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accepted

START WORK 

When works complete, if compliant with 
Building Regulations, LA will issue 

COMPLETION CERTIFICATE, or if not 
compliant, LA will serve notice to 

amend/rectify works.

Architect to 
prepare planning 
documentation 

(refer TABLE 1, 
Reg1) 

and submit 
application

Required

Not required

8 weeks, 
limited 

potential for 
negotiation

Rejected: 
amend & 
resubmit

Granted 
LA set conditions.

Applicant discharges 
conditions 

TOWN & 
COUNTRY 
PLANNING 

ACT

WATER

Architect to prepare tender 
documents specifying  

APPROVED CONTRACTOR 
(for internal works)  AND/OR

APPROVED GROUND-WORKER 
(for external works)

(refer TABLE 1, Reg8)

LA planners may notify regulatory 
bodies (Environment Agency, local 
Water Authority) and gain consent if 

applicable
(refer TABLE 1, Reg8) 

Water Supply 
(Water Fittings) 

Regulations

HIGHWAYS
The 

Highways 
Act 1980

Architect to prepare tender 
documents ensuring contractors and 

sub-contractors using skips / 
scaffolding to obtain licence and 

comply with conditions
(refer TABLE 1, Reg10) 

Contractors to ensure on- 
going compliance with use 

of skips/scaffold
(refer TABLE 1) 

Assume for this 
scenario the client 
has appointed  an 

ARCHITECT

Client to decide how 
to manage project – 
(i.e.  self manage or 

appoint  
architect/surveyor/

builder)

Approved person to 
ensure compliance 

with BUILDING 
REGULATIONS

Approved person 
confirms compliance 
with Regs through 
self-certification

Architect to advise 
the client  that 

Building 
Regulations (BR) 

apply

Approved 
Inspector 

(A. I.)

Local Authority 
Building Control

(LABC)

Architect & Client to 
negotiate and agree 
fees and Terms & 

Conditions
AI to prepare INITIAL NOTICE if required and 

submit to Local Authority
5 days If not rejected, 

deemed 
accepted 

Rejected: 
resubmit

AI to consult sewerage undertaker (if works within 3m of 
centreline of drain, sewer, disposal main).

BEFORE or as soon as practicable after submitted INITIAL 
NOTICE

Comments 
received from 

Sewerage 
Undertakers

If not rejected, 
deemed 
accepted

Rejected: 
resubmit

WORK 
COMPLETE

If work is not compliant with Building 
Regulations and work is not rectified on site, 
AI will not issue a FINAL CERTIFICATE and 

will cancel the INITIAL CERTIFICATE by 
notifying the LABC as they have 

enforcement powers.  This will terminate the 
AI’s responsibility.  LABC will charge for 

‘Reversion Charge’ to cover their 
involvement costs.

Architect to prepare 
Building Control 

application

BUILDING NOTICE
(site plans and information 

required as per Reg 13)

Architect deposits BUILDING NOTICE and 
client pays charge 2 days

Local authority has 5 weeks to pass/reject 
plans (or 2 months if agreed)

Local authority will consult  fire authority and 
sewerage undertaker

Architect deposits FULL PLANS and 
client pays charge 

A.I. to issue FINAL CERTIFICATE to local 
authority within 5 days of completion of 

works.

BUILDING 
REGULATION 

S

OPTIONAL:
Clients can request  AI prepare PLANS CERTIFICATE

(can give protection if INITIAL NOTICE is cancelled later)

AI to consult with fire authority and Sewerage 
undertaker to approve plans.

(Concurrent or after giving INITAL NOTICE)

FULL PLANS
(site plans and information 

required as per Reg 14) FULL PLANS must be submitted where:
- Erecting building fronting onto private street
- Building over a sewer

Architect to prepare tender 
documents specifying  

Gas Safe registered person 
(formerly CORGI)

(refer TABLE 1, Reg7)

ELECTRICITY / 
GAS

Gas Safety (Installation 
and Use) Regulations

Gas Safe registered 
person to ensure 
compliance with 

BUILDING 
REGULATIONS

Gas Safe registered 
person confirms 
compliance with 

Regs through self- 
certification

Not applicable if >500kg 
hazardous waste produced 

per year

Asbestos

Licensed contractor or 
DIY disposalControlled wasteWASTE

(RISK MGNT)
NOT NOTIFIABLE TO HSE 

(duties still apply)
(refer TABLE 1, Reg5)C Duties for:

-Client
- CDM Coordinator

-Designer
- Principal contractor

Contractor duties

Not applicable for domestic 
unless property to be rented to 

non-family.

All contractors/workers 
responsible for complying with 

Part 4 of the Regs

COSHH(MATERIALS)

HEALTH & 
SAFETY

CDM

Control of 
Asbestos 

Regulations

Depending on the type of asbestos, 
only a licensed asbestos contractor 
can undertake the  asbestos related 

works. 

Hazardous Waste 
(England and 

Wales) 
Regulations 2005

Energy 
Performance of 

Buildings

Client may wish to have an EPC produced or 
updated (necessary when property is to be sold. 

(Refer TABLE 1, Reg11)

Not applicable, as extension is not 30m high, or 25m 
with a plan area of 930m2 
(refer TABLE 1, Reg14)

London Building 
Act 1939

Party Wall Act 
1996

Party Wall Building Owner Surveyor (appointed by 
the client) to serve notices to all adjoining building 
owners that  are to be included under the Act prior 

to commencing work.
Notice periods required prior to starting work will 

depend on the nature and location of the proposed 
works and  whether written  acknowledgement and 

consent is received  from the Adjoining Building 
Owner s

(typically concurrent with BR application)

Party Wall Building Owner 
Surveyor and Adjoining 

Owner Surveyors (if 
appointed by the adjoining 

owners)  carries out 
Schedule of Condition 

inspections to all  relevant 
properties covered under the 

Act prior to work 
commencing on site. 

Building Owner Surveyor and 
Adjoining Owner Surveyors (if 

appointed) to inspect the  works 
during the construction stage.

FIRST 
STEPS

…can be undertaken 
at any time, subject to 

timeframes against 
planning…

Listed building consent required?
(refer TABLE 1, Reg2)

Conservation area  related consent 
required?

(refer TABLE 1, Reg3)

Not applicable for this 
development.

Architect to determine fees 
for:

-Local Authority Building 
Control (LA Bldg Ctrl)

- Approved Inspector (AI)
(refer TABLE1, Reg4a)

This may be assisted, in 
some local authority areas, 
by a single point of contact 

for both planning and 
building control enquiries

Architect to 
identify 
whether 
planning 
consent 
required

This may be 
assisted, in 
some local 
authority 

areas, by a 
single point of 

contact for 
both planning 
and building 

control 
enquiries

Regulatory Reform 
(Fire Safety) Order 

2005

Not applicable
(refer TABLE 1, Reg13)

Red/bold text

Process link within regulation
Process link across regulations
Link or stage at which an issue arises 
Cross-reference to “Key Information” table 
Timeframe required to receive decision
Relevant legislation/regulation

No  public guidance 
on which route to 

take..

‘Dodgy’ builders may cut corners, 
exploiting lack of detail submitted in 

BUILDING NOTICE route
Different bodies may 

have divergent 
objectives/opinions

Assumed not to apply.  If asbestos were located before or during construction, the client 
(householder) would have a duty of care to operatives and occupants  in respect of their 
Health & Safety, and the HSE may need to be notified.

Environmental 
Protection Act 1990 

SCENARIO 1: DOMESTIC EXTENSION
Document 1: Regulations Process Map (V11)

Controlled Waste 
Regulations 1992

Usually difficult to get LA to 
issue Certificate despite 

submitting relevant 
information. 

Architect to prepare and submit 
necessary paperwork for 

building over sewer.
(refer TABLE 1, Reg8) 

14 days

REGULATION RIBA Stage A-B RIBA Stage J-KRIBA Stage C-E RIBA Stage F-H RIBA Stage L-M

CONTRACTORS often do not submit 
necessary self-certification. 

ARCHITECT often have to chase.  
Results in slow closure to project

Potential issues where 
different BCOs attend 

inspectionsFee scale depends on project 
value.  

If design changes,  no clarity on 
whether fees change.

