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Please note that the plans prepared at the Initial Design stage are schematic and are 
not suitable for submitting for planning permission or building regulations approval.  
 
The design and plans will be developed as part of our detailed design service to a 
standard suitable for those approvals. 



 

 

 

1 Design Report 
1.1 Design Statement  

Existing Property 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The existing property is a brick built detached house on a good sized plot. 

It is located in an established residential area with many properties in the area having 
been extended. 

The property has been previously extended and has had a garage alteration to 
provide a gym/games room above the garage. 

 

Client Requirements 

The client would like to carry out various internal alteration works and extensions as discussed 
at the survey meeting. This includes a single storey rear extension to form a larger 
kitchen/living/dining space and internal alterations to provide a wider hall. 

The client would also like to provide a new en-suite bathroom at first floor level. 



 

 

 

 1 Design Report 
1.1 Design Statement  

Design Comments 

The overall layout is discussed in the presentation video but please note that the 
suggested design can be altered to suit your own preferences. 

We have shown a single storey rear extension to replace the existing conservatory 
and utility room although the scheme could be reduced by keeping the utility room in 
its current location. 

The internal rear space has been opened up by the inclusion of steel beams and we 
have suggested using two sets of bi-fold doors with rooflights to provide a good level 
of natural light. 

The layout will require a structural column which we have suggested is included within 
an island unit. 

 

 

 

The ground floor area will naturally be divided by the furniture arrangement but you 
may wish to consider different floor finishes for the living/ding area to the kitchen.  

The existing front living room is retained to provide a secondary reception area.  

 

 

 



 

 

 

1 Design Report 
1.1 Design Statement  

 

 

 

This roof is vaulted and the inclusion of rooflights to allow natural light into the deeper 
part of the building (see sample photo below). This style works well with larger glazed 
doors an we have aligned the rooflights with the door reveals to make the elevation 
more symmetrical.   

 

 



 

 

 

 

1 Design Report 
1.1 Design Statement  

You may wish to consider larger format sliding doors such as those shown below which 
give the benefit of a smaller frame size and a larger glazed area. 

 

 

 



 

 

 

1 Design Report 
1.1 Design Statement 

At first floor level, we have rearranged the existing bathroom and inner partition to 
create an en-suite bathroom as requested. 

 

 

 

The plans include samples of differing shower styles although the final choice will be 
to your specification.  

 

 

 

 

 

 

 

 



 

 

 

1 Design Report 
 1.2 Planning Permission      LINK   

Planning Authority 

Babergh District Council 
Corks Lane 
Hadleigh 
IP7 6SJ 
 
www.babergh.gov.uk 
 
01473825858 

 

We have checked the council planning applications register which shows the history of 
planning applications for this, and nearby properties and the results are shown below. 

This property 

Application Ref: Application Date: Comments 

 Thurs 16th Dec 1999 Existing conservatory demolished in 
place of new single storey extension 

 Mon 11th Nov 1991 Erection of a single storey conservatory 

 Mon 17th Jun 1985 Erection of double garage and single 
storey side and rear extensions 

 

Nearby Properties 

Application Ref: Application Date: Comments 

 Wed 19th July 2000 Conversion of garage to study - Granted 

 Tues 12th May 1998 Erection of part two storey part first floor 
side extension - Granted 

 Tues 2nd Oct 1990 Erection of a side conservatory - 
Granted 

 

This proposal will require planning permission due to its overall size and height. The 
property is not in a conservation area and does not have any TPOs on site.  

 

 

 



 

 

 

1 Design Report 
 1.2 Planning Permission      LINK    

We have found it difficult to obtain any specific advice on the proposal but we have 
spoken to a duty planner who confirmed they would assess the impact of the proposal 
on any neighbouring properties and the overall street scene. 

In our view the proposal blends well with the existing property and has limited impact 
on the neighbours as the property is detached and a good distance away from 
surrounding properties.  

We have kept the new roof slopes to match the existing pitch and the extension 
materials match the existing. 

