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In addition to the hazard/risks normally associated with the types of work detailed on this 
drawing take note of the above. It is assumed that all works on this drawing will be carried out by 
a competent contractor working, to appropriate Risk Assessments and Method Statements.

Construction Risks Maintenance/cleaning Risks Demolition/adaptation Risks

A.2

Disclaimer
1. Purpose and Use:
These drawings have been prepared for the specific purpose of the
project detailed and are intended for use only by the designated
recipient(s). They must not be used for any other purpose without
prior written consent. These drawings remain the property of Ashtton
Associates Ltd. and are subject to copyright. They must not be
reproduced or distributed without written permission.
2. Accuracy of Information and Site Conditions:
While every effort has been made to ensure the accuracy of th
 information provided in these drawings, users of these drawings
should verify dimensions, levels, and all site conditions prior to
commencing work. Any discrepancies or deviations must be reported
to the Principal Designer immediately. No reliance should be placed
on scaled measurements.
3. Regulatory Compliance:
These drawings must be used in conjunction with all applicable UK
legislation, including but not limited to the Building Regulations,
Planning Permission, and Health & Safety standards (e.g., CDM
Regulations, The Building Safety Act). Compliance with such
regulations remains the responsibility of the contractor(s) or any third
party using these drawings.
4. Liability:
The issuer accepts no liability for inaccuracies, misinterpretations, or
errors arising from unauthorised changes or use of these drawings.
The contractor and any other parties are responsible for ensuring all
works comply with the approved design, statutory requirements, and
any conditions set by the Local Authority.
5. Third-Party Information:
These drawings may incorporate information from third parties (e.g.,
structural, mechanical, or electrical consultants). Responsibility for
verifying the accuracy and compatibility of this information lies with
the relevant consultant or contractor.
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New floor joist layout

Insulated stud wall 
with Ply outer face, 
for cantalever over 
the stair well.

Fibre glass roof system 
by specialist contractor.

pitched roof apron, 
see section and details.

Note:
All floor joists are to be 
sleaved in to the wall using 
propriatery joist sleaves.

Bedroom 3

Bedroom 1

En-Suite

Bedrom 2

Bathroom

Bedroom 4

Cylinder

En-Suite

Dressing 
Room

Under floor heating to ground floor, 
Radiators to first floor.

See specification and designs from the 
manufacturer.

Extractor
Extractor

Extractor

Extractor

Glass roof panelGlass roof panel

Glass roof panel

Existing opening retained 
as MOE window.
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01-First Floor 

7.13 Structural steelwork

All steelwork indicated on plan and section has been sized and detailed by the Structural Engineer.

All steelwork boxed by 2 layers of 12.5 Gyprock fireline board and skim finish to one hour fire resistance unless 

stated otherwise on the engineers details.

All steel work to have a minimum end bearing of 150mm, on minimum of three courses of blue brick a minimum of 

900mm long, or C35 concrete pad stone of 225mm thick by 900mm long.

7.13 Roof

Pitched roof with reclaimed tiles to the barns and natural slate to match the house to the rear extension pitched 

roofs (see notes) and GRP flat roof. 

Tiles and slates fixed in accordance with the manufactures recommendations, On 38 x 25mm tanalised soft wood 

battens on reinforced breathable ‘Tyvek’ roofing breather membrane to the extension and Type F bitumin roofing 

felt to the barn roof, or similar approved, over roof timbers as detailed on the construction drawings.

All Rafters to be mechanically fixed to timber wall plate, lay boards to be 18mm WBP ply secured with 50mm ring 

shank nails, as detailed on drawing construction notes.

A minimum 50mm ventilated space to be maintained between the breather membrane and the rafter insulation, 

vented by KLOBER eaves and ridge ventilation system with eaves filler comb. Roof insulation as noted on the 

construction drawings. 

7.14 Strapping

Wall plate to be anchored to inner skin by 30 x 6mm galvanised steel straps nailed to wall at max. 2m centres and 

plugged & screwed to the internal block work skin.  

7.15 Flashing

All flashings to be to BS EN 12588:2006, Code 4 lead flashing and soakers to all roof abutments, chimneys, etc, 

minimum up stand 150mm fixed and pointed into brickwork joint with ‘Lead-Mate’ one part polysulphide mastic.

7.16 Lintels

Catnic galvanised steel or similar approved and insulated, fitted in accordance with manufacturer’s size and span 

loadings, with 150mm. minimum end bearing.

7.17.Doors and windows

7.17.1 Frames

Material to be as detailed on the construction drawings and notes. 

Windows to all habitable rooms at and above first floor level are to be sized for means of escape in the event of 

fire, in accordance with Building Regulations Approved Document B.  The windows to have an unobstructed 

openable area minimum of 0.33m² and min 450mm wide. 

(THIS WOULD EQUATE TO A MINIMUM CLEAR OPPENING OF 450MM WIDE BY 735MM HIGH). 

Means of Escape windows should not be lockable.

The bottom of the openable area to be within 800mm - 1100mm off the floor level or to have fall arrest measure in 

place (e.g. 10mm Perspex guard fixed to the window inner face or child prof opening restrictor. all to clients 

approval). Window opening lights to habitable room must be equivalent to at least 5% of the floor area of the 

room.