Design change  (i.e. Size, 
appearance, function), 

Site imposed design change  
(i.e. Issues with existing 
building, soil conditions)

LA Bldg Ctrl Route:
Architect liaises with BCO for 

approval and/or inspection

Architect to prepare and 
submit s.73 application if 

MAJOR breach of 
consent conditions

(refer TABLE 1, Reg 1b)

A.I. Route:
AI to complete and submit 

“Amendment Notice”
(Refer TABLE 1, Reg 4c)

5 days to 
reject

8 weeks for 
decision. If rejected 
extension must be 

taken down
Not always issued, leading 
to Building Control records 
showing work ‘incomplete’

Local authority will issue 
APPROVAL NOTICE

(BUILDING NOTICE route only) 
Architect to provide more 
information if requested

Builder to notify LA at 5 key 
stages (refer Reg15)

(refer Table 1, Reg4a).
Building Control officer will inspect 
and may request design changes, 

delaying works

Pre-application 
meeting/comm 

unication
Determine 

type of 
consent 
required

Normal planning consent

Initial review, 
carried out by 
technicians. 
May ask for 
more info

Application to 
LABC - see 

process below
Architect to prepare and 

submit retrospective 
application 

If change is MAJOR and no 
application is resubmitted DC 
Officer issues an enforcement 
notice to take down extension 

AI to inform LABC of project within 48 hours of 
construction start date 

Rights of 
Light Act

These will apply to the contractor, but  would need 
to be considered at the design stage

(refer TABLE 1, Reg6d)

Working at 
Height 

Regulations

Depending on the type of 
asbestos identified, the HSE 

may need 14 days notice prior 
to any works (removal or 

encapsulation) taking place 

Establish during the briefing process if this will apply or not
(refer TABLE 1, Reg9)

If the project is self-managed, 
the householder may overlook 

this issue
Architect or surveyor to 

advise if the Act is 
likely to apply

Establish during the briefing process if this will apply or not
(refer TABLE 1, Reg15)

Architect or surveyor to 
advise if the Act is 

likely to apply

If the project is self-managed, 
the householder may overlook 

this issue

If the Rights of Light Act applies to the proposed 
works, the Architect or Surveyor are to consider 

this into their design proposal. 
(typically concurrent with BR application)

Party Wall Building Owner Surveyor and Adjoining 
Owner Surveyors to carry out Post-Construction 
Schedule of Condition inspections to all  relevant 
properties covered under the Act after completion 

of the works. 

Appeal  against 
rejected decision 

within 12 wks from 
rejection.  LPA to 
decide within 8 

wks 

Appeal  within 6 months of 
LPA’s decision notice if 

LPA did not decided within 
8 wks on grounds of non 

determination.

FIRE

Site Waste 
Management 

Plan 
Regulations

Not applicable due to 
the size of project

Control of 
Lead at Work 
Regulations

If exposure to lead expected during the construction work, employer must assess risk to 
health, implement measures to reduce risk. Ensure effectiveness of measures, provide PPE and 

monitor health. 

Applies during the 
construction stage

Management of 
Health and Safety 

at Work 
Regulations

EPBD 
Regulations

Information for On Construction EPC to be collated during 
the design and construction phase

Planning permission and Bdg Control 
approval may be granted  even though Rights 

to Light are contravened, and they are 
independent of each other



   
 
SCENARIO 1: DOMESTIC EXTENSION - TABLE OF REGULATIONS AND RESPONSIBILITIES 
  
This document sets out appropriate regulations and responsibilities  relating to the scenario (Table 1), it provides more detailed information relating to supporting documentation and notifications, and it provides a list of references (Tables 
2, 3 and 4 respectively). 
 
Part 1: Primary Information 

Table 1: Regulations & Responsibilities 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

1 Planning 
 
(assuming not 
Listed building 
or conservation 
area) 

Only applies if not a 
permitted 
development, as per 
[Ref1]. 

Submit form “Householder Application for 
Planning Permission for works or extension to a 
dwelling”, and attachments identified in section 13 
[Ref2] (Refer Table 2).  This requirement is the 
same in all boroughs. 
 
Local requirements (i.e. Richmond) include  the 
need for photos showing context with 
neighbouring properties [Ref42] 

The homeowner is 
responsible, however 
the application can be 
prepared and submitted 
by agent (i.e. architect, 
solicitor, builder) [Ref3] 

LA DC officer should 
decide on the 
application within 
eight weeks or within 
28 days for non-
material amendment 
application to an 
existing permission, 
unless a longer period 
of time is considered 
necessary (due to 
delays in providing 
public notices, for 
example).  An appeal 
can be submitted on 
grounds of its non 
determination if no 
decision was reached 
within the 8 weeks or 
28 days (for 
applications detailed 
above)  or written 
agreed timescale.  
The time limit for the 
inspectorate to 
receive the appeal is 
6 months from the 
date shown on the 
LPA’s decision notice. 
[Ref4] 
 
The applicant can 
also appeal against 
the decision if 
rejected, but this risks 
slowing down the 
assessment process 

LA DC officer will issue 
a letter granting 
permission and outlining 
any pre-commencement 
and/or general 
conditions*, the 
timeframe for validity of 
permission, and the 
process for amending 
the application or 
permission at a later 
date if required. 
 
If conditions are 
required, these will be 
discussed on a case by 
case basis. 
 
*Pre-commencement 
conditions need to be 
fulfilled before 
construction starts. The 
applicant needs to 
‘discharge conditions’ by 
submitting 
documentation to the 
LPA demonstrating 
compliance. 
General conditions 
(materials, windows, 
etc) do not require 
discharge before 
construction begins. It is 
assumed that the 
applicant will incorporate 
the conditions into the 
design. 

The planning 
application fee 
for extension/ 
alteration to a 
single dwelling 
(excluding 
flats) is £150 
[Ref5].  This 
fee is set 
nationally. 

If planning permission and/or 
conditions are breached, the LA 
may issue an enforcement notice 
to potentially reinstate the 
dwelling to its original condition 
[Ref6] 
 
Failure to act in accordance with 
the enforcement notice 
contravenes the Town and 
Country Planning Act 1990. 
 
The LPA do not have a formal 
process, or the resources, for 
checking that conditions have 
been discharged prior to 
construction. The LPA tends to 
have to rely on ‘whistle-blowers’.  

  



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

even further.  The 
appeal must be 
submitted within 12 
weeks from rejection 
and the LPA will 
decide on your 
application within 8 
weeks once accepted 
as valid (unless non-
material amendment 
application to an 
existing permission, 
which they respond 
within 28 days) [Ref4] 

1b Planning 
(Section 73 
amendment) 

Design change 
resulting in breach of 
consent conditions 

Submit 3 copies of the form “Application for 
removal or variation of a condition following grant 
of planning permission” [ie Ref7] accompanied by 
relevant certificate of ownership. 
 
Local requirements vary and should be discussed 
with authority or identified from website. 

The client or a 
delegate. 

As above. LA planning officer will 
issue a letter outlining 
amended conditions, if 
application is 
successful. 
 

  

2 Listed Buildings Not applicable for this 
development 

- - - - - - 

3 Conservation 
Area 

Not applicable for this 
development 

- - - - - - 

  



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

4a Where “building work” 
is to occur (i.e. erection 
or extension of 
building, building 
alterations, installation 
or extension of 
service/fitting 
controlled under 
building regulations 
such as drainage). 
[Ref8]. 
 

LA BCB route:  
- Client to deposit ‘Building Notice’ or Full Plans’ 

with the local authority [Ref9] 
   (Refer Table 2 for more information) 
- The client or builder is required to notify the 

local authority at key stages of work (i.e. 
commencement, foundations, completion, etc).  
Type of notification is not specified, but must be 
in the timeframes specified in Table 3.  After 
notification, the LA must be given time to inspect 
particular building elements prior to progressing 
the works.  [Ref10] 

 
 
AI route: 
- Client and AI must jointly submit ‘Initial Notice’ 

and accompanying declaration to local authority 
[Ref5]. 

   (Refer Table 2 for more information) [Ref8] 
 

LA BCB route: 
The homeowner is 
ultimately responsible.  
He/she can delegate 
responsibility to the 
builder [Ref11].  
 
(For minor works, the 
builder may be able to 
self-certify compliance). 
[Ref12]. 
 
 
 
AI route: 
The owner and AI are 
responsible for 
preparing 
documentation for the 
‘Initial Notice’.  AI has 
specific duties (i.e. 
consult sewerage 
undertaker if 
applicable). 
 

LA BCB route: 
- Building Notice 

submitted to local 
authority.  LA will 
confirm compliance 
in writing only after 
inspections during 
work 

- Full Plans are 
submitted to LA to 
be approved prior to 
commencing work.  

[Ref13] 
 
AI route: 
- Local Authority will 

either accept or 
reject the Initial 
Notice.   If not 
rejected within 5 
days, it is deemed to 
be considered 
acceptable. 

- LA will advise in 
writing if work does 
not comply with the 
regulations. 

 

LA BCB route: 
- LA Bldg Ctrl will issue 

the client with a 
Completion Certificate 
when they are satisfied 
that works comply with 
regulations, at the 
completion of works 
having inspected at 
key relevant stages 
having pursued Bldg 
Notice route 

 
 
AI route: 
- AI will issue Final 

Certificate to client and 
local authority when 
satisfied, having 
inspected throughout 
works.  If local 
authority chooses to 
reject the certificate, 
they must do so in 
writing within 10 
working days.  

9[Ref ] 

LA BCB fees 
dependent on 
type of 
application, 
and vary 
between local 
authorities. 
[Ref13] 
 
 
 
 
 
 
AI fees are as 
negotiated with 
the Approved 
Inspector. 
[Ref5]. 
 
