
48Oberlanders Architects  |  Elgin South Street     |   Design & Access Statement 

ELGIN SOUTH STREET

Design Proposals
Services Strategy

4.5



49Oberlanders Architects  |  Elgin South Street     |   Design & Access Statement 

4 . 5 . 1   |   D E S I G N  P R O P O S A L S  |  S E R V I C E S  S T R AT E G Y  |  H E AT I N G  S T R AT E G Y

Heating Strategy

The Scottish Government has climate change targets of a 70% 
reduction in emissions by 2030 and net zero emissions by 
2045. Heat in buildings is a major target for improvement, as 
this currently accounts for around half of Scotland's total energy 
consumption. By 2030 a significant portion of this heat demand 
is to be supplied by zero direct emission systems, such as heat 
pumps and other electric systems. The Scottish Government 
New Build Heat Standard which will prohibit the use of a direct 
emission heating system for new buildings from April 2024. The 
standard will cover domestic and non-domestic building heating, 
cooling and domestic hot water systems.

The Scottish Government National Planning Framework 4 
(NPF4) Policy 19 requires developments to connect to heat 
networks where they already exist, or to provide cost effective 
future connection provision where a heat network is planned 
but not yet in place. Moray Council is currently developing their 
Local Heat and Energy Efficiency Strategy (LHEES) and we 
understand this will include developing a 5th generation heat 
network (also known as an ‘ambient loop’) in Elgin. This new 
development will likely be completed prior to the completion of 
the main Elgin heat network, so our proposals are based on 
facilitating future connection while also providing an effective 
solution until this time.

The new development is to be constructed with insulation levels 
and air tightness improving on the building regulations, and with 
energy saving technologies such as mechanical ventilation with 
heat recovery and waste water heat recovery. These approaches 
will reduce heating, cooling and domestic hot water energy 
demand.

Heating and domestic hot water for the residential 
accommodation will be provided by a 5th generation heat 
network. Individual water to water heat pumps within each 
flat will extract heat from the network to provide heating and 
domestic hot water. Heat will be supplied to the network by an 
air to water heat pump on the central plant deck. This system is 
highly efficient, and hence reduces energy consumption which 
results in lower operational emissions and energy costs. The 
lower energy costs are especially important for social housing 
tenants to help reduce fuel poverty.

The heat network will be owned and operated by the social 
housing provider, with a view to connect to the main Elgin heat 
network once this is established. Until this time, the social housing 
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provider will be responsible for the central heat network plant 
(including air to water heat pump) energy use, maintenance, and 
replacement. Social housing tenants will be responsible for the 
energy use of their individual water to water heat pump, but the 
social housing provider will be responsible for the maintenance 
and replacement of this equipment.The heat network will be 
registered with the Heat Trust and comply with Ofgem regulation 
to ensure tenants are protected.

Heating and cooling for the non-domestic Business Enterprise 
Hub building will be provided by an air to air heat pump system 
(also known as ‘air conditioning’). This system shall initially 
remain separate from the heat network, however this could 
be connected once the main Elgin heat network has been 
established by changing to a water to air heat pump system. 
The domestic hot water for this building shall be provided by 
point of use water heaters.

Heating for the retail units in the mixed use building will be 
provided by direct electric panel heaters. This system shall 
initially remain separate from the heat network, however this 
could be connected once the main Elgin heat network has been 
established by changing to a water to air heat pump system. The 
domestic hot water for the retail units shall be provided by point 
of use water heaters.

UHI MORAY

UHI MORAY
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NOTES

1. 'EXISTING' UTILITIES SHOWN ON THIS DRAWING HAVE BEEN TAKEN FROM
HARD COPIES OF RECORD PLANS PROVIDED BY SCOTTISH WATER, SP
ENERGY NETWORKS, SGN & BT OPENREACH.  LOCATIONS OF ALL
UNDERGROUND UTILITIES TO BE CONFIRMED ON SITE PRIOR TO
COMMENCEMENT OF WORKS.

2. THE NEW UTILITY SERVICES INSTALLATIONS WILL BE INSTALLED IN FULL
TO THE REQUIREMENTS OF THE RELEVANT UTILITY AUTHORITY.  NEW
UNDERGROUND UTILITY SUPPLIES WILL BE LAID WITHIN A COMMON
SERVICE TRENCH WHERE POSSIBLE, WITH MINIMUM REQUIRED DISTANCE
BETWEEN SERVICES ADHERED TO.

3. SAFE DIGGING PRACTICES, IN ACCORDANCE WITH HSE PUBLICATION
HSG47 'AVOIDING DANGER FROM UNDERGROUND SERVICES' MUST BE
USED TO VERIFY & ESTABLISH THE ACTUAL POSITION OF MAINS, PIPES,
SERVICES AND OTHER APPARATUS ON SITE BEFORE ANY MECHANICAL
PLANT IS USED.

