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Introduction
About Us
Building Design Studio is an architectural practice founded in 2009. Although relatively new, we host
more than 15 years of experience working within the residential sector.
We have worked with large architectural companies that deal with some of the largest house builders in
the country, such as Persimmon, Bellway, Taylor Wimpey and Bellwinch. This has given us an extensive
range of experience and technical expertise in the residential sector.
Buying a home that needs redesigning and refurbishing, or doing up the home you already live in, can
seem like a dauntingly complex challenge. The labyrinth of regulations and the array of professionals
involved - architects, consultants, planners, builders - can make it all seem very complicated, stressful
and demanding without the right guidance.
7KDW·VZKHUH%XLOGLQJ'HVLJQ6WXGLRFDQKHOS:LWKPDQ\\HDUVRIH[SHULHQFHLQWKHUHVLGHQWLDOVHFWRU
we can take the stress out of creating the perfect building or space with advice, guidance and assistance
to meet your exacting requirements.

Our Vision
Our vision is to offer our clients a cost effective solution to the traditional RIBA fees which typically
range from 8 - 15% of the build cost. As the higher fee for this full architects service is often unfeasible
for smaller and more straightforward projects, we offer a unique solution that meets the individual needs
of the client.
:HEHOLHYHLQFUHDWLQJEXLOGLQJVDQGVSDFHVWKDWDUHLQWHQGHGIRUWKHLUXVHDQGGHVLJQHGWRRXUFOLHQW·V
individual requirements, rather than just creating an award-winning masterpiece that offers no real
practical use.
We aim to offer helpful, clear advice about each project in a sustainable manner and deliver impeccable
customer service by ensuring we are there whenever you need us, and can advise on a range of difficult
topics - planning permission, building regulations, self-builds and more.

Our Clients
Our clients range from a typical home owner, to builders and contractors, up to some of the largest
award winning property developers in the country.
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Extending Your Home

Getting Started

The Cost

Assessment

Extension projects will add value to your home, but how much should you budget for them?
([WHQVLRQVDUHYHU\GLIILFXOWWRSURYLGHDQ¶DYHUDJH·FRVWJXLGHOLQHIRUSDUWLFXODUO\DVWKHQHZVSDFHV
created by extensions often contain individual specifications, the prices for which may vary considerably.
There are many choices available and therefore many decisions to be made. Adequately budgeting for
an extension is one of the most important things to consider when planning a project to improve your
home.

If you are thinking about extending your home, it is important to keep in mind the 'look and feel' of your
existing property when designing an extension.

Try to be realistic in what you want to achieve, so don't over- stretch yourself financially, only take on a
SURMHFWWKDW\RXIHHO\RXFDQFRPIRUWDEO\PDQDJH%HDULQPLQGWKDWWKHUHDUHFHUWDLQ¶KLGGHQ·FRVWVWR
DQH[WHQVLRQSURMHFWWKDWDUHQ·WDFFRXQWHGIRUSXUHO\LQWKHEXLOGLQJFRVWV7U\WROHDYHVRPHPRQH\
aside for emergency funds in case anything goes wrong or any changes need to be made. Design fees,
planning permission and building regulation application fees will need to be funded upfront.
While sometimes doing as much of the work yourself as possible could save you on labour costs, it will
take much longer and the quality of the extension could suffer. Set some money aside for the costs of
decorating the new extension and any new furniture that you may need.

Assess how possible extensions might be realised and the effect they will have on the existing house,
both in terms of light and access to the new areas. Will you lose any garden? Will the extension make
the existing house dark? Try to match the most prominent features, such as the roof, with those of the
existing building and use similar materials where possible to ensure a sense of continuity. Think about
your neighbours, getting neighbours involved during the initial stages of design can save a lot of time
and money later down the line if they do have any objections or concerns.
Even if you are legally entitled to make changes that they oppose, it could be better to compromise than
make potentially life-long enemies. Look at neighbouring properties to get a sense of common extension
types available for your house. By far the most popular extension type is a single storey rear extension
that creates a bigger/new kitchen space with perhaps a new downstairs bathroom and living space.

