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A garden fence is a beautiful thing, and we’re here to ensure that you can enjoy its full 
potential. We work to high standards and provide 5 star service making the whole experience 
as smooth as possible. With over 6 years of experience and hundreds of happy customers you 

can be at ease that you are in good hands with our professional team.   

Contact us today to fi nd out how we can help you.

07881 027178 | 07710 896501
info@sandjfencing.com | www.sandjfencing.com
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- Worktop vinyl wrapping

- Internal furniture wrapping

- 7 year guarantee
- All colours available 
- Supplied and installed
- Free quotations
- No mess, No stress
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INTRODUCTION

I want to extend my  
living space - 
Where do I start
Extensions and conversions have become an increasingly popular 
way to maximise living space in the home. If done well, they can 
also add significant value to a property.
With house prices continuing to rise and the cost and upheaval of moving house – £20,000 on 
average – extending your home or converting an underutilised space such as the loft can often 
make more economic sense than buying a new property.

The type and scale of extensions and conversions can differ greatly – a lot will depend on your 
needs and requirements, the budget and the suitability of the site.

Building an extension or converting your loft can be a daunting prospect. There are lots of 
things to consider before you start – but by choosing St Albans City & District Council for your 
building control service you’re already on the right track. 

While not a substitute for professional advice, this step-by-step guide should give you a better 
understanding of the main challenges you are likely to face, and in particular, how the building 
regulations will affect the design and construction of your project.
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Perfect Installs
Your roof is your home’s main defense against the elements. Let us walk you through 

the best options to fi t your needs and once you feel comfortable with your choice, 
we’ll handle the complete installation.

Reliable Upgrades
If you’re looking to update or upgrade your roofi ng and gutters, we’ve got you 

covered. Book a free consultation to discuss the different types of roofi ng 
composition and environmentally friendly options!

Upkeep & Repair
Age and environmental factors can wreak havoc on your roof. Ignoring problems for 

too long can cause headaches down the road. Start with a free inspection today!

SERVICES
 Pitch Roofs  Flat Roofs Re-Roofs Lead Work

Fascia/Soffi ts/Guttering Cement Work/Chimney Repairs
Bird Stop Systems Air Ventilation Systems

 07852 597157
 info@marlyroofi ng.com
 www.marlyroofi ng.com
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WHY CHOOSE US?

Why choose 
local authority 
building control?
Choosing your local authority building control team for your new extension will give you 
peace of mind and is a positive choice for many reasons:

• 	 We act in your best interest, protecting you the homeowner. Our number one priority is 
the safety and comfort of residents in their home.

• 	 We’ll work with you to ensure your new extension is safe, healthy, inclusive and efficient, 
and meets the standards set by the building regulations.

• 	 We’ll provide an independent, impartial overview of the key stages of the project, giving 
you the reassurance that your project is on track.

• 	 Because we are a not-for-profit organisation, we offer homeowners value for money by 
doing a really good job without compromising on safety.

• 	 We will provide a prompt, professional service, offering same-day site inspections where 
possible.

• 	 We have been providing building regulation services for longer than anyone else so have 
extensive knowledge of the local area, including ground conditions and drainage.

• 	 We can advise your builder by highlighting any unforeseen technical issues. We’ll provide 
practical advice throughout which can help cut both short and long term costs.

• 	 We are always ready to help, even when things get difficult or the unexpected happens.

• 	 With local authority building control, the support doesn’t stop when the project does, 
we’re always on hand to provide assistance. If you require a copy of a completion 
certificate in 10 years’ time for example, you can rest assured we will still be around.

• 	 We are backed up by a national network of local authority building control teams (LABC), 
a 3,700 strong network of professional building surveyors and technical support staff.  
LABC constantly reviews surveyor competence, ensuring the performance and standards 
of our teams is of the highest level. LABC also works with manufacturers, trade bodies, 
professional institutions and other recognised bodies, giving us access to national 
expertise when required.

• 	 Local authority building control is the biggest building control provider in the country, 
working on the majority of construction projects in the area.
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This is a family run business and we come with good quality 
in our work. We provide a service that will keep you happy. 

We have over 10 years of experience.
 Driveways
Patios
Foundations
Drainage internal & external
Floors
Fences
Turfi ng
Paving 
Repair driveways

With the quality of work we do all our previous customers 
are very satisfi ed and they keep contacting us for jobs. We 
live in Bedford, close to your homes, so give us a call for a 
free quote.

 07400 177221
 vasilepaun184@yahoo.com
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BUILDING REGULATIONS

Building
Regulations
As a homeowner, before you construct or change a building in certain 
ways you must check if you need building regulations approval.

The building regulations are detailed 
technical standards set down by the 
Government to make sure homes are  
built to reasonable standard and are  
safe, warm and dry. They also cover areas 
such as fire safety, energy consumption  
and accessibility. 

Building regulations approval is separate 
from planning permission and you might 
need both – the latter will depend on the 
scale and extent of your project.

All extensions and conversion projects  
will need building regulations approval  
and its best to talk to your local authority   



Luna Construction was founded in 2017 by Colin Theobald and is a family run business .
Having been involved in the construction industry for over 40 years Colin has a wealth of knowledge and experience 

We undertake all types of building construction including: 
 Basements  Tanking of basement conversions  Roof conversion  Extensions  Refurbishments 

 Loft Conversions  Conversions   Kitchen Fitting

07973 694013
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building control team for advice and 
guidance before you begin your project.  
This is usually provided free of charge and 
could save you a lot of time and money.

What will happen if I do not 
comply with the building 
regulations?
Building works that do not comply with the 
building regulations are in breach and must 
be rectified to avoid prosecution or fines.
Furthermore, if the work is found to be faulty 
or dangerous, or if it doesn’t meet energy 

efficiency standards, your local authority could 
insist you put it right at your own expense.

You should notify your local authority 
building control team before works 
commence, unless the works are carried 
out by a registered installer on a competent 
person scheme who can self-certify that 
their work is compliant. If this does not 
happen, then the local authority will have no 
record that the work complies with building 
regulations. These records will be important 
when you come to sell your home as you will 
be asked to provide compliance certificates 
during the selling process.

What are the building regulations?

Building regulations relate to how a building should be constructed and to ensure new 
buildings meet specific health and safety, welfare and sustainability standards. Most 
building work, including all types of extensions and conversions, will need to comply with 
the building regulations. 

There are some minor works that can be carried out in the DIY sphere without the need to 
inform your local authority building control team (although the use of competent persons 
is recommended). These include:

•	 Most repairs, replacements and maintenance work (except replacements of combustion 
appliances, oil tanks, electrical fuse boxes or glazing units, which do need to be notified)

•	 Additional power points or lighting points or any other alterations to existing circuits 
(except around baths and showers)

•	 Like for like replacements of baths, toilets, basins or sinks

Other types of building work can be 
‘exempt’ from the building regulations. 
These include sheds, summerhouses, 
conservatories, porches, satellite dishes, 
detached garages and carports. However, 
before these can be declared ‘exempt’ 
they have to meet certain criteria and it 
is recommended that proposals for such 
buildings are checked over by your local 
authority building control team. Unless the 
work you propose is exempt, you will need 
approval from the local authority building 
control team. This can be done by making 
a building regulations application to the 
relevant local authority prior to the start of 
the work.

BUILDING REGULATIONS
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BUILDING REGULATIONS

Which type of Building 
Regulations application will  
I need?
There are generally two types of building 
regulations application: Full Plans and 
Building Notice. 

Full plans

This is the most common type of application 
local authority building control teams 
receive for building works. It requires 
detailed drawings to be submitted together 
with the relevant fee for the work being 
undertaken. The plans are checked and an 
approval notice is issued, usually along with 
an inspection plan, before work commences. 
The inspection plan will outlines the stages of 
work that will require inspection, which will 
vary depending on the following:

•	 The size and complexity of your project 

•	 Age of your home 

•	 The construction type 

•	 Ground conditions

•	 Builder’s experience. 

The Full Plans process can take up to  
eight weeks, but in most cases it is 
completed long before this. The approval 
notice is valid for three years and providing 
you start work before this time, you can 
continue through to completion without a 
time limit.

When the building work is complete a 
completion certificate will be issued by your 
local authority building control team showing 
that the work has been independently 
inspected and, that as far as could be    



THE BRICKHOUSE  
COMPANY LTD

Family run business with over 36 years experience.
 New Builds
 Extensions
 Alterations/refurbishments
 Outbuildings
 Factory builds

 07973 393409
 leonwestern@aol.com

Registered House-Builder
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assessed, it complies with the building 
regulations.

Building notice

This is a much simpler procedure than the 
Full Plans option and is generally used for 
minor works, such as the removal of an 
internal load-bearing wall. A big advantage 
with a Building Notice is that it enables 
work to start 48 hours after submission of 
the application as there is no plan checking 
involved before work commences. Once 
work has commenced, a local authority 
building control surveyor will visit the site to 
meet the builder to discuss the plans, agree 
how the work should be carried out and when 
specific site inspections will take place. When 
the building work is complete a completion 
certificate will be issued by the local 
authority building control team showing that 
the work has been independently inspected 
and, that as far as could be assessed, it 
complies with the building regulations.