4. ALL RELEVANT UTILITY COMPANIES SHALL BE CONTACTED PRIOR TO
MECHANICAL EXCAVATION WORKS COMMENCING ON SITE TO DETERMINE
SAFE METHODS OF WORKING AROUND EXISTING APPARATUS.  SPECIFIC
ADVICE FROM THE INDIVIDUAL AUTHORITIES RELATED TO THIS
PARTICULAR SITE WILL BE SOUGHT IN WRITING PRIOR TO
COMMENCEMENT OF SITE WORKS.  NO MECHANICAL EXCAVATIONS WILL
TAKE PLACE AT ANY POINT DURING THE CONSTRUCTION WORKS WITHIN
THE MINIMUM CLEARANCE ZONE STIPULATED BY THE UTILITY
COMPANIES.

5. INFORMATION INTERPRETED FROM HARD COPY RECORD INFORMATION
SHALL NOT BE RELIED UPON AND EXACT POSITIONS AND DEPTHS OF
EXISTING SERVICES SHALL BE CONFIRMED THROUGH HAND DIGS.
SERVICE DEPTHS ON RECORD DRAWINGS MAY HAVE CHANGED SINCE
THE INFORMATION WAS ISSUED.  PRIVATE SYSTEMS, FINAL TAILS TO
BUILDINGS, VALVES, MANHOLES, ETC MAY NOT BE DEPICTED ON RECORD
DRAWINGS AND WILL NEED TO BE CONFIRMED ON SITE.

6. THE CONTRACTOR WILL ENSURE THAT SAFE WORKING PRACTICES
NOTED WITHIN HSE GUIDANCE NOTE GS6 'AVOIDANCE OF DANGER FROM
OVERHEAD LINES' WILL BE ADHERED TO ON SITE.

7. REFER TO THE SEPARATE 'EXTERNAL SITE SERVICES STATUS REPORT'
FOR A WRITTEN DESCRIPTION OF EXISTING UNDERGROUND UTILITIES
AND THE CURRENT STATUS OF DISCONNECTIONS / DIVERSIONS / NEW
SUPPLIES.

8. TWINWALL FLEXIBLE DUCTING SHALL BE USED FOR ALL ELECTRICAL
SERVICES, AS PER NAYLOR DRAINAGE METRODUCT (OR EQUIVALENT)

9. CABLE ACCESS CHAMBERS SHALL BE INSTALLED AT STRATEGIC
LOCATIONS TO ALLOW FOR FUTURE INSTALLATION OF CABLES, AS PER
NAYLOR DRAINAGE METRO ACCESS CHAMBER LIGHT DUTY (OR
EQUIVALENT).

10. ALL DUCTING SHALL BE INSTALLED COMPLETE WITH DRAW ROPES.
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SHALL NOT BE RELIED UPON AND EXACT POSITIONS AND DEPTHS OF
EXISTING SERVICES SHALL BE CONFIRMED THROUGH HAND DIGS.
SERVICE DEPTHS ON RECORD DRAWINGS MAY HAVE CHANGED SINCE
THE INFORMATION WAS ISSUED.  PRIVATE SYSTEMS, FINAL TAILS TO
BUILDINGS, VALVES, MANHOLES, ETC MAY NOT BE DEPICTED ON RECORD
DRAWINGS AND WILL NEED TO BE CONFIRMED ON SITE.

6. THE CONTRACTOR WILL ENSURE THAT SAFE WORKING PRACTICES
NOTED WITHIN HSE GUIDANCE NOTE GS6 'AVOIDANCE OF DANGER FROM
OVERHEAD LINES' WILL BE ADHERED TO ON SITE.

7. REFER TO THE SEPARATE 'EXTERNAL SITE SERVICES STATUS REPORT'
FOR A WRITTEN DESCRIPTION OF EXISTING UNDERGROUND UTILITIES
AND THE CURRENT STATUS OF DISCONNECTIONS / DIVERSIONS / NEW
SUPPLIES.

8. TWINWALL FLEXIBLE DUCTING SHALL BE USED FOR ALL ELECTRICAL
SERVICES, AS PER NAYLOR DRAINAGE METRODUCT (OR EQUIVALENT)

9. CABLE ACCESS CHAMBERS SHALL BE INSTALLED AT STRATEGIC
LOCATIONS TO ALLOW FOR FUTURE INSTALLATION OF CABLES, AS PER
NAYLOR DRAINAGE METRO ACCESS CHAMBER LIGHT DUTY (OR
EQUIVALENT).

10. ALL DUCTING SHALL BE INSTALLED COMPLETE WITH DRAW ROPES.

W1 - WALL MOUNTED LED LUMINAIRE

D1 - SOFFIT RECESSED DOWNLIGHTC1 - COLUMN MOUNTED STREET LIGHTING

F1 - FLOOR RECESSED LINEAR UPLIGHT  LED LUMINAIRE

W2 - WALL MOUNTED LED LUMINAIRE

B1 - GROUND  MOUNTED BOLLARD

P02 18/01/24 BK ISSUED FOR PLANNING (DRAFT) MB

W3 - WALL  MOUNTED STREET LIGHTING

P03 29/01/24 BK ISSUED FOR PLANNING MB

TYPICAL LUMINAIRE PROPOSALS
(DETAILED SPECIFICATION TO BE DEVELOPED

FURTHER IN CONJUNCTION WITH MORAY
COUNCIL STREET LIGHTING REQUIREMENTS)
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HARD COPIES OF RECORD PLANS PROVIDED BY SCOTTISH WATER, SP
ENERGY NETWORKS, SGN & BT OPENREACH.  LOCATIONS OF ALL
UNDERGROUND UTILITIES TO BE CONFIRMED ON SITE PRIOR TO
COMMENCEMENT OF WORKS.

