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January 2025

Permitted Development and
Home Extensions

I am often asked by people who are thinking about
extending their property and have assumed that,
because the extension that they are considering falls
within the limits of permitted development, no
planning approval is required and that they can just get
on with it.

Permitted development applies to the enlargement or
other alterations to a dwelling, provided that it is not
listed or located in a conservation area, a national park
or an Area of Outstanding Natural Beauty, or Site of
Special Scientific Interest for larger homes, and only
applies to houses and not maisonettes, flats, or other
buildings. There may also be other restrictions known
as Article 4 directions applying to a particular
property.

Extensions to the front of the property do not fall
within permitted development, but some side
extensions may be permitted development. Verandahs,
balconies and raised platforms are not permitted
development and will require planning permission,
although Juliet balconies, where there is no platform
and therefore no external access, would normally be
permitted development.

Permitted development rights apply to specific types
of dwellings, and this is where it can get a bit
complicated. Single-storey rear extensions must not
extend beyond the rear wall of the original house by
more than 3 metres if it is a semi-detached or terraced
house or no more than 4 metres if a detached house.
Original house means the house as it was first built or
as it stood on 1 July 1948 (if it was built before that
date). Although you may not have built an extension
to the house, a previous owner may have done so. In
2015 planning legislation was amended to increase
these limits to 6 metres and 8 metres respectively.

Whilst it is correct that Planning Approval is not
required if the proposed extension falls within the
relevant permitted development criteria, a different
kind of approval is required from the local planning
authority, confirming that the proposed work is indeed
permitted development. For extensions of up to 3
metres for semi-detached or terraced houses and up to
4 metres if a detached house, a Lawful Development:
Proposed Use application is required. For extensions
under the 2015 planning legislation, a Prior Approval:
Larger Home Extension application is required, and
will include consultation with neighbouring
properties. In both scenarios, the local planning
authority must be notified with the relevant
application before the development commences.
Supporting information in the form of existing and
proposed plans and elevations of the proposed
extension must accompany the application.

35

If the local planning authority decides that the work
does not fall within permitted development limits, then
a Householder Planning Application will be required
for the work. If an extension has been built without
either a Lawful Development Certificate or a Prior
Approval Notification, the local planning authority
can require a Householder Planning Application to be
submitted for approval. If planning approval is not
obtained for an extension already built, and an Appeal
against the decision is dismissed by the Planning
Inspector, the local planning authority can issue a
Planning Enforcement Notice against the construction
of an illegal building, requiring it to be demolished at
the householders expense.

Permitted development doesn't just apply to
extensions and includes the installation of solar panels
or other alterations to the roof of a house such as
dormers or the alteration or replacement of a chimney,
as well as outbuildings, swimming pools and even
LPG or oil containers.

So as you can see permitted, development isn't as
straightforward as it appears. The technical guidance
runs to 50 pages! If you're thinking about a project and
would like some guidance, [ would be happy to help -
see the contact details in my accompanying
advertisement.

Jan Liberadzki BA Arch (Hons), MSc

JLDA

Design, Planning Applications, Listed
Building Consents & Building Regulations
Applications, Construction Drawings

A complete service for all your building
needs, including New Builds, all types of
Extensions, Internal Alterations as well as
Loft and Garage Conversions

"JLDA has done 3 designs for us. The first one
has transformed our lives. It was a ground
floor extension and involved redesigning our
kitchen as well. The work was of the highest
guality and the level of service excellent. We
were very much involved in the process of
design but the bureaucratic requirements
such as Design, Planning permission were
expertly handled by JLDA."
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Call now to discuss the
project you have in mind

018469 349825
design@jlda.co.uk
www.jlda.co.uk
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Building Regs and Home
Extensions - Part 1

In my last article, | discussed the issues around
Permitted Development and Planning. So you now
have obtained either Planning Permission or a
Certificate of Lawful Development confirming that
what do you want to build is Permitted
Development. The next stage concerns the Building
Regulations, which is to do with the safety of the
building.

If you are personally managing the job, you are
responsible for ensuring compliance with the
Building Regulations. If you employ a builder,
responsibility for compliance typically falls to them,
and you should confirm this arrangement at the
outset. As the building owner, you may still be held
accountable if the work violates regulations,
regardless of who carries out the work. Failure to do
so can have legal consequences.

If your work is categorised as "building work" under
Regulation 3 of the Building Regulations,
compliance is mandatory. Building Regulations
generally applies to projects such as the erection or
extension of a building, the installation or extension
of a service or fitting which is controlled under the
regulations such as washing facilities, hot water
systems and drainage systems, the insertion of
cavity wall insulation, the underpinning of the
foundations of a building, and work affecting the
thermal elements, energy status or energy
performance of a building such as replacement
windows or fuel-burning appliances. Building
Regulations also applies to an alteration project
involving work that will temporarily or permanently
affect the ongoing compliance of the building,
service or fitting with the requirements relating to
structure, fire, or access to and use of buildings.The
work must meet the requirements of the Building
Regulations and must not compromise the safety,
functionality, or compliance of existing structures,
services, or fittings. For example, replacing windows
must not negatively impact escape routes,
ventilation, or air supply for combustion appliances.
Building Regulations may also apply to changes in
the use of an existing building. A change of use may
result in the building no longer meeting
requirements for its new purpose. In such cases,
upgrades to the building and additional work might
be necessary to ensure compliance.