For clarification on which application type 
would be most suitable for your project and 

the fees involved, please contact your local 
authority building control team.

Retrospective building 
regulations applications
You can also make a retrospective building 
regulations application for work that has 
been carried out without consent. If the work 
has already started – or even completed 
– without the required certification, then 
a retrospective application can be made, 
providing the work was carried out after 11 
November 1985.

The purpose of the process is to regularise 
unauthorised works and obtain a certificate 
of regularisation. Depending on the 
circumstances, exposure, removal and/
or rectification of works may be necessary 
to establish compliance with the building 
regulations.

Any work can potentially be regularised but 
this service is only available from your local 
authority building control team.

If you are still unsure about the best 
route to building regulations compliance, 
it’s always best to check with your local 
authority building control team first.  n

BUILDING REGULATIONS
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Mob: 07894 246028
jandlroofl ine@gmail.com

Whether you are looking for a full re-roof or minor 
repairs and general maintenance we apply the same 
standards to all of our work no matter how big or 
small the job.

Our roofi ng contractors offer a comprehensive 
range of services including:

• Domestic & Commercial Work
• Replacement Joists & Rafters
• New Roofs & Re-roofs
• Roof Repairs
• Chimney Work
• Lead Work
• Lead Roofs
• Flat Roofs
• Felt Roofs
• Pitched Roofs
• Garage & Extension Roofs
• Fascias, Soffi ts & Guttering
• UPVC
• Slates
• Tiles
• Repointing
• Ventilation
• Stone Tar & Chip Coatings
• Moss Removal & Roof Cleaning
• EPDM/Rubber Roofi ng
• Fibreglass Roofi ng
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COMPETENT PERSON SCHEMES

Competent Person
Schemes
The building regulations allow for 
certain specialist work, such as gas 
installations and electrical work, to 
be self-certified through alternative 
quality and inspection schemes.

If needed, they will tell your local authority about 
the work on your behalf. They will also issue a 
certificate within eight weeks of completion 

as evidence of compliance with the building 
regulations – these will show up in solicitors’ 
searches if you come to sell your home.  
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LS 
ELECTRIX 

LTD

Electrician

� 07900 204024
� lutfullah@hotmail.co.uk

Watford
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COMPETENT PERSON SCHEMES

Finding an electrician

A good place to start searching for  
someone to undertake electrical work in  
your home is via the registered competent 
person online electrical search facility:  
www.electricalcompetentperson.co.uk/
Choosing-An-Electrician. 

All registered electricians listed on this 
database are authorised to self-certify 
their work is compliant with the building 
regulations. It also means they have met 
strict entry requirements set by their scheme 
operator to ensure they meet the correct 
standards.

Once you have found your electrician, the scheme offers the following advice:

•	 Before work commences, agree in writing costs, payment terms and the timetable of 
work, including expected completion date. This should be signed by both parties.

•	 If any modifications are required during works, confirm this in writing and ask for a 
revised quote before any changes are made.  

•	 Try to avoid paying for services in cash and always request a receipt or statement  
of account.

•	 You should raise any concerns you may have with the electrician, or their supervisor/
manager, straight away, stating exactly what you are concerned or unhappy about 
and what you want done, to give the electrician a chance to rectify the problem. If the 
situation is not resolved, you should contact the operator of the competent person 
scheme they belong to. 

•	 The electrician should always provide you with an electrical installation certificate on 
completion, no matter how big or small the job may be, which shows the work was that 
carried out meets the British Standard for electrical safety, BS7671.

•	 For any work that is notifiable under the building regulations, you should also receive a 
certificate to confirm the work meets the relevant building regulations.

•	 Keep the certificates in a safe place as you may need to provide them as proof the  
work has been carried out safely, particularly if you are looking to sell your property in 
the future.

Competent person schemes have insurance-
backed warranties and complaints procedures if 
there’s a problem with the work.

A list of all the types of work covered by 
competent person schemes and their 
respective contact details can be found  
in the Further Information section on  
page 69.

For more information about the  
Competent Person Register, visit  
www.competentperson.co.uk

If you specifically require electrical  
work, you can also visit  
www.electricalcompetentperson.co.uk  
(see separate article below for more 
information about finding an electrician)  n
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PLANNING AND OTHER PERMISSIONS

Planning 
and Other 
Permissions
Do I need planning permission?
Planning permission, which is separate from 
building regulations approval, normally 
only applies to larger projects that include 
major external structural works or where 
neighbouring properties might be affected, 
for example, raising the height of a roof. 

Planning officers at your local authority will 
consider the following:

•	 The location of the project 

•	 The site 

•	 The height and size of the proposed building 

•	 The percentage of the plot that you want 
to build on 

Planning applications are often approved 
with conditions and all relevant matters need 
to be signed off by your local council before 
you start to build.

Obtaining planning permission will take at 
least eight weeks, sometimes longer, plus 
however long it takes to get the plans ready 
for submission. So if you think you are going 
to need planning permission for your  
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project you should allow enough time so it 
doesn’t hold up your project.

The Government has produced a guide  
to the UK planning system. Visit  
www.gov.uk/government/publications/plain-
english-guide-to-the-planning-system

You can find more information and apply 
for planning permission online using the 
Planning Portal.  
Visit www.planningportal.co.uk for more 
details.

Permitted development rights 
and extensions
The Government has produced useful 
guidance to help you understand how 
permitted development rules might apply to 
your circumstances. 

Visit https://www.gov.uk/government/
publications/permitted-development-rights-
for-householders-technical-guidance#history 
for more details.

Further information on permitted 
development rights can be obtained from 
the Planning Portal which hosts a number of 
useful interactive guides which householders 
can use to understand the types of 

development they can carry out without 
having to apply for planning permission. 

Visit https://interactive.planningportal.co.uk 
for more information.

Party Wall Act
Building work to a property may also fall 
under the requirements of the Party Wall 
etc Act 1996 which provides a framework 
for preventing and resolving disputes in 
relation to party walls, boundary walls and 
excavations near neighbouring buildings.

A building owner proposing to start work 
covered by the Act must give adjoining 
owners notice of their intentions in the way 
set down in the Act. Adjoining owners can 
agree or disagree with the proposal. Where 
they disagree, the Act provides a mechanism 
for resolving any disputes.

The Act is separate from obtaining planning 
permission or building regulations approval.

Further guidance on the Party Wall 
Act is available at https://www.gov.uk/
government/publications/preventing-and-
resolving-disputes-in-relation-to-party-walls/
the-party-wall-etc-act-1996-explanatory-
booklet  n
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PLANNING AND OTHER PERMISSIONS

The main types of party walls are:

•	 A wall that stands on the lands of two 
(or more) owners and forms part of a 
building – this wall can be part of one 
building only or separate buildings 
belonging to different owners

•	 A wall that stands on the lands of two 
(or more) owners but does not form 
part of a building, such as a garden wall 
but not including timber fences

•	 A wall that is on one owner’s land but 
is used by two (or more) owners to 
separate their buildings

The Act also uses the term ‘party 
structure’. This could be a wall or floor 
partition or other structure separating 
buildings or parts of buildings in different 
ownership, such as in flats.

The Act covers:

•	 New building on or at the boundary of 
two properties

•	 Work to an existing party wall or  
party structure

•	 Excavation near to and below the 
foundation level of neighbouring 
buildings

This may include:

•	 Building a new wall on or at the 
boundary of two properties

•	 Cutting into a party wall

•	 Making a party wall taller, shorter  
or deeper

•	 Removing chimney breasts from a 
party wall

•	 Knocking down and rebuilding a party 
wall

•	 Digging below the foundation level of 
a neighbour’s property

What is a party wall?



We are a local family-run architecture business, and proud partners with Hertfordshire Authority. We 

specialise in residential extensions, lofts, conversions and planning applications, and have submitted 

several hundred over our 15 year history. Plans are generally drawn there and then on site. Every job is 

tailored to the homeowner’s brief and budget. We are pleased to refer you to tried and tested building 

contractors once the planning stage is complete, and are a phone call away for ongoing assistance. 

Just Plans. Architecture made simple.
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FINDING EXPERTS

Finding Experts

A good design brief  (see separate panel below)
will strike a balance between your needs, the 
regulatory requirements for the build and  
what is going to be realistically achievable 
within the budget.

There are a number of options to choose  
from at this stage, but if your project is 
substantial, you will almost certainly need an 
architect or a qualified designer to draw up 
some plans.   

The ultimate success of your project will depend on the quality of your brief. This is your 
ability to describe clearly to your architect, and any other professionals, the requirements 
and functions of your new extension or conversion, and the proposed methods of its 
operation and management. 

The brief should include the following information:

•	 Your aims

•	 Your budget

•	 Your design style: Are you looking for a design in keeping with the existing building? 
Do you want a contemporary or high-tech design? Are you concerned about having a 
sustainable or ecological design?

•	 Your reasons for embarking on this project: What activities are intended for it?

•	 Your authority: Who will make the decisions about the designs, costs and construction 
when the project is underway?

•	 Your overall expectations: What do you hope to achieve by this project – more space, 
more light, variety of uses, greater flexibility?

If you believe an extension or conversion could  
meet your needs, the first stage of any project  
is to organise your ideas into a design ‘brief’.

How do I write a good brief?



Looking for 
a builder?