2. THE NEW UTILITY SERVICES INSTALLATIONS WILL BE INSTALLED IN FULL
TO THE REQUIREMENTS OF THE RELEVANT UTILITY AUTHORITY.  NEW
UNDERGROUND UTILITY SUPPLIES WILL BE LAID WITHIN A COMMON
SERVICE TRENCH WHERE POSSIBLE, WITH MINIMUM REQUIRED DISTANCE
BETWEEN SERVICES ADHERED TO.

3. SAFE DIGGING PRACTICES, IN ACCORDANCE WITH HSE PUBLICATION
HSG47 'AVOIDING DANGER FROM UNDERGROUND SERVICES' MUST BE
USED TO VERIFY & ESTABLISH THE ACTUAL POSITION OF MAINS, PIPES,
SERVICES AND OTHER APPARATUS ON SITE BEFORE ANY MECHANICAL
PLANT IS USED.

4. ALL RELEVANT UTILITY COMPANIES SHALL BE CONTACTED PRIOR TO
MECHANICAL EXCAVATION WORKS COMMENCING ON SITE TO DETERMINE
SAFE METHODS OF WORKING AROUND EXISTING APPARATUS.  SPECIFIC
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COMPANIES.

5. INFORMATION INTERPRETED FROM HARD COPY RECORD INFORMATION
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THE INFORMATION WAS ISSUED.  PRIVATE SYSTEMS, FINAL TAILS TO
BUILDINGS, VALVES, MANHOLES, ETC MAY NOT BE DEPICTED ON RECORD
DRAWINGS AND WILL NEED TO BE CONFIRMED ON SITE.

6. THE CONTRACTOR WILL ENSURE THAT SAFE WORKING PRACTICES
NOTED WITHIN HSE GUIDANCE NOTE GS6 'AVOIDANCE OF DANGER FROM
OVERHEAD LINES' WILL BE ADHERED TO ON SITE.

7. REFER TO THE SEPARATE 'EXTERNAL SITE SERVICES STATUS REPORT'
FOR A WRITTEN DESCRIPTION OF EXISTING UNDERGROUND UTILITIES
AND THE CURRENT STATUS OF DISCONNECTIONS / DIVERSIONS / NEW
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LOCATIONS TO ALLOW FOR FUTURE INSTALLATION OF CABLES, AS PER
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EQUIVALENT).

10. ALL DUCTING SHALL BE INSTALLED COMPLETE WITH DRAW ROPES.

W1 - WALL MOUNTED LED LUMINAIRE

D1 - SOFFIT RECESSED DOWNLIGHTC1 - COLUMN MOUNTED MULT-PROJECTOR
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HARD COPIES OF RECORD PLANS PROVIDED BY SCOTTISH WATER, SP
ENERGY NETWORKS, SGN & BT OPENREACH.  LOCATIONS OF ALL
UNDERGROUND UTILITIES TO BE CONFIRMED ON SITE PRIOR TO
COMMENCEMENT OF WORKS.

2. THE NEW UTILITY SERVICES INSTALLATIONS WILL BE INSTALLED IN FULL
TO THE REQUIREMENTS OF THE RELEVANT UTILITY AUTHORITY.  NEW
UNDERGROUND UTILITY SUPPLIES WILL BE LAID WITHIN A COMMON
SERVICE TRENCH WHERE POSSIBLE, WITH MINIMUM REQUIRED DISTANCE
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HSG47 'AVOIDING DANGER FROM UNDERGROUND SERVICES' MUST BE
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SERVICES AND OTHER APPARATUS ON SITE BEFORE ANY MECHANICAL
PLANT IS USED.

4. ALL RELEVANT UTILITY COMPANIES SHALL BE CONTACTED PRIOR TO
MECHANICAL EXCAVATION WORKS COMMENCING ON SITE TO DETERMINE
SAFE METHODS OF WORKING AROUND EXISTING APPARATUS.  SPECIFIC
ADVICE FROM THE INDIVIDUAL AUTHORITIES RELATED TO THIS
PARTICULAR SITE WILL BE SOUGHT IN WRITING PRIOR TO
COMMENCEMENT OF SITE WORKS.  NO MECHANICAL EXCAVATIONS WILL
TAKE PLACE AT ANY POINT DURING THE CONSTRUCTION WORKS WITHIN
THE MINIMUM CLEARANCE ZONE STIPULATED BY THE UTILITY
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6. THE CONTRACTOR WILL ENSURE THAT SAFE WORKING PRACTICES
NOTED WITHIN HSE GUIDANCE NOTE GS6 'AVOIDANCE OF DANGER FROM
OVERHEAD LINES' WILL BE ADHERED TO ON SITE.
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1. 'EXISTING' UTILITIES SHOWN ON THIS DRAWING HAVE BEEN TAKEN FROM
HARD COPIES OF RECORD PLANS PROVIDED BY SCOTTISH WATER, SP
ENERGY NETWORKS, SGN & BT OPENREACH.  LOCATIONS OF ALL
UNDERGROUND UTILITIES TO BE CONFIRMED ON SITE PRIOR TO
COMMENCEMENT OF WORKS.