Financial Feasibility
Although the cost of building an extension can be significant, it is a sure-fire way to add value to your
KRPHDQGZLOOVHUYHWKRVHORRNLQJWRPRYHDZD\LQDIHZ\HDU·VWLPHMXVWDVZHOODVWKRVHZKRDUH
setting up for the long haul.
As with any major project, there are a lot of factors that need to be carefully considered before any work
on an extension can be undertaken. From initial designs to planning applications, supplies to labour
costs, each stage of the process has the potential to cause major disruptions to the project if it is not
thought through properly.
Assess your estimated costs for your project in line with the expected size. You may want to engage a
couple of local estate agents to provide a valuation of the house as it stands and the likely value after
the project you have in mind to assess the return on the investment your making.
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The Design
When extending your home, you will almost certainly have some idea of how you want your extension to
look. Whether choosing a contrasting but complementary style or trying to make the extension look like it
has always been there, you will need some basic drawings at the very least. There are many factors that
will impact on the design route you choose, an experienced designer will be able to offer advice, clever
VROXWLRQVRUVXJJHVWLRQV\RXKDGQ·WWKRXJKWSRVVLEOH$GLVXVHGVSDFHPD\ORRNWRRQDUURZEXW\RX
would be surprised how little extra width is needed to transform the feel of a room.
You will be amazed at the potential number of opportunities.

8VLQJD¶3ODQV'UDZQ·6HUYLFH
For homeowners taking on a relatively basic extension, that requires a minimal amount of creative
input, effectively just needing the plans drawn up in line with the builders expectations, this remains
the most hassle-free and cost-effective route. The service will be on a fixed fee basis often of just a
few hundred pounds and will largely involve working in collaboration with the builder about positioning
of steel reinforcements and so on. The downside is that this is a largely unregulated part of the design
world and there is an element of risk in employing someone for such an important task who may not
have professional qualifications or insurance.

8VLQJDQ$UFKLWHFWXUDO7HFKQRORJLVW
&RQFHUQHGZLWKWKHWHFKQLFDOVLGHRIWKHGHVLJQRI\RXUQHZH[WHQVLRQXVLQJDQ$UFKLWHFWXUDO
Technologist will ensure the additional to your property performs successfully, they will ensure the
right materials are used and that building regulations are met, they will monitor quality assurance,
costs and deadlines and help the project through to completion.

8VLQJDQ$UFKLWHFW
Extension projects that require comprehensive design input would benefit from the services of a fully
TXDOLILHG$UFKLWHFW2QFH\RXKDYHDQLGHDRIZKDW\RXZDQW\RXUQHZH[WHQVLRQWRHQWDLODQ$UFKLWHFW
will be able to provide you with extension advice, on issues concerning planning permission and any
local factors that may influence the modifications that can be made to a property, as well as drawing
up detailed specifications. If required they can also offer a full supervisory service. Costs depending
RQVL]HRIWKHSURMHFWDQGWKHLQYROYHPHQWRIWKH$UFKLWHFWGXULQJWKHSURMHFWH[SHFWWRSD\XSWR
10% of the total build cost.

Designs - What can I do?
If you have chosen to make the most of what you have by extending your house up, out or down,
what to do is entirely up to you. But before you plan that extravagant extension or conversion there
are some points to bear in mind, extensions over a certain size or type, or within restricted areas, will
require planning approval, the decision dependent upon several factors. However, extensions under a
certain size and of certain styles are realised under Permitted Development. The only restrictions in this
case would be building Regulations compliance.
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The Build Process
The process of building an extension varies depending on the type of construction and size of the
project, but a typical route would be:

• Dig out the footings and lay foundations for the new building.
• Build up any external walls to floor level height and then move on to complete the external walls,
OHDYLQJɑVSDFHVIRUZLQGRZVDQGGRRUV

• Carry out required works to existing roof and complete roof structure on new building.
• Insert new windows and doors, making new building weather tight.
• Install temporary supports and remove existing walls as required.
• Install permanent new supports (steel beams).
• Install floor screed to the required level.
• Install first fix plumbing and electrical circuits.
• Plaster out (in most cases builders now use plasterboard which is then skimmed over with plaster).
• At this stage it is prudent to carry out as much of the initial wall and ceiling finishing