Part L of the Building Regulations focuses on energy
efficiency and applies to buildings or extensions that
use energy to condition their indoor climate. This
includes structures with walls and roofs designed to
maintain internal environmental conditions.
However, certain buildings are exempt from Part L
requirements, such as Listed buildings or those in
Conservation Areas, where energy efficiency
modifications would alter the building's character or
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appearance. Part L does not apply to temporary
buildings with a planned use of two years or less
and low energy demand, workshops, and
agricultural buildings with low energy demand, and
standalone buildings other than dwellings with a
total floor area of less than 50m? such as garden
buildings. Certain small extensions, such as
conservatories, porches, covered yards, covered
ways, or carports open on at least two sides are
exempt if they are less than 30m? in floor area.
Conservatories or porches with glazing must
comply with the safety requirements of Part N.

Building Regulations Approval confirms that your
project meets legal and safety standards, and
insurance providers typically require compliance
with Building Regulations. Non-compliance with
Building Regulations may void your insurance
coverage. Once the work is finished, ensure you
obtain a Completion Certificate that confirms
compliance. This document may be requested by
your insurer.

It is important to verify your responsibilities under
the Building Regulations, as non compliance can
result in enforcement actions and costly
modifications. See the contact details in my
accompanying advertisement if would like further
guidance.

Jan Liberadzki BA Arch (Hons), MSc

J I.DA building design

Transforming Homes & Spaces by Design

£ Planning Applications

¥ Building Regulations
Construction Drawings
New Builds & Extensions

i Loft & Garage Conversions
2 Internal Alterations

"JLDA has done 3 designs for us. The first one
has transformed our lives. The work was of the
highest quality and the level of service

excellent.”
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Call now for a
Free Consultation: 018469 349825

Email: design@jlda.co.uk
Visit: www.jlda.co.uk
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Building Regs and Home
Extensions - Part 2

In my last article, I discussed the issues around the
Building Regulations, which is to do with the safety of
the building. There are two ways to comply with the
requirements of the Building Regs - the first is a Full
Plans application and the second is a Building Notice
application.

With a Full Plans application, a full set of construction
drawings is submitted to the local Building Control
authority, and the drawings are checked and if there
are any construction details that need to changing or
specification notes adding then that is done at that
stage, at the end of which a Conditional Approval is
given. These approved drawings then form the
documentation along with the schedule of works that
builders will quote from, and forms the basis of the
contract you will have with the builder. The builder
then constructs the job with regular inspections by the
Building Control Officer who checks that the work has
been done according to the drawings, and at the
completion of the job issues a Final Certificate which
says that the work has been constructed to Building
Regs requirements.

The Building Notice procedure was introduced in the
UK as a quicker and more flexible alternative to the
Full Plans procedure for obtaining Building
Regulations. A building notice does not require
drawings but requires the builder to inform the
Building Control Officer at specific stages of the work
to come and inspect the work. The builder has to be
confident that the work will meet the requirements,
and if it does not then the work will have to be re-
done. For this reason, Building Control departments
favour a Full Plans submission, which is also my
position. Building Regs application fees are not
standard and vary with local authorities, but the fee for
a Building Notice application is higher than that for a
Full Plans application.

The Building Notice procedure has been associated
with several common problems.

One of the main issues with the Building Notice
process is that no formal plans are submitted or
approved beforehand, increasing the risk of non-
compliant construction. Without prior scrutiny, a
builder may inadvertently breach regulations, leading
to costly on-site corrections or even enforcement
action. Since compliance is assessed during
construction, work may need to be altered or
demolished if it does not meet the regulations. This
reactive approach can be expensive and time-
consuming compared to the Full Plans procedure,
where issues are identified in advance. Builders using
the Building Notice process must have an established
knowledge of Building Regulations and ensure that
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local authority building control officers are notified at
key inspection stages.

A lack of pre-approved plans and detailed compliance
records can create problems when selling a property.
Mortgage lenders and solicitors often require clear
documentation to confirm work was carried out
legally, and properties with Building Notice approvals
may face delays or additional checks. Homeowners,
assuming that Building Notice approval guarantees
compliance, may later discover their work is
substandard or illegal, requiring further work.

The Building Notice procedure was primarily driven
by the need for administrative efficiency and
economic practicality, and was influenced by
increasing post-war construction demands, urban
expansion, and the growing complexity of Building
Regulations. While the Building Notice procedure can
provide a faster and more flexible route to compliance,
it carries significant risks. The lack of pre-approved
plans can result in delays, enforcement actions, and
additional costs. While a Building Notice avoids the
initial expense of preparing detailed plans, it can
become more expensive in the long run if non-
compliant work needs to be corrected. It is best suited
to experienced builders. The Full Plans procedure
remains the preferred and more reliable method.