We consider that the alterations have a good chance of obtaining approval. 

If an application is made and refused, you will be entitled to a ‘free go’ whereby there 
would be no additional council fee if it was applied for within 12 months of the refusal. 
We may charge a nominal resubmission fee of £200 + VAT subject the extent of any 
revisions required. 

You are also entitled to appeal a refused decision and we will recommend an appeal 
specialist for this if required. Their fee is excluded from our design fee.  

Council Fees 

Planning Permission Fee £172.00 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

1 Design Report              Link 
1.3 Building Regulations Approval 

General Requirements 

Be aware that Building Regulations approval is a completely separate requirement 
from planning and most projects will require Building Regulations approval even if they 
do not require planning permission. The Building Regulations deal with the technical 
performance of the building including the structure, thermal insulation, ventilation, 
drainage, fire protection and electrical works. Our budget cost allows for a standard of 
construction that meets the requirements of the current building regulations. 

The process is divided into two stages as below. 

1. Plan Approval – at this stage, the building inspector will check that the plans and 
any supporting documents conform to building regulations standards and, once 
these are received, will issue a plan approval certificate enabling you to commence 
works. 

2. Inspection – once the works commence, the building inspector will carry out a 
series of inspections of the work and, once satisfied that they are acceptable, will 
issue a second approval document known as a ‘completion certificate’. This is an 
important document that will be required if you sell the property in the future. 

Unlike planning permission, where you have to use the council service, you are 
allowed to use private building inspectors such as Aedis and Assent Building Control 
and we have included an estimate of their fee below. 

 

Specific Requirements 

The main building regulations areas to be aware of for this proposal are: 

1. Structural design – the proposed roof design and steel beams will need specialist 
structural calculations/design. We will arrange for this as part of our design 
service. 

2. All rooms need to be provided with natural ventilation via opening windows or 
external doors. 

3. It may be necessary to provide thermal calculations for the extension due to the 
glazed areas.  

 

Building Inspector Fees (based on Private Inspector) 

Plan Fee   

Approx £250.00 + VAT  

Inspection Fee   

Approx £600.00 + VAT  



 

 

 

 

1 Design Report 
1.3 Building Regulations Approval    Link   

Other Fees 

Structural Engineer (payable at detailed design stage for steel beams and loft)  

£850 +VAT 

Thermal Engineer (payable at detailed design stage for thermal calculations)  

£300 + VAT if required 

 

1.4 Other Approvals      Link   

Restrictive Covenants 

Many properties have restrictive covenants imposed on them by the original developer 
so we would recommend that you check this with your solicitor by checking your 
property deeds. 

Party Wall Act 

If the works are within 6m from a neighbouring property, they fall within the scope of 
the act and your neighbour would have a right to ask you to appoint a party wall 
surveyor to ensure that any damage to their property is rectified.  

We will assist you with this process during the detailed design stage. 

Build Over Agreement 

If your property has a drain that serves more than one property, then any extension 
over this drain will require a build-over agreement from your water authority.  

We have not included a fee for this. 

Protected Species  

We are not aware of any protected species in this area but the planners may ask for 
this as part of the planning application. 

Tree Preservation Orders 

We are not aware of any trees with preservation orders at, or close to, this property. 
The planners may ask for an arboreal report as part of the planning application.  

 



 

 

 

2 Specification   LINK 
 

1. Preliminaries 

The budget costing is based on the concept stage plans provided but please note that the 
layout and construction details may change during the detailed design stage which will 
affect the cost of the work. 
 
The works will be carried out in accordance with current Building Regulations and relevant 
British Standards and Codes of Practice. 

 
Where there is any discrepancy between the drawings and this Specification, this 
Specification shall take precedent. 
 
Allow for insurance of works, protection of property, scaffolding, skips, cleaning and health 
and safety requirements. 
 