GHFRUDWLRQDVɑSRVVLEOH

• Fitting of floor finishes.
• Fitting of kitchen or bathroom furniture.
•

Second fix plumbing and electrical work (the things you can see such as taps, light fittings and plug
VRFNHWV ɑ6QDJJLQJZRUNWRFKHFNWKHSURMHFWLVFRPSOHWH7LG\/DQGVFDSLQJDQGILQDOGHFRUDWLRQ
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How long will it take?
Many factors will influence how long your project will take to complete. The secret is to plan ahead as far
as possible. Obvious things, such as how big the new building is, the complexity of the design, ground
conditions, weather, access and the fixtures and fittings which are required (e.g. kitchens) all determine
how long your extension will take, be patient, even planning and building regulation approval can take
weeks or months. Try to minimise disruption, for both you and the builders undertaking the project, the
builder will be able to complete the project much quicker if they are able to work unhindered. Timescales
are important in any project, if one element of the build takes longer than planned, it can have a knock
on effect that delays everyone, planning is key. So, how long should a fairly standard size single storey
kitchen extension take? It can be done in as little as 5-6 weeks, but more realistically 2-3 months.

Raising the money
It doesn't matter how big or small your extension is, the work will have to be paid for somehow.
Obviously the smaller the project the smaller the problem, but there are a number of options, from
using savings to borrowing in a variety of forms.
The first step is to prepare a proper, detailed budget, so that you know exactly how much to borrow.
Talk to your lender about the options. In most cases they will be willing to add the cost of the project to
\RXUH[LVWLQJPRUWJDJHFRPPLWPHQWSURYLGHGLWGRHVQ·WH[FHHGDFHUWDLQSHUFHQWDJHRIWKHH[LVWLQJ
value of the house. Changing your mortgage provider has recently become much easier, which allows
potential home extenders to play different lenders off against each other, in order to secure the best deal.
It is also possible to get another loan to run alongside your mortgage, from a building society, bank or
specialist lender. There are essentially two categories of loan, secured and unsecured, and those terms
refer to whether or not they are secured against your property. That is to say that if you default on the
loan they will repossess the house and sell it to recover their money.

The Builder
There are no secrets to successfully finding good builders, the best way to proceed is to come up with
a shortlist of candidates, talk to several different contractors and arrange to meet them, check out their
previous work and ask if you can talk to their customers to ease any concerns you may have. It is
always best to talk to two or three likely candidates, at an initial meeting your builder should be able to
provide you with approximate build estimates based on your description. If they are a member of one of
the several trade associations (such as Federation of Master Builders) check him out, the FMB requires
a builder to prove that he offers suitably high standard of working practice and business methods and is
widely accepted as a hallmark of quality. Your Building Inspector or your Architect may also be able to
help point you in the right direction.
Once you have picked your builder, it is vital that you make sure you know the terms of your arrangement by completing a proper contract. You should clarify the full specification, who will be responsible
for what and agree on a start date for the work and also an estimated completion.
You shouldn't need to pay a deposit as most builders have a cash flow and credit with local building
suppliers. Often the first payment is made at DPC (Damp Proof Course) level, the second payment at
plate level (before the roof is added) and the final payment upon completion, make sure you are fully
satisfied with the work before paying the outstanding fees.
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Is Planning Permission needed?

Making the application

On designated land (for example national parks, areas of outstanding natural beauty, conservation

If your extension project does not meet the criteria of Permitted Development, you will need to apply
for planning permission. Most planning applications are now submitted online. It is often a good idea
to meet a planning officer for an informal discussion before you submit an application. Some local
SODQQLQJDXWKRULWLHVFKDUJHIRUWKLVVHUYLFHVRLW·VDJRRGLGHDWRFKHFNILUVW,QPRVWFDVHVWKHUHZLOOEH
a fee. However, for some consents, e.g. listed building and planning permission for relevant demolition
in a conservation area, no fee is required. You can calculate the fee yourself by using the Planning
3RUWDO VRQOLQHIHHFDOFXODWRURU\RXFDQDVN\RXUFRXQFLO,I\RXDUHXQVXUHDERXWWKHDSSURSULDWHIHH
for your application, you are strongly advised to contact your local planning authority in advance of
submitting your application, as an incorrect fee will delay the processing of your application. Your
application must be accompanied by the necessary plans of the site, the required supporting
documentation, the completed form and the fee.



The Party Wall Act

The first stage is to check whether or not you actually need planning permission, you may not. If your
extension meets certain specific criteria, you may not need to apply for planning permission, this is
known as Permitted Development, the idea that certain projects are small enough or have such a
VPDOOLPSDFWWKDWWKH\GRQ·WUHTXLUHSULRUDSSURYDO
+HUH·VDVXPPDU\RIWKHNH\FRQGLWLRQVIRU\RXUSURMHFW ZKHWKHULW·VDQH[WHQVLRQRU
FRQVHUYDWRU\ WREHFODVVHGDV3HUPLWWHG'HYHORSPHQW7KHVHFRQGLWLRQVDSSO\WR(QJODQG
areas and so on) no project is considered a Permitted Development other than single storey rear
extensions that meet all of the remaining conditions.

