Areas E and F) 
15/04331/FUL - change of house types on (Plots 112 and 122-127) (Planning 
Permission 13/01211/MSC) and erection of three addition al houses (Plots 128-
130).   
Total to date 103 
The 32 affordable housing units referred to above have also been built and are 
occupied. As stated above these hous es were granted per mission under a 
separate planning permission (09/00472/FULRC) and fall outwith the area identified 
for the 100 units under (ref 09/00471/0UTRC). 

8.8 The current proposal for the erection of  19 houses ac cords with the masterplan in 
that the development is withi n an area of the Ness G ap site already identified for 
housing. It is acknowledged that  as 103 houses have been appr oved to date, the 
development now proposed cannot accord with the condition regarding the total 
number of houses attached to planning permission ref 09/00471/0UTRC.  

8.9 The current application is for full planning permission and not a Matters Specified in 
Conditions application. It cannot follow on from the ori ginal planning permission in 
principal which limited dev elopment to 100 units. The appl ication therefore has to 
be considered on its own merits. 

8.10 It is recognised that there is ambiguity in the wording of  the statement in the Inner 
Moray Firth Local Development Plan as we ll as a tension with the housing figures. 
On the one hand the developm ent plan acknowledges that as a result of a higher  
density of development, part of the Ness  Gap site identified for housing in the 
master plan is still av ailable for dev elopment, nonetheless the development plan 
also makes reference to development of  the site according with the planning 
permission in pr incipal ref 09/00471/0U TRC. As 103 units hav e already been 
approved, the latter of these two statements cannot be achieved.     

8.11 Clarity has been provided by the Developm ent Plans Team regarding this matter. 
They have confirmed that t he reference in the IMFLDP to the planning per mission 
in principle ref 09/00471/0UTRC is in rela tion to compliance with the principle s 
established, i.e. the mast erplan, and not the number of total units allowed. Where 
reference is made to 80 units in the Inner Moray Firth Local Development Plan, this 
was an estimate of the undeveloped capacity of site FR2 at the end of 2013. 



 

8.12 It is important to take into account that the DPEA Reporter stat ed in his report in 
relation to the Inner Moray Firth Local Development Plan that  a density  of 18 
dwellings per hectare was acceptable for the FR2 site at Ness Gap, after thorough 
scrutiny during the review of the Plan. 

8.13 The comments of the Community Counc il and those opposed to the development 
on the basis that it fails to comply with the original pl anning permission are 
acknowledged and understood. The above appraisal sets out the current position 
regarding this previous planning permission and the weight that should be given to 
it and the current development plan.   

 Based on the above interpretation the curr ent proposals for the erection of 19 
houses on an area identified for housing in the masterpl an for Ness Gap and at a 
density comparable to previous  phases with in Ness Gap is considered to accord 
with the broad terms of Policy FR2 of the IMFLDP.  

8.14 Developer contributions 

8.15 The supplementary guidance on developer  contributions applies to this 
development. In relation to meeting the requirement for affordable hous ing, the 
Housing Manager has confirmed that a Planning Obligati on/Section 75 Agreement 
should be sought in the absenc e of any other agreement. It is understood that 
Albyn Housing Association will purchase 4 units within  this phase of development.  
This will secure the required 25% affordable housing provision over the whole FR2 
site. To date there has been a total of 35 affordable units built at Ness Gap. 

8.16 As regards contributions towards educat ion. It has been confirmed by the Estate 
Strategy Manager for Education,  Culture and Sport Service that there is sufficient  
capacity within the secondary school estate  at Fortrose Academy. The capacity at  
Avoch Primary School will be breached and therefore in accordance the adopted 
supplementary guidance a developer contribution towards additiona l 
accommodation should be sought.  This financ ial contribution will require to be the 
subject of a Section 75 Planning Obligation or other agreed mechanism.   

8.17 A developer contribution towards infrastruc ture is not required.  The impact of the 
development on the road network is dealt with in the following section of the report. 
For clarity a contribution towards infrastruc ture requirements was taken at the time 
the planning permission in princ ipal ref 09/00471/OUTRC  was  determined. The 
contribution was collected through a Se ction 75 Agreement and included the 
following elements; financial contribution for signage at the B9161/A9 junction, 
monies towards the implement ation of traffic calming m easures on the A832 from 
the A9 and a financial contribution towards public transport.           

8.18 The monies for signage have been pass ed to Transport Scotland. The traffic  
calming measures are complete.  
 
 
 



 

8.19  Other Material Considerations 

8.20 Layout and Design 

8.21 The proposed layout  of the development  is consistent with th at of the existing 
phases of development. The house types have been used elsewhere in the 
development and are a mix of  single storey and two storey properties. The position 
of the houses on the individual plots is such that there is sufficient separation to 
ensure an acceptable level of amenity with respect to daylight, sunlight and 
privacy.  