Professional and third party fees (e.g. planning and building regulations, structural 
engineer, party wall surveyor, etc.), asbestos removal, supply of portaloo, and 
removal of furniture and client belongings are excluded from the budget costing. 
 
 

2. Demolition 

All demolished materials are to be removed from site. 
 
Demolish existing external and internal walls as shown on the plans and install steel 
beams/lintels over. Remove existing windows and doors as shown on plans. 
 
Remove all redundant services as required to execute the works. 
 
Remove wall and floor tiles to existing kitchen and make good as required. Remove 
existing kitchen units and dispose of.  
 
Form new door and window openings as shown on plans.  
 
Demolish existing conservatory and remove from site. 

 
Replacement of boiler, removal of trees and replacement of existing windows and 
doors is excluded from the budget costing. 
 
 

3. Foundations and Ground Floors 

Form new foundations to new walls as shown on plans. Form external walls to DPC level 
and form new solid ground floors finished in screed. 
 
Underpinning existing walls and specialist foundations such as piling are excluded 
from the budget costing. 
 



 

 

 

2 Specification   LINK 
 
 

4. Drainage 

Drainage layouts can vary considerably once excavation has commenced and details of 
the existing drain positions and condition are established.  
 
Allow for new storm and foul drains and for connecting foul drains to existing foul system 
on site to approval of Building Inspector.  
 
Allow for one new soakaway. 
 
Cost of a build-over agreement or specialist water authority requirements are 
excluded from the budget costing. 

 
5. Walls 

Allow for forming new external walls to be cavity construction in brickwork or rendered 
blockwork to match existing house.  
 
Form new/adapt existing openings as shown on plans and described under Item 2 of this 
specification including installation of new lintels. 
 
Install DPCs, movement joints, cavity trays and starter profiles as required.  
 
Install steel beams as shown on plans and to structural engineer’s calculations. 
 
Form new internal walls in blockwork to ground floor and studwork to first floor. 
 
Provision of new chimneys or fireplaces is excluded from the budget costing. 
 

6. Carpentry and Joinery 

All new joinery will be supplied to match existing as closely as possible but no allowance is 
made for purpose made items such as architraves, skirtings, etc. 
 
Allow for roof carcassing as required. Include for all new trusses, rafters, joists, firrings, 
decking, etc. as required. Allow for new fascias and soffits in PVCu or painted timber 
subject to client choice.  
 
Provide new internal and external doors as shown on plans.  
 
Provide new windows as shown on plans – windows allowed as white double glazed 
PVCu. 
 
Form new internal stud partitions as shown on plans. 
 
Provide thermal insulation as required. Plasterboarding to all new ceilings and walls. Make 
good where disturbed. 



 

 

 

2 Specification   LINK 
 
 

6. Carpentry and Joinery (cont.) 

Provide skirtings and architraves to match existing to new walls and doors – make good 
skirtings and architraves where disturbed. Box in wastes and SVPs. 
 
Replacing existing doors or windows, supply and fitting of sliding doors, floor 
finishes (e.g. laminate or engineered timber), vanity units, kitchen or utility room 
units, worktops and wardrobes are excluded from the budget costing. 
 
 

7. Roofing 

New pitched roofs to be finished in tiles to match house and to client and planner’s 
approval. Allow for tiles, breathable felt and battens to all roof surfaces. 
 
Allow for venting roof as required and for flashings, guttering and downpipes to match 
existing. Provide new rooflights and sun-tubes as shown on plans. 
 
Allow for new flat roof finishes in GRP or resin. 

 
Reroofing existing roofs is excluded from the budget costing. 
 
 

8. Plumbing and Heating 

All plumbing works to be in accordance with plans and relevant Building 
Regulations/Water Authority Bye-Laws. 
 
Allow for new radiators to new rooms – one radiator to small rooms and two radiators to 
larger rooms. 
 
Fit client issue towel rails to bathrooms. 
 
Relocate existing boiler into new location to be agreed. 
 
Fit client issue sanitaryware to WC and bathrooms – include for hot and cold supplies and 
wastes. Include for SVP’s and stub stacks as required. 
 