Choose a 
Master Builder 
and build with 
confidence 

@federationofmasterbuilders

@fmbuilders

Independently inspected and 
vetted on joining to ensure 
they meet our high standards

Able to provide a written 
contract for every job, and 
are committed to abide by the 
FMB Code of Conduct

Able to o� er an FMB Insurance 
warranty for every job (also 
available to homeowners directly)

At the Federation of Master Builders, we connect clients with quality, 
local builders they can trust. Our members are: 

Projects delivered by: Atlantic Construction (dining space), 
Sporn Construction (facade), Convert Construction (extension) 
and MCK Construction (bathroom)

Use our Find a Builder tool 
to start your search today: 
www.fmb.org.uk/bcc-fab

Become a Master Builder 

To fi nd out how FMB membership 
can make a di� erence to you and 
your building company, visit: 

www.fmb.org.uk/bcc-join

fmb_ad3_building_control_comms_210x148.indd   1fmb_ad3_building_control_comms_210x148.indd   1 21/08/2020   10:1521/08/2020   10:15
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FINDING EXPERTS

Unless your extension or conversion project is 
very simple it makes sense to at least talk to 
an architect for advice before you get going. 
Generally, architects begin to offer a full  
service for projects with a budget of £50,000  
or more, but for a smaller fee an architect  
can help you get the best out of your project  

in the early stages, regardless of size and 
whether they are needed later on. Most 
architects will offer one-off consultations which 
can be very useful. They can provide guidance  
on all aspects of your project, from design  
ideas and estimated costs to planning and 
construction methods.  

Architects are tailor-made to provide support for 
extensions and conversions. While you’ll certainly 
need the specialised skills of other professionals 
along the way, architects have the expertise to 
assist at every stage of a building project. 

An architect can talk you through ideas that you  
may not have thought about before, as well as  
early-stage considerations, such as site 
orientation and energy efficiency. When planning 
your project, they can assess your options and identify any possible constraints. 

Buying materials is another area an architect can assist with, as well as identifying and 
evaluating other professionals who might need to be engaged on the project. In addition 
to producing conceptual and technical designs, your architect can support you through 
the planning and building regulations process by making applications on your behalf and 
obtaining the required certification upon completion.

The benefits of appointing an architect/designer 
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 General building works   New builds 
 Loft conversions   Extensions

01582 235320 | 07398 552737
 dbbuildingservices44@gmail.com |  www.dbbuildingservicesltd.com

Skipsbrickwork 
Ltd

Brickwork
Stonework
Blockwork
Extensions
Residential
Commercial 
Building

al 

We acquire repeat business by providing 
customer focused services, producing high 
quality work on time and within budget.

T: 07931 635966  www.skipsbrickworkltd.com
E: skipsbrickworkltd@hotmail.com
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Do I need a project manager?
If your extension or conversion is substantial, 
you might also consider appointing a project 
manager to manage the build process for you. 

Project managers, which can be the  
architect/designer or a separate third party, 
take away a lot of the day-to-day hassle 
involved on site, such as ordering materials 

and liaising with all the different trades and 
other professionals. Even for a single-storey 
extension, this can be a time-consuming 
job, so if you work full-time or have family 
commitments, it might be helpful to have the 
project managed for you.

If you want your architect/designer to be  
the project manager the fees will be  

Finding a decent, reliable builder is crucial when it comes to building an extension or 
converting your home. But how do you go about looking for one?

Rely on recommendations

A personal recommendation from a family member, friend or neighbour is probably the best 
reassurance that you are working with a professional. Other tradespeople are also a good source 
of advice, as they should have access to a network of local builders. Alternatively, ask your local 
authority building control team to steer you in the right direction.

Trade associations

The Federation of Master Builders (FMB) is perhaps the most well-known trade association 
in the building industry. As well as having their references checked, new members are 
expected to uphold certain standards and follow a code of conduct. 

It’s also worth checking out the Guild of Builders and Contractors, as builders who apply to 
be ‘trusted members’ have to show that they’ve been trading for three years and supply 
financial references. Every member also agrees to provide written contracts and clear 
payment plans.

Being a member of the National Federation of Builders is an equally good sign. 
Members are expected to adhere to a code of conduct, as well as supplying references, 
so membership is a good sign that your builder is competent. The NFB also operates a 
complaints procedure and all members are covered by public liability insurance.

Warning signs

You should be cautious with builders that can either start straight away or submit extremely 
low bids, as they may cut corners or add extra charges once your project is underway. 

Whichever method you use to look for your ideal builder, it is worth getting at least three 
quotes before you make any decisions. Make sure that every quote includes materials, 
labour, timeframes, responsibilities, including  
all subcontracting, and of course, VAT. 

Never pay all the money for a job up front.  
Set up an agreed payment schedule and only  
pay the final amount when you are satisfied that  
the work has been completed to a satisfactory  
standard. You will save yourself a lot of hassle in  
the long run by agreeing to a contract in writing.  
This will avoid any unexpected costs cropping  
up at the end of the project.

Choosing a builder 

FINDING EXPERTS
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higher than if a design/build contractor is 
appointed but there should be corresponding 
savings in the payments made to building 
contractors. Project managers should have 
a recognised qualification in a construction 
discipline, be experienced in managing 
builders, tradesmen and logistics, and belong 
to a professional institution such as the 
Association for Project Management. Ideally, 
your project manager will be relatively local, 
with a sound knowledge of local tradesmen, 
builders, builders’ merchants, etc. so they 
can be on site regularly and meet tradesmen 
and professionals face-to-face.

Finding a good builder
Once you have finalised the details of your 
project and are happy with your knowledge 
of the process going forward, you will have to 
make one of your most important decisions – 
who will carry out the building works. Finding 
a reputable builder is going to be key to the 
overall success of your project.

If you’re prepared to undertake some 
background research, tracking down a 
professional builder should not be too 

difficult, although you may have to wait a 
while before they can start – a good builder 
will always be busy and often have jobs lined 
up months in advance.

Recommendations from a family member 
or friends is probably the best way to find 
a good builder – if they’ve done a good job 
before, then there’s no reason to think they 
won’t do again.

Online trade directories can be a useful 
resource for finding local builders, but the 
wide choice can be confusing, so it’s worth 
checking builders’ websites for further 
information, previous work, testimonials etc.

Trade association websites can be another 
good source for finding professional builders 
(see boxed article ‘Choosing a Builder’ on 
previous page).

Remember, the vast majority of builders are 
reputable and reliable but it’s always worth 
doing some background research – this way 
you’ll be able to make an informed decision 
about who you should employ to build  
your project.  n
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Building an 
Extension

Many people still make the choice to build 
an extension without fully understanding the 
legal, planning and construction issues you 
will face along the way. So before you start, 
it pays to have a good idea of what actually 
goes into building an extension.

One of the first questions you are likely to ask 
yourself is if an extension will add value to 
your home. Local estate agents are probably 
best placed to give you an estimate on 
how much value might be added when the 
extension is complete.  

Your home has to adapt to your changing 
needs over time, so if you require more room 
to accommodate a growing family or an 
elderly relative, building an extension could 
provide a viable alternative to the stress and 
upheaval of moving home.
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Costs will obviously depend on the extent  
of your project and whether it’s a single or 
two-storey extension. Construction rates  
are normally calculated per square metre  
but prices can also differ significantly 
depending on which area of the country 
you live in. As a rough guide, expect to pay 
anything from £1,000-£2,100 per square 
metre for a single storey extension and 
between £1,300-£2,500 per square metre for 
a two-storey extension.

Other cost factors to consider will be the 
quality of the materials and any new fixtures 
and fittings.

Design considerations
Homeowners considering an extension need 
to define their objectives early on in the 
process and prepare a realistic brief which 
will include the all-important budget and 
schedule of works. The brief should focus 
on what the homeowner wants to do in the 
extension, rather than how it should  
be designed.

You should also obtain professional advice. 
By consulting architects, builders, planning 
and your building control team early, it will 
be possible to determine if the scope and 
scale of the extension is permitted and if it’s 
going to be affordable.

While architects’ fees can seem off-putting to 
some homeowners, they tend to be relatively 
low compared to the overall construction 
costs and their input and experience at 
concept stage can be invaluable and is likely 
to save money in the long run. 

When it comes to complying with the 
building regulations, things to consider at the 
design stage include:

•	 How you will access the rest of the home 
and the garden 

•	 How people will move in and around the 
home 

•	 The natural light of the existing rooms. 

•	 The materials you will use

•	 Proposals to upgrade the thermal 
performance of the rest of the house.
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Planning and building 
regulations
Although planning permission may not be 
required for smaller extensions, building 
regulations approval is required for all 
extensions, no matter how small they 
might be. Building regulations will apply 
to structure, fire safety, energy efficiency, 
insulation, ventilation and materials – so it’s 
important to be aware of the rules. 

Building regulations issues that are likely to 
arise during the build phase include:

Foundations
Foundations have to transmit the load or 
weight of the extension safely to the ground. 
The depth of the foundation will depend on 
a number of factors including location and 
ground conditions, and if there are any trees, 
drains and/or sewers, and any adjoining 
buildings to consider. 

Floor
A floor will need to provide structural support 
for the room’s contents and users as well as 
resistance to ground moisture (damp) and 
heat loss (thermal insulation).