8.22 Impact on Road Network  

8.23 At the time of considering applic ation Ref: 15/04331/FUL in April 2016, Members 
will recall that the Community Council, and others raised objections on the grounds 
that Transport Scotland had objected to and recommended refusal for reasons o f 
road safety at the B9161/A9 junction for a separate applic ation for 50 houses at  
Greenside Farm in Rosemarkie Ref: 15/ 03033/FUL. The comments made by the 
Community Council and those opposed t o the current application reiterate the 
same concerns about the wider  road network as we ll as the cap acity of Fortrose 
High Street. 

8.24 The planning application for 50 houses at Greens ide Farm is still under  
consideration. Transport Scotland has su bmitted revised comments in relation to 
that application, removing their objection,  following a report from their operating 
company. They also requested to be formally consulted on a number of  
applications currently under consideration, including this application.   

8.25 In their consultation response Transpor t Scotland advise that  a condition be 
attached to any planning permis sion that may be granted to require a developer  
contribution towards the cost of v ehicle queue detectors and signage at the 
A9/B9161 Munlochy junction. They state th at the proposed scheme is to mitigate 
against intermittent queuing of  vehicles turning right  from the A9, whic h will be 
exacerbated by this and other housing dev elopments, identified in the Inner  Moray 
Firth Local Development Plan, on the south side of the Black Isle. 

8.26 With respect to the capacity of Fort rose High St reet, the initial cons ultation 
response from the Transport Planning Te am highlighted the need for a further 
transport survey to be carried out, given the concerns that the volume of traffic may 
be approaching the theoretical capacity estimated for the roadway. The capacity of 
the roadway was established through surv ey work carried out as part of the 
assessment of the planni ng permission in pr incipal ref 09/00471/OUTRC for Ness 
Gap. The traffic calming measures that  have been introduced to Fortrose High 
Street, as well as Munlochy and Avoch are directly related to the increase in traffic 
volume.  

8.27 Detailed traffic count,  using number plate recognition, which measured the number 
of vehicles and their  speed, were taken for the two week period from Thursday 
16th to Wednesday 22nd June 2016.  These show average weekday flows and 
peak hourly flows. The survey results conc lude that that an addi tional 7 vehicles 
will occur during the evening  peak peri od. This represent s a 2% increase 



 

generated by the development. This is not considered to be significant. The survey  
also did not pick up excess ive queues or delays along the High Street at these 
peak times.  It is conc luded therefore that the capacity of Fortrose  High Street will 
not be breached by the additional traffic generated by this development.       

8.28 The Community Council also make refe rence to the safety of pedestrian on 
Fortrose High Street due to the narrowness of the pavements. The concerns of the 
Community Council are acknowledged and und erstood. The width of the 
pavements are part of the histor ic fabric of the street a nd there is little oppor tunity 
to improve them without signific antly altering the widt h of the carriageway, which 
would lead to further congestion. It is up to individual drivers to adhere to the speed 
limit and pay due care and attention to pedes trian movements. Given the historic  
nature of the street and also the traffic ca lming measures that are in place traffic 
speeds are low and there has been no record of accidents involving pedes trians 
and cars.  A 20mph speed limit is now in force. 

8.29 Open space/footpath and cycleway provision  

8.30 The masterplan for Ness G ap identified an area of some 2.5 hectares, or thereby  
as open s pace, across which a footpath/ cycleway will be provided link ing the 
development with the town centre and sc hool. In addition a children’s play  area 
was included within planning per mission ref 12/04641/MSC.  To date and largely  
due to the location of t he site compound, these elements have still to be delivered. 
The Planning Service is however in negotia tion with the develo per to ensure that 
the terms of the planning permission are met. As part of the current application the 
layout of t he site has been amended to provide a footpath link onto Easter 
Greengates. This is a positive st ep towards linking the development into the town 
and school.       

8.31 The Community Council has  suggested that Easter Gree ngates should be  
surfaced by the developer.  At the time of determining the planning permission in 
principal ref 09/00471OUTRC there was pub lic opposition to any physical change 
to this green way. In addition the land  is Common Good land  and therefore an y 
change could only take place with the agreement of the Common Good Tr ustees. 
Therefore this is  not a matter that can be dealt with by a p lanning condition. As  
stated above the main pedestria n route will be via the  remote footpath network. 
This will cross Easter Greengates at the point opposite the car park at Fortrose 
Academy. This short link could be surfaced as  part of the provisio n of the footpath 
link, this is has been t he subject of further discussions, as it is ant icipated that the 
footpath network will be the subject of Road Construction Consent.          