 
 

4b 

Building 
Regulations 

Specific relevant parts 
of Building Regulations 
(referred to on 
planning portal): 
Loft: 
- Parts B, K (for stairs 

and fire access) 
- Park P (electrical) 
Kitchen: 
- Part P (electrical) 
- Part H (drainage) 
 
Also refer specifically 
to: 
Part L (Energy) 

Part H: [Ref15] Client to produce plans 
highlighting work to be done.  AI must consult 
with local water authority (sewerage undertaker) 
in the development of plans. 
This consultation must be undertaken at the 
following stages: 
- before or as soon as practicable after giving an 

initial notice or amendment notice to the local 
authority  

- before giving plans certificate (regardless of 
whether this is combined with initial notice or 
not), and 

- before giving the final certificate. 
The sewerage undertaker must be presented with 
sufficient plans to show the work described in the 
initial notice, and be allowed 15 days for 
comment. 

Part H: Homeowner 
and AI. AI fails in their 
duty if they do not 
consult sewer 
undertaker. 
Part P: Electrical 
contractor.   
 

Part H: Local water 
authority / SU if public 
sewer.  Or, if relevant, 
the owners/users of 
private sewers. 
 
Part P: Competent 
contractors can self-
certify, or LA if works 
have been addressed 
within Building Notice 
[Ref16] 
 

Part H: No information. 
Part P: Confirmation to 
be provided in writing.  

Part P: 
Tradesman 
fees 

LA BCB: 
LA Bldg Ctrl may serve notice in 
accordance with Section 36 of 
the Building Act that requires the 
client to dismantle or amend the 
work within 28 days.  This can be 
appealed initially via an 
Independent Expert Report or 
subsequently via the Magistrates 
Court [Ref9]. 
 
 
 
 
AI: 
- AIs do not have enforcement 

powers; however they would 
not issue a ‘Final Certificate’ to 
the local authority if the building 
works are not regarded as 
compliant.  The local authority 
can accept or reject the Final 
Certificate if issued. 

- If the works is not compliant 
and is not rectified on site to the 
AI satisfaction, the AI does not 
issue a final certificate and 
should cancel the Initial Notice 
by notifying the LA, or if it is 
rejected by the local authority, 
the LA Bldg Ctrl would then 
take over, and they have 
enforcement powers, and can 
serve a (written) enforcement 
notice.  This process will 
terminate the AI’s responsibility. 
[Ref14 ] 

- Breaches can be taken to a 
Magistrates’ court with a fine of 
£5,000, and up to £50 a day for 
each day the contravention 
continues after conviction.  
[Ref6] 

Regardless of whether 
responsibility had been delegated 
to the builder or not, the owner is 
responsible for rectification works 

  



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

and the LA will charge for 
‘Reversion Charge’ to cover their 
involvement.For breaches of 
Building Regulations, the client 
may be liable on summary 
conviction to a fine not exceeding 
level 5 on the standard scale and 
to a further fine not exceeding 
£50 for each day of the breach 
following conviction. 

4c Building 
Regulations 
(amendment) 

Design change outside 
the scheme approved 
under the Building 
Regulations  

A.I. Route: 
AI to submit “Amendment Notice” (prescribe form, 
Form 2, Schedule 2 of Building (Approved 
Inspectors etc.) Regulations 2000 
 
LA Bldg Ctrl Route: 
No information publicly available. 
 

AI Route: 
AI responsible 
 
 
 
LA Bldg Ctrl Route: 
No information publicly 
available. 

Local Authority 
Building Control 

Written notification if 
application rejected (5 
day timeframe for AI 
route).  Otherwise 
compliance certificates 
as above. 

AI Route: 
Fees may 
depend on 
arrangement 
with AI. 
 
LA Bldg Ctrl 
Route: 
No information. 

Works may not comply with 
approved plans, therefore 
implications staged above apply. 

5 Health and 
Safety:  
- Construction 

(Design and 
Management) 
Regulations 
2007 

This case study is not 
notifiable to the HSE, 
as it is less than 30 
days duration, and less 
than 500 person-days 
of work. 

Duty holders for domestic work are responsible 
for ensuring their own work is compliant with 
relevant sections of Regulations [Ref17]. 

Designers, contractors 
and workers are the 
duty holders for 
domestic work. 
 
Client has no duties for 
domestic work. 

Duty holders 
responsible for 
ensuring their own 
compliance. 
 
 

None. None beyond 
the costs of 
employing 
tradesmen. 

Duty holders (or their 
organisations) liable to 
prosecution if a court case is 
instigated by enforcing authorities 
[Ref18] following inspections after 
an incident. 

6a COSHH regulations 
are separate to those 
applying to asbestos 
and lead. [Ref19] 

Not applicable in this case study  - - - - - 

6b 

Health and 
Safety:  
- Materials 
 

Presence of asbestos Regulations unlikely to apply to domestic 
premises, as the guidance to manage asbestos 
refers only to non-domestic premises. [Ref20].  
 
Section 3 of the “Control of Asbestos Regulations 
2006” [Ref21] states that the regulations do not 
apply where: 
- the exposure of employees to asbestos is 

sporadic and of low intensity 
 

- - - - - 

  



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

6c Presence of lead 
 
Regulations are 
unlikely to apply to 
domestic extensions. 
The regulations apply 
where lead can be 
inhaled (i.e.  fumes, 
dust, vapour), ingested 
(i.e. powder, dust, 
paint) or absorbed 
through the skin (i.e. 
lead alkyls) [Ref22] 

Specific documentation not outlined, therefore 
discretionary to demonstrate that the following 
has been undertaken: 
- an assessment of the risks to the health of 

employees 
- steps prevent workers from significant exposure 

to lead, including monitoring against exposure 
limits where necessary (medical certificates if 
exposure becomes an issue) 

- provide information and training to staff. 

Employer. HSE Not stated Unlikely to be 
relevant for 
domestic 
extension. 

HSE may prosecute where a 
breach of duties has been 
reported.  Courts decide what 
penalties to impose, typically 
fines but potentially 
imprisonment.  

6d  Working at Height 
Regulations Ref23].   

The need for compliance with the Working at 
Height Regulations would need to be taken into 
consideration as these will apply to the contractor.  
There is no definition of “height” as a fall over 
even a small distance can cause injury. 

 

     

7 Gas Safety 
(Installation and 
Use) 
Regulations 
1998 [Ref24] 

Installation of gas 
services (i.e. boiler or 
oven) 

Client can employ a Gas Safe Registered Person.  
Gas Safe Registered Person will assess which 
boiler is needed and ensure it is of adequate 
efficiency, and will self-certify its installation 
[Ref25].   
 
Non-registered tradesman can be used, but LA 
Bldg Ctrl must be notified to inspect works 
[Ref25]. 
 
 

Gas Safe Registered 
Person, having 
installed any boiler, gas 
fittings, appliances and 
gas storage vessels 
[Ref9] 
 
Gas Safe Registered 
Person should be 
employed to undertake 
the installation of boiler, 
gas fire, gas cooker or 
hob, and any other 
work on a heat 
producing appliance 
(i.e. radiators) if it is 
connected to natural 
gas or LPG supply.  
Not all engineers are 
qualified for types of 
gas work. [Ref26] 
 
 
 

Gas Safe Registered 
Person can self-certify 
their work.  
Compliance can be 
checked by HSE and 
local authorities 

Gas Safety Certificate if 
self-certified [Ref27]. 
 
‘Certification of 
Completion’ if LA Bldg 
Ctrl is required to 
approve the works of 
non-registered 
tradesman. 

Tradesman or 
LA Bldg Ctrl 
fees. 

Potential health and safety issues 
for occupants.   
 
LA Bldg Ctrl (if utilised) may 
require in writing work be rectified 
to comply.  
 
Duty holders (engineers, 
landlords) may be given a 
substantial fine or custodial 
sentence [Ref28] 

8 Water Supply 
(Water Fittings) 
Regulations  

Installation of plumbing 
systems and water 
fittings (if connected to 

The installer, owner or occupier must obtain water 
supplier’s consent by giving advance notice of the 
work [Ref29].  Notice is to be given by providing 

Approved Plumber will 
submit the certificate to 
the water supplier. 

Approved Plumber 
prepares a certificate 
stating compliance 

Certificate from 
Approved Plumber will 
suffice unless breach 

Approved 
Plumber fees 

Water authorities will require 
breaches to be remedied as soon 
as practicable.  Legal obligation 

  



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

public water supply) the information listed in Table 4. 
 
An Approved Plumber will self-certify their work 
and provide a certificate to state that their 
installation complies with regulations. This will be 
issued to water supplier and person who 
requested the work. [Ref30]. 

with the regulations. 
 
Water supplier may 
choose to inspect the 
work. 

identified. rests on Approved Plumber.   
 
Water supply may be 
disconnected immediately if there 
is a threat to the health of 
occupants or others fed from the 
same supply. [Ref31] 

Building within 3m of 
centreline of public 
sewer 

Copy of application form with [Ref32]: 
- site location plans (1:1250),  
- site plan showing sewer and manhole 

location (1:100), 
- sectional plan of buildings,  
- section through building showing position of 

sewer relative to structure 
- copies of drawings submitted for Building 

Regulation approval 

Client or delegate  
 

Water authority will 
approve designs if 
appropriate 

Letter of confirmation Fee scale 
identified on 
application 
form 
[Ref32Error! 
Bookmark not 
defined.] 