There are generally two types of floor 
construction used in extensions: solid and 
suspended. 

Solid floors require the ground to be made  
up in layers and would normally include  
a sub base of compacted hard core,  
sand, damp proof membrane, insulation  
and concrete. 

Suspended floors are normally made up 
of two materials, either timber joists or 
a concrete beam system which are then 
covered with either floor boards or high 
quality sheets of tongue and groove.

There are a number of variations on these 
types of floor, mainly depending on the   
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• Porcelain Paving • Natural stone Paving  • All Types of decking 

• All types of fencing • Turfi ng  • Artifi cial Grass 

• Sleeper Work • Brickwork • Flower beds  
• Timber structures • Full redevelopments carried out 

• All aspects of landscaping carried out
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intended use of floor area and the required 
floor finish. 

If you need more guidance regarding the 
type of floor you will need, please contact 
your local authority building control team. 

Walls
The walls of the extension will carry the 
loads from the floor and roof and must keep 
the weather out as well as provide thermal 
insulation. 

The most common type of wall construction 
for an extension is a cavity wall. Cavity 
walls are normally constructed from brick 
and blocks which are filled with a suitable 
insulating material as works progress. The 
following should also be provided: 

•	 Adequate buttressing to the existing 
property 

•	 Lintels over all openings 

•	 Wall ties to join cavity walls together

•	 A suitable damp course

•	 If building up against neighbour’s house, 
adequate sound resistance is provided.

Fire precaution 
One of the main pillars of the building 
regulations is to ensure people have the 
means to escape in the event of fire. Rooms 
that do not open directly onto a hall, and all 
first floor habitable rooms in a two-storey 
extension, should have a window or door 
that is large enough for people to escape 
through in the event of a fire. Windows must 
have a clear opening of at least 0.33m2 and 
measure at least 450mmx450mm. It is a 
requirement that mains-operated smoke 
detection systems are installed throughout 
and interlinked with a battery-operated 
backup system.

Drainage issues
The key issue regarding drainage is the 
connections to existing drains and water 
supply. Drainage is divided into two main 
types – foul water and rain water – which 
have to be kept separate. Foul drainage 
normally runs to a public sewer through 
underground pipes which are accessed via 
manholes. Rain or surface water drainage 

In some areas of the country, the 
ground could have a certain amount of 
contamination where gases form, such 
as former landfill sites. You may also 
need protection from radon, a colourless, 
odourless gas that can be dangerous 
if allowed to build up inside a building. 
These gases need to be ventilated and a 
gas membrane will be required  
to stop them from entering the building.

Contaminated ground and radon

EXTENSIONS
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• Domestic, commercial and industrial 
electricians established 2008

• Rewires, new builds and alterations 
• Emergency call outs

• AV installation 
• Smart controlled lighting installation 

• Boiler control and smart heating system 
wiring 

• All testing undertaken
• EV installation 

• Fault fi nding specialist

M: 07944 483087/ T: 01438 832675
E: kc-sparks@hotmail.co.uk
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may be to either a separate independent 
drainage system or to a soakaway.  You are 
therefore advised to check with your local 
authority building control team and the 
water utility company regarding what type 
of surface water drainage is provided to your 
property and how any new surface water 
should be drained. Water utility companies 
will need to be contacted if your extension 
is being built over a sewer. If it is being built 
over, or even close to, a shared sewer, the 
work will need an agreement document and 
this can be costly, especially if it is felt that 
the sewer needs to be moved or a manhole 
is needed.

Electrics
Homeowners will need to demonstrate that 
all electrical work is compliant with Part P 
(Electrical Safety) of the building regulations. 
This can be done through self-certification 
by an installer who is a member of one of the 
electrical competent person self-certification 
schemes. When the work is finished you 
should receive a compliance certificate that 
confirms the work complies with the building 
regulations.

Visit https://www.gov.uk/government/
publications/electrical-safety-approved-
document-p for further information about 
Part P of the building regulations.

Heating 
To maximise the usability of the room you 
will probably want to install heating in your 
extension. The most effective way of doing 
this is to extend the existing central heating 
system but you will need to check with your 
plumber or heating engineer to ensure that 
your existing boiler has sufficient capacity to 
serve any additional radiators.

Windows and doors
All new windows must be fitted with energy 
efficient double glazed units. Building 
regulations also stipulate glazing in and 
around doors and all glazing up to 800mm 
from floor level should be either toughened 
or safety glass to stop people injuring 
themselves. 

Ventilation
All new rooms in an extension will need 
adequate ventilation for general health 
reasons and the type of room and its  
volume will determine how much ventilation 
is required.

There are two general rules for ventilating 
a room: purge – this is achieved by opening 
the window; and whole building – this is 
also known as ‘trickle’ ventilation which is 
incorporated into window framework, or by 
some other means. 

Both of these forms of ventilation 
are normally required, however other 
approaches to ventilation may also be 
acceptable, subject to agreement with your 
local authority building control team. Any 
mechanical system you wish to incorporate 
will need to meet the requirements specified 
in the building regulations.

Any new kitchen, bathroom (or shower room), 
utility room or toilet should be provided with 
a means of extract ventilation to reduce 
condensation and remove smells.           



OFTEC -  
promoting  
excellence  
in heating

For more information or to find your local registered technician,  
visit www.oftec.org or call 01473 626 298

All of OFTEC’s 9,000 registered 
technicians have been trained, 
assessed and are regularly inspected 
to ensure their work meets the  
latest building regulations and 
industry best practice guidance. 
 
Once the installation work is 
complete, you will receive a 
certificate of compliance – no  
need to pay for an inspection visit 
from your local building control 
department. Plus, the installation  
will be covered by OFTEC's free 
workmanship warranty. 

OFTEC’s registration scheme covers 
the following technologies: 
 

• Oil and renewable liquid fuels  

• Solid fuel  

• Solar thermal 

• Heat pumps 

• Biomass  

• Electrical Part P 
 
Businesses can also opt to add MCS 
or PAS2030 to their OFTEC 
registration. 

Using a heating business registered with a government 
approved Competent Person Scheme such as OFTEC, is 
the best guarantee that your new heating system will run 
safely and efficiently.
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The minimum requirement to comply  
with building regulations is an opening 
window with a ‘trickle’ vent, equivalent to at 
least 1/20th of the floor area of the room. 

Extractor fans should be triggered by the 
light switch with overrun timers which allow 
the fan to remain on after the light is turned 
off.

Roofs
When designing your extension the roof 
type, its insulation and support, and the 
headroom will all need to be considered. 
Designed to primarily keep out the elements, 
the roof will have to support the roof fabric 
and possibly renewable technologies such as 
solar panels. 

Generally, there are two types of roof 
suitable for extensions – flat and pitched.

Flat roofs
Usually found on single-storey extensions, 
flat roofs can provide a practical and 
economical solution for homeowners.  
The key elements from a building regulations 

perspective will be the size and support of 
the roof joists and how the roof is insulated 
and/or ventilated. 

Pitched roofs

Pitched roofs are significantly larger 
structures than a flat roof and come in  
two forms:

•	 Trussed rafter roofs: This type of roof 
provides the structural framework to 
support the roof fabric.

 •	 Traditional roof: This type of roof  
structure will normally be designed by  
an architect or structural engineer as  
the size of the timbers and supporting 
beams will depend on specific loadings  
and spans. 

Stairs, handrails and 
balustrades
Stairs normally measure between  
850-1,000mm wide (the building  
regulations do not stipulate a minimum 

EXTENSIONS
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Many conservatories, summer houses, sheds and outbuildings can be constructed without 
building regulation approval. The general rule is that if they are less than 30m2, or are 
built of non-combustible material, or are separated from nearby buildings or land and do 
not contain sleeping accommodation, they will not require building regulations approval 
– although it is always best to check first with your local authority building control team 
before starting work. 

For a structure to be classed as a conservatory, it must have at least 50% of its side wall 
area and at least 75% of its roof glazed. It should also have an external door separating it 
from the rest of the house. Foundations and floors for conservatories can be constructed in 
a variety of ways, but need to take account of ground conditions, trees and existing drains. 
It is also good practice to include insulation to make the conservatory easier to heat. 

Due to their relatively small size, single-storey porches at the front of a property will only 
need building regulations approval if the porch is not separated from the house by an 
internal door, and is heated, or if there are any structural, accessibility or drainage issues.

Other external structures 

width) with a maximum pitch of 42 degrees. 
The rise of a domestic stair should be  
no more than 220mm while the going  
should be at least 220mm. Headroom  
over the  pitch line of the stair should be  
at least two metres. Handrails and 
balustrades at the edge of stairs and on 
landings  should be at least 900mm high. 
The width between balustrades should not 
allow a 100mm sphere to pass through and it 
should not be climbable.

Energy efficiency
Energy efficiency has become an increasingly 
important part of the building regulations. 
This means that your choice of windows, 
wall construction, insulation, heating and 
ventilation will all be affected. This could 
have a big impact on the design and cost of 
your extension. For example, a highly-glazed 
extension may require triple glazing to meet 
energy efficiency requirements.  n
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Loft 
Conversions

If carried out to good standard, loft 
conversions can increase the value of a home 
by up to 20% and add up to 30% more living 
space to a house. A loft conversion package 
comprising floor reinforcements, skylights, 
extra insulation, staircase, electricity, 
lighting, heating and fire safety will be a 
considerable investment. Installing a dormer 
window or altering the roof structure will 
increase the cost  and you may also need  
planning permission.