Jan Liberadzki BA Arch (Hons), MSc

J I.DA building design

Transforming Homes & Spaces by Design
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Construction Drawings
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"JLDA has done 3 designs for us. The first one
has transformed our lives. The work was of the
highest quality and the level of service
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Having the Builders in Part 1

How to find a reliable builder

So you have obtained the relevant planning
permission, had the construction drawings done and a
schedule of works prepared that specifies materials,
finishes, and performance requirements and obtained
a Building Regulations Conditional Approval for the
construction drawings and it's now time to get quotes
for the building work and appoint a builder. At the
design stage of the job, I always recommend getting a
budget cost estimate prepared before submitting the
planning application. This will give you a benchmark
against which to compare the tender prices and haggle
with the builder.

Start by creating a shortlist of potential builders
through recommendations from friends, family and
neighbours who have had similar work done. Look
for contractors who are experienced in similar
projects such as extensions and alterations and are
familiar with UK Building Regulations. Verify
recommendations using trusted sources such as the
Federation of Master Builders (FMB) and the NHBC
and also Companies House to check that the business
is officially registered and active, is in good financial
health and has a solid trading history. Sites like
Checkatrade, Rated People, MyBuilder and others can
be useful starting points, but they should be treated
with caution and used as part of a wider vetting
process. Their background checks tend to be minimal
and they don’t assess financial health nor technical
quality. I have always had doubts about the reliability
of reviews. While many reviews are genuine, some
can be fake or selectively filtered. Search online
reviews using their name plus terms like ‘complaints’,
‘court case’, or ‘scam’.

Aim to invite at least five or six contractors to tender -
typically only about half will submit a quote. The
tender documents should include the Conditionally
Approved construction drawings, the Schedule of
Works and a covering letter. Supply identical copies
to ensure like-for-like pricing. In the covering letter
ask for a fixed-price quote as well as details of
relevant trade association memberships, valid Public
Liability and Employers’ Liability Insurance and
Health and Safety policies. Set a clear deadline for the
return of tenders, allowing a period of 4 to 6 weeks.
Ensure builders can access the site, and when they
visit make a note of who came and when.

Once the tenders come in, assess them critically.
Don’t just focus on price - consider construction
duration and availability too. Disregard any tenders
from contractors who didn’t visit the site. It is likely
that you will end up with a shortlist of two or three
builders, so ask questions of each of them to do with
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things like their approach to site management, waste
disposal, and neighbour considerations. Conduct
financial checks on the contractors to ensure they are
solvent and capable of completing the project, and
ask for copies of certificates and check expiry dates
for their Public Liability and Employers’ Liability
Insurance and Contractor’s All-Risk Insurance.
Clarify the payment schedule and terms and ask for
details of their experience on similar projects and
request references. If possible, visit previous projects
they have completed and speak to the clients about
workmanship, communication, punctuality, and
problem-solving.

When you have settled on a contractor for the job,
you should give some consideration to a contract and
agreement. In my experience most people are happy
to go with the tender drawings and the schedule of
works as the basis of the agreement plus anything that
they have agreed with the contractor in terms of
contract duration and payment schedules. However,
you can also use a formal building contract, such as
the JCT Homeowner Contract or one from the
Federation of Master Builders.

With the contract in place and the builder appointed
you are good to go. In my next article I will discuss
how to handle having the builders on site.

J I.DA building design
Transforming Homes & Spaces by Design

Planning Applications
Building Regulations
Construction Drawings
New Builds & Extensions
Loft & Garage Conversions
Internal Alterations

"JLDA has done 3 designs for us. The first one
has transformed our lives. The work was of the
highest quality and the level of service

excellent."
b 8. 6.6 & ¢

Call now for a
Free Consultation: 018469 349825
Email: design@jlda.co.uk
Visit: www.jlda.co.uk
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Having the Builders in Part 2
Managing the job

You’ve found a builder and agreed a formal building
contract - the price, duration, payment schedule, and
start date are all set. But even with everything in
writing, a construction project remains a major
challenge. Delays and unexpected problems are
almost inevitable. This article looks at ways to help
ensure your project is completed as quickly and
efficiently as possible.

Before work begins, your builder should prepare a
construction program - ideally a project management
bar chart. Arrange a meeting to go over this in detail,
discussing how the job will be managed, including
timelines, potential disruptions, and safety protocols.
Clarify who is responsible for what to avoid
confusion and ensure accountability. Build extra time
into the schedule to account for possible weather
delays. You should also confirm which areas of your
property will be worked on and when, what tasks will
be carried out at each stage, and how long they’ll
take. Find out if utilities will be disrupted or whether
parts of your home will be uninhabitable during the
works. Check your home insurance to see whether it
covers building work and what types of projects are
included.