8.32 Other Considerations – not material 

8.33 A number of comments have been m ade which are not  material to the 
determination of the application. There is a desire for a care home to be delivered 
on the site, in place of  the proposed houses particularly as a recent application for 
a care home was r efused on the ground that the site was not allocated for 
development. It is acknowledged that t here is an opportunit y where land is  
allocated for housing to provide a care ho me and that there is also a desire for a 
care home to be provided within Fortrose . Comment has been made that pressure 
will be placed on the local medical services. Demand for these services is a matter 



 

for the individual clinic/practise to address.  With respect to th e concerns regarding 
the condition of the Salmon Fishermen’s’ Path the Planning Service worked wit h 
the developer and local community to reach a satisfactory conclusion to this matter 
in the Spring of 2016. The path has now been surfaced.   

8.34 Matters to be secured by Section 75 Agreement 

8.35 In the absence of any other appropria te agreement the following matters will 
require be the subject of a Sect ion 75 Agreement; Affordable housing 
contribution/Contribution towards  primary school education accommodation.    

9. CONCLUSION 

9.1 All relevant matters have been taken into account when appraising this application. 
It is considered that the proposal accords with the principles and policies contained 
within the Development Plan and is acce ptable in ter ms of all other applicable 
material considerations. 

10. RECOMMENDATION 

 Action required before decision issued Y  

 Conclusion of Section 75 Agreement Y  

 Subject to the above, it is recommended the applic ation be subject to the 
following conditions and reasons/notes to applicant.    

1. No development shall commence on site unl ess details of the proposed loc ation of 
the site c ompound, storage of equipm ent and ass ociated facilities has been 
submitted to and agr eed in writing by the Planning Authority.  Thereafter the 
development shall be undertaken in accordance with the approved details. 

 Reason : In the interest of residential amenity 

2. No development shall commence on site until a scheme for protecting properties 
adjacent to the development  site from  construction-related dust has been 
submitted to, and approved in writing by , the Planning Authority. The approved 
scheme shall be im plemented before any development commences and be 
maintained until development is complete. 

 Reason : In order to reduce the risk of dust-related nuisance; in the interests of 
residential amenity 

3.  No development shall commence until details of the landscaping scheme proposed 
for the landscaping areas has been submit ted to and approved in writing by the 
Planning Authority. Thereafter all lands caping works shall be carried out in 
accordance with the scheme and plans agreed.  All planting,  seeding or turfing as  
may be comprised in the approved schem e and plans shall be carried out in the 
first planting and seeding seasons following the commencement of the 
development, unless otherwise stated in the approved scheme. Any trees or plants 
which within a period of five years from the completion of the development die, for 
whatever reason are removed or damaged shall be r eplaced in the next planting 
season with others of the same size and species. 



 

 Reason : In order to ensure that a high standard of landscaping is  achieved, 
appropriate to the location of the site. 
 

4.  No development shall c ommence until a scheme for the maintenance, in 
perpetuity, of all on-site green spaces and landscaped areas   or parts of the 
development that are not the exclusive property of any identifiable individual home 
owner (such as communal parking areas , the common entrances to flatted 
developments and es tate lighting, and thos e elements of surface water dr ainage 
regimes not maintained either  by the Council or Scottish Water), have been 
submitted to, and approved in writing by, t he Planning Authorit y. Thereafter, the 
approved scheme shall be impl emented in full and in acc ordance with the 
timescales contained therein 

 Reason To ensure that all communal spa ces, facilities and lan dscaping areas are 
properly managed and maintained. 
 

5. No development shall commence until full details of all surface water drainage 
provision within the appl ication site (whic h should a ccord with the principles of 
Sustainable Urban Drainage Systems (SUDS) and be designed to the standards 
outlined in Sewers for Scotland Sec ond Edition, or  any superseding guidance 
prevailing at the time) have been submi tted to, and approved in writing by, the 
Planning Authority. Thereafter, only the approved details shall be implemented and 
all surface water drainage provision shall be  completed prior to the first occupation 
of any of the development. 
 

 Reason: To ensure that surface water dr ainage is provided timeously and 
complies with the principles of SUDS; in order to protect the water environment 
 

6. No development or work shall commenc e until a detailed spec ification for the 
boundary treatment on the sout h and west boundaries  of the application site have 
been submitted to, and approved in writing by, the Planning Authority. Thereafter, 
development and work shall progress in accordance with these approved details.  
 

 Reason: In order to ensure that a high standard of boundary treatment is achieved, 
appropriate to the location of the site. 
 