All habitable rooms to have high level trickle ventilators in window heads capable of a controlled minimum opening 

of 8000 mm². All other rooms to be 4000mm², minimum opening width of ventilators to be 5mm (Approved 

Document F 2010) Windows to all habitable rooms to have two stage catches to give night time ventilation option.

7.17.2 Glazing

Double-glazed or Triple glazed units (to clients approval) with a ‘soft’ low-e coating to achieve a minimum u-value 

of 1.8W/m²k. 

Toughened safety glass to all windows where the window sills are within 800mm of the floor and to all glazed 

doors and door side panels, in accordance with Approved document K section K4.

The minimum glazed area to each habitable room should be a minimum of 1/10th the floor area of the room.  

7.18 Stairs

Stairs to BS EN 16481:2014 : and approved document K. All as detailed on the construction drawings and 

conforming to the following: 

Stairs to have FSC sourced pine string and treads, with 12.5mm wbp risers, maximum rise of 220mm and a 

minimum going of 220mm, stair to have a maximum pitch of 42°. 

Twice the rise plus the going (2R+G) should be between 550mm and 700mm.

Handrails and spindles to the open side of the stairwell.

Minimum handrail height of 900mm for both stairs and landings, openings in any balustrade should be less than 

100mm at any point in their length.

Minimum head room of 2m on stair path, minimum Landing width and depth must be at least equal to the width of 

the stair, no door shall open onto the stair or landing other than at the base of the stairs where there is a clear 

remaining area of at least 400mm from the stair to the arc of the door swing, in all other instances any door must 

open away from the stair off a suitable landing area.

7.19 Sanitary fittings

All sanitary ware is to be Armatage shanks or similar approved standard.

Vitreous china WHB’s with pedestal and WC’s with low-level cisterns, walk in shower area glass screen and duel 

shower spray and had set.

Range to clients choice as PC sum in contract documents / clients approval.

7.19 Sanitary fittings

All sanitary ware is to be Armatage shanks or similar approved standard.

Vitreous china WHB’s with pedestal and WC’s with low-level cisterns, walk in shower area glass screen and duel 

shower spray and had set.

Range to clients choice as PC sum in contract documents / clients approval.

7.20 Kitchen fittings

Sinks and drainers generally as indicated on plan, hot and cold feed to be provided in the sink unit for washing 

machine.

Kitchen units to be on adjustable legs and set to line and level. 

All fixtures and fittings to client’s choice / clients approval.

7.21 Central heating

Boiler TBA within the plumbers quote.

Timoleon or similar approved under-floor heating system with controls, zoned as ground and first floor.

7.22 Plumbing

All waste fittings to have 75mm deep seal traps and separate connections to SVP’s and to be installed in 
accordance with BS EN 12056-2:2000

7.23 Access

The principal entrance must have a clear opening width of at least 775mm between face of door stop on latch side 

of the face of the door when open at 90°. 

The access must have a level approach and conform to DDA (Disability Discrimination Act 2005) and Part M of 

the Building Regulations.

7.24 Ventilation 

7.24.1 Mechanical 

Mechanical extract fans to be provided to kitchen, bathroom, utility and WC’s to 

discharge to outside air at the following rates:

Bathroom    15 L/sec.
W.C.             6 L/sec.
Kitchen         60 L/sec or 30 L/sec if combined in cooker hood.
Utility            30 L/sec.

Control of the extractor fans for bathroom and WC’s connected to light switch with min. 15 minutes overrun. 

(External vent cover to have insect mesh)  

7.24.2 Natural 
Natural ventilation to all habitable room equivalent to 1/20th the Floor area of the room.  Background 

ventilation built into Window frames or provided by two stage opening window catches. 

All living rooms containing fireplaces to have 150 x 225mm airbrick at low level to provide 450mm² 

opening for every kW of appliances output rating above 7kw. 

7.25 SAP rating
Please see separate documentation.

7.26 Smoke detection

Provide smoke detectors and sounders with dedicated electrical circuit in accordance with BS. 5839-

6:2013 in locations as shown on floor plans, a minimum of 300mm from any wall or down-stand.

Detectors should be of at least grade D category LD3 standard Self contained, interlinked smoke 

detectors wired to be separately fused and protected circuit with battery back up.

Any pipes ducts or penetrations through the separating wall or floor which provides a fire-separating 

element (e.g. Garage wall or ceiling) must be fire stopped with intumescent collars and mastic in 

accordance with Approved Document B.

7.27 Compartmentation

All ceilings to have one layer of 12.5mm gyprock board and skim as construction notes. All joints and 

abutments to be taped and all penetrations sealed with intumescent mastic / foam prior to plastering.

Garage ceiling to have two layers of 12.5mm gyprock board and skim as construction notes. All joints 

and abutments to be taped and all penetrations sealed with intumescent mastic / foam prior to 

plastering.

All recessed light fittings to be minimum FR30 rated, FR 60 to garage ceiling.

7.28 Electrical  

All electrical installation work is to be carried out by a qualified electrical contractor.

All front plates are to be as noted on the construction drawings.

The number, type and position of power outlets, light fittings, TV and aerial points are to be discussed 

and agreed in writing with the client and form part of the tender documentation.

All lighting shall be in accordance with L1 of the Building Regulations approved documents paragraphs 

1.54 - 1.56 and Table 4. All new lighting shall have LED lamps fitted.

All external lighting to be provided with energy efficient lamps which automatically extinguish in daylight, 

in accordance with L1 of the Building Regulations Approved Documents.
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