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Building your dream

To fashion your own living environment is one of the most 
rewarding and signiþcant experiences of your life. 

This is true whether it might be the realisation of your dream house from simple 
aspiration to exciting reality, a refurbishment that re-deþnes your home in your 
own image, or the addition of a bespoke, custom-designed extension.

Often a genuinely әonce-in-a-lifetimeӚ opportunity, a successful project brings 
together the hopes, ideas and desires you have carried and developed in your 
imagination, possibly over many years, to create a personal living space that is 
unique, speciþc to your needs and that forms an environment which is intimately 
your own.

For over 20 years DJD Architects have supported clients to conceive, plan and 
implement successful construction projects, based on our simple philosophy of 
òBetter by Designó. We have now authored this short guide to help you take the 
þrst steps towards successfully fulþlling your dreams. 

Through this guide, we hope to introduce you to the process of making your 
dream a reality, brieÿy leading you through the stages of how to establish a 
successful project,and provide a checklist of things to consider in order to 
effectively brief your chosen professional partner(s).

In reading through this guide you will see that you really can achieve your dream 
home.  Whether you are ready to start planning the next step, or need to discuss 
things in a little more detail before committing, we will be delighted to offer you an 
initial, no-obligation consultation that will help to develop the brief and establish 
the ways in which we can help you and the different levels of service we offer 
ð from an initial Feasibility Study to assisting you through the whole project. 

We look forward to meeting you.

Jsv jyvxliv mrjsvqexmsr fi}srh xlex gsrxemrih mr xlmw fssopix0 {i {syph vigsqqirh 
E Gpmirxùw Kymhi xs Irkekmrk er Evglmxigx jvsq VMFE Tyfpmwlmrk ezempefpi jvsq 
{{{2vmfefssowlstw2gsq
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What do we do?

As architects for your project we can assist you at any or all of the work stages, 
from the initial inception of the project through to completion on site.

Whether:

Å  You have land, but arenӚt sure whether you can build on it.

Å  You are considering purchasing a site, but need to be certain it can 
accommodate the development you have in mind.

Å  You have planning permission, but need detailed construction information to 
submit for building regulations approval and to build from.

Å  You have bought a site with an existing planning permission, but would like to 
amend this to better suit your individual requirements.

Å  You have bought a property which is in need of renovation or extending.

Å  You have bought, or are considering buying, a property which you intend to 
convert.

Å  You have an existing property that could be adapted to better suit your 
needs.

Å  You plan to self build, but need assistance at particular stages of the process.

Å  You are ready to put your project out to tender, and want someone to run the 
construction contract.

Å  You are going to look after the construction process yourself, but your 
mortgage lender requires inspections to be carried out and certiþed by a 
professional consultant.

Å  You have a building with faults, the cause of which needs diagnosing and 
remedying.

Å  You have a listed building to care for.

In these circumstances, and more, We can help you.
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How does it all work?

However rewarding building your project will be, it will take time and can be a 
long and often be a complicated process.  However, it does typically follow a fairly 
linear progression which can be conveniently summarised.  The most common 
way that this is expressed in architectural practice in the UK is the RIBA Outline 
Plan of Work which breaks this down into work stages from A-L.

Tvitevexmsr

A Appraisal ,Jiewmfmpmx}-

B Design Brief 

Hiwmkr

C Concept
D Design Development ,Tperrmrk Ettpmgexmsr-

E Technical Design

Tvi1Gsrwxvygxmsr

F Production Information ,Fymphmrk Vikypexmsrw-

G Tender Documentation
H Tender Action

Gsrwxvygxmsr

J Mobilisation
K Construction to Practical Completion

Ywi

L Post Practical Completion

Viewing the process in work stages makes it easier to comprehend and 
understand the requirements that exist at each stage.  The input of different 
consultants may be required at various points and division into stages makes it 
possible to deþne discrete packages of work.
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How much will it all cost?