Good pre-project planning should cover any need for
temporary partitions, doors, screens, or barriers to
separate construction zones from living areas. These
help contain dust and stop children, pets, or guests
from accidentally entering potentially dangerous
areas. Label off-limits areas clearly and use high-
visibility barriers. Make sure builders keep access
points to these zones securely closed when not in use.

Take steps to protect your belongings from damage or
theft. Move furniture and valuables out of the work
area completely - dust sheets alone are not enough.
Store small valuables and important documents oft-
site or in a locked safe. Consider installing security
cameras to spot unapproved visitors. Limit access to
keys if builders will be working in your home when
you’re not there. Once the job is finished, change the
locks.

Once building work begins, expect your home to
become chaotic - builders, plumbers, electricians and
others coming and going, an unbelievable amount of
dust which somehow manages to get everywhere, and
constant noise. The project will feel endless. For
larger jobs, it can be less stressful to move out,
perhaps into a rented static caravan if space allows.
Builders can then work more efficiently, and you
won’t be constantly trying to get out of the way by
8am or spending all evening tidying up. Help the job
run smoothly by removing any potential barriers to

31

progress. Set aside a designated area for material
storage, make space for delivery vehicles to unload,
and allow room for the skip.

You have every right to expect your builder to arrive
on time, dress appropriately, and keep the site clean.
Tradespeople should show up as scheduled and
complete work within the agreed timeframe and
budget. A good builder minimises mess and leaves the
area clean and tidy at the end of each day. If problems
arise, and they will, a good builder identifies and
resolves them quickly and professionally, ideally face
to face. Hold regular progress meetings, weekly or bi-
weekly, to track progress, adjust schedules, and deal
with issues early. Your project timeline should be a
living document, flexible enough to adapt but clear
enough to keep things on track. When milestones are
reached, recognise the builder’s hard work and efforts
- it helps keep morale up and motivation high.

On completion of the building work, take time to
inspect the finished project thoroughly. Ensure all
work meets the agreed standards and specifications.
Address any snags promptly. Once satisfied, make the
final payment, update your home insurance, and
enjoy your transformed home, ready for you to settle
back in.

J I.DA building design

Transforming Homes & Spaces by Design

¥ Planning Applications
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Improving Your Home Part 1
Loft Conversions

A loft conversion is one of the most effective ways
to gain extra space and increase the value of your
home. Whether you're after a new bedroom, a home
office or simply more storage and flexibility,
converting your loft can be a good investment. But
it’s also a major project that requires careful
planning, good design and the right expertise to to
get it right.

The starting point is assessing whether your loft is
suitable. The key measurement is head height -
ideally 2.3 metres from the top of the ceiling joists
to the underside of the ridge beam. That allows for
insulation, a new floor and comfortable movement.
The type of roof is also important. Older properties
with traditional cut timber roofs are usually more
straightforward to convert, while modern trussed
roofs will need structural alteration. You’ll also
need to carefully consider the staircase location—it
must comply with Building Regulations and must
not compromise the means of escape from fire for
the existing rooms below, and that its wide enough
for getting furniture in. Ideally, the loft should feel
like a natural continuation of the house, with
enough usable space for furniture and good
daylight. Rooflights are simple and effective, while
dormers make the room feel bigger and offer more
layout options.

Many lofts can be converted under Permitted
Development, which avoids the need for Planning
Permission. However, this can’t be assumed. If your
home is in a conservation area, is listed, or if the
design includes large dormers, balconies, or
significant changes to the roofline, planning
permission may be required.

Structurally, a loft conversion is demanding. The
existing ceiling joists in the rooms below are
designed to hold up plasterboard, not support the
load of people, furniture and new finishes. New
floor joists must be installed, typically supported by
steel beams that transfer loads to structural walls.
Trussed roofs may require new bespoke supports. A
structural engineer must design the changes, and
Building Control must approve them.

Building Regulations also cover fire safety. The loft
room must have a safe escape route, usually
through a protected stairwell leading to a final exit.
You'll need interlinked, mains-wired smoke alarms
on every floor, and in most cases, new or upgraded
fire-resistant doors. The new space must be well
insulated for both energy efficiency and sound
separation, and you'll need proper ventilation to
prevent condensation - particularly in bathrooms.
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As I’ve noted previously, choosing the right builder
is crucial. With loft conversions, experience
matters. General building skills are not enough. Ask
to see past projects, check references and ensure
they carry insurance. Use a clear written contract
detailing the scope of work, timescales, cost and
what happens if things change. If you live in a
terraced or semi-detached property, you may need
to serve a Party Wall notice to your neighbours.