2. THE NEW UTILITY SERVICES INSTALLATIONS WILL BE INSTALLED IN FULL
TO THE REQUIREMENTS OF THE RELEVANT UTILITY AUTHORITY.  NEW
UNDERGROUND UTILITY SUPPLIES WILL BE LAID WITHIN A COMMON
SERVICE TRENCH WHERE POSSIBLE, WITH MINIMUM REQUIRED DISTANCE
BETWEEN SERVICES ADHERED TO.

3. SAFE DIGGING PRACTICES, IN ACCORDANCE WITH HSE PUBLICATION
HSG47 'AVOIDING DANGER FROM UNDERGROUND SERVICES' MUST BE
USED TO VERIFY & ESTABLISH THE ACTUAL POSITION OF MAINS, PIPES,
SERVICES AND OTHER APPARATUS ON SITE BEFORE ANY MECHANICAL
PLANT IS USED.

4. ALL RELEVANT UTILITY COMPANIES SHALL BE CONTACTED PRIOR TO
MECHANICAL EXCAVATION WORKS COMMENCING ON SITE TO DETERMINE
SAFE METHODS OF WORKING AROUND EXISTING APPARATUS.  SPECIFIC
ADVICE FROM THE INDIVIDUAL AUTHORITIES RELATED TO THIS
PARTICULAR SITE WILL BE SOUGHT IN WRITING PRIOR TO
COMMENCEMENT OF SITE WORKS.  NO MECHANICAL EXCAVATIONS WILL
TAKE PLACE AT ANY POINT DURING THE CONSTRUCTION WORKS WITHIN
THE MINIMUM CLEARANCE ZONE STIPULATED BY THE UTILITY
COMPANIES.

5. INFORMATION INTERPRETED FROM HARD COPY RECORD INFORMATION
SHALL NOT BE RELIED UPON AND EXACT POSITIONS AND DEPTHS OF
EXISTING SERVICES SHALL BE CONFIRMED THROUGH HAND DIGS.
SERVICE DEPTHS ON RECORD DRAWINGS MAY HAVE CHANGED SINCE
THE INFORMATION WAS ISSUED.  PRIVATE SYSTEMS, FINAL TAILS TO
BUILDINGS, VALVES, MANHOLES, ETC MAY NOT BE DEPICTED ON RECORD
DRAWINGS AND WILL NEED TO BE CONFIRMED ON SITE.

6. THE CONTRACTOR WILL ENSURE THAT SAFE WORKING PRACTICES
NOTED WITHIN HSE GUIDANCE NOTE GS6 'AVOIDANCE OF DANGER FROM
OVERHEAD LINES' WILL BE ADHERED TO ON SITE.

7. REFER TO THE SEPARATE 'EXTERNAL SITE SERVICES STATUS REPORT'
FOR A WRITTEN DESCRIPTION OF EXISTING UNDERGROUND UTILITIES
AND THE CURRENT STATUS OF DISCONNECTIONS / DIVERSIONS / NEW
SUPPLIES.

8. TWINWALL FLEXIBLE DUCTING SHALL BE USED FOR ALL ELECTRICAL
SERVICES, AS PER NAYLOR DRAINAGE METRODUCT (OR EQUIVALENT)

9. CABLE ACCESS CHAMBERS SHALL BE INSTALLED AT STRATEGIC
LOCATIONS TO ALLOW FOR FUTURE INSTALLATION OF CABLES, AS PER
NAYLOR DRAINAGE METRO ACCESS CHAMBER LIGHT DUTY (OR
EQUIVALENT).

10. ALL DUCTING SHALL BE INSTALLED COMPLETE WITH DRAW ROPES.

W1 - WALL MOUNTED LED LUMINAIRE

D1 - SOFFIT RECESSED DOWNLIGHTC1 - COLUMN MOUNTED STREET LIGHTING

F1 - FLOOR RECESSED LINEAR UPLIGHT  LED LUMINAIRE

W2 - WALL MOUNTED LED LUMINAIRE

B1 - GROUND  MOUNTED BOLLARD
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W3 - WALL  MOUNTED STREET LIGHTING
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TYPICAL LUMINAIRE PROPOSALS
(DETAILED SPECIFICATION TO BE DEVELOPED

FURTHER IN CONJUNCTION WITH MORAY
COUNCIL STREET LIGHTING REQUIREMENTS)

External Lighting

The plan opposite shows the layout of the external lighting on 
the site; this has been carefully considered in regards to safety , 
orientation and enhancement of public realm.