The design may not adequately 
protect the sewer leading to 
possible collapse and damage to 
the building.   The building may 
have to be removed in order to 
repair the sewer. 
Authority may order 
discontinuation of works. 

9 Party Wall Act 
1996 [Ref33] 

Various: 
- Work on party wall  
- within 3m of party 

wall if excavating 
to foundation 
depth 

- within 6m if 
excavating deeper 

Homeowner must notify all adjoining landowners 
prior to work commencing.  Type of notification 
not specified, though typically a letter outlining 
plans in parallel with Building Regulations 
application. 

Landowner or delegate 
(i.e. architect) wishing 
to undertake the work. 

Landowner and 
adjacent owners are 
responsible for 
reaching agreement. 

Agreements must be put 
in writing as evidence of 
agreement if dispute 
arises later. 

None. 
Surveyor fees 
if necessary. 

If neighbour is not notified, or if 
an agreement is not reached, 
they may seek to stop or delay 
work through a court injunction or 
seek other legal redress. 

10 The Highways 
Act 1980 

Need to locate skip on 
road or erect 
scaffolding adjacent to 
public highway. 

Apply to local authority (i.e. Richmond [Ref34]) for 
licence to place skip on the highway, or erect 
scaffolding. Forms are straightforward and 
available online (i.e. [Ref35]).  These need to be 
submitted prior to placing the skip or scaffold in 
location. 

Skip providers who 
have an account with 
Local Authority.   
 
Skips users to ensure 
use of skip is compliant 
(i.e. not over full). 

Local authority to 
authorise the 
application in 
accordance the 
Highways Act 1980. 
Must be authorised 
prior to placing the 
skip or scaffolding in 
location.  

Granted licence, and 
ensure compliance with 
conditions.  
Client should request 
receipt and copy of 
licence. 

Fees 
associated with 
skip hire and/or 
scaffolding. 

Formal enforcement action may 
be taken (warnings, fixed penalty 
notices, or court proceedings). 

11 Energy 
Performance of 
Buildings 
Regulations 
(and HIP regs) 

If the property is to be 
rented or sold, an EPC 
must be produced for 
the entire property. 

The Energy Performance Certificate must be 
produced by an accredited Domestic Energy 
Assessor (DEA) or Home Inspector (HI). 
If the dwelling is being sold, the homeowner will 
need to commission a Home Information Pack, 
one element of which is the EPC. 

Homeowner A property cannot be 
put on the market 
without a HIP [Ref36], 
or rented without an 
EPC.  
For a sale, in the first 
instance, the estate 
agent is likely to 
check that the 
property has an EPC.  
 
Later in the process, 
the seller’s solicitor 
and the buyer’s 

The EPC is made 
available to prospective 
buyer or tenant. 
 
Compliance confirmed if 
HIP contains the 
compulsory information 
and the property is put 
on the market. 

Fees 
associated with 
employing an 
accredited 
DEA or HI. 

House cannot be put on the 
market without a HIP, or rented 
without an EPC. 
 
In the case of non-compliance, 
the Trading Standards Officer 
can pursue the building owner.  A 
fine of £200 (tic) can be levied. 

  



  

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

solicitor are likely to 
ensure compliance. 
For rental via a letting 
agent, the agent 
should ensure the 
landlord has a valid 
EPC. 

12 Waste 
regulations 

Generation of 
construction and 
demolition waste 
[Ref37 ] 
 

      

13 Regulatory 
Reform (Fire 
Safety) Order 
2005 

The Order applies to 
virtually all building 
types except domestic 
premises occupied by 
a single family group 
[Ref38].  Therefore, it 
does not apply for this 
example. 

- - - - - - 

14 London Building 
Act 
(Amendments) 
Acts1939 

If the building is over 
30m high, or 25m with 
a plan area of 930m2 
[Ref36]  
Therefore not 
applicable for this 
example. 

- - - - - - 

15 Rights to 
Light/Rights of 
Light act 
1959(Ref39) 

A right to light will 
come into existence if 
it has been enjoyed 
uninterrupted for 20 
years or more, granted 
by deed, or registered 
under the Rights of 
Light Act 1959. 
Planning permission 
does not override a 
legal right to light.  
Ref40]   
 

the Architect or Surveyor should consider this into 
their design proposal. 
The homeowner should seek to establish if any 
neighbours have a legal right to light.  This is a 
matter of property law, not planning law. 

     

 



 

Part 2: Supporting Information 

Table 2: Detailed documentation requirements 

Regulation Detailed documentation requirements [RefError! Bookmark not defined.] 
Planning To be submitted with standard form “Householder Application for Planning 

Permission for works or extension to a dwelling” (i.e. [Ref41]): 
- Original and 3 copies of application form  
- Original and 3 copies of a plan identifying the land to which the application 

relates, drawn to an identified scale (e.g. a scale of 1:200 in Richmond 
[Ref42]) and showing the direction of north. 

- Original and 3 copies of other plans and drawings or information necessary to 
describe the subject of the application [as per Ref42]. 
o Block plan of site showing boundaries (at 1:100 or 1:200) 
o Existing and proposed elevations (1:50 or 1:100) 
o Existing and proposed floor plans (1:50 or 1:100) 
o Existing and proposed site sections and finished floor and site levels (1:50 

or 1:100) 
o Roof plans (1:50 or 1:100) 

- Completed Ownership Certificate A,B,C or D [Ref42] 
Building 
Regulations 
(LA Bldg 
Ctrl) 

A Building Notice comprises the following (as per Section 14 of the 
Regulations) 
- A statement to give the local authority that building work or a change of 

material use is proposed.  
- A description of the proposed building work or material change of use, 

including particulars of the location of the building to which the proposal is 
related and the use or intended use of that building. 

- A plan to a scale of not less that 1:1250 showing: 
o The size and position of the building, or the building as extended, and its 

relationship to adjoining boundaries 
o The boundaries of the curtilage of the building, or the building as 

extended, and the size, position and use of every other building or 
proposed building within that curtilage 

o The width and position of any street on or within the boundaries of the 
curtilage of the building or the building as extended. 

- A statement specifying the number of storeys in the building or the building as 
extended 

- Particulars of the provision to be made for the drainage of the building or 
extension. 

Full Plans include the above, plus: 
- Particulars of the precautions to be taken in building over a drain, sewer or 

disposal main 
- Any other plans necessary to show that the work would comply with these 

Regulations 
- Request for the local authority to issue a completion certificate  

  



 

Regulation Detailed documentation requirements [RefError! Bookmark not defined.] 
Building 
Regulations 
(AI) 

Initial Notice is a prescribed form which is to contain: 
- A description of the work 
- For new buildings or extension: 

o A site plan to a scale of not less than 1:1250 showing the boundaries and 
location of the site, and approximate location of any connection to the 
sewer. 

o A statement that the AI will consult the sewerage undertaker where the 
work involves building over or near any drain, sewer or disposal main 
which is shown on any map of sewers kept by the sewerage undertaker 

o A statement of any local legislation relevant to the work and the steps to 
be taken to comply with it.  

Accompanying the Initial Notice must be a declaration (signed by the insurer) 
that an approved scheme of insurance applies to the work 

 

Table 3: LA Bldg Ctrl notification – stages of work and timing 

Stage Timing for notification 
Commencement At least two days before the work is commenced 
Excavation for foundations At least one whole day before covering up 
Foundation At least one whole day before covering up 
Damp proof course At least one whole day before covering up 
Concrete or material laid over a site At least one whole day before covering up 
Completion Not more than five days after completion. 
Occupation (before completion) At least five days notice before the occupation 
 

Table 4: Information required for notifying water suppliers 

Information required by water suppliers 
Notification is required as the work relates to “the erection of any new building or structure”. 
[Ref] 
 
For notification, the following information must be sent to the local water supplier:  
- The name and address of the person giving notice and, if different, of the person to whom 

the consent should be sent. 
- A description of the proposed work and any related change of use of premises. 
- The location of the premises and their use or intended use. 
- A plan of that part of the premises which relates to the proposed work and a diagram 

showing the pipework and fittings to be installed. 
- The plumbing contractor’s name and address, if an approved plumber is to do the work.  
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accepted

START WORK 

When works complete, if compliant with 
Building Regulations, LA will issue 

COMPLETION CERTIFICATE, or if not 
compliant, LA will serve notice to 

amend/rectify works.