According to Nationwide (2023), converting a loft
into a bedroom can add up to 20% to your home’s
value, depending on the location and layout. That
can mean an uplift of £35,000 to £60,000 in areas of
high demand, particularly across southern and
central England. These estimates are based on
2024-2025 build costs and include VAT. Semi-
detached and terraced homes are especially suitable,
provided there is enough roof height. With typical
costs ranging from £25,000 to £45,000, the return
on investment can be strong - often 1.3 to 1.7 times
the spend. The greatest value is gained when the
conversion creates a third or fourth bedroom, and
since loft upgrades can also improve insulation and
help raise your home’s EPC rating.

Jan Liberadzki BA Arch (Hons), MS
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Improving Your Home Part 2

Garage Conversions

Converting a garage into a habitable space can be a
cost-effective way to add value and functionality to a
home, providing an additional bedroom, a home
office, a home cinema, (although extra soundproofing
will be required), a gym or simply a quiet space
separate from the main house. For households with
off-street parking or unused garages, it's a logical first
step in improving the usability of the property.
Integral garages generally offer easier access to
services and may already have insulation on shared
walls, whereas detached garages may be more
complex to convert.

The first thing to check is whether the existing
structure is sound. Most garages are constructed with a
single skin of brickwork and an uninsulated floor slab
and possibly without a damp-proof course (DPC).
Garage floors may also be slightly sloped or uneven.
Older garages may require structural reinforcement.
Floors in integral garages are usually lower than the
house and will need raising to improve access. The
converted garage will need adequate natural light and
ventilation, as required by Building Regulations.

In most cases, garage conversions fall under
Permitted Development, provided that the work is
internal and doesn’t enlarge the structure, the property
is not a listed building or in a conservation area, the
conversion doesn’t remove the only parking space
especially in areas with parking restrictions. You do
need confirmation from the local planning authority
that the proposed work is indeed permitted
development, for which a Lawful Development:
Proposed Use application is required to confirm that
PD rights apply.

Building Regulations approval is mandatory. Key
requirements include the structural stability and
suitability for the the new use. Where loadbearing
walls or beams are affected and possible
reinforcement may be needed, or if removing a load-
bearing wall (eg between the house and garage), a
structural engineer’s assessment and structural
calculations are required. Walls, floors, and roofs
must meet minimum U-values, and you will need to
extend the central heating system or install separate
heating. If the garage is attached to the house, fire-
resistant doors and walls will be required and escape
routes must comply with regulations. Mechanical
extract ventilation will be required in kitchens or
bathrooms, and all electrical work must be carried out
by a certified electrician. If adding a bathroom,
plumbing must meet water efficiency standards.

Replacing the garage door is usually the most visible
alteration, usually with a window similar the those of
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the rest of the house with infill matching the existing
masonry. It’s important that the new facade treatment
integrates sympathetically with the original elevation.
Other design considerations include adding windows
or roof lights to improve liveability. Garages are
often used for storage, so if you will be losing garage
storage, consider built-in solutions elsewhere in your
home. Ensure privacy if the garage faces a public area
and ensure that there is no loss of parking. Try to
match the interior style to the main house for
cohesion and consider future-proofing (eg wiring for
smart home tech).

Converting a garage can deliver a return on
investment of around 10-20% for terraced and semi-
detached homes at an average cost of between
£10,000-£20,000 according to the RICS, depending
on size and quality of finishes, which can be cheaper
than an extension but offering similar benefits. A low-
cost basic conversion costing around £5,000-£12,000
would typically add 5-10% to property value
(HomeOwners Alliance). For larger semi-detached
and detached homes an average cost of between
£25,000-£45,000+ for a luxury home, office or guest
suite, the ROI can add 15-20%+ to property value
(Savills), with the potential for rental income (if
compliant with regulations).

Jan Liberadzki BA Arch (Hons), MSc, JLDA
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Improving Your Home Part 3
Rear Extensions

Rear extensions are a practical way to add value to a
home and are generally more cost-effective than
moving when factoring in stamp duty, legal fees and
moving costs. A ground floor extension can turn a
cramped ground floor into modern, open-plan living
space, typically a kitchen-diner, whilst a 2-storey
extension can add a bedroom and more. Because
extensions add floor area, it targets the factor buyers
value most after location, which is size.

Single-storey rear extensions fall under Permitted
Development rights, although you will need a Lawful
Development Certificate confirming that the proposed
extension complies with Permitted Development
guidelines. Detached houses can extend up to 4
metres beyond the rear wall under permitted
development, while terraced and semi-detached
properties are limited to 3 metres. For single storey
extensions the limits are increased to 8 metres if a
detached house and 6 metres for any other housed, a
Prior Approval: Larger Home Extension application is
required. The extension must not exceed 50% of the
original property's surrounding land area. Extensions
must not exceed the height of the original roof and
should use materials that harmonise with the existing
structure. These regulations exist to protect
neighbourhood character while enabling reasonable
development.

Building Regulations approval will also be required.
Structural elements require load-bearing calculations,
and foundations and roof structures to comply with
Building Regs. Steel beams are often needed to create
open spaces. Insulation standards require extensions
to achieve high levels of insulation and energy
performance, potentially improving the overall
property's EPC rating. This not only reduces running
costs but enhances market appeal as energy efficiency
becomes increasingly important to buyers.