Discussions will be formed with the Council departments in 
terms Council public realm lighting requirements
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Drainage Impact Assessment - Overview

It is proposed to discharge all foul from the redevelopment site to the existing 600mm Scottish 
Water Combined Sewer located to the North of the site, underneath the High Street. The discharge 
will be via a combined drain which will also include the attenuated and controlled surface water 
run off.

The surface water runoff from the existing buildings currently drains freely to the same combined 
sewer and therefore the attenuation being proposed will provide significant betterment by reducing 
the surface water discharge rate to the combined sewer.

Surface water attenuation and control will be provided for the redevelopment of the site. The 
proposed system will be designed to allow for attenuation, storage and control from the 1 in 200 
year storm event, including 37% Climate Change, in line with Moray Council guidance. The climate 
change allowance is specific of the North-East of Scotland - in line with SEPA ‘Climate Change 
Allowances for Flood Risk Assessment in Land Use Planning’ document. The combined water 
sewer connection shall be made subject to Scottish Water Technical Review and Approval.

The proposals as set above demonstrate the site is suitable for the proposed development in 
accordance with the relevant current documents and publications.

Please see full DIA.
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details relating to existing sewers and
adjacent buildings connections at the site.
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Attenuation crates to be surrounded by 500mm
stone-filled trench to allow for treatment prior
to infiltration to groundwaters. Infiltration rate
of 1.23x10-5 m/s as determined by Cameron +
Ross Site Investigation undertaken 25/01/2024.

Existing combined sewer
draining properties adjacent to
the site to be retained through
and post-construction.

Partial Soakaway with overflow
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Limited to 1.9L/s for the M200

(incl. 37% Climate Change) Event
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General notes:

This drawing is to be read in conjunction with all relevant
Engineers and Architects drawings.

Refer to Architects design drawings for internal drainage
runs and details.

Drainage - all sewers to be constructed in accordance with
Scottish Water's publication "Sewers for Scotland (v4.0) 2018
- A technical specification for the design and construction of
sewage infrastructure''

Sewers laid within roads should have a minimum cover of
1.5m from final road surface to pipe soffit level. Where this
cannot be achieved then rigid pipes shall be protected by a
full concrete surround, similarly, flexible pipes shall be
protected by a concrete slab at a depth less than 1.2m.

The Contractor is responsible for checking the line and level
of all existing services prior to commencement of works. Any
discrepancies from design information must be reported to
the Site Manager and Site Engineer in writing.

Surface Drainage

New surface water drain (smooth walled uPVC
pipework) unless otherwise noted on drawing.
To remain private and maintained by
landowner.

New 450mmØ Surface Water Control
Chamber - with orifice diameter and limited
discharge (L/s) for the M200 Event (incl. 30%
Climate Change)

Proposed Silt Trap 450mmØ Plastic Chamber

New geocellular system to be used for
attenuation. To remain private and maintained
by landowner. Dimensions as identified on the
plan view. Attenuation crates to provide
minimum void ratio of 95%.

Proposed Rodding Eye

Foul Drainage

Proposed Foul Inspection Chamber.

Proposed Foul Water Private Drain

Existing combined water sewer to be retained.

Combined water manhole with reference
number as per Scottish Water GIS Records.

Drainage tail positions to be confirmed on site to suit house
type discharge points. A surface water and foul water branch
should be established for each plot.

Gully positions are approximate and should be confirmed
on-site by contractor to ensure they are located at the
absolute low point where necessary.

Gully connections to be 150mm dia solid uPVC pipework or
equal, surrounded with concrete 150mm min. thick to a depth
1.0m below formation.

All gullies to be connected to new surface water drains.

The Contractor should  allow for CCTV camera survey of
entire drainage system upon substantial completion of works.
If any remedial works are required a repeat survey should
also be carried out prior to formal submission to Engineer
together with as-built drawing including manhole
co-ordinates, cover and invert levels  and pipe gradients.

The Contractor should also allow for lifting of manhole
covers during vesting inspection by Scottish Water and any
additional drainage survey requirements to ensure full
adoption.

CCTV Survey:

A full CCTV Survey of existing site drainage is to be carried
out to prove existing building and hard-standing routes &
there connection to public sewers.

IC (C)
??mmØ, ??L/s

IC(S)

IC

Existing combined sewers & manholes to be
removed. Drainage trench/excavation to be
replaced with well compacted Type 1
hardcore, to be compacted in layers not
exceeding 225mm.
Sewer alignment as per Drainage Survey
undertaken by UMS Ltd dated 08/01/2024
and Scottish Water GIS Plan.
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determined by Drainage Survey

undertaken by UMS Ltd dated 08/01/2024.
Existing sewer to be maintained and new
connection from the site system to be as

shown. Please refer to C+R Drawing -
Existing Drainage Infrastructure for full

details relating to existing sewers and
adjacent buildings connections at the site.
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Attenuation crates to be surrounded by 500mm
stone-filled trench to allow for treatment prior
to infiltration to groundwaters. Infiltration rate
of 1.23x10-5 m/s as determined by Cameron +
Ross Site Investigation undertaken 25/01/2024.