Things to consider before  
you start
The first step for any loft conversion is 
assessing whether your roof space is going 
to be suitable for conversion. There are three 
key measurements to check in the loft space:

•	 Internal height should ideally be at least  
2.5 metres.

•	 The pitch or angle of the roof as this will 
dictate the head height.  

Loft conversions can be a great way of  
utilising unused space in your home and can  
be less disruptive to undertake than a regular  
ground floor extension. However, a poorly  
converted loft can reduce your property’s value  
and in some cases, compromise your safety  
and the structural integrity of your home.
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•	 The floor area should ideally be at least 5.5 
metres wide (including any chimney) and 
7.5 metres front to back.

Design considerations
Once you have established that your loft is 
suitable for conversion, the most important 
thing to think about is how you plan to  

use the space, as this should help drive 
the design brief. In most domestic loft 
conversions, space is very limited and 
the angle of the roof can often restrict 
movement. If you do have the luxury of  
space for a bath or shower room, think  
about how it might connect easily to the 
existing drainage system.

Fire safety and the means of escape in the event of a fire are key elements of the building 
regulations and this applies particularly to loft conversions.

If you are converting the loft of a single storey house, such as a bungalow, all habitable 
rooms at first floor level will need to have an escape window fitted. These should have clear 
opening of at least 0.33m2 and measure at least 450mmx450mm, and fitted with hinges 
that allow the window to fully open.

Escape windows are not permissible if you are converting the loft of a two-storey house. 
The main stairway forms the means of escape for the property, so it will require adequate 
fire protection. All doors which open onto the stair should be at least 20-minute fire rated 
and the stair should end up in a hall with a door direct to the outside. As an alternative to 
this, you may wish  to consider a fire engineered solution.

If your house already has three storeys and you wish to add further floors, loft conversions 
become much more complicated from a fire safety perspective. You are probably going to 
need a sprinkler system or possibly a second escape stair and these types of loft conversion 
will need specialist design from an architect or a structural engineer to ensure the risk from 
fire is minimised.

Fire safety in loft conversions
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Planning and building 
regulations approval 
Planning permission is not normally 
required for loft conversions, unless you 
are extending the roof space or if you live 
within a Conservation Area or in a listed 
property. It’s best to check with your local 
planning department to understand what 
you are allowed to do. Most loft conversions 
are viewed as permitted developments, as 
long as they don’t exceed 50 cubic metres in 
a detached or semi-detached house, or 40 
cubic metres for terraced houses. 

Building regulations
Because a loft conversion is classed as a 
“material change of use” building regulations 
will apply. The regulations will ensure the 
structural strength of the new floor is 
sufficient and the stability of the existing 
structure is not endangered. Stringent fire 
safety rules will also apply (see boxed article 
‘Fire safety in loft conversions’ on opposite 
page). A loft conversion may also be subject 

to the Party Wall etc Act 1996 under which 
you must give adjoining property owners 
notice of any works.

If you plan to convert your loft for habitable 
use, you will need to install a new staircase. 
If possible, the stair should continue in the 
existing stairwell of the house to save space 
and maintain the natural flow of the building. 
Alternatively, you will need to partition off 
a room to accommodate the new staircase. 
Where space is very limited and only one 
room is created, a steeper, more traditional 
staircase may be acceptable for some 
loft conversions where floor space is very 
restricted, but you will need to check with 
your local authority building control team 
before any work commences.

Building regulations for loft conversions will 
also apply to the following areas:

Bathrooms

A bathroom in the loft will be higher than  
any other room in your home and there  
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could be issues surrounding the required 
drop and angles of pipework to achieve  
good drainage. 

The most suitable location for a new bath 
or shower in a loft conversion is going to be 
directly above your existing bathroom which 
will enable you to connect into the existing 
drainage and water supply without the need 
for excessive pipework.

Your new loft conversion is likely to involve 
the strengthening of the floor, but this may 
need to be even sturdier if you intend to have 
a bath in your loft bathroom.

When it comes to electricity, bathrooms are 
considered to be special zones and this is no 
different when it comes to a loft bathroom. 
To prevent possible electric shock, building 
regulations require that no electrical fitting 
of any type should be touchable from where 
a person could be in contact with water at 
the same time, and should be located well 
away from any risk of shower spray. Only 
specially protected low voltage fittings can be 
installed in all new bathrooms and these need 

to comply with rules for different electrical 
‘zones’ within bathrooms. It is important 
that you use a qualified electrician for all 
installations in bathrooms and that the work is 
checked under an approved competent person 
scheme, such as that run by the NICEIC.

For further information, visit: 
https://www.niceic.com/medialib/www.
niceic.com/PDF/15868-FactSheet-
Bathroom-A4-4pp-web.pdf

Thermal insulation 

To prevent heat loss, you will need to provide 
a high level of insulation to your roof as part 
of your loft conversion. The most popular 
way of achieving this is to place a high 
performance insulation board in between 
and below the rafters. Unless your roof has 
a breathable felt you will need to leave a 
void above the insulation to ensure that you 
have effective roof ventilation to prevent the 
build-up of condensation.

Sound insulation 

To reduce unwanted noise, the walls and 
floor will need to be insulated to reduce 
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sound transmission. This is generally 
achieved by placing 100mm of sound 
deadening quilt in the floor void and  
partition walls. If you are converting the  
loft of a semi-detached or terraced property 
you will need to ensure that the sound 
resistance of the Party Wall is upgraded so 
that sound transmission to your neighbours 
is reduced.

Heating 

To maximise the usability of the room you 
will probably want to install heating in your 
loft conversion. The most effective way of 
doing this is to extend the existing central 
heating system but you should check with 
your plumber or heating engineer to ensure 
that your existing boiler has sufficient 
capacity to serve any additional radiators.

Electrics

Most loft conversions will require electrical 
alterations and it may be possible to extend 
the existing electrical system, but this will 
depend on its age and condition and you may 
need new circuits or a new distribution board. 
It is best to seek advice from a competent 
electrician at an early stage.

Windows and ventilation 

The openable area of windows should be 
1,100mm above the floor to prevent falls 
and bathroom windows facing neighbouring 
properties should be obscured. The 
placement and size of the windows can also 
help you to meet ventilation requirements.

All new habitable rooms will need to be 
sufficiently ventilated. In a loft, this is going 
to be even more important as heat rises.

Generally this is achieved by providing an 
opening window or roof light equivalent to at 
least 1/20th of the floor area of the room with 
a ‘trickle’ vent at high level. In bath or shower 
rooms without opening windows extractor 
fans will need to be fitted. These should be 
triggered by the light switch with overrun 
timers that allow the fan to remain on after 
the light is turned out.

A well converted loft is a definite asset 
to your home; it can provide useful extra 
space and add value to your property, but 
it is important to ensure that you plan your 
conversion carefully and get the work carried 
out by an experienced contractor.  n
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T: 07827 011622 | E: centurionbrickwork@outlook.com

Centurion BW Ltd undertakes all types of brickwork focusing 
on new builds and large one-off houses.
Lead by Director Richard Pavey, a full-time served bricklayer 
with 25 years’ experience, Centurion BW know the true value 
of blending both formal training with experience.
In an industry diluted with poor skills, we take immense 
pride in delivering high quality brickwork with a neat fi nish, 
in a timely manner on every single project.

BRICKWORK SPECIALISTS
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Basement & Cellar 
Conversions

A well-converted basement or cellar can 
be an interesting space and a great way of 
getting extra room in your house but they 
will involve a high level of scrutiny from your 
local authority building control team – this is 
because of significant damp and structural 
safety issues as well as means of escape in 
the event of a fire implications.

Depending on the size, quality of build and 
the finish, converting a basement or cellar 

can increase your property value by 20% or 
more – local estate agents are probably best 
placed to advise further.

Straightforward basement or cellar 
conversions could provide a good return 
on investment, especially if it is an existing 
space with no structural changes required. 
For projects that require excavation and/
or underpinning, the costs involved 
will be significantly higher depending 

There has been a significant resurgence in 
basement and cellar conversions in residential 
developments over the past few years,  
particularly in urban areas, where there is limited 
space to construct above ground extensions.
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on   the location, scale, build quality and 
specification. 

Other factors that can push up your 
basement/cellar conversion costs:

•	 If you have to divert drainage or if the area 
has a high water table which means you 
need a pump to be working constantly.

•	 Your property sits on certain types of 
ground such as clay, sand, marsh or 
made-up ground (previously excavated 
material.)

•	 The site is difficult to access or has 
nowhere to store excavated soil.

•	 There is high demand for parking on your 
street and you can’t get permission for  
a skip.

Substantial basement and cellar conversions 
can be extremely complex projects and 
a poorly thought-out conversion can 
even reduce a property’s value, and in 
some cases compromise the structural 
integrity of your existing home as well as 
neighbouring properties. Therefore, like all 
building projects, it is important to plan your 
conversion very carefully and get the work 
carried out by an experienced contractor.