Under-floor heating, replacement of the existing boiler or cylinder, relocation of the 
gas meter, supply of sanitaryware and upgrading or replacing incoming water mains 
are excluded from the budget costing. 
 
 
 
 



 

 

 

2 Specification 
 

9. Electrics 

All electrical works including testing to be To relevant  Codes of practice and  to meet part 
P (Electrical Safety) and to be designed, installed, inspected and tested by competent 
person registered with an electrical Competent Person Scheme authorised by the ODPM.   
 
Allow for removing existing electrics not required in rooms where works are being carried 
out. 
 
Allow for new power sockets to all new rooms (4 twin sockets to any bedrooms, dining, 
study utility and living room, 8 to kitchen). 

Allow for recessed downlighters and switches to new rooms in positions to be agreed.  

Allow for extractor fan to WC, bathroom and utility room. 

Allow for external lights and switch (client to supply fittings). 

Allow for shaver point and mirror/wall light to bathroom. 

Incoming phone or cable lines, relocation of the electricity meter, replacement of 
consumer unit, supply of light fittings and alarm works are excluded from the 
budget costing. 
  

10. Plastering 

Allow for plastering new internal walls and ceilings. Make good plaster where new 
openings being formed. 

Screed floor to match level of existing. 

Make good floors and/or walls where existing ceramic tiling removed. 

Coving, archways and replastering existing walls and ceilings are excluded from the 
budget costing. 
 

11.  Miscellaneous Works 

Tiling to walls (except as above), floors, painting and decorating, carpets, curtains 
and external works (e.g. paths, patios, driveways, etc) are excluded from the budget 
costing. 
 
 
 
 
 
 
 
 
 
 
 



 

 

 

3 Budget Cost  - Extension                 
Cost Summary  

 

Item Includes Cost 
   
Preliminaries Scaffold, skips, plant hire, protection, health and 

safety, cleaning. NB Council and design fees 
excluded 

£2,311 

   

Demolition 
Work 

See specification £3,220 

   
Foundation 
Works 

See specification £5,073 

   
Drainage Works See specification £2,379 
   
Ground Floors See specification £3,201 
   
Walls See specification £4,560 
   
Roof Works See specification £3,860 
   
Carpentry and 
Joinery 

See specification £7,407 

   
Plumbing and 
Heating 

See specification £4,890 

   
Electrical 
Works 

See specification £4,433 

   
Plastering See specification £2,440 
   
Decorating N/A £0 
   
Tiling N/A £0 
   
External Works N/A £0 

   

 Net Cost Total £47,774 

 VAT at 20.0% £9,555 

 Total With VAT £57,329 

BUDGET COST £55,000 - £60,000 

 

 

We would estimate keeping the utility room in its current location and reducing the 
width of the extension to suit would reduce the above by approx. £15,000 inc VAT. 

 
 



 

 

 

 

4 Project Timing 
Design 

 

Prepare plans and submit to planning department 

for planning permission or Lawful Development  

Certificate 1 - 2 weeks 

 

To obtain Planning Permission or Lawful Development 

Certificate  8 – 10 weeks 

 

To complete building regulations drawings and obtain  

Building Regulations Approval 3 – 4 weeks 

 

Total Design Time 12 – 16 weeks 

Building          LINK 

 
Contract preparation and set up 3 - 4 weeks 

 

To complete building works 16 - 18 weeks 

 

Total Building Time 19 – 22 weeks 

 

Total Project Time    31 - 38 weeks 

 

 

 

 

 

 

 

 

 

 



 

 

 

5 What Happens Next? 
Detailed Design       li 

Our fee for the detailed design stage of your project is £2,700 + VAT. This is divided into 
two payments of £1,350 + VAT payable as below.  The design fee quoted is valid from 6 
months from the date of this report.   
 