7. Prior  to the occupation of any of t he development v ehicle queue detectors and 
signage shall be installed at the A9/B9161 Munlochy j unction to the satisfac tion of 
the Planning Authority in consultation with Transport Scotland. If the works referred 
to above are to be im plemented by Transport Scotland, then an agreement unde r 
Section 48 of the Roads (Scotland) Act 1984 between the developer and Transport 
Scotland for an agreed proporti onate contribution to the co st of the works m ust be 
concluded before construction commences on any of the development.  
 

 Reason: To mitigate against intermittent queuing of vehicles turning right from the 
A9, which will be exacerbated by this and other housing developments, identified in 
the Inner Moray Firth Local Development Plan, on the south side of the Black Isle. 
 

8. Prior to the first occupation of the each of  the dwellinghouses, parking spaces for a 
minimum of two cars shall be provided within the associated curtilage as d etailed 
on the approved plans and shall be maintained for this use in perpetuity. 



 

 Reason : In order to ensure that the level of off-street parking is adequate. 

9. Notwithstanding the details shown on the approved plans  the use of red roof tiles 
does not form part of this planning permission.  
 

 Reason : To ensure that the development is sensitive to, and compatible with, its 
context and local architectural styles. 

10.  The footpath link to Easter Greengates, as shown on plan 4082-02-002 Rev C shall 
be provided prior to occupation of  the last house on plots 141-149, or as otherwise 
agreed in writing with the Planning Authority.      

 Reason: To ensure the timeous provision of the link.   

 REASON FOR DECISION 
 
The proposals accord with the provisions of the Development Plan and there are 
no material considerations which would warrant refusal of the application. 
 
TIME LIMIT DIRECTION  
 
In accordance with Section 58 of the Town and Country Planning (Scotland) Act 
1997 (as amended), the dev elopment to which this  planning permission relates  
must commence wit hin THREE YEARS of the date of this decision notice. If 
development has not commenced within this  period, then this planning perm ission 
shall lapse. 
 
FOOTNOTE TO APPLICANT 
 
Initiation and Completion Notices 
The Town and Country Planning (Scotlan d) Act 1997 (as amended) requires all 
developers to submit notices to the Planning Authority prior to, and upon 
completion of, development. These ar e in addition to any other similar  
requirements (such as Building Warrant comp letion notices) and failure to comply 
represents a breach of planning control and may result in formal enforcement 
action. 
 
1. The developer must submit a Notice of  Initiation of Development in accordance 

with Section 27A of the Act to the Plan ning Authority prior to work commencing 
on site. 

 
2. On completion of the development, t he developer must submit a Notice of  

Completion in acc ordance with Section 27B of the Act to the Planning 
Authority. 

 
Copies of the notices refe rred to are attached to this decision notice for your 
convenience. 
 
 
 

 



 

Accordance with Approved Plans and Conditions 
You are advised that developm ent must progress in accordanc e with the plans  
approved under, and any conditions attached to, this permission. You must not 
deviate from this permission without c onsent from the Planning Authority  
(irrespective of any changes that may separately be requested at the Building 
Warrant stage or by  any other  Statutory Authority). Any pre- conditions (those 
requiring certain works, submissions etc. prior to commencement of development) 
must be fulfilled pr ior to work starting on si te. Failure to adhere to this permission 
and meet the requirements of  all conditions may inva lidate your permission or  
result in formal enforcement action 
 
Flood Risk 
It is important to note that  the granting of planning permission does not imply there 
is an unc onditional absence of flood ris k relating to (or emanating from) the 
application site. As per Scottish Planni ng Policy (p.198), planning permission does 
not remove the liability position of developers or owners in relation to flood risk. 
 
Scottish Water 
You are advised that a supply and connecti on to Scottish Water infrastructure is 
dependent on sufficient spare capacity at the time of the application for connection to 
Scottish Water.  The granting of planning perm ission does not guarantee a 
connection.  Any enquiries with regards to sewerage connection and/or water supply 
should be directed to Scottish Water on 0845 601 8855.   
 
Mud and Debris on Road 
Please note that it an offence under Sect ion 95 of the Roads  (Scotland) Act 1984 
to allow mud or any other material to be deposited, and thereafter remain, on a 
public road from any vehicle or development site. You must, therefore, put in place 
a strategy for dealing with any material deposited on the public r oad network and 
maintain this until development is complete. 
 