This is often one of the earliest and most important questions, yet it can be a 
difþcult one to determine with an appropriate degree of accuracy.

The truth is that building work can vary drastically in cost and most people cannot 
afford to adopt the әwhatever it costsӚ approach.  In order to determine where your 
project þts on the cost scale we will need to determine the size and nature of the 
project as accurately as possible. 

The total project cost will combine the construction cost (and perhaps site 
acquisition costs) with the costs of any statutory and professional fees required to 
enable that construction to be carried out, plus of course taxes.

Å  Cost of the site.
Å  Cost of the building work.
Å  Professional fees
Å  Statutory fees
Å  Tax

Site acquisition cost

It is likely that you will know this with a reasonable degree of accuracy at the 
outset of the project. It may represent a signiþcant part of the total project cost.  

Construction cost

Once the scope of the project is understood, approximate estimates can be 
made based on ÿoor area, the category of work (new-build, renovation, listed 
building) and standard of þnish (basic, medium or high-end), however it is 
important to remember that these are only estimates, and the actual cost 
tendered by a contractor may differ signiþcantly.

 In all but the simplest of projects we would always advise that you appoint a 
Quantity Surveyor to give more accurate cost guidance. He or she will be able 
to give advice based on the speciþc design, project particulars, and taking into 
account cost ÿuctuations relating to the economic climate.  An initial budget 
estimate from a Quantity Surveyor may cost a few hundred pounds, but if it 
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highlights that design changes will be required to meet a speciþc budget it is 
far more economic to make changes early in the process.  In our experience 
where clients choose to save the cost of a budget estimate, that saving is 
unlikely to be maintained through the whole project.

 Contractors tenders.  These are a þrm offer to undertake the work for a given 
cost and are therefore the most reliable indication of what the þnal cost will be.  
Even so, a contingency sum should always be included in case of unforeseen 
circumstances necessitating additional work to be undertaken.

Other consultants fees ,wsqi sj xli jspps{mrk qe} fi viuymvih-:
Å  Quantity Surveyor Å  Structural Engineer
Å  Interior Designer Å  Landscape Architect
Å  Planning Consultant Å  Solicitor
Å  Archaeologist Å  Ecologist
Å CDM Coordinator Å Party Wall Surveyor

Statutory fees

Å  Planning Application fee, and fees for discharge of conditions.

Å  Building Regulations Plan and Inspection fees

ArchitectsӚ Fees

Our fees will reÿect the extent of the work for which we are being commissioned, 
and the degree of involvement required to properly undertake work of that nature.

Typically the way fees will be charged will fall into one of three categories:

Å  A lump-sum fee to carry out an agreed package of work.

Å  On a time-charge basis for the time taken to perform the necessary work.

Å  As a percentage of the construction cost, sub-divided and apportioned to 
particular work stages.

How much will it all cost? gsrx2
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Which of these is most appropriate is likely to depend on the nature of the 
commission; we will discuss this with you to agree a fee structure that suits the 
project and that you feel comfortable with.

VAT

Infamously inescapable, tax will be due on some if not all of your project.  
Depending on your personal tax status, VAT will be payable on all fees associated 
with the project, but the cost of some building work can qualify for a reduced rate 
or exemption.

Typically, new-builds are exempt from VAT whilst alteration and extension works 
are chargeable at the full rate, though there can be exemptions and reductions 
where work is being carried out on listed buildings, unoccupied dwellings, to 
make adaptations for disabled persons and the elderly, and where energy saving 
alterations are being made.

In all instances it is prudent to conþrm the tax status of your project with HM 
Revenue and Customs; it may be that the project consists of aspects which 
qualify for differing rates of tax ð having these correctly assessed could save 
signiþcant sums of money!

Flexibility

Of course, budgets are often þxed so, when planning your dream scheme it is 
wise to consider which aspects you would be willing to sacriþce should it be 
necessary to tailor the scope of the work to suit what it achievable within the 
budget.