PLANNING 
(LISTED 

BUILDING & 
CONSERVATIO 
N AREA) ACT

WATER

Architect to prepare tender 
documents specifying  

APPROVED CONTRACTOR 
(for internal works)  AND/OR

APPROVED GROUND-WORKER 
(for external works)

(refer TABLE 1, Reg8)

LA planners may notify regulatory 
bodies (Environment Agency, local 
Water Authority) and gain consent if 

applicable
(refer TABLE 1, Reg8) 

Water Supply 
(Water Fittings) 

Regulations

HIGHWAYS
The 

Highways 
Act 1980

Architect to prepare tender 
documents ensuring contractors and 

sub-contractors using skips / 
scaffolding to obtain licence and 

comply with conditions
(refer TABLE 1, Reg10) 

Contractors to ensure on- 
going compliance with use 

of skips/scaffold
(refer TABLE 1) 

Assume for this 
scenario the client 
has appointed  an 

ARCHITECT

Client to decide how 
to manage project – 
(i.e.  self manage or 

appoint  
architect/surveyor/

builder)

Approved person to 
ensure compliance 

with BUILDING 
REGULATIONS

Approved person 
confirms compliance 
with Regs through 
self-certification

Architect to advise 
the client  that 

Building 
Regulations (BR) 

apply

Local Authority 
Building Control

(LABC)

AI to prepare INITIAL NOTICE if required and 
submit to Local Authority

5 days If not rejected 
, deemed 
accepted

Rejected: 
resubmit

AI to consult sewerage undertaker (if works within 3m of 
centreline of drain, sewer, disposal main).

BEFORE or as soon as practicable after submitted INITIAL 
NOTICE

Comments 
received from 

Sewerage 
Undertakers

If not rejected, 
deemed 
accepted

Rejected: 
resubmit

WORK 
COMPLETE

If work is not compliant with Building 
Regulations and work is not rectified on site 
AI will not issue FINAL CERTIFICATE and 
will cancel the INITIAL NOTICE by notifying 
the LABC.  The LABC has the enforcement 

powers.  This will terminate AI’s 
responsibility.  LABC will charge for 
‘Reversion Charge’ to cover their 

involvement costs.

Architect to prepare 
Building Control 

application

BUILDING NOTICE
(site plans and information 

required as per Reg 13)

Architect deposits BUILDING NOTICE and 
client pays charge 2 days

Local authority has 5 weeks to pass/reject 
plans (or 2 months if agreed)

Local authority will consult  fire authority and 
sewerage undertaker

Architect deposits FULL PLANS and 
client pays charge 

A.I. to issue FINAL CERTIFICATE to local 
authority within 5 days of completion of 

works.

BUILDING  
REGULATION 

S

OPTIONAL:
Clients can request  AI prepare PLANS CERTIFICATE

(can give protection if INITIAL NOTICE is cancelled later)

AI to consult with fire authority and Sewerage 
undertaker to approve plans.

(Concurrent or after giving INITAL NOTICE)

FULL PLANS
(site plans and information 

required as per Reg 14) FULL PLANS must be submitted where:
- Erecting building fronting onto private street
- Building over a sewer

Architect to prepare tender 
documents specifying  

Gas Safe registered person 
(formerly CORGI)

(refer TABLE 1, Reg7)

ELECTRICIT 
Y / GAS

Gas Safety (Installation 
and Use) Regulations

Gas Safe registered 
person to ensure 
compliance with 

BUILDING 
REGULATIONS

Gas Safe registered 
person confirms 
compliance with 

Regs through self- 
certification

Not applicable if >500kg 
hazardous waste produced 

per year

Asbestos

Licensed contractor or 
DIY disposalControlled wasteWASTE

(RISK MGNT)
NOT NOTIFIABLE TO HSE 

(duties still apply)
(refer TABLE 1, Reg5)C Duties for:

-Client
- CDM Coordinator

-Designer
- Principal contractor

Contractor duties

Not applicable for domestic 
unless property to be rented to 

non-family.

All contractors/workers 
responsible for complying 

with Part 4 of the Regs

COSHH(MATERIALS)

HEALTH & 
SAFETY

Applies during the 
construction stage

CDM

Control of 
Asbestos 

Regulations

Depending on the type of asbestos, 
only a licensed asbestos contractor 
can undertake the  asbestos related 

works. 

Hazardous Waste 
(England and 

Wales) 
Regulations 2005

Energy 
Performance of 

Buildings

Client may wish to have an 
EPC produced or updated 

(necessary when property is to 
be sold. 

(Refer TABLE 1, Reg11)

Not applicable, as extension is not 30m high, or 25m 
with a plan area of 930m2 
(refer TABLE 1, Reg14)

London Building 
Act 1939

Party Wall Act 
1996

Party Wall Building Owner Surveyor (appointed by 
the client) to serve notices to all adjoining building 
owners that  are to be included under the Act prior 

to commencing work.
Notice periods required prior to starting work will 

depend on the nature and location of the proposed 
works and  whether written  acknowledgement and 

consent is received  from the Adjoining Building 
Owner s

(typically concurrent with BR application)

Party Wall Building Owner 
Surveyor and Adjoining 

Owner Surveyors (if 
appointed by the adjoining 

owners)  carries out 
Schedule of Condition 

inspections to all  relevant 
properties covered under the 

Act prior to work 
commencing on site. 

Building Owner Surveyor and 
Adjoining Owner Surveyors (if 

appointed) to inspect the  works 
during the construction stage.

FIRST 
STEPS

…can be undertaken 
at any time, subject to 

timeframes against 
planning…

Architect to determine fees 
for:

-Local Authority Building 
Control (LA Bldg Ctrl)

- Approved Inspector (AI)
(refer TABLE1, Reg4a)

This may be assisted, in 
some local authority areas, 
by a single point of contact 

for both planning and 
building control enquiries

Regulatory Reform 
(Fire Safety) Order 

2005

Not applicable
(refer TABLE 1, Reg13)

Red/bold text

Process link within regulation
Process link across regulations
Link or stage at which an issue arises 
Cross-reference to “Key Information” table 
Timeframe required to receive decision
Relevant legislation/regulation

No  public guidance 
on which route to 

take..

‘Dodgy’ builders may cut corners, 
exploiting lack of detail submitted in 

BUILDING NOTICE route
Different bodies may 

have divergent 
objectives/opinions

Assumed not to apply.  If asbestos were located before or during construction, the client 
(householder) would have a duty of care to operatives and occupants  in respect of their 
Health & Safety, and the HSE may need to be notified.

Environmental 
Protection Act 1990 
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Controlled Waste 
Regulations 1992

Usually difficult to get LA to 
issue Certificate despite 

submitting relevant 
information. 

Architect to prepare and submit 
necessary paperwork for 

building over sewer.
(refer TABLE 1, Reg8) 

14 days

REGULATION RIBA Stage A-B RIBA Stage J-KRIBA Stage C-E RIBA Stage F-H RIBA Stage L-M

CONTRACTORS often do not submit 
necessary self-certification. 

ARCHITECT often have to chase.  
Results in slow closure to project

Potential issues where 
different BCOs attend 

inspectionsFee scale depends on project 
value.  

If design changes,  no clarity on 
whether fees change.

Design change  (i.e. Size, 
appearance, function), 

Site imposed design change  
(i.e. Issues with existing 
building, soil conditions)

LA Bldg Ctrl Route:
Architect liaises with BCO for 

approval and/or inspection

Architect to prepare and 
submit s.73 application if 

MAJOR breach of 
consent conditions

(refer TABLE 1, Reg 1b)

A.I. Route:
AI to complete and submit 

“Amendment Notice”
(Refer TABLE 1, Reg 4c)

5 days to 
reject

8 weeks for 
decision. If rejected 
extension must be 

taken down
Not always issued, leading 
to Building Control records 
showing work ‘incomplete’

Local authority will issue 
APPROVAL NOTICE

(BUILDING NOTICE route only) 
Architect to provide more 
information if requested

Builder to notify LA at 5 key 
stages (refer Reg15)

(refer Table 1, Reg4a).
Building Control officer will inspect 
and may request design changes, 

delaying works

Architect to prepare and 
submit retrospective 

application 

If change is MAJOR and no 
application is resubmitted DC 
Officer issues an enforcement 
notice to take down extension 

Rights of 
Light Act

These will apply to the contractor, but  would need 
to be considered at the design stage

(refer TABLE 1, Reg6d)

Working at 
Height 

Regulations

Depending on the type of 
asbestos identified, the HSE 

may need 14 days notice prior 
to any works (removal or 

encapsulation) taking place 

Establish during the briefing process if this will apply or not
(refer TABLE 1, Reg9)

If the project is self-managed, 
the householder may overlook 

this issue

Architect or surveyor to 
advise if the Act is 

likely to apply

Establish during the briefing process if this will apply or not
(refer TABLE 1, Reg15)

Architect or surveyor to 
advise if the Act is 

likely to apply

If the project is self-managed, 
the householder may overlook 

this issue

If the Rights of Light Act applies to the proposed 
works, the Architect or Surveyor are to consider 

this into their design proposal. 
(typically concurrent with BR application)

Party Wall Building Owner Surveyor and Adjoining 
Owner Surveyors to carry out Post-Construction 
Schedule of Condition inspections to all  relevant 
properties covered under the Act after completion 

of the works. 

Architect to prepare 
planning documentation 
(refer TABLE 1, Reg1) 
and submit application

Required, albeit a Permitted 
Development

8 weeks, limited potential 
for negotiation

Rejected: amend & 
resubmit

granted

Listed building consent required?
(refer TABLE 1, Reg2)

Not applicable for this 
development.