Design issues to consider
When you are thinking about whether your 
basement or cellar is suitable for conversion 
you might like to consider:

•	 Structure: Is there sufficient headroom, 
bearing in mind that the ceiling and the 
floor treatments that you will have to 



47

CONVERSIONS

install are likely to reduce the available 
headroom?

 •	 Means of escape: What provision will be 
required for means of escape in the case of 
a fire and how does this impact the rest of 
your property?

•	 Drainage: Does the space ever flood?

•	 Access: What is the access like? Is there a 
place for a staircase?

•	 Storage: Will you have enough storage 
space if you convert your basement/cellar?

•	 Suitability: Is there enough room to 
provide the accommodation that you 
require or would you be better extending 
the property?

•	 Ventilation: Is there any ventilation to your 
cellar or could any be provided?

What permissions do I need?
You will almost certainly need planning 
permission if you are making any structural 
changes or altering the external appearance 
of the property, or if the building is listed or 
in a Conservation Area. 

You should also check with your local 
planning authority whether it requires 
a Basement Impact Assessment before 
granting approval. Due to a growing number 
of concerns from homeowners about 
potential structural and water damage to 
their properties, a number of councils now 
require the submission of a Basement Impact 
Assessment during the planning application 
stage. If you are making structural changes 
and share a wall with your neighbour, you 
may also need an agreement under the Party 
Wall etc. Act 1996. Building regulations 
on the other hand, are applicable to the 
conversion of all basements and cellars as 
well as the construction of new ones.

Building regulations and 
basements/cellar conversions
Building regulations will apply to structure, 
thermal insulation, ventilation, drainage, 
ceiling heights, damp proofing, electrical 
wiring, water supplies, fire protection and 
means of escape in the event of a fire.

Structure

If there is not sufficient headroom in 
your basement/cellar it is sometimes  
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possible to lower the floor but this is not a 
straightforward procedure. You’ll need to 
carefully consider if lowering the floor will 
undermine the house or the neighbour’s 
house foundations and whether the floor 
will end up below the water table as this 
could make the property more vulnerable to 
flooding – specialist advice is recommended 
before considering lowering floors.

Damp proofing

As most basements or cellars are set below 
the ground they tend to suffer from problems 
with damp. A number of systems are 
available for damp proofing basement and 
cellars; most of them will use a waterproof 
render system known as tanking which 
forms a continuous damp proof layer across 
the floor and up the walls. This is generally 

Wherever a new stair is installed in a basement/cellar conversion, it should be designed in 
accordance with the following guidance.

•	 Pitch: The maximum pitch for the stair should not exceed 42 degrees.

•	 Rise and going: The maximum rise of each tread of a domestic stair should not exceed 
220mm and the going should be at least 220mm.

•	 Headroom: There are no reductions permitted – it is a simple 2m minimum above the 
pitch line.

•	 Handrails and balustrades: The stair should be provided with a handrail at least 900mm 
high and any exposed edges of stairs or landings should be provided with balustrading at 
least 900mm high. Ballustrades should not allow a 100mm sphere to pass  through and 
should not be climbable.

Need to install a new stair?
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installed by specialist companies who will 
offer an insurance-backed guarantee for the 
installation – your local authority building 
control team will need to approve details 
of both the system and installer prior to 
installation.

Access

Some basements and cellars will already 
have good, stepped access to them. 
However, whether the existing stairs will 
provide suitable access to a habitable room 
is a matter of professional judgment. If 
there are no steps, or if the existing steps 
are inadequate, a new stair will need to 
be installed (see article opposite). Careful 
consideration should be given to the 
best location for the stair and this will be 
influenced by a number of factors including 
the layout of the existing house, the 
headroom available and whether a secondary 
means of escape can be provided from the 
basement/cellar area. 

Fire safety 

All basement and cellars converted for 
habitable use will need a suitable escape 

route in the event of a fire. Often existing light 
wells/windows can be upgraded to provide a 
secondary fire escape as well as ventilation. 
These windows need specialist fire hinges 
which ensure that it can be fully opened so 
you can climb up from the light well to ground 
level in the event of a fire. If you cannot 
provide a secondary fire escape, the staircase 
will need to end up in a fire protected hallway 
with a door direct to outside.

When converting your basement or cellar 
it is a good opportunity to review the fire 
precautions that are available in your existing 
home. Mains operated smoke detection 
significantly improves fire safety in the home 
and the building regulations require that it 
should be installed where basements are 
converted for habitable use.

Drainage

Drainage needs careful consideration at an 
early stage in any basement/cellar conversion 
as it can be problematic, especially if you 
are looking to include a sink, bathroom, 
shower room or new fixed appliances. New 
appliances, such as a washing machine,  
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will need to connect to the existing foul 
drainage system, but these are usually 
found above the level of the appliances you 
are looking to install. The solution here is 
to install a pumped drainage system that 
macerates the drainage and pumps it to 
the existing drainage system. You will need 
suitable routes for pipes to run to a point 
where they can connect to existing drains.

Ceilings

Adequate ceilings need to be provided as 
part of your basemen/cellar conversion, 
primarily for fire, thermal insulation and 
sound-proofing purposes. Plasterboard is 
probably the most common material used for 
ceilings as it offers good fire resistance and 
flame spread properties. If your basement/
cellar or the room above is to be used as a 
bedroom you will need to install acoustic 
quilt for sound proofing within the floor void 
between the rooms. 

Heating 

If you are looking to install heating as part 
of the conversion, extending the existing 
central heating system is the most effective 
solution but your plumber heating engineer 
will need to check that your existing boiler 
and pump has sufficient capacity to serve any 
additional radiators.

Ventilation 

Any new habitable rooms in the basement/
cellar will need to be ventilated and this can 
sometimes present a problem for converting 
basement/cellar conversions. Where natural 
ventilation through windows is not practical a 
mechanical ventilation system will need to be 
installed, but these will need to be approved 
by your local authority building control team.

Thermal insulation

Your basement/cellar conversion should 
provide an insulated envelope so that heat 
loss is minimised. As well as insulation, 
you should consider the efficiency of any 
services you install. Low energy light fittings 
should be used where possible and any new 
heating systems should work to high levels of 
efficiency and have suitable thermostats and 
controls. 

Further information about energy efficient 
heating systems is available on page 66.

Electrics 

It is sometimes possible to extend existing 
circuits to basement/cellar conversions but 
often new circuits and a new distribution 
board will be required. Seek advice from a 
competent electrician at an early stage to see 
if your electrical system can be extended.  n
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HETAS and Woodsure are not-for-profit organisations working with installers, 
chimney sweeps, consumers, industry and government to ensure the safe, 
efficient and environmentally responsible use of wood biomass and other  
solid fuels.

As the national solid fuel safety and standards 
organisation, HETAS, registers the vast 
majority of solid fuel, wood, and biomass 
installers, as well as chimney sweeps, service 
engineers and retailers. We also work with 
manufacturers through our appliance approvals 
scheme. Through the provision of training and 
information, we help registrants keep their 
knowledge up to date so they can propery 
advise consumers on appliance and fuel choice, 
correct operation and maintenance.

We make it easy for consumers to easily find 
HETAS approved professionals and retailers 
on our website www.hetas.co.uk which gets 
more than 50,000 visitors per month.
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CONVERSIONS

Garage 
Conversions

While most people now use their garage for  

storage, rather than housing their vehicle,  

converting it into a useful room could 

improve the way you use the existing house 

as well as add value to the property, up 

to 10% in some cases, so it can provide a 

relatively cheap way of extending your  

living space. 

Design issues
You should consider the following:

•	 Access: How will you get into the new room? 
Have you got or can you put a doorway 
through to the garage from the house?

•	 Storage: Will you have enough parking 
space and/or storage if you convert  
your garage?  

Converting a garage is popular and relatively  
low-cost way to increase the living space in your  
home, compared to building an extension. 
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•	 Fit for purpose: Is there enough room in your 
garage to provide the accommodation that 
you require or would you be better extending 
the property?

•	 Materials: Is your existing garage built 
from an unusual construction? For 
example, prefabricated panels, concrete 
frame etc.

Planning permission and garage 
conversions 
Most garage conversions can be completed 
under permitted development rights, 
particularly if you are not planning to alter 
the structure but you should check that 
there are no planning conditions attached to 
the garage, particularly if you live in a listed 
building or Conservation Area. For some 
properties, the right to convert a garage has 
been removed. This might be because the 
council has wanted to retain parking areas 
to prevent street parking or because of the 
aesthetics of the street frontage.

If you change the structure or size of the 
garage you will need to check with your 
council as it may fall outside of permitted 

development rights. If you are converting a 
detached garage, then you will have to apply 
for a ‘change of use’, so it will need building 
regulations approval.

Building regulations for garage 
conversions 
All garage conversions will need building 
regulations approval. To comply with building 
regulations your garage conversion must:

•	 Be structurally sound

•	 Have a damp-proof course

•	 Have energy efficient wall, floor and ceiling 
insulation 

•	 Have had all electrics safety tested

•	 Be moisture proofed, with good ventilation

•	 Have been fire-proofed and have escape 
routes.