Contingency

As with many things in life, unforeseen circumstances can arise that require 
adaptation to accommodate; in terms of building work the associated costs can be 
signiþcant so a contingency allowance should always be included.

How much will it all cost? gsrx2
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Staying out of trouble!

When undertaking any construction work it is important that you appreciate 
that it can entail certain risks and liabilites.  Whilst these can be signiþcant, 
your architect and other professional consultants will help to guide you through 
relevant legislation.

In many domestic projects it may only be necessary to ensure that you comply 
with the requirements of the Planning system and the Building Regulations.  
However, it is easy to (even unknowingly) expose yourself to risk of prosecution.

For example, carrying out works to a listed building without correct approval 
is an offence that can lead to an unlimited þne or even imprisonment, and 
unlike the limited period for prosecution for ordinary planning infringements, 
prosecution for listed buildings offences can be brought at any time.

The presence of protected species of wildlife in a building or on a site can also 
be a risk if their presence is not identiþed and suitably mitigated for.  Bats, for 
instance, are protected by law and it is a criminal offence to do anything that 
will disturb a roost unless a license for the work has been granted by Natural 
England, and the work is performed by a suitably qualiþed person.  Again, 
ignoring this may lead to costly þnes or even imprisonment.

Of course, all buildings need to be safe to use and maintain.  Under the 
Construction (Design and Management) Regulations, different parties to the 
construction process have certain responsibilities, including the Client (other 
than in the case of works to your own home).

With these and other matters, in the eyes of the law ignorance is no defence, so 
it is important to be sure of the context in which you will carry out your project and 
take necessary advice and measures to avoid þnding yourself on the wrong side 
of the law.
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If you are ready to discuss or start planning your building project here are some 
items that will be useful to begin to gather or consider.

Existing Information

Do you have any photographs or drawings of the existing site or house that 
help to describe it in detail, or show features that need to be noted.

Do you have any information on services supplies to the site; mains gas, 
electricity, mains sewers etc.  Do you know of any local features (including 
underground) which may have an inÿuence.

Priorities

Timescales - do you have an idea of how long it will take and are there any 
key dates which must be accommodated, i2k2 e ri{ evvmzep0 {ihhmrk0 i|tmv} sj 
i|mwxmrk tperrmrk tivqmwwmsrw sv jyrhmrk gsrhmxmsrw2

Budget - do you have a þxed budget for the project, or a range within which to 
work?  

Quality - what level of þnish do you expect to achieve? Hs }sy tper xs ywi 
tviqmyq hiwmkriv ĂxxmrkwC Mw xli fymphmrk i|tigxih xs fi mr wivzmgi mr e lyrhvih 
}ievw xmqi0 sv hsiw mx lezi e hiĂrih pmji wter2

Aims and Expectations

What are you looking to achieve from the project? [lex qywx xli fymphmrk hs0 
qmrmqyq ryqfiv sj fihvssqw0 e yxmpmx}0 keveki0 wxsveki ixgC

How do you plan to use the building?  Ls{ hs }sy mqekmri xli wtegiw vipexmrkC

Is there anything particularly special about the site or existing building? i2k2 
i|mwxmrk evglmxigxyvep jiexyviw0 kssh zmi{w0 qexyvi xviiw2

Aesthetics - do you have a particular style of building in mind?  Jvsq zivregypev 
gsyrxv} gsxxeki xs qshivrmwx tezmpmsr0 evi xlivi er} fymphmrkw0 sv wx}piw {lmgl  
tevxmgypevp} ettiep xs }syC

What are your expectations in terms of sustainability? Hs }sy wxvsrkp} {erx xs 
ywi viri{efpiwC Mw wezmrk qsri} mr xli wlsvx sv psrk xivq e tvmsvmx}C  

Do you have any design ideas you would like to see incorporated? Hs }sy 
lezi gstmiw sj er} woixgliw {i gsyph fsvvs{C

Brieþng Checklist