Architect to identify 
whether planning 
consent required

This may be assisted, 
in some local authority 
areas, by a single point 

of contact for both 
planning and building 

control enquiries

Architect to liaise with 
Conservation Officer in 

developing application to assist in 
approval process

(fee may be payable)

Planning (Listed Buildings 
and Conservation Areas 

Act) 1990 

Approved 
Inspector 

(A. I.)

AI to inform LABC of project within 48 hours of 
construction start date 

Conservation Area considerations taken into account when 
determining Building Regulations, compliance  and may dictate 

elements of design, (i.e. windows). Consultation with 
conservation Officer advisable

Architect & Client to 
negotiate and agree 
fees and Terms & 

Conditions

FIRE

Site Waste 
Management 

Plan 
Regulations

Not applicable due to 
the size of project 

Management of 
Health and Safety 

at Work 
Regulations

Control of 
Lead at Work 
Regulations

If exposure to expected during construction work, employer must assess risk to 
health, implement measures to reduce risk. Ensure effectiveness  of measures, 

provide  PPE and monitor health.

Planning permission and Building Control 
approval may be granted  even though Rights 

to Light are contravened, and they are 
independent of each other

Information for On Construction EPC to be collated during 
the design and construction phase

EPBD 
Regulations

Appeal  for non 
determination within 6 
months of the date by 
which the LPA should 

have decided the 
application

Appeal  against rejected decision 
within 6 months of LPA’s decision.  

LPA should respond within 8 wks or 13 
wks for major developments (or longer 
by mutual agreement).  If LPA fails to 
decide within stated period, appeal 

application must be submitted within 6 
months of the end of the stated period.



  
    
SCENARIO 2: DOMESTIC EXTENSION IN A CONSERVATION AREA 
Table of Regulations and Responsibilities 
 
This document sets out appropriate regulations and responsibilities relating to the scenario (Table 1), and it provides more detailed information relating to supporting documentation and notifications and a list of references (Table 2).   
To reduce duplication, only differences to the information set out in Table 3 for the Domestic Extension (Scenario 1) are highlighted below. 
 
Part 1: Primary Information 

Table 1: Regulations & Responsibilities 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

1 Planning 
 
 

Only applies if not a 
permitted 
development, as per 
[Ref1], or if located in 
a Conservation Area 

Apply for ‘Certificate of Lawfulness’ to cover 
elements of the design that fall under Permitted 
development and do not require planning 
consent. 
 
Apply for ‘Extension in a Conservation Area’ 
consent for the 2-storey extension. 
 
 
Local requirements (i.e. Richmond) include  the 
need for photos showing context with 
neighbouring properties [Ref2] 

The homeowner is 
responsible, however 
the application can be 
prepared and submitted 
by agent (i.e. architect, 
surveyor, builder 
solicitor) [Ref3] 

LA Development 
Control (DC) officer 
should decide on the 
application within 
eight weeks or within 
28 days for non-
material amendment 
application to an 
existing permission, 
unless a longer period 
of time is considered 
necessary (due to 
delays in providing 
public notices, for 
example).  An appeal 
can be submitted on 
grounds of it’s non 
determination if no 
decision was reached 
within the 8 weeks or 
28 days (for 
applications detailed 
above) or written 
agreed timescale.  
The appeal to be 
submitted within 6 
months of the date by 
which LPA should 
have decided the 
application. [Ref4]   
 
The applicant can 
also appeal against 
the decision if 
rejected, but this risks 
slowing down the 

The DC officer will issue 
a letter granting 
permission and outlining 
any pre-commencement 
and/or general 
conditions, the 
timeframe for validity of 
permission, and the 
process for amending 
the application or 
permission at a later 
date if required. 
 
If conditions are 
required, these will be 
discussed on a case by 
case basis. 
 
*Pre-commencement 
conditions need to be 
fulfilled before 
construction starts. The 
designer needs to 
‘discharge conditions’ by 
submitting 
documentation to the 
LPA demonstrating 
compliance. 
General conditions 
(materials, windows, 
etc) do not require 
discharge before 
construction begins. It is 
assumed that the 
designer will incorporate 
the conditions into the 

The planning 
application fee 
for extension/ 
alteration to a 
single dwelling 
(excluding 
flats) is £150 
[Ref5].  This 
fee is set 
nationally. 

If planning permission and/or 
conditions are breached, the LA 
may issue an enforcement notice 
to potentially reinstate the 
building to its original condition 
[Ref6] 
 
Failure to act in accordance with 
the enforcement notice 
contravenes the Town and 
Country Planning Act 1990. 
 
The LPA do not have a formal 
process, or the resources, for 
checking that conditions have 
been discharged prior to 
construction. The LPA tends to 
have to rely on ‘whistle-blowers’ 

  
 



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

assessment process 
even further.  The 
appeal must be 
submitted within 6 
months of receipt of 
the LPA’s decision.  
The LPA should 
respond within 8 
weeks of receipt of 
valid application.  If 
the application relates 
to a major 
development LPA has 
13 weeks to issue 
their decision.  You 
can also agree in 
writing a longer period 
than 8 or 13 weeks 
and if LPA fail to 
decide within the 
agreed period your 
appeal application 
must be received 
within 6 months of the 
end of the extended 
period.  

design. 

 
(Applications in a 
Conservation Area 
need to be advertised 
in the local 
newspapers). 

2 Listed Buildings Not applicable for this 
development 

- - - - - - 

3 Conservation 
Area 
 
 

Development site 
located in 
Conservation Area 
 
Conservation Area 
Consent – applies only 
to demolition 
 
There are no 
Conservation Area 
regulations as such; 
instead there is Article 
4 direction in PPS 15 

See  Reg. 1 above - - - - - 

  
 



  
 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

[Ref7] This enables 
conservation issues to 
be  a material 
consideration to 
influence a planning 
decision[Ref8] 
 

Refer Domestic Extension (Scenario 1) Document 3 for documentation requirements for the following regulations: 
4 Building Regulations (including amendments to applications)      
5 Health and Safety:  Construction (Design and Management) Regulations 2007      
6 Health and Safety:  Materials      
7 Gas Safety (Installation and Use) Regulations 1998      
8 Water Supply (Water Fittings) Regulations       
9 Party Wall Act 1996      
10 The Highways Act 1980      
11 The Energy Performance of Buildings  Regulations (and HIP regs)      
12 Waste regulations      
13 Regulatory Reform (Fire Safety) Order 2005      
14 London Building Act (Amendments) Acts1939      
15 Rights of Light Act 1959      
 



 

Part 2: Supporting Information 

Table 2: Detailed documentation requirements 

Regulation Detailed documentation requirements 
Planning To be submitted with standard form “Householder Application for Planning 

Permission for works or extension to a dwelling” (i.e. [Ref2]: 
- Original and 3 copies of application form  
- Original and 3 copies of a plan identifying the land to which the application 

relates, drawn to an identified scale (e.g. a scale of 1:200 in Richmond [Ref9] 
and showing the direction of north. 

- Original and 3 copies of other plans and drawings or information necessary to 
describe the subject of the application [as per Ref9]. 
o Block plan of site showing boundaries (at 1:100 or 1:200) 
o Existing and proposed elevations (1:50 or 1:100) 
o Existing and proposed floor plans (1:50 or 1:100) 
o Existing and proposed site sections and finished floor and site levels (1:50 

or 1:100) 
o Roof plans (1:50 or 1:100) 

- Completed Ownership Certificate A,B,C or D [Ref9] 
- Original and 3 copies of a design and access statement 

As per Domestic Extension (Scenario 1) Document 3 for:  
- Building Regulations (LABC) 
- Building Regulations (AI) 
 
 
REFERENCES: 
 
                                                      
1 Planning Permission:  

http://www.planningportal.gov.uk/england/genpub/en/1115315206517.html  
2 Householder Application for Planning Permission for works or extension to a dwelling (LB Richmond-

upon-Thames):  
http://www.planningportal.gov.uk/uploads/appPDF/L5810Form001_england_en.pdf 

3 Learn how to make an application: 
http://www.planningportal.gov.uk/england/genpub/en/1010677919308.html 

4 Planning Applications Appeal Process: 
http://www.planningportal.gov.uk/uploads/pins/listed_making_your_appeal.pdf 

5 Planning Application Fee Calculator:  
http://www.planningportal.gov.uk/england/government/applications/feecalc 

6 Failure to obtain or comply with planning permission  
http://www.planningportal.gov.uk/england/genpub/en/1115315273802.html  
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workresppp/workresp
ppfailure 

7 Planning Policy Guidance (PPG 15) Planning and the Historic Environment 
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/historicenvir
onment/ppg15/ 

8 Planning Policy Statement (PPS 15) - Consultation Paper of a new Planning Policy Statement on 
Planning and the Historic Environment 

http://www.communities.gov.uk/documents/planningandbuilding/pdf/consultationhistoricpps.pdf 
9 Requirements for Householder Planning Applications National Requirements: 

http://www.richmond.gov.uk/requirements_for_hot-4.pdf 
 

  
 

http://www.planningportal.gov.uk/england/genpub/en/1115315206517.html
http://www.planningportal.gov.uk/uploads/appPDF/L5810Form001_england_en.pdf
http://www.planningportal.gov.uk/england/genpub/en/1010677919308.html
http://www.planningportal.gov.uk/uploads/pins/listed_making_your_appeal.pdf
http://www.planningportal.gov.uk/england/government/applications/feecalc
http://www.planningportal.gov.uk/england/government/applications/feecalc
http://www.planningportal.gov.uk/england/genpub/en/1115315273802.html
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workresppp/workrespppfailure
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workresppp/workrespppfailure
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/historicenvironment/ppg15/
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/historicenvironment/ppg15/
http://www.communities.gov.uk/documents/planningandbuilding/pdf/consultationhistoricpps.pdf
http://www.richmond.gov.uk/requirements_for_hot-4.pdf


Information may need to be duplicated to fulfil 
different compliance requirements (e.g.  FRA 

required by both the LA and CSH)

accepted

START WORK 

When works complete, if compliant with 
Building Regulations, LA will issue 

COMPLETION CERTIFICATE, or if not 
compliant, LA will serve notice to 

amend/rectify works.