Damage to the Public Road 
Please note that the Counc il, under Section 96 of the Roads (Scotland) Ac t 1984, 
reserves the right to r ecover all costs for repairing any dam age to the public road 
(and/or pavement) which can be attributed to construction works for this 
development 
 

Construction Hours and Noise-Generating Activities  
You are advised that constr uction work associated with the approved development 
(incl. the loading/unloading of delivery vehicles, plant or other machinery), for which 
noise is audible at the boundar y of the a pplication site, should not normally take 
place outwith the hours of 08:00 and 19:00 Monday to Fr iday, 08:00 and 13:00 on 
Saturdays or at any time on a Sunday or Bank Holiday in Scotland, as prescribed in 
Schedule 1 of the Banking and Financial Dealings Act 1971 (as amended). 

  
Work falling outwith these hours  which g ives rise to amenity concerns, or noise at  
any time which exc eeds acceptable lev els, may result in the service of a notice 
under Section 60 of the Control of Polluti on Act 1974 (as amended). Breaching a 
Section 60 notice constitutes an offence and is likely to result in court action. 

  



 

If you wish formal consent to work at specific times or on spec ific days, you may 
apply to the Council's Environmental Heal th Officer under Section 61 of the 1974 
Act. Any such application should be submitted after you have obtained your Building 
Warrant, if required, and will be consid ered on its merits. Any decision taken will 
reflect the nature of the dev elopment, the site's locati on and the proximity of nois e 
sensitive premises. Please contact env.health@highland.gov.uk for more  
information. 
 

 Street Names 
In line with the Council's Gaelic Language Plan and Policies, you are encouraged to 
consider the adoption of Ga elic or Gaelic-influe nced street names in this  
development. For further guidance, you m ay wish to contact the Council's  Gaelic 
Development Manager (01463 724287) or Comunn na Gàidhlig (01463 234138). 
 

 
Signature:  Dafydd Jones  
Designation: Area Planning Manager North  
Author:  Erica McArthur  
Background Papers: Documents referred to in report and in case file. 
Relevant Plans: Plan 1 – LOCATION PLAN  
 Plan 2 – SITE LAYOUT PLAN  
 Plan 3 – HOUSE TYPE - Affric  
                                    Plan 4 – HOUSE TYPE - Calder    
 Plan 5 – HOUSE TYPE – Etive  
 Plan 6 – HOUSE TYPE - Lochalsh 
 Plan 7 – HOUSE TYPE – Lochy 
 Plan 8 – HOUSE TYPE – Tarvie 
 Plan 9 – HOUSE TYPE – Torrin 
 Plan 10 – HOUSE TYPE - Tweed                                                   
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SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - GF

Fuel For Main Heating System : Mains Gas
DER = 19.98 kg CO2/m2 / TER 19.58 kg CO2/m2
(Complies via section 6.1.4 Buildings with Multiple Dwellings. The combined floor-area-weighted
average for the upper floor and ground floor =  0.11% Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - UF

Fuel For Main Heating System : Mains Gas
DER = 17.10 kg CO2/m2 / TER 17.31 kg CO2/m2
Excess Emissions - 0.21 kg ( - 1.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :
a. all glazing is assumed to be orientated east/west.

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 4SDV 105 Tweed Semi Det. Ver 13.1

Fuel For Main Heating System : Mains Gas
DER = 16.08 kg CO2/m2 / TER 16.12 kg CO2/m2
Excess Emissions - 0.04 kg ( - 0.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :
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vent to soffit
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vent to soffit

DMEV
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wall vent
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utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa : Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  33kw (Baxi Duo Tec 2 33 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer (with separate timing to each heating and hot water
circuits), 1nr delayed start room thermostat (Zone 1 nr heating zone), TRV's and external weather
compensation (located on North facing wall externally). Refer to Baxi heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Insulation of Pipes & Ducts

Warm air ducts and hot water pipes serving the space heating system should be thermally insulated
against uncontrolled heat loss, unless the use of such pipes or ducts always contribute to the heating
demands of the room or space.

Hot water pipes to appliances - Pipes that are used to supply hot water to appliances are to be

All construction details to be in accordance with the recommendations and principles of the BSD
guide "Accredited Construction Details". SAP Appendix K assessment undertaken, with
corresponding Accredited detail PSi values utilised within SAP appendix K assessment.