The design fee quoted is for the scheme detailed in this report. If you wish to change your 
design your fee may change.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Our design service includes the following: 
 
Planning 
 

1. Developing the ideas formed at the Concept Stage into a final design – this will 
include any additional meetings with you as required. 

2. Completing the planning drawings and submitting these for planning permission 
or a Lawful Development Certificate to your local council. This will include any 
additional applications such as a CIL application and Listed Building 
application. Please note some specialist documents will incur and additional fee 
such as Arboreal and Heritage Reports.  

3. Liaising with the planning officers as required during the planning application 
process and amending the plans as requested by the planning officers. 

4. In the event that an application is refused, our fee includes the cost of 
amending the design and resubmitting a second application – where the 
alterations are extensive we reserve the right to charge an additional fee as per 
our Terms and Conditions. 

 
Building Regulations and Specification 
 

5. Once planning permission has been approved, we will have a specification 
meeting with you to discuss the details of the project such as fixture and fittings, 
electrics, heating, etc. 

6. We will prepare the working drawings for the project – these are much more 
detailed than the planning drawings and will be used for constructing the 
project. 

7. We will liaise with any third parties required such as structural engineers, 
thermal engineers and specialist suppliers including roof truss manufacturers, 
kitchen and door/window suppliers. 

8. We will prepare a written specification for the works. 
9. We will assist you with finalising any party wall issues and build over 

agreements required from you water authority.  
10. We will make a building regulations application for the project to the local 

council or a private inspector and deal with any amendments to the design  
11. We will assist with any queries the builders quoting for the works have at the 

quotation stage.  
 
 



 

 

 

5 What Happens Next? 
Detailed Design        

If you would like to proceed to the Detailed Design stage of our service, please complete 
the terms of instruction sheet at the end of this report and forward this to us.  
 
We will carry out any additional surveying work that is required and any amendments you 
require from the concept stage plans prior to completing the plans ready for submission to 
the planning department. 
 
We will forward the plans to you for approval prior to making the Planning or Lawful 
Development Application. At this stage we will invoice the first stage payment of £1,350 + 
VAT and will also request the council application fee. 
 
If required, we will carry out any amendments requested by you prior to submission. 
 
Once planning permission has been obtained, we will complete the working drawings 
ready for submission for building regulations approval. If required, we will also instruct our 
consultant structural and thermal engineers to complete the structural and thermal 
calculations for the project.  
 
The working drawings will be forwarded to you for approval prior to. At this stage we will 
invoice the second stage payment of  £1,350 +VAT prior to making the application to 
building control, and will also request the building regulations application fee and any other 
third party fees. 
 
Once the building regulations plans have been approved, you are then able to commence 
building works with your chosen builder or project manager. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

5 good reasons to use us for your Design Work 
 
1. Experience – we specialise in residential extension projects and our senior designers 
have over 25 years’ experience in this type of work. 
2. Cost – our fees are very competitive on a like for like basis with other architects. 
3. Quality – we have spent many years developing a system that goes beyond obtaining 
planning and building regulations approval. A lot of information is required at the building 
stage that we make sure is included in your design documents. 
4. Speed – we are used to working to deadlines and have the resources to complete your 
project accurately and quickly. 
5. Communication – we will update you on a regular basis on the progress of your 
proposal. 



 

 

 

6 Terms of Instruction 
 
 
To:  
 
Extensionplans.net 
Newton House 
40 Westgate 
Grantham 
Lincolnshire 
NG31 6LY 
    
From: 
 
Sample 
 
 
 
 
Our Ref: EP2108CR 
 
I/We hereby instruct Extensionplans.net to proceed to the Detailed Service Design  
in respect of my/our project as outlined in the Initial Design Report and in 
accordance with the Terms and Conditions on the company’s website.  
 
 
 
 
 
 
Signed                   ______________________________________________________ 
 
 
 
Print Name           ______________________________________________________ 
 
 
 
Date                     ______________________________________________________ 
 
 
(This form can be scanned and e-mailed to us at info@extensionplans.net) 
 