Developer to prepare detailed 
application documentation 
(refer TABLE 1, Reg 1) 
and submit application

13 weeks (major project) 
limited potential for 

negotiation

Rejected: amend & 
resubmit

Permission 
granted

TOWN & 
COUNTRY

PLANNING ACT

WATER

Developer to prepare tender 
documents specifying  

APPROVED CONTRACTOR 
(for internal works)  AND/OR

APPROVED GROUND-WORKER 
(for external works)

(refer TABLE 1, Reg8)

LA DC may consult with regulatory 
bodies (Environment Agency, local 
Water Authority) to support consent 

if applicable
(refer TABLE 1, Reg8) 

Water Supply 
(Water Fittings) 

Regulations

HIGHWAYS 
ACT

The 
Highways 
Act 1980

Developer to prepare tender 
documents ensuring contractors and 

sub-contractors using skips / 
scaffolding to obtain licence and 

comply with conditions
(refer TABLE 1, Reg10) 

Contractors to ensure on- 
going compliance with use 

of skips/scaffold
(refer TABLE 1, Reg10) 

Approved person to 
ensure compliance 

with BUILDING 
REGULATIONS

Approved person 
confirms compliance 
with Regs through 
self-certification

A.I.

LABC

Developer to 
negotiate and agree 
fees and Terms & 

Conditions

AI and Developer to prepare INITIAL NOTICE for 
required information.

Submit to Local Authority
5 days granted

Rejected: 
resubmit

AI to consult sewerage undertaker (if works within 3m of 
centreline of  public sewer or new connection).

BEFORE or as soon as practicable after submitted INITIAL 
NOTICE

15 days for 
comment granted

Rejected: 
resubmit

WORK 
COMPLETE

Developer to 
prepare Building 

Control application

LABC has 5 weeks to pass/reject plans (or 2 
months if agreed)

LABC will consult  fire service and sewerage 
undertaker

Architect issues FULL PLANS and client 
pays charge 

A.I. to issue FINAL CERTIFICATE to local 
authority within 5 days of completion of 

works.

BUILDING
REGULATIONS

OPTIONAL:
Clients can request  AI prepares PLANS CERTIFICATE

(can give protection if INITIAL NOTICE is cancelled later)

AI to consult with fire authority and Sewerage 
undertaker to approve plans.

(Concurrent or after giving INITIAL NOTICE)

FULL PLANS
(building and site plans and 

information required as per Reg 14)

CODE FOR 
SUSTAINABLE 

HOMES

Developer to prepare tender 
documents specifying  

Gas Safe registered person 
(formerly CORGI)

(refer TABLE 1, Reg7)

ELECTRICITY/
GAS

Gas Safe registered 
person to ensure 
compliance with 

BUILDING 
REGULATIONS

Gas Safe registered 
person confirms 
compliance with 

Regs through self- 
certification

Developer to notify the EA of the 
removal of asbestos

(refer TABLE 1, Reg6a)

Asbestos

Licensed contractor 
disposal

Controlled waste

WASTE

RISK MGNT

COSHHMATERIALS

HEALTH & 
SAFETY

Control of Asbestos 
Regulations

Hazardous Waste 
(England and Wales) 

Regulations 2005

ENERGY 
PERFORMANCE 
OF BUILDINGS

Homeowner must ensure EPC still valid 
when the dwelling is next sold. 

(Refer TABLE 1, Reg11)
EPB 

Regulations

Can be undertaken at any time, subject to 
timeframes against planning. Plans may be 

submitted sequentially for approval, depending on 
progress with design

Developer to determine:
-Local Authority Building 

Control (LABC) or
- Approved Inspector (AI)
(refer TABLE1, Reg4a)

Regulatory Reform 
(Fire Safety) Order 

2005

Not applicable to occupied 
dwellings

(refer TABLE 1, Reg13)
May apply at construction stage to 
buildings which are a workplace, 

prior to completion

Red/bold 
text

Process link within regulation
Process link across regulations
Link or stage at which an issue arises 
Cross-reference to Regulations table 
Timeframe required to receive decision
Relevant legislation/regulation

Planners may wish to 
impose post occupancy 
monitoring of renewable 

energy technologies

Prohibits asbestos in new build.  Developer must employ licensed contractor to remove and dispose of asbestos 
onsite.  Developer must also prepare a plan for the appropriate management of asbestos.

Environmental 
Protection Act 1990 

SCENARIO 3: SMALL RESIDENTIAL DEVELOPMENT OF 10 NEW HOUSES
Document 1: Regulations Process Map (V4)

Controlled Waste 
Regulations 1992

Can be difficult to get LA to 
issue Certificate despite 

submitting relevant 
information. 

Developer to prepare and submit 
necessary paperwork for 

building over sewer.
(refer TABLE 1, Reg8) 

14 days

REGULATION RIBA Stages A-B RIBA Stages J - KRIBA Stages C - E RIBA Stages L- M

CONTRACTORS often do not submit 
necessary self-certification. Developer 
often have to chase.  Results in slow 

closure to project

Potential issues where 
different BCOs attend 

inspections

Fee scale depends on project 
value.  

If design changes,  no clarity on 
whether  fees change.

Design change  (i.e. size, 
appearance, function), if 
interpreted as breach of 

consent conditions

Site imposed design change  
(i.e. Issues with existing 
building, soil conditions)

LABC Route:
Developer liaises with LABC for 

approval and/or inspection

Developer to prepare and 
submit s.73 application to 

vary condition(s)
(refer TABLE 1, Reg 1)

A.I. Route:
AI to complete and submit 

“Amendment Notice”
(Refer TABLE 1, Reg 4)

5 days to 
reject

13 weeks for decision 
(as per initial 
application) Not always issued, leading 

to Building Control records 
showing work ‘incomplete’

LABC  issue APPROVAL 
NOTICE

(BUILDING NOTICE route only) 
Architect to provide more 
information if requested

Developer to notify LA at 5 key 
stages (refer Reg15)

(refer Table 1, Reg4a).
Building Control officer will inspect 
and may request design changes

Site Waste 
Management Plan 

Regulations

Developer to prepare SWMP, input from design team 
(consideration of waste minimisation in design) 

(refer Table 1, Reg12)
Classify waste as ‘inert’, ‘non-hazardous’, or ‘hazardous’

Principal Contractor and  all contractors 
to implement and review performance 

against SWMP

Principal Contractor to reconcile final 
waste data, calculate resource 

savings

CDM

NOTIFIABLE PROJECT
Duties apply.  

(refer Table 1, Reg5)
Client duties apply – must appoint 

- CDM Co-ordinator during initial design stage
- Principal Contractor as early as possible

(Duties apply throughout the design and construction stages)
CDM Coordinator duties apply

Principal contractor duties apply

Designer duties apply

Client duties apply

Contractor duties apply

Worker duties apply

All contractors/workers 
responsible for complying 

with Part 4 of the Regs

Contractor to undertake a risk assessment  for employers 
working on site and take appropriate action to mitigate risk.Management of Health and 

Safety at Work Regulations

Discussions with different bodies in 
preparing documentation may expose 

divergent opinions (e.g. acceptable level of 
flood risk, ownership of SUDS).

Potentially competing objectives 
within Parts of the Building 

Regulations and CSH 
(i.e. daylighting vs overheating)

Appoint CSH Assessor (Stage A-C)

Assessor will undertake Post Construction Review, 
and submit to BRE for FINAL certification

Assessor will undertake Design Stage Assessment, and submit to BRE for interim certification Assessment and Certification may continue into construction

Contractor to request local authority 
waste collection to dispose of 

asbestos.  Local authority has duty 
under section 45(3) of Environment 

Protection Act 1990.
Local Authority may charge.