Existing combined sewer
draining properties adjacent to
the site to be retained through
and post-construction.

Partial Soakaway with overflow

Geocellular Attenuation System 1

15m x 6m x 1.2m Deep

Limited to 1.9L/s for the M200

(incl. 37% Climate Change) Event
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General notes:

This drawing is to be read in conjunction with all relevant
Engineers and Architects drawings.

Refer to Architects design drawings for internal drainage
runs and details.

Drainage - all sewers to be constructed in accordance with
Scottish Water's publication "Sewers for Scotland (v4.0) 2018
- A technical specification for the design and construction of
sewage infrastructure''

Sewers laid within roads should have a minimum cover of
1.5m from final road surface to pipe soffit level. Where this
cannot be achieved then rigid pipes shall be protected by a
full concrete surround, similarly, flexible pipes shall be
protected by a concrete slab at a depth less than 1.2m.

The Contractor is responsible for checking the line and level
of all existing services prior to commencement of works. Any
discrepancies from design information must be reported to
the Site Manager and Site Engineer in writing.

Surface Drainage

New surface water drain (smooth walled uPVC
pipework) unless otherwise noted on drawing.
To remain private and maintained by
landowner.

New 450mmØ Surface Water Control
Chamber - with orifice diameter and limited
discharge (L/s) for the M200 Event (incl. 30%
Climate Change)

Proposed Silt Trap 450mmØ Plastic Chamber

New geocellular system to be used for
attenuation. To remain private and maintained
by landowner. Dimensions as identified on the
plan view. Attenuation crates to provide
minimum void ratio of 95%.

Proposed Rodding Eye

Foul Drainage

Proposed Foul Inspection Chamber.

Proposed Foul Water Private Drain

Existing combined water sewer to be retained.

Combined water manhole with reference
number as per Scottish Water GIS Records.

Drainage tail positions to be confirmed on site to suit house
type discharge points. A surface water and foul water branch
should be established for each plot.

Gully positions are approximate and should be confirmed
on-site by contractor to ensure they are located at the
absolute low point where necessary.

Gully connections to be 150mm dia solid uPVC pipework or
equal, surrounded with concrete 150mm min. thick to a depth
1.0m below formation.

All gullies to be connected to new surface water drains.

The Contractor should  allow for CCTV camera survey of
entire drainage system upon substantial completion of works.
If any remedial works are required a repeat survey should
also be carried out prior to formal submission to Engineer
together with as-built drawing including manhole
co-ordinates, cover and invert levels  and pipe gradients.

The Contractor should also allow for lifting of manhole
covers during vesting inspection by Scottish Water and any
additional drainage survey requirements to ensure full
adoption.

CCTV Survey:

A full CCTV Survey of existing site drainage is to be carried
out to prove existing building and hard-standing routes &
there connection to public sewers.

IC (C)
??mmØ, ??L/s

IC(S)

IC

Existing combined sewers & manholes to be
removed. Drainage trench/excavation to be
replaced with well compacted Type 1
hardcore, to be compacted in layers not
exceeding 225mm.
Sewer alignment as per Drainage Survey
undertaken by UMS Ltd dated 08/01/2024
and Scottish Water GIS Plan.
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Hard-Standing Areas
Geocellular Attenuation System 1
Total Impermeable Area 1890m2

Hard-Standing Areas
Geocellular Attenuation System 2
Total Impermeable Area 352m2

Hard-Standing Areas
Geocellular Attenuation System 3
Total Impermeable Area 296m2

Hard-Standing Areas
Geocellular Attenuation System 4

Total Impermeable Area 107m2

Hard-Standing Areas
Geocellular Attenuation System 5

Total Impermeable Area 423m2

New hard-standing areas draining to
the Geocellular Attenuation System 1.
Total Area 1890m2. Post-development
discharge run-off rate 1.9L/s (in the
M200 + 37% Storm Event)

New hard-standing areas draining to
the Geocellular Attenuation System 2.
Total Area 352m2. Post-development
discharge run-off rate 0.9L/s (in the
M200 + 37% Storm Event)

New hard-standing areas draining to
the Geocellular Attenuation System 3.
Total Area 296m2. Post-development
discharge run-off rate 0.9L/s (in the
M200 + 37% Storm Event)

New hard-standing areas draining to
the Geocellular Attenuation System 4.
Total Area 107m2. Post-development
discharge run-off rate 0.9L/s (in the
M200 + 37% Storm Event)

New hard-standing areas draining to
the Geocellular Attenuation System 4.
Total Area 107m2. Post-development
discharge run-off rate 0.9L/s (in the
M200 + 37% Storm Event)

Total Post-development discharge
run-off rate 5.5L/s (in the M200 + 37%
Storm Event).
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North

Refuse Vehicle - Turning Manoeuvre Exit (Forward Drive Past Site Entrance,
Reverse Into Site, Forward Drive Back Out Onto South Street to Continue East)

P01 Initial Issue SRO 21/04/23

North

Fire Tender Vehicle - Turning Manoeuvre Entry Turning Manoeuvre Entry (Forward Drive Into
Site, 3 Point Turn, Forward Drive Back Out Onto South Street to Continue East)

North

Fire Tender Vehicle - Turning Manoeuvre Exit (Forward Drive Past Site Entrance, Reverse
Into Site, Forward Drive Back Out Onto South Street to Continue East)

P02 Layout updated to suit the latest
architect plans.