On site, due consideration is to be given to the guide in order to achieve the aims of the guide in
limiting thermal loss, avoiding interstitial & surface condensation, limiting air infiltration, avoiding
thermal bridging and construction sequencing.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa: Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  33kw (Baxi Duo Tec 2 33 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer (with separate timing to each heating and hot water
circuits), 1nr delayed start room thermostat (Zone 1 nr heating zone), TRV's and external weather
compensation (located on North facing wall externally). Refer to Baxi heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa : Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  40kw (Baxi Duo Tec 2 40 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer with separate timing to each heating and hot water
circuits, 1 number delayed start room thermostats (1 Nr heating zone) and TRV's. Refer to Baxi
heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Insulation of Pipes & Ducts
Warm air ducts and hot water pipes serving the space heating system should be thermally insulated
against uncontrolled heat loss, unless the use of such pipes or ducts always contribute to the heating
demands of the room or space.
Hot water pipes to appliances - Pipes that are used to supply hot water to appliances are to be
insulated against heat loss. Insulation for the pipes and ducts are to be provided by following the
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General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured buff
Lintels, Cills etc - Pre-cast stone through coloured buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a plot specific basis only.
In all circumstances refer to site finishes schedule
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General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured buff
Lintels, Cills etc - Pre-cast stone through coloured buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a plot specific basis only.
In all circumstances refer to site finishes schedule
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SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - GF

Fuel For Main Heating System : Mains Gas
DER = 19.98 kg CO2/m2 / TER 19.58 kg CO2/m2
(Complies via section 6.1.4 Buildings with Multiple Dwellings. The combined floor-area-weighted
average for the upper floor and ground floor =  0.11% Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - UF

Fuel For Main Heating System : Mains Gas
DER = 17.10 kg CO2/m2 / TER 17.31 kg CO2/m2
Excess Emissions - 0.21 kg ( - 1.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 4SDV 105 Tweed Semi Det. Ver 13.1

Fuel For Main Heating System : Mains Gas
DER = 16.08 kg CO2/m2 / TER 16.12 kg CO2/m2
Excess Emissions - 0.04 kg ( - 0.2 % Reduction on TER)

SAP General Inputs / Exceptions
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On site, due consideration is to be given to the guide in order to achieve the aims of the guide in
limiting thermal loss, avoiding interstitial & surface condensation, limiting air infiltration, avoiding
thermal bridging and construction sequencing.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa : Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  33kw (Baxi Duo Tec 2 33 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer (with separate timing to each heating and hot water
circuits), 1nr delayed start room thermostat (Zone 1 nr heating zone), TRV's and external weather
compensation (located on North facing wall externally). Refer to Baxi heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Insulation of Pipes & Ducts

Warm air ducts and hot water pipes serving the space heating system should be thermally insulated
against uncontrolled heat loss, unless the use of such pipes or ducts always contribute to the heating
demands of the room or space.

Hot water pipes to appliances - Pipes that are used to supply hot water to appliances are to be
insulated against heat loss. Insulation for the pipes and ducts are to be provided by following the
guidance on insulation thickness given in BS 5422: 2009.

Solid Doors : U = 1.6 Solid doors
Windows & : U = 1.4  light transmittance value of 0.81 & a solar total transmittance (g value)
Fully Glazed of 0.44 (Refer to construction notes for full glazing specifications)
Doors

Limiting Thermal Bridging & Construction Detailing
All construction details to be in accordance with the recommendations and principles of the BSD
guide "Accredited Construction Details". SAP Appendix K assessment undertaken, with
corresponding Accredited detail PSi values utilised within SAP appendix K assessment.

On site, due consideration is to be given to the guide in order to achieve the aims of the guide in
limiting thermal loss, avoiding interstitial & surface condensation, limiting air infiltration, avoiding
thermal bridging and construction sequencing.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa: Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  33kw (Baxi Duo Tec 2 33 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer (with separate timing to each heating and hot water
circuits), 1nr delayed start room thermostat (Zone 1 nr heating zone), TRV's and external weather
compensation (located on North facing wall externally). Refer to Baxi heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

guide "Accredited Construction Details". SAP Appendix K assessment undertaken, with
corresponding Accredited detail PSi values utilised within SAP appendix K assessment.

On site, due consideration is to be given to the guide in order to achieve the aims of the guide in
limiting thermal loss, avoiding interstitial & surface condensation, limiting air infiltration, avoiding
thermal bridging and construction sequencing.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa : Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  40kw (Baxi Duo Tec 2 40 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer with separate timing to each heating and hot water
circuits, 1 number delayed start room thermostats (1 Nr heating zone) and TRV's. Refer to Baxi
heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Insulation of Pipes & Ducts
Warm air ducts and hot water pipes serving the space heating system should be thermally insulated
against uncontrolled heat loss, unless the use of such pipes or ducts always contribute to the heating
demands of the room or space.
Hot water pipes to appliances - Pipes that are used to supply hot water to appliances are to be
insulated against heat loss. Insulation for the pipes and ducts are to be provided by following the
guidance on insulation thickness given in BS 5422: 2009.
Insulation of vessels - A hot water storage vessel should be insulated against heat loss. Vented
copper hot water storage cylinders should comply with the heat loss recommendations within BS
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General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured buff
Lintels, Cills etc - Pre-cast stone through coloured buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a plot specific basis only.
In all circumstances refer to site finishes schedule
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SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - GF