Review & update management plan

Developer to prepare or commission Predicted Energy Assessment 
(PEA) if dwellings to be sold off  plan 

(Refer Table 1, Reg11) Accredited energy assessor to prepare On 
Construction EPC (Refer TABLE 1, Reg11)

May be 
required prior 
to occupation

Developer to prepare outline 
planning documentation 
(refer TABLE 1, Reg 1) 
and submit application

Ecological survey requirements may restrict 
timing of development proceeding 

Part 4: Mixing of hazardous waste is 
prohibited.  Asbestos to be kept 

separate  from other waste.

Control of Lead at 
Work Regulations 

2002 

If exposure to lead expected during demolition, employer must assess risks to health, implement measures to reduce 
risk. Ensure effectiveness of measures, 

provide PPE and monitor health

Granted ,subject to 
fulfilling planning 

conditions

Granted, subject to 
negotiation on 

planning obligations 
(S106)

DC to consult with stakeholders 
(e.g. other LA officers, EA, 

Highways, etc)
The scheme will need to meet local 

sustainability requirements including a 
minimum renewable energy contribution.  

LPAs vary in their requirements and 
definitions

The developer needs to declare the CSH rating, 
but  dwellings may have a nil rating.  Other 

sustainability requirements from the planners 
may result in the developer choosing to obtain a 
CSH rating.  Marketing  benefit not always clear.

Air quality impact assessment 
may be required

Road layout & parking 
influenced by access 

requirements for bin lorries

CDM co-ordinator may only be 
appointed by the client, once the 
design team point out the client’s 

duties.

FIRE

Demolition: LABC may decide to issue a notice within 
six weeks of receipt of the notification to specify 

conditions which may include precautions to protect 
adjoining properties and the public.

Developer  is required to 
provide 6 weeks prior notice 
to LABC before demolition 
(refer TABLE 1, Reg 1) 

Contractor to carry out 
demolition in accordance 

with CDM and a health and 
safety plan.

Environmental Impact 
Assessment

Assumed to be not applicable
to this development

Demonstration of compliance  with  pre- 
commencement planning conditions

RIBA Stages  F - H 

LAs are at different stages of 
updating their policies, and policies 

can be hard to identify

The minimum no. of dwellings 
which will trigger  an affordable 

housing requirement  varies 
between LAs

Private and Affordable housing 
may be built to different standards, 

to reflect requirements

Planners may specify a min CSH 
level, or it may be driven by 

funders (eg HCA)Developers  suggest the CSH 
should  be set via B Regs to give 

national consistency

Planning can sets requirements to 
exceed some Parts of the Building 
Regs, bringing into question the B 

Regs role

Having a clear energy strategy 
early on is key in determining the 

overall design & budget cost

A scheme supported by policy 
officers and meeting policies may 
still be rejected by the Planning 

Committee

Tendency for some developers to prefer 
to appoint an AI as see them as part of 

the team, and  perceive obtain more 
timely decisions

Possible lack of knowledge about 
the LABC Partner Authority Scheme

PPS 25
Clarity required regarding the flood risk, 
EA and LPA may have different views

Developer to identify requirements for amendments to 
existing highways, and need for new roads.

Consult with LA Highways team

Section 38 and Section 278 agreements may be 
negotiated at the same time as Section 106 agreement

Developer to identify requirements regarding waste 
collection, bin stores, provision of recycling facilities etc.

Consult with LA Waste team

RIGHTS OF 
LIGHT ACT

Establish during the briefing process if this will apply or not
(refer TABLE 1, Reg14)

Architect or surveyor to 
advise if the Act is 

likely to apply

If  Rights of Light Act applies to the development, 
the Architect  should consider this in the design 

proposal. 
(typically concurrent with BR application)

Planners may impose 
conditions so that demolition 

only takes  place shortly 
before construction begins

Different bodies may 
have divergent 

objectives/opinions

Consultants make utilities capacity enquiries, could take 4 
months to get a response 

Positive response, design proceeds on the basis of 
sufficient existing capacity 

Gas Safety (Installation 
and Use) Regulations

Lengthy planning process, or time to site 
may mean capacity is used by other 

developments.
May then need to incorporate substation, 

with space and planning implications

On site testing may mean as-built 
performs worse than design, need  to 

redo work

Planning permission and Bdg Control 
approval may be granted  even though Rights 

to Light are contravened, and they are 
independent of each other

SUPPLY & 
DISPOSAL

FLOOD RISK & 
DRAINAGE

Sustainable Urban Drainage Scheme 
(SUDS) may be required

If work is not compliant with Bdg Regs and 
work is not rectified on site, AI will not issue a 

FINAL CERTIFICATE and will cancel the 
INITIAL CERTIFICATE by notifying the LABC 
as they have the enforcement powers.  This 
will terminate the AI's responsibility.  LABC 

will charge 'Reversion Charge' to cover their 
involvement costs.

Information may need to be 
duplicated to fulfil different compliance 

requirements (e.g.  SAP output 
required by both the LABC and CSH)

Electrical Supply Regs

Utility information may be provided 
late, potentially requiring 

resubmission, or amendment to 
planning permission to include a 

sub-station

Information for On Construction EPC to be collated during 
the design and construction phase

Working at 
Height 

Regulations

These will apply to the contractor, but  
would need to be considered at the design 

stage
(refer TABLE 1, Reg6d)

PARTY WALL 
ACT 1996

refer Table 1, Reg9 Assumed 
to be not applicable
to this development

Risk to project programme  and 
budget = financial implications for the 

developer.
Process has resource implications 

for the LA

13 weeks, 
limited 

potential for 
negotiation

Application to 
Building Control - 

see process 
below

Appeal  against rejected decision 
within 6 months of LPA’s decision.  

LPA should respond within 13 wks or 
longer by mutual agreement.  If LPA 
fails to decide within stated period, 

appeal application must be submitted 
within 6 months of the end of the 

stated period.



 

  
 
 

 
 
SCENARIO 3: SMALL RESIDENTIAL DEVELOPMENT OF 10 NEW HOUSES – TABLE OF REGULATIONS AND RESPONSIBILITIES 
 
This document sets out appropriate regulations and responsibilities  relating to the scenario (Table 1), it provides more detailed information relating to supporting documentation 
and notifications, and it provides a list of references (Tables 2 and 3 respectively).   
 
Part 1: Primary Information 

Table 1: Regulations & Responsibilities 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

1 Planning 
Policy 
 

Necessary to 
proceed with 
development. 

Demolition: 
Submit form “Application for prior 
notification of proposed demolition” 
[Ref1], attach documentation 
specified on form, see Table 2c. 
 
All Matters Reserved: 
Not likely for a 10 dwelling 
development. 
Submit form “Application for 
Outline Planning Permission with 
all matters reserved” [Ref2], and 
attachments (Refer Table 2).  
National policy requirements are 
the same for all Local Planning 
Authorities (LPAs).  LPAs may 
have additional local policy 
requirements.  

Some Matters Reserved: 
Submit form “Application for 

Developer is 
responsible for 
obtaining 
outline planning 
permission from 
local authority. 
 
The developer 
finalises 
documentation 
for detailed 
planning 
application.  

LA Development 
Control officer 
should decide on 
the application 
within 8 weeks 
for a ‘minor’ 
development, or 
13 weeks for a 
‘major’ 
development,  
Ref6], unless a 
longer period is 
agreed in writing 
with the 
applicant. 
An appeal can 
be submitted on 
grounds of its 
non 
determination if 

LA Development 
Control officer 
will issue a letter 
granting 
permission and 
outlining any 
conditions * that 
need to be met 
and/or 
obligations (e.g. 
Section 106) that 
are to be 
negotiated, the 
timeframe for 
validity of 
permission, and 
the process for 
amending the 
application or 
permission at a 

Fees are set 
nationally. 
[Ref7].   
 
Outline 
Permission: 
- Not more 

than 2.5ha: 
£335 per 
0.1ha  

- More than 
2.5ha: 
£8,285 + 
£100 per 
0.1ha 

Detailed 
Permission: 
Sliding scale 
relative to 
gross external 

If planning 
permission and/or 
conditions/obligations 
are breached, the LA 
may issue an 
enforcement notice 
and issue a 
retrospective consent 
(on application) 
[Ref8] 

Failure to act in 
accordance with the 
enforcement notice 
contravenes the 
Town and Country 
Planning Act 1990. 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

Outline Planning Permission with 
some matters reserved” [Ref3], 
and attachments (Refer Table 2).  
National policy requirements are 
the same for all Local Planning 
Authorities (LPAs).  LPAs may 
have additional local policy 
requirements. 
 
Full Planning Consent: 
Submit form “Application for 
Planning Permission” [Ref4], and 
attachments (Refer Table 2).  
National policy requirements are 
the same for all Local Planning 
Authorities (LPAs).  LPAs may 
have additional local policy 
requirements. 
 
Local policy requirements may 
include additional studies such as 
traffic impact or ecology 
assessments, and requirements 
may vary according to the type of 
application, and the type of 
development [Ref5].  The list of 
possible additional reports to 
support the planning application is 
included in Table 2.  

no decision was 
reached within 
the 13 weeks  
or written agreed 
timescale.  The 
time limit for the 
inspectorate to 
receive the 
appeal is 6 
months from the 
date shown on 
the LPA’s 