Your local authority building control team will 
check that the correct doors and windows 
have been used, that the right drainage is in 
place and that all of the structural elements 
are suitable for the room you have created. 
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Your local authority building control team 
will also check the following:

Foundations 

One of the main areas of concern will be 
the type of foundation that is in place on 
your current garage. In most cases, it is too 
shallow for the additional weight of a new 
wall, window or door where the garage door 
used to be. If the conversion is to be double 
height, the foundations need to be even 
deeper. The builder will need to dig out new 
foundations and you may have to engage 
a structural engineer to ensure the new 
foundations are correct.

Thermal proofing 

A garage isn’t made to be warm and cosy, 
and in fact, ventilation and airflow are 
important in a garage so it will be draughty 
too. You don’t want your new room to be 
like this at all. The floors, walls and roof 
of your garage will need to be insulated 
and improved to ensure that you meet the 
minimum requirements for energy efficiency 
inside your new room. These rules also cover 
the windows and doors that are used.

Structural changes 

As part of the conversion you may choose 
to change the line of the roof or install new 
windows, doors, entrances or walls – both 

inside and out. If any of these affect the 
overall structure of the space, it will need to 
be approved first.

Ventilation 

Any new habitable rooms will need adequate 
ventilation for health reasons. This is 
achieved by providing an opening window 
at least 1/20th of the floor area of the room. 
The windows should have a trickle vent in the 
frame with a clear opening of at least 0.33m2. 
The dimensions of the window should be at 
least 450mm x 450mm.

Drainage 

If your conversion is going to have a 
bathroom or toilet you will need to ensure 
that you have good access to drainage and 
that sewers are correctly used. You might 
also find that the garage has been built over 
existing drains. Your household plans may 
give you some insight into this.

A well-designed and constructed garage 
conversion can provide useful extra space 
and add value to your property. A poorly 
thought-out conversion however, can reduce 
your property’s value and in some cases 
compromise your safety and the structural 
integrity of your home. It is important to 
ensure that you plan your garage conversion 
carefully and get the work carried out by an 
experienced contractor.  n
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ALTERATIONS

Making 
Alterations

Removing internal walls
Internal walls have a number of functions, 
some are fundamental to the structure of 
the house, some offer fire protection to the 
stairway and others merely divide up the 
space within the house and can be altered or 
removed with very few issues.

Load bearing walls are fundamental to 
the structure of the house and careful 

consideration needs to be given before 
they can be altered or removed. Alteration 
or removal of load bearing walls requires 
building regulations consent and generally 
speaking, a structural engineer should be 
commissioned to design the alteration. 

The structural engineer will consider what 
loads the wall is taking and will design a  
beam and, if necessary, other supporting 
structure to ensure that the loads the wall       

Most home improvement projects that  
involve any substantial alterations will be covered  
by the building regulations. This section sets out  
to explain how the building regulations affect  
some of the projects that you may be considering.
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was carrying are safely transmitted to 
the ground. Your local authority building 
control team will then inspect the work as 
it progresses and issue a certificate upon 
completion to show that the work complied 
with the building regulations.

The walls around your staircase offer you 
some protection to allow you to escape in 
the event of a fire and so any alteration of 
these walls also requires building regulations 
consent. If these walls are removed it is 
essential that your house is fitted with 
adequate smoke detection and that all 
of your rooms have windows suitable for 
fire escape purposes. If you are looking to 
remove one of these walls, a building control 
body can establish whether the walls are 
essential to the fire protection within your 
house and advise what, if any, additional 
work is required to allow the alterations to 
take place.

Bay windows and chimneys
Bay windows and chimneys are classed 
as small extensions under the building 

regulations but will need approval from  
your local authority building control team. 
Please refer to the guidance in the earlier 
section on extensions.

New drainage
Like for like replacement kitchens and 
bathrooms do not generally need building 
regulations consent but where new drainage 
is installed to serve a new appliance for 
example, building regulations approval is 
required. 

Replacement boilers and 
alterations to electrical systems
These types of alterations are generally 
carried out by contractors who can self-
certify their work. You could use a contractor 
who is not registered with a self-certification 
scheme, but your local authority building 
control team will need a building regulations 
application to be submitted. It will then carry 
out the relevant inspections and issue a 
completion certificate when work has been 
satisfactorily completed.  n
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Khalid Omar has been in the industry for well over 15 years. Having 
worked for various National companies, Khalid can assure his 
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Energy
Efficiency

Glazing
If you have old or poor quality double glazing, 
fitting new, high performance windows 
can cut heat loss through windows by half, 
making the room more comfortable and 
easier to heat.

Many new windows have an energy label to 
help you compare their performance. The 
window’s energy rating will be somewhere 

between C and A++ – under new building 
regulations introduced in June 2022 (see 
article on next page for more information), 
the lowest rating that an installer is now 
allowed to fit is B, with A++ the highest rating 
currently available.

Windows are normally fitted by a member 
of a relevant competent person scheme 
to make sure they comply with building 
regulations.

By making more efficient use of energy  
and reducing waste we can all help  
prevent climate change and save money  
on bills. Almost half of the UK’s carbon  
dioxide emissions come from energy we  
use every day, much of it in the home.  
So if you are thinking about an extension or a loft conversion in 
your home, it’s probably a good time to consider additional energy 
saving measures for your existing property too. 
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New homes in England will have to produce 
significantly less CO2 under new rules announced 
by the government.

The changes to the building regulations, which 
came into effect in June 2022, aim to reduce CO2 
emissions from new build homes by 31% compared 
to previous standards, and will affect everyone 
undertaking home improvement projects including 
extensions, renovations, conversions and self build.

The changes comprise uplifts to Parts L and F of the Building Regulations which seek 
to balance the need for carbon reductions with improved ventilation in homes, and the 
introduction of two new regulations: Part O, which looks at overheating, and Part S, which 
focuses on the infrastructure for charging electric vehicles.

New minimum energy efficiency standards have a been introduced; the new U-value for 
walls will be 0.18W/m², 1.4 (Window Energy Rating Band B) for windows and rooflights, 
and 1.4 for doors. There are also recommendations for all new windows to be fitted with 
trickle vents, unless there is an alternative form of ventilation, such as air bricks or whole 
house Mechanical Ventilation with Heat Recovery (MVHR). 

The changes have also set new minimum energy efficiency standards for heating systems, 
including 92% ErP for gas boilers and a SCOP of 3.0 for heat pumps. They also require 
heating systems to be designed to operate at a low flow temperature of 55°C (compared to 
the standard 80°C) 

The uplift to Building Regulations Part F should make it easier to understand the impact of 
ventilation in a home. Mandated checklists for the installation of mechanical ventilation 
products will also come with guidance on why ventilation is important.

The new Part O looks at mitigating solar gain (heating due to direct sunlight) but also other 
causes of overheating due to uninsulated heating pipes, cylinders or lack of heating system 
controls. This includes the introduction of new glazing limits as well as the levels of cross-
ventilation required to remove excess heat.

The Government has also introduced Part S: Infrastructure for charging electric vehicles. As 
the use of electric vehicles increases, this new regulation ensures electric car charge points 
are properly planned and installed. 

While the amended regulations and the new Approved Documents came into force on 15 
June 2022, the government has stipulated transitional arrangements to support businesses 
and homeowners with compliance. If a building notice or full plans for building work 
were submitted to a local authority before 15 June 2022, then provided the building work 
commences by 15 June 2023, work on that individual building is permitted to continue 
under the previous standards.

The changes to the building regulations are designed to raise standards and are an 
important step towards a cleaner, greener built environment, paving the way for the Future 
Homes and Buildings Standard in 2025, which will mean all future homes are net zero ready 
and will not need retrofitting.

Fit for the future
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If you are having your windows replaced as 
part of a bigger refurbishment, your builder 
may be able fit the windows and ask your 
local authority building control team to 
approve them. 

For more details on how double 
glazing works, costs, savings and other 
considerations, see the Energy Saving 
Trust information page: https://www.
energysavingtrust.org.uk/home-energy-
efficiency/energy-efficient-windows

Loft insulation
Insulating your loft is a simple and effective 
way to reduce your heating bills. The 
insulation acts as a blanket, trapping heat 
rising from the house below. 

Insulating a standard loft can be a fairly 
simple job if you are confident with DIY, but 
there are plenty of professional companies 
who will do the work for you. You can insulate 
a standard loft by laying mineral wool 
between the joists, the horizontal beams 
that make up the floor of the loft. Other 
flexible materials, such as sheep’s wool 
insulation, can be used instead of mineral 
wool but the installation of insulation in 
your loft must meet the minimum energy 
efficiency values as set out in the building 
regulations. A second layer of insulation 
should then be added at right angles to cover 
the joists, bringing the insulation up to the 
recommended depth of 270mm. 

If you have a flat roof, or a room built into 
your loft, then adding more insulation may 

ENERGY EFFICIENCY
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be a bit more difficult. If you have a standard 
loft which is difficult to get into or has very 
limited headroom, then you may need to use 
a different approach. A specialist company 
may be able to blow loose insulation material 
into your loft.

Cavity wall insulation
Fitting cavity wall insulation is one of 
the most cost effective home energy 
improvements you can make and could 
reduce heating costs by more than a third. 