CBA 18/12/23

P03 Layout updated to suit the latest
architect plans, refuse vehicle type
amended and health and safety
markers removed.

CBA 01/02/24
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0.5m clearance zone from existing
buildings, kerb lines and loading bays
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North

Refuse Vehicle - Turning Manoeuvre Exit (Forward Drive Past Site Entrance,
Reverse Into Site, Forward Drive Back Out Onto South Street to Continue East)

P01 Initial Issue SRO 21/04/23

North

Fire Tender Vehicle - Turning Manoeuvre Entry Turning Manoeuvre Entry (Forward Drive Into
Site, 3 Point Turn, Forward Drive Back Out Onto South Street to Continue East)

North

Fire Tender Vehicle - Turning Manoeuvre Exit (Forward Drive Past Site Entrance, Reverse
Into Site, Forward Drive Back Out Onto South Street to Continue East)

P02 Layout updated to suit the latest
architect plans.

CBA 18/12/23

P03 Layout updated to suit the latest
architect plans, refuse vehicle type
amended and health and safety
markers removed.

CBA 01/02/24

Transport Statement

Vehicle access is restricted to the site given the urban setting 
and the tight constraints.

There is no provision for on-site parking.  Residents will be 
offered the opportunity to participate in a car club scheme which 
will be operated from the nearby car park.

Vehicle access will be restricted as follows;
• Refuse collection
• Emergency services
• Delivery vehicles

Consultation has been undertaken with Moray Council Roads 
Department regarding the requirement for access control 
measures.  A controllable bollard will be located at the entrance 
to the lane to prevent unauthorised access.

Swept Path Analysis

The only vehicle access on the site is for fire tenders, refuse 
vehicles and for maintenance. There is no resident parking.

The drawing opposite demonstrates a Swept Path Analysis 
undertaken, reviewing the manoeuvring of refuse vehicles and 
fire tender vehicles on site.

All vehicles enter the site from South Street via The Lane. 
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Site Location
The site being located in the centre of Elgin provides housing 
which is accessible to central amenities. The BEH being 
positioned in this location, also assists with local businesses 
gaining access to valuable resources,

Pedestrian Routes
The site level drops approximately 3m from South street down to 
High Street (ramp gradients are approximately 1 in 21 obviating 
the need for hand rails).

Site Layout
The site has been designed around the pedestrian route, which is 
an extension of Newmarket Close; this opens up the visual sight-
lines through the site, helping with site navigation. Accessibility 
is much improved between South Street and High Street, where 
currently the infill buildings provide a barrier to access.
The main site access will be through the entrance to the close, 
both from the High Street and South Street. The use of signage 
and ironmongery assists with wayfinding and accessibility.
The provision of cycle storage provides residents with means of 
secure storage, promoting sustainable travel and improved site 
access to wider Elgin.

Building Access
The site has been designed so that all entrances to buildings are 
level access for wheelchairs.
Access to the Business Enterprise Hub is direct from the South 
Street; the large windows help provide a welcoming entrance to 
the facility.

Site Materials
The use of brick at the cores helps improve site accessibility; it 
creates visual indicators for entrances, to help with site navigation. 
The brick cores also contribute towards the character of the new 
development, further assisting those with dementia to recognise 
a place.
The use of coloured render also assists with creating identity for 
the residential units in block 4 and block 5.
Bin and cycle store access will be clearly signposted.
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Affordable Housing Provision
The scheme provides affordable housing within Elgin City Centre, 
allowing residents to be in close access to local amenities. The 
housing provides a mix of 1 and 2 bed flats, giving flexibility in 
provision.

Flat Layouts
The flats in the development have been designed to comply with 
guidance set out within Housing for Varying Needs.
This guidance ensures that housing is accessible, and can be 
adapted to various building users; adequate activity spaces 
have been designed into the layouts.
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Living Room:
• Seating for min 4p. 
• Television set
• Workstation provided, though 

not required under HVN
• Occasional Table
• 750mm shelving unit providing 

min 2000mm total length.
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• Min 3 person table
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• General 2.7m2
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Flat
Number