The extension (including any previous extensions and any sheds and outbuildings) must not exceed
50% of the total area of land surrounding the original house (as it stood in 1948) this includes building
carried out by previous owners.

The extension should not be between the house and the highway frontage.


On designated land, materials used in exterior work should be similar in appearance to those of
WKHɑH[WHULRURIWKHH[LVWLQJKRXVH

The Party Wall Act protects you and your neighbours during any home improvements, failure to follow
the correct procedures could land you with a hefty bill. Anyone considering building an extension will
UHDOLVHQHLJKERXUVSOD\DQLPSRUWDQWUROHLQPDQ\DVSHFWVRIWKHSODQQLQJLWLVLPSRUWDQWWRNHHSWKHP
informed and on side. You need to serve notice on all the owners of every neighbouring property
DIIHFWHGE\WKHZRUNVRQFH\RXKDYHGRQHVR\RXFDQWDNHXSWRD\HDUWRVWDUWWKHZRUNV

Side Extensions – The width of a side extension must not be wider than half the width of the

Building Regulations

Rear Extensions – A single storey extension must not extend beyond the rear of the original house

In most cases, it will be necessary when extending a building to ensure that everything done complies
with the Government's Building Regulations. Unless the planned extension is a porch, conservatory or
GHWDFKHGJDUDJHEXLOWDWJURXQGOHYHOWDNLQJXSOHVVWKDQPRIIORRUVSDFHDQGVHSDUDWHGIURPWKH
house by an external quality walls, doors or window, it should also have its own heating system and
glazing, should meet building regulations standards. Building Regulations approval is a separate
process from obtaining planning permission for your extension, and it is extremely important to
ensure that your extension is approved in both regards.

RULJLQDOɑKRXVHDQGEHVLQJOHVWRUH\ZLWKDPD[LPXPKHLJKWRIIRXUPHWHUVRUWKUHHPHWHUVKLJKLIWKH
H[WHQVLRQɑLVZLWKLQWZRPHWHUVRIWKHERXQGDU\

E\ɑPRUHWKDQWKUHHPHWHUVLIWKHKRXVHLVDWWDFKHGDQGIRXUPHWHUVLILW·VGHWDFKHG,WPXVWDOVREHQR
more than four meters high if its single storey. A two storey rear extension must not extend beyond the
rear wall if the original house by more than three meters or be within seven meters of any boundary
opposite the rear wall. It should be no higher than the existing house or, if within two meters of a
boundary, should be no higher than three meters.



Upper floor, side facing windows to be obscure glazed and non-opening unless the parts which
can be opened are more than 1.7m above the floor in the room in which it is installed.

To achieve compliance with Building Regulations, you or your architect must submit full and detailed
plans of the proposed extension, together with the appropriate application form and fee, to your Local
3ODQQLQJ$XWKRULW\EHIRUHZRUNVWDUWVZKLFKHQDEOHVWKHPWRSUHFKHFNWKHZRUN\RXDUHJRLQJWR
FDUU\RXWDQGHQVXUHLWPHHWVWKHUHJXODWLRQV7KH\ZLOOWKHQFRPHRXWWRVLWHDWVHYHUDONH\VWDJHV
HJ)RXQGDWLRQ WRHQVXUHWKHZRUNKDVEHHQFDUULHGRXWWRWKHGHVLJQ

The roof pitch of two storey extensions to be similar, where practical, to that of the original, no

verandas.
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Our Services
We offer a full or part architectural service that gives you the flexibility to choose the right services you
need for your project, keeping you in control from start to finish.
Every project has its own complexities, with some proving to be easier than others. Therefore you may
not require all the following stages of work that we offer. With our bespoke architectural services, you
can choose to use us as much or as little as you need.
Work Stage A - &RQVXOWDWLRQLGHQWLI\LQJWKHFOLHQW·VQHHGVDQGREMHFWLYHV
Work Stage B - Feasability, design options, ideas, budget costing to enable the client to decide
whether to proceed
Work Stage C -3UHSDUHDQGVXEPLWSODQQLQJDSSOLFDWLRQɑɑ
Work Stage D - Prepare and submit building regulations application
ɑ:RUN6WDJH(-7HQGHUGRFXPHQWVWRREWDLQEXLOGHUV·TXRWDWLRQVɑ