Fuel For Main Heating System : Mains Gas
DER = 19.98 kg CO2/m2 / TER 19.58 kg CO2/m2
(Complies via section 6.1.4 Buildings with Multiple Dwellings. The combined floor-area-weighted
average for the upper floor and ground floor =  0.11% Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - UF

Fuel For Main Heating System : Mains Gas
DER = 17.10 kg CO2/m2 / TER 17.31 kg CO2/m2
Excess Emissions - 0.21 kg ( - 1.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 4SDV 105 Tweed Semi Det. Ver 13.1

Fuel For Main Heating System : Mains Gas
DER = 16.08 kg CO2/m2 / TER 16.12 kg CO2/m2
Excess Emissions - 0.04 kg ( - 0.2 % Reduction on TER)

SAP General Inputs / Exceptions

WC + Utility dMEV ducted
within floor zone to vent.

Gas service point

TV TV

TV TV

En-suite DMEV
to wall vent.

gas meter box
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Bedroom 3 Bathroom Bedroom 4

Upper landing

Bedroom 2
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Bedroom 1
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General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured buff
Lintels, Cills etc - Pre-cast stone through coloured buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a plot specific basis only.
In all circumstances refer to site finishes schedule
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General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured buff
Lintels, Cills etc - Pre-cast stone through coloured buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a plot specific basis only.
In all circumstances refer to site finishes schedule
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Bathroom

Front Elevation Gable Elevation Rear Elevation

Gable Elevation

General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured buff
Lintels, Cills etc - Pre-cast stone through coloured buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a plot specific basis only.
In all circumstances refer to site finishes schedule
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SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - GF

Fuel For Main Heating System : Mains Gas
DER = 19.98 kg CO2/m2 / TER 19.58 kg CO2/m2
(Complies via section 6.1.4 Buildings with Multiple Dwellings. The combined floor-area-weighted
average for the upper floor and ground floor =  0.11% Reduction on TER)

SAP General Inputs / Exceptions

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - UF

Fuel For Main Heating System : Mains Gas
DER = 17.10 kg CO2/m2 / TER 17.31 kg CO2/m2
Excess Emissions - 0.21 kg ( - 1.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 4SDV 105 Tweed Semi Det. Ver 13.1

Fuel For Main Heating System : Mains Gas
DER = 16.08 kg CO2/m2 / TER 16.12 kg CO2/m2
Excess Emissions - 0.04 kg ( - 0.2 % Reduction on TER)

SAP General Inputs / Exceptions

WC dMEV Vent

TV

Gas meter box

General Materials & Finishes

Roof - Red or Dark grey concrete tile
Soffits & fascia - White uPvc
Rainwater goods - Black uPvc
Walls  - Dry dash render (colour tbc)
Base course - Pre-cast stone through coloured
buff
Lintels, Cills etc - Pre-cast stone through coloured
buff
Windows & doors - White uPvc

Notes
Stone lintels to rear and gable elevations on a
plot specific basis only.
In all circumstances refer to site finishes schedule
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SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - GF

Fuel For Main Heating System : Mains Gas
DER = 19.98 kg CO2/m2 / TER 19.58 kg CO2/m2
(Complies via section 6.1.4 Buildings with Multiple Dwellings. The combined floor-area-weighted
average for the upper floor and ground floor =  0.11% Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :
a. all glazing is assumed to be orientated east/west.
b. average overshading is assumed.
c. 2 sheltered sides is assumed.

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 2CF 68-79 BROOM SA Ver 13.1 - UF

Fuel For Main Heating System : Mains Gas
DER = 17.10 kg CO2/m2 / TER 17.31 kg CO2/m2
Excess Emissions - 0.21 kg ( - 1.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :
a. all glazing is assumed to be orientated east/west.
b. average overshading is assumed.
c. 2 sheltered sides is assumed.

SECTION 6 - ENERGY CERTIFICATION NOTES

DESIGN SPECIFICATION : 4SDV 105 Tweed Semi Det. Ver 13.1

Fuel For Main Heating System : Mains Gas
DER = 16.08 kg CO2/m2 / TER 16.12 kg CO2/m2
Excess Emissions - 0.04 kg ( - 0.2 % Reduction on TER)

SAP General Inputs / Exceptions
In a accordance with the general rules regards exceptions to entering the dwelling specific values :
a. all glazing is assumed to be orientated east/west.
b. average overshading is assumed.