Flat
Type

Number of
Bedrooms

GIA
Area

General
Storage

Linen
storage

Core 1
C1.0.1 A1 1 bed 56 m² 2.3 m² 0.6 m²
C1.0.2 A1 1 bed 51 m² 2.3 m² 0.6 m²
C1.1.2 A2 1 bed 49 m² 2.2 m² 0.6 m²
C1.2.2 A2 1 bed 49 m² 2.2 m² 0.6 m²
C1.3.2 A2 1 bed 49 m² 2.2 m² 0.6 m²
C1.1.1 B2 2 bed 72 m² 2.7 m² 0.6 m²
C1.2.1 B2 2 bed 73 m² 2.7 m² 0.6 m²

Storage

Flat
Number

Flat
Type

Number of
Bedrooms

GIA
Area

General
Storage

Linen
storage

C1.3.1 B2 2 bed 73 m² 2.7 m² 0.6 m²
Core 2

C2.0.1 A1 1 bed 49 m² 2.3 m² 0.6 m²
C2.0.2 1 bed 49 m² 2.3 m² 0.6 m²
C2.1.1 A2 1 bed 49 m² 2.3 m² 0.6 m²
C2.2.1 A2 1 bed 49 m² 2.2 m² 0.6 m²
C2.3.1 A2 1 bed 49 m² 2.2 m² 0.6 m²
C2.1.2 B2 2 bed 76 m² 2.7 m² 0.6 m²

Storage
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Number

Flat
Type

Number of
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GIA
Area

General
Storage

Linen
storage

C2.2.2 B2 2 bed 75 m² 2.7 m² 0.6 m²
C2.3.2 B2 2 bed 70 m² 2.7 m² 0.6 m²

Core 3
C3.0.1 A1 1 bed 54 m² 2.3 m² 0.6 m²
C3.0.2 A1 1 bed 51 m² 2.3 m² 0.6 m²
C3.1.1 A2 1 bed 54 m² 2.2 m² 0.6 m²
C3.2.1 A2 1 bed 54 m² 2.2 m² 0.6 m²
C3.3.1 A2 1 bed 54 m² 2.2 m² 0.6 m²
C3.1.2 B2 2 bed 74 m² 2.7 m² 0.6 m²
C3.2.2 B2 2 bed 74 m² 2.7 m² 0.6 m²
C3.3.2 B2 2 bed 74 m² 2.7 m² 0.6 m²
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ELGIN SOUTH STREET

Appendices
2893 South Street Elgin
Robertson Property Ltd
Planning and Listed Building Consent - Submission Summary

Achitect Planning Documents Document Reference
Architectural Drawings (29no.) 310SSE-OBE-ZZ-00-DR-A-97-xxxxx
Design & Access Statement 310SSE-OBE-ZZ-XX-RP-A-XX-0001

Structural & Civil Engineer Planning Documents
Existing Building Survey Report 310SSE-CAM-ZZ-XX-RP-S-XX-0001 
Transport Statement 310SSE-CAM-XX-XX-RP-C-66-0001
Swept Path Analysis Fire & Refuse 310SSE-CAM-XX-XX-DR-C-90-0250
Drainage Impact Assessment Report (including Flood Risk) 310SSE-CAM-XX-XX-RP-C-90-0001 
Drainage Layout  & SUDS Proposal 310SSE-CAM-XX-XX-DR-C-90-0400
Pre-Development Impermeable Area 310SSE-CAM-XX-XX-DR-C-90-0460
Post-Development Impermeable Area 310SSE-CAM-XX-XX-DR-C-90-0461
Proposed Site Levels 310SSE-CAM-XX-XX-DR-C-90-0600
Existing Utilities Layout 310SSE-CAM-XX-XX-DR-C-96-0700
Ground Investigation Report 310SSE-CAM-XX-XX-RP-C-91-0001

Building Services Engineer Planning Documents
Sustainability Statement 310SSE-RYB-XX-XX-RP-Y-000001
External Lighting & Security Layout 310SSE-RYB-ZZ-XX-DR-N-960002

Landscape Architect Planning Documents
Placemaking Statement 310SSE-LUC-XX-XX-RP-L-90-0001
Landscape Plan - General Arrangement 310SSE-LUC-XX-XX-DR-L-90-0001
Hardworks Plan, incl. paving, edges, kerbs, gravel 310SSE-LUC-XX-XX-DR-L-90-0200
Softworks Plan, incl. planting schedule for trees, shrubs 310SSE-LUC-XX-XX-DR-L-90-0400
Landscape Sections 310SSE-LUC-XX-XX-DR-L-90-0002
Landscape Maintenance Schedule 310SSE-LUC-XX-XX-RP-L-90-0002

Planning Consultant Planning Documents
Planning Statement N/A

Conservation Consultant Planning Documents
Heritage Impact Assessment N/A

Archaeology Consultant Planning Documents
AOC 7078 Written Scheme of Investigation N/A
AOC70787_South_Street_Elgin_HBR_Plates
AOC70787_South_Street_Elgin_HBR_Report

Ecology Consultant Planning Documents
Countrywise Bat Report 060922 N/A

Developer Planning Documents
Community Wealth Building Statement N/A
Carbon Capture & Measuring Statement N/A
Environmental Management Plan N/A
Site Traffic Managemet Plan N/A
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