Work Stage F6LWHLQVSHFWLRQVRQFHZRUNEHJLQVZLWKDGGLWLRQDOGUDZLQJVGHWDLOVLIQHHGHGɑɑ
Work Stage G - Completion and handover with final inspection

Design fees
We specialise in bespoke design for all your architectural needs. With this in mind, all of our design
IHHVDUHEHVSRNHWRWKHFOLHQW·VVSHFLILFSURMHFWUHTXLUHPHQWV$OORIRXUVWDIIDUHKLJKO\WUDLQHGDQG
qualified in their roles to give you piece of mind every step of the way.
During the design process, we will use cutting edge technology to draw up plans and to give
visualisations of the final product which can be easily edited. This ensures that the client will know
all of the processes before any building work begins and allows us to provide detailed and accurate
design and build costs.

PlnPlanning Permission

Building Regulations

Single Storey from £395 + VAT
Single Storey from £395 + VAT
Two Storey from £685 + VAT
Two Storey from £685 + VAT
Loft Conversion from £595 + VAT
Loft Conversion from £595 + VAT
Garage Conversion from £595 + VAT
Garage Conversion from £595 + VAT
Conservatory from £395 + VAT
Conservatory from £395 + VAT
New Builds from £995 + VAT
New Builds from £995 + VAT
Builders £POA
Builders £POA
Developers £POA
Developers £POA

Single Storey from £395 + VAT
Two Storey from £685 + VAT
Loft Conversion from £595 + VAT
Garage Conversion from £595 + VAT
Conservatory from £395 + VAT
New Builds from £995 + VAT
Builders £POA
Developers £POA

The above fee's exclude council fee's, engineers fee's or any other consultants fee that may be required.
For a tailor made quote to your exact requirements please contact us.

Design & Build
Design and build is a strong sector within our company which is becoming even more popular as people
ZRUNKDUGHUDQGORQJHUKRXUV$VFOLHQWVSK\VLFDOO\GRQ·WKDYHWKHWLPHWRFKDVHEXLOGHUVHQJLQHHUV
councils or deal with site issues that often arise on site, we provide one price which covers everything
and one person for them to deal with.
Having designed the project ourselves, we are aware of the potential pitfalls and issues that may
occur during the build process. This allows us to respond quickly and solve any problems within a short
timeframe so there is minimal disruption to the project and its delivery.
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Case Studies

Thank You

The Nook - Ightham
Building Design Studio was appointed by the owners of a small cottage called The Nook in Ightham,
Kent. With minimal building knowledge, the owners had started the cottage renovation themselves
before approaching us for assistance with the complex and challenging extension.

Unlike other architectural practices,
Building Design Design Studio is open
seven days a week for our client's
convenience.

We were appointed to conduct a Building Control Application and prepare detailed drawings for the
two-storey side and rear extension. This was to be produced alongside regular site inspections and
whilst remaining on hand to deal with any site
issues that may have arisen.

For any query you may have,
please feel free to contact us on:

During the project we encountered and overcame
a series of challenges that included:

Building Design Studio

¬Very tight site with strict planning conditions

Kingshill

¬Next to a listed building with party wall issues
¬Serve groundworks and retaining walls

26 Kingshills Avenue
West Malling
Kent

¬Located in a conservation area

ME19 4EA

Queensview Cottage

01732 424047
07515 887469
mail@bdstudio.co.uk

Working closely with the Archaeological Trust and Canterbury Council, Building Design Studio completed
a comprehensive range of services for the extension/conversion of Queensview Cottage in East Kent.

www.bdstudio.co.uk

To ensure the project was completed on time and on budget, we arranged weekly meetings with the
building owner.
At the project, we completed the following works:
¬Planning application

¬Building regulations application

¬Detailed drawings as work progressed
¬Dealt with archaeological problems
¬Conducted a tender process

Following project completion, the owner moved into the new bungalow and is renting out the original
house. We have also now secured planning permission to convert the outbuilding into a separate two
bedroom bungalow valued at £300k.

BDS Guide June 2014 | 18

BDS Guide June 2014 | 19

www.bdstudio.co.uk