WC dMEV Vent
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Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa : Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  33kw (Baxi Duo Tec 2 33 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer (with separate timing to each heating and hot water
circuits), 1nr delayed start room thermostat (Zone 1 nr heating zone), TRV's and external weather
compensation (located on North facing wall externally). Refer to Baxi heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Insulation of Pipes & Ducts

Warm air ducts and hot water pipes serving the space heating system should be thermally insulated
against uncontrolled heat loss, unless the use of such pipes or ducts always contribute to the heating
demands of the room or space.

Hot water pipes to appliances - Pipes that are used to supply hot water to appliances are to be
insulated against heat loss. Insulation for the pipes and ducts are to be provided by following the
guidance on insulation thickness given in BS 5422: 2009.

Limiting Thermal Bridging & Construction Detailing
All construction details to be in accordance with the recommendations and principles of the BSD
guide "Accredited Construction Details". SAP Appendix K assessment undertaken, with
corresponding Accredited detail PSi values utilised within SAP appendix K assessment.

On site, due consideration is to be given to the guide in order to achieve the aims of the guide in
limiting thermal loss, avoiding interstitial & surface condensation, limiting air infiltration, avoiding
thermal bridging and construction sequencing.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa: Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  33kw (Baxi Duo Tec 2 33 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer (with separate timing to each heating and hot water
circuits), 1nr delayed start room thermostat (Zone 1 nr heating zone), TRV's and external weather
compensation (located on North facing wall externally). Refer to Baxi heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

limiting thermal loss, avoiding interstitial & surface condensation, limiting air infiltration, avoiding
thermal bridging and construction sequencing.

Numerical modelling of individual (psi) values in all locations as noted within Appendix K, have been
utilised. All Psi value are calculated in accordance with BS EN ISO 10211: 2007 'Thermal bridges in
building construction - heat flows and surface temperatures - detailed calculations' and the  guidance
on this process given in BR 497, 'Conventions For Calculating Linear Thermal Transmittance and
Temperature Factors'. Calculations have been produced by a suitably qualified person with the
relevant experience, demonstrating initial and continuing competence.

Air Permeability & Air Permeability Testing

Air and Vapour Control Layer - Typical : The rear foil face of the plasterboard is to form the AVCL
OR where specified Glidevale Barri Air or similar approved AVCL membrane, all AVCLs to be
installed as per the manufacturer's instruction - refer to the timber kit manufacturer's details /
specification.

Design Air permeability  - 3.1 - 4 m 3 /m 2 h at 50 Pa : Air permeability testing required, schedule of
testing to be arranged with Local Authority Building Control officer. (Alternative mechanical
ventilation system to be utilised refer to ventilation schedule)

Testing to be in accordance with BS EN 13829: 2001 - 'Thermal performance of buildings -
determination of air permeability of buildings - fan pressurization method'.  ATTMA publication
'Measuring Air Permeability of Building Envelopes' to be followed for practical advice on testing
procedures.

All testing to be carried out by suitably qualified persons who can demonstrate relevant, recognised
expertise in measuring the air permeability of buildings. This should include membership of a
professional organisation which accredits its members as competent to test and confirm the results
of testing.

Central Heating System - Combination Boiler
Mains Gas Boiler Efficiency : SEDBUK '09 A rating (Min 88% efficiency) Gas fired combination boiler
Potterton Promax Ultra Combi ErP  40kw (Baxi Duo Tec 2 40 GA), with room sealed balanced flue.

Circulator Efficiency : Heating system circulators and water pumps to be rated at a minimum of Band
C in respect of energy efficiency, in accordance with the Europump Labelling Scheme.

Controls for Wet Space Heating System
Boiler Control : Boiler interlock (the controls are to be wired so that when there is no demand for
either space heating or hot water the boiler and pump are switched off) and automatic bypass valve
to be utilised where required.

Time & Temperature Control : Full programmer with separate timing to each heating and hot water
circuits, 1 number delayed start room thermostats (1 Nr heating zone) and TRV's. Refer to Baxi
heating designs.

DHWC - To be supplied by the combination boiler, with no pre-heated store or keep hot facility.  All
primary pipework insulated.

Insulation of Pipes & Ducts
Warm air ducts and hot water pipes serving the space heating system should be thermally insulated
against uncontrolled heat loss, unless the use of such pipes or ducts always contribute to the heating
demands of the room or space.
Hot water pipes to appliances - Pipes that are used to supply hot water to appliances are to be
insulated against heat loss. Insulation for the pipes and ducts are to be provided by following the
guidance on insulation thickness given in BS 5422: 2009.
Insulation of vessels - A hot water storage vessel should be insulated against heat loss. Vented
copper hot water storage cylinders should comply with the heat loss recommendations within BS
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