Filling the gap between the two walls of a 
house with an insulating material massively 
decreases the amount of heat which escapes 
through the walls. However, not every home 
is suitable. You may not have a cavity to fill, 
or you may have a cavity that isn’t suitable 
for insulating. Or maybe you have cavities 
that can be insulated provided you first 
carry out some extra work, or if you use a 
particular insulation material.

Most houses built before 1920 will have solid 
walls – that is, the walls are made of brick 

or stone with no gap or cavity in the middle. 
During the 1920s it became increasingly 
common to build cavity walls. These have an 
outer leaf, usually of bricks, then a gap in the 
middle, and then an inner leaf made of bricks 
or concrete blocks.

Most cavity walls can be insulated with 
mineral wool or polystyrene beads. These 
are the most common materials, and the 
cheapest, but they’re only suitable for 
cavities that meet certain criteria. 

You may not be able to fit standard cavity 
wall insulation if:

•	 Your house is particularly exposed to 
driving rain

•	 Your cavities are too narrow

•	 Your cavities are uneven

•	 Your cavities are blocked with rubble

•	 You have defective wall ties

•	 Your home is prone to flooding  
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A certified installer will check all of these 
criteria before deciding whether they can 
insulate your walls.

The installation of cavity wall insulation is 
specifically defined as notifiable building 
work in the building regulations. If the 
installer is registered with the Cavity 
Insulation Guarantee Agency (CIGA) the 
installer will in most cases submit the 
building notice. In any case, building owners 
should always check that a building notice 
will be submitted. If your walls are not 
suitable for cavity insulation, then you could 
consider internal or external wall insulation. 
This can sometimes be the most appropriate 
option even if there is a cavity.

Solid walls lose even more heat than cavity 
walls; the only way to reduce this heat loss is 
to insulate them on the inside or the outside.

It’s not a cheap option, but you will soon 
see the benefits to your heating bill and it’s 
another way of playing your part in reducing 

carbon emissions. There are two types of 
solid wall insulation: external and internal.

External insulation
This involves adding a decorative weather-
proof insulating treatment to the outside 
of your wall. The thickness of the insulation 
should be between 50-100mm and is usually 
installed where there are severe heating 
problems or the exterior of the building 
requires some form of other repair work.

Internal insulation
Solid walls can also be insulated by applying 
internal wall insulation. Types include ready-
made insulation/plaster board laminates or 
wooden battens in-filled with insulation or 
flexible linings.

Insulation/plaster board laminates usually 
consist of plasterboard backed with 
insulating material typically to a total 
thickness of up to 90mm.

Where a solid wall has been upgraded by the 
installation of insulation it must meet the 
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minimum energy efficiency values set out in 
the building regulations.

Floor insulation
Timber floors can be insulated by lifting 
the floorboards and laying mineral wool 
insulation supported by netting between  
the joists.

Heating and hot water 
Using a high efficiency condensing boiler 
with heating controls could save £190-£240 a 
year in heating costs. It will also significantly 
cut your home’s carbon emissions as 
boilers account for around 60 per cent of all 
domestic CO2 emissions.

As the current lifespan of a boiler is around 15 
years, choosing a heating system with a high 
efficiency condensing boiler with the correct 
heating controls can make a huge difference 
to your heating bills over time.

Choosing a heating system for your home 
can be complicated – you might want to 

consider renewable energy or other  
eco-friendly technologies (see opposite 
page). Before you consider the details you  
should also consider design, location, 
orientation, shading and fabric of your  
home as these have a huge impact, 
particularly on the need for any mechanical 
heating/cooling system. 

Draught proofing
If you can feel cold air coming in around the 
windows or doors in your home it means 
warm air is escaping, in a typical home 20 
per cent of all heat loss is through poor 
ventilation and draughts.

Draught proofing simply fills gaps and 
decreases the amount of cold air entering 
your home. There are several types of 
materials available from brushes, foams 
and sealants to strips and shaped rubber 
or plastic. You can also use a regular tube 
sealant, such as silicon to fill gaps between 
floorboards and skirting boards to stop  
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draughts. A note of warning, however – don’t 
block underfloor airbricks in your outside 
walls. Floorboards will rot without adequate 
ventilation.

Tank and pipe insulation
Insulating your hot water cylinder is one of 
the simplest and easiest ways to save energy 
and money. Fitting a British Standard ‘jacket’ 
around your cylinder will cut heat loss by 
more than 75%. If you already have a jacket 
fitted, check that it’s at least 75mm thick.  
If not, replacing the jacket will help to cut  
fuel bills.

Eco technologies
You may want to add some renewable 
energy options to supplement traditional 
energy sources in your extension or 
conversion. Solar panels (some produce 
hot water, whereas photovoltaic generate 
electricity), air and ground source heat 
pumps or generators, wood pellet/biomass 
boilers, log burners, wind and water turbines, 

and mini domestic combined heat and 
power generators are becoming increasingly 
popular. Some are very expensive to 
purchase and install so consider which will 
give you the best return over the period you 
expect to live in your house. You may also 
be interested in mechanical ventilation and 
heat recovery systems (MVHR), the latest 
generation of really efficient gas boilers 
and smart control systems, low energy 
lighting and using energy efficient domestic 
appliances.

Lighting
It makes sense to fit the most energy 
efficient replacement bulbs possible to help 
reduce your energy bills. LED bulbs are the 
best option because they’re highly energy 
efficient. Although relatively expensive to 
buy, LEDs produce a negligible amount of 
heat and consume a fraction of the energy 
used by conventional bulbs and last up to 20 
times longer – about 50,000 hours. 
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Underfloor heating
The most efficient means of delivering heat 
to a room is from the floor upwards. Hence 
underfloor heating (UFH) has the advantage 
that it requires much lower temperatures 
than radiator systems to achieve the same 
degree of thermal comfort. This means your 
existing boiler could operate more efficiently, 
saving money and energy.

UFH is claimed to offer between 15-30% 
greater efficiency over conventional central 
heating, plus there’s the added benefit of 
freeing up wall space with no bulky radiators. 
The main type of UFH uses warm water 
pumped through plastic pipes laid in floor 
screeds over special insulation boards. This 
makes it less suited to retro-fitting because 
of the enormous amount of upheaval 
excavating floors.

Even with a modest budget, thermal 
insulation should remain a priority and will 
ensure heat generated within your home 
isn’t lost. A well-insulated home will cost less 

to heat, cutting out the need for expensive 
heating systems to keep occupants warm.

Further information on energy saving 
measures in your home is available from 
https://www.energysavingtrust.org.uk/
home-energy-efficiency  n
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FURTHER INFORMATION

Further
Information

Installation of cavity wall insulation: 

Blue Flame Certification, CERTASS, Certsure, 
CIGA, NAPIT

Installation of solid wall insulation: 

BBA, Blue Flame Certification, CERTASS, 
Certsure, NAPIT

Installation of gas appliances:

Gas Safe Register

Installation or replacement of hot water 
and heating systems: 

APHC, BESCA, Blue Flame Certification, 
Certsure, Gas Safe Register, HETAS, NAPIT, 
OFTEC

Installation or replacement of oil-fired 
boilers and storage tanks: 

APHC, BESCA, Blue Flame Certification, 
Certsure, NAPIT, OFTEC

Installation or replacement of solid fuel 
burners: 

APHC, BESCA, Certsure, HETAS, NAPIT, 
OFTEC

Installation of fixed air conditioning 
or mechanical ventilation systems in 
dwellings: 

BESCA, Blue Flame Certification, Certsure, 
NAPIT

Any electrical installation work in 
dwellings: 

BESCA, Blue Flame Certification, Certsure, 
NAPIT, OFTEC

Electrical installation work only in 
association with other work in dwellings 
(eg. kitchen installations, boiler 
installations): 

APHC, BESCA, Blue Flame Certification, 
Certsure, NAPIT

Replacement windows, doors, roof 
windows, or roof lights in dwellings: 

Blue Flame Certification, BM TRADA, 
CERTASS, Certsure, FENSA, INVEKA, NAPIT

Installation of plumbing and water supply 
systems and bathrooms and sanitary ware: 

APHC, BESCA, Certsure, HETAS, NAPIT

Replacement of roof coverings on pitched 
and flat roofs (not including solar panels): 

NFRC NAPIT

Installation of microgeneration or 
renewable technologies: 

APHC, BESCA, Certsure, HETAS, NAPIT, 
OFTEC.

Below is a list of the types of work covered  
by competent person schemes in the UK.  
The respective website links are on pages 70-71.
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	 APHC	 www.aphc.co.uk

	 BESCA	 www.besca.org.uk

	 Blue Flame	 www.blueflamecertification.com

	 BM TRADA	 www.bmtrada.com

	 British Board of Agrément	 www.bbacerts.co.uk 
	 (BBA)

	 Certsure LLP	 www.niceic.com 
	 (trading as NICEIC)

	 NFRC Competent Person	 www.nfrccps.com 
	 Scheme

	 CERTASS	 www.certass.co.uk
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	 CIGA	 www.ciga.co.uk

	 FENSA	 www.fensa.co.uk

	 Gas Safe Register	 www.gassaferegister.co.uk

	 HETAS	 www.hetas.co.uk

	 INVEKA 	 www.networkveka.co.uk

	 NAPIT	 www.napit.org.uk

	 OFTEC	 www.oftec.org
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