Successful rear extensions should harmonise well
with the existing property, maintaining proportional
relationships and architectural coherence. Consider
the orientation for natural light optimisation,
particularly for kitchen and dining areas that could
benefit from morning and afternoon sunshine. Open-
plan designs combine kitchen, dining, and living
areas to create flexible family spaces, with large
glazed openings onto the garden. Built-in storage,
adequate provision for modern technology, electric
vehicle charging provision and renewable energy
integration help to future-proof the property. Simple
single-storey extensions can typically take 8-16
weeks once work begins, while two-storey extensions
can take 16-26 weeks.

Build costs are calculated by the square metre, and
current guidance from Homebuilding & Renovating
suggests £2,200-£2,500/m? (ex VAT) for a
straightforward single-storey extension. High-spec
projects can run to £3,000+ per m?. 2-storey
extensions cost per square metre are usually lower
because you're spreading the cost of foundations and
roof over twice the floor area. However a 2-storey
extensions can add twice as much space for 50-70%
more cost than a single-storey extension, according to
SDL Property Auctions. For design and approvals
allow typically 5-15% of the build cost depending on
scope and add a 10-12.5% contingency for
unexpected costs. The ROI for a rear kitchen-diner
extensions can be 10—15% when well executed; more

if they enable a superior layout or an extra bedroom in

a 2-storey scheme, according to Ideal Home, but can
be more in higher-value locations or where the design

transforms usability. If you can stretch the budget, a 2-

storey extension is the better option, providing
addition space and a better return. However before
committing check with local estate agents for before/
after comparables, then run a calculation of projected
sale value — (current value + all-in project cost). If the

margin isn’t comfortably positive and you’re not valuing

the lifestyle benefit, then rethink the scope or spec.
Jan Liberadzki BA Arch (Hons), MSc, JLDA
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Improving Your Home Part 4
Conservatories and Garden Rooms

Conservatory extensions can provide a cost-effective
way to add bright, versatile living space without the
full expense of a traditional extension. Conservatories
can serve multiple purposes, from dining rooms and
lounges to home offices or hobby spaces. Modern
high-insulated designs with high-performance glazing
can be used year-round, increasing floor area for
dining, relaxation or home working. Because they’re
generally quicker to build and fall under permitted
development in most cases, they can add value and
appeal to a property, with less disruption than a full-
scale brick extension.

The thermal efficiency of modern conservatories has
improved with advanced glazing technologies,
including double and triple glazing, low-emissivity
coatings, and thermal breaks, which maintain
comfortable temperatures throughout the year while
reducing energy costs. In terms of materials, uPVC is
cheapest, then aluminium, then timber/wood with
bespoke detailing. Polycarbonate roofs are cheapest;
glass or tiled/insulated roofs cost more, and triple or
high-performance glazing even more. Construction
timelines are typically much shorter than traditional
extensions, often completed within weeks rather than
months.

In terms of costs, a basic uPVC “lean-to” style will
start at around £1,800-£2,400/m? for basic frames
with polycarbonate or simple glazing. More complex
designs in Edwardian/Victorian styles are around
£2,200-£2,800/m?, and premium/ luxury
conservatories in timber with high-end glazing and
bespoke features are £3,500-£4,200/m? or more
depending on the scale and detail, according
Homebuilding Magazine. For context, traditional
single-storey brick extensions cost £1,800-£3,500/m?
depending on quality and location. Foundations costs
can vary from £100-£280/m? depending on ground
conditions. Conservatories are generally cheaper in
upfront cost but may cost more to heat, especially if
not well insulated or if glazing and roof are not high
quality. In terms of return on investment the RICS
estimates a 5% uplift on property value, while Savills
suggests up to 10%, and 15% for high-quality
conservatories.

Garden buildings can provide extra space for home
offices, studios, gyms, guest accommodation or
simply as a retreat, providing a clear separation
between work and home life. Because they are
usually classed as permitted development (subject to
size and siting limits), most can be installed without
full planning permission, reducing time and
professional fees. Many manufacturers deliver

35

prefabricated modules, meaning a typical build can be
completed in days rather than months, with minimal
mess and disturbance. Expect £1,500-£2,500/m? for a
basic to standard insulated garden room with
electrics; premium buildings may cost £2,500-
£3,000+ per m? where large glazing, high-end
cladding or bespoke layouts are specified. You should
also allow for costs in connection with utilities
including electricity, plumbing and drainage.

Well-designed garden buildings that are fully
insulated, wired and secure, allowing year-round use
can enhance property appeal. Rightmove reports that
listings mentioning “garden office” or “garden room”
attract more buyer interest, and agents note a growing
premium for homes with quality outbuildings.
Reliable evidence for return on investment is hard to
find, but what evidence there is emphasises that ROI
depends on build quality, purpose, and integration
with the existing property. High-quality garden
offices with utilities would show the strongest returns.

In short, conservatory extensions can make a home
feel roomier with more light whist a garden building
can provide a flexible space that is cheaper than an
extension, with each potentially boosting resale value
when buyers prize extra space.
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Renovating a Property

With UK property prices being unaffordable for many
people seeking to buy a home, one option is to
consider an old property that needs renovating. These
can be substantially cheaper than new build
properties, and you have the potential to suit your
particular needs rather than buying a new build.
Renovating an old property can improve energy
efficiency and significantly increase its value. Two
and three-bedroom houses are the most common
renovation projects. However, careful consideration
of the factors that can significantly impact the
project's success, timeline, and budget is needed, and
understanding these issues before beginning work can
help avoid potential costly mistakes and legal
complications.

When looking at potential properties, look for
subsidence cracks, roof deterioration, and damp
issues. Renovating without understanding the
building’s structural condition can lead to unsafe
results and escalated costs. A structural survey is
highly recommended, especially for older homes.
Surveyors can also identify materials such as
asbestos, which is common in properties built
between the 1950s and 1990s. Asbestos removal can
add time and cost and must be undertaken by licensed
professionals. Victorian and Edwardian properties
often have solid walls that require different treatment
than modern cavity walls, particularly regarding
insulation and damp-proofing. For terraced or semi-
detached properties, work affecting shared walls
requires serving notice on adjoining owners under the
Party Wall Act. This legal requirement prevents
disputes and protects all parties' interests.

When you have found a potential property and had
the structural survey done, you then need to check
whether your renovation ideas require planning
permission. While many internal alterations fall under
Permitted Development rights, extensions, loft
conversions, significant structural changes, and
alterations to listed buildings or properties in
conservation areas often require formal approval. You
should also check whether the property is covered by
an Article 4 Direction which has removed PD rights
for the property. Before buying, submit a Pre-
Application Enquiry to the local authority Planning
Department to find out whether the work you intend
to do qualifies as PD or will require a planning
application. Building Regulations approval is a
separate requirement and applies to structural
changes, electrical work, plumbing, insulation, and
fire safety. Compliance ensures the home is safe and
energy-efficient, and you will need completion
certificates when selling the property.

With an encouraging structural survey and Pre-App
response, you can then create a detailed budget that
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includes labour, materials, professional fees, planning
costs, and a contingency fund, typically 10-20% of the
total cost. Some works, including refurbishments of
long-empty properties, are zero-rated for VAT, so is
essential to understand which VAT category applies to
your project. You should also consider upgrading
energy efficiency. Replacing single glazing with double
or triple glazing, improving insulation, installing heat
pumps or upgrading boilers can significantly reduce
energy bills. Some upgrades - like external wall
insulation - may require planning consent depending on
the area. Energy Performance Certificate requirements
mean that improved efficiency can add value to your
property. Heat pumps, solar panels, and improved
ventilation systems may qualify for grants or
incentives, although installation costs should be
weighed against long-term savings.

Finally, consider the ceiling price of your area: the
maximum value buyers are typically willing to pay
for homes in that neighbourhood. Spending more on
renovations than you can recoup on resale
(overcapitalisation) is a common issue, but not so
much if you plan to live there long term. Research
comparable properties and focus your investment on
extensions, loft conversions, energy efficiency, and
general modernisation, which tend to yield the highest
returns.
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Acquiring Land and Building
a Home of Your Own

Building a new home on purchased land gives you
full control over design, layout, and energy
performance, and can be both rewarding and
financially advantageous. Success depends on
thorough planning, realistic budgeting, and
professional support, and understanding these issues
before committing to a plot helps reduce the risk of
delays, unforeseen costs, or planning complications.

Land for self-build can be found through several
routes. Plot-finding websites such as Grand Designs’
land finder or Plotfinder.net list available plots,
showing price, availability, and relevant estate agents.
Registering with agents in your target area and giving
them your budget increases the chances of early
notification. Brownfield sites - previously developed
land once occupied by permanent structures - are
often viewed favourably by councils, and may already
have services. Demolish and replace projects involve
constructing a new home on a site with an existing
building. Infill plots between existing buildings are
sometimes permitted within settlement boundaries,
though harder to secure in Conservation Areas. Back
gardens in built-up areas and landowners willing to
release land for sale are further possibilities.

Before purchasing, commission a full land survey
covering boundaries, topography, and soil conditions.
Soil type directly affects foundation design and cost.
A flood-risk assessment is essential if the land lies in
an Environment Agency flood zone, as this influences
both planning approval and insurance premiums.
Environmental considerations - protected species,
trees with preservation orders, contamination, or
archaeological significance - can restrict or prevent
development and may require statutory assessments.
Location, surrounding infrastructure, access, and
market conditions all influence long-term value.
Establish whether the land carries appropriate
planning status. Greenfield land may face stricter
planning controls, while brownfield land may benefit
from presumption in favour of development but could
involve contamination or demolition costs. A more
recent route is custom build or serviced plots, such as
Graven Hill in Bicester, where sites come with
utilities, highway access, and at least outline planning
consent, reducing early-stage risk though there may
be design-control limitations.

Title investigation is essential. Your solicitor must
confirm the seller has good title and identify
restrictive covenants, rights of way, easements,
ransom strips, or third-party rights that could limit
residential use. Agricultural land often carries
restrictions affecting planning. The plot must have
safe, lawful vehicular access to the public highway,
either by ownership or a registered right of way.

Utility connections must be available or viable to
install, and extending services to remote plots can be
costly, so these factors should be built into early
budgeting.

Building a new home involves costs for land,
professional fees, surveys, planning, demolition or
remediation, materials, labour, utilities, and
landscaping. A 10-20% contingency is essential to
cover unexpected ground issues or delays. Self-build
mortgages differ from standard loans, releasing funds
in stages as construction progresses. Lenders typically
finance 75-85% of land and build costs, requiring
substantial upfront capital. Most materials and
services for new residential construction qualify for
zero-rated VAT, which can be reclaimed, helping
reduce overall expenses while ensuring compliance
with tax regulations.

New homes require structural warranties - typically
NHBC or similar - for mortgage purposes and future
resale. Construction insurance, public liability cover,
and employer’s liability where contractors are hired
provide protection during the build. The self-build
process typically takes 12—24 months from land
purchase to completion and requires time, resilience,
and financial commitment, but creating a home
tailored to your needs is often deeply fulfilling
experience as well as being financially rewarding.
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Going Green or Greener

Going green at home is increasingly important for
households seeking to reduce energy bills, improve
comfort, and cut carbon emissions. Making your
home greener can deliver long-term financial and
environmental benefits, and with rising fuel prices
and ambitious national climate targets, improving the
energy efficiency of existing homes has never been
more relevant.

Draughty, poorly insulated homes lose heat rapidly,
increasing demand on heating systems and raising
energy costs. The most effective and low-cost
improvement to make a home greener is to reduce the
amount of draughts by draught stripping all windows
and external door openings and letterboxes, followed
by improving insulation in lofts, walls and floors.
Loft insulation is usually the easiest and most cost-
effective upgrade, and adding or topping up depth can
significantly reduce heat loss. Cavity wall insulation
is suitable in many post-1920s homes and provides
quick, relatively inexpensive efficiency gains. Older
homes with solid walls require internal or external
wall insulation, and both options can improve comfort
and reduce energy demand. For ground floor
suspended timber floors, insulating between joists
reduces heat loss and draughts. Replacing single
glazing with double or triple glazing improves heat
retention, reduces draughts, and helps soundproof
homes. Modern glazing uses low-emissivity coatings
and inert gas fills to boost performance. For period
properties where replacing windows is restricted,
secondary glazing offers an effective solution.

Reducing use of fossil-fuels is central to greener living.
Heat pumps - air source or ground source - offer low-
carbon alternatives to traditional boilers. These work
most effectively in well-insulated homes and pair well
with underfloor heating or oversized radiators.
Although installation costs can be significant, running
costs are generally lower, and grants may be available
depending on government schemes. Replacing
outdated boilers by upgrading to a modern condensing
boiler, installing smart heating controls, and zoning the
heating system to heat only the rooms in use can
significantly reduce gas consumption.

Installing solar photovoltaic (PV) panels has become
increasingly viable as costs have fallen. PV systems
generate electricity that can be used in the home,
reducing reliance on grid power and cutting bills.
Pairing solar panels with a home battery allows
excess energy to be stored and used later, improving
self-consumption and resilience, especially during
power cuts which are likely to increase in frequency
with climate change. Solar thermal systems, although
less common than PV, can provide hot water using
renewable energy. Mechanical ventilation with heat
recovery (MVHR) systems capture heat from
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outgoing stale air and use it to warm fresh incoming
air. This reduces heat loss and improves indoor air
quality, making MVHR particularly beneficial in
airtight or newly renovated properties. Water-saving
measures also contribute to a greener home. Low-
flow taps and showerheads, dual-flush toilets, and
water-efficient appliances reduce consumption
without sacrificing comfort. Rainwater harvesting
systems can supply water for gardening, flushing
toilets, or even laundry with the appropriate filtration,
easing pressure on mains supplies. Smart energy
monitors help track usage patterns and identify waste.
Adjusting thermostat settings, reducing standby
power, and washing clothes at lower temperatures are
all straightforward ways to cut energy use without
structural changes.

When renovating, choose sustainable materials such
as recycled insulation products, FSC-certified timber,
lime-based plasters, and low-VOC paints. These
reduce environmental impact, improve indoor air
quality, and support sustainability. Choosing local
suppliers and materials reduces carbon from
transportation. Combining insulation improvements,
low-carbon heating, renewable energy generation and
efficient resource use significantly reduces your
environmental footprint while increasing property
value and appeal to future buyers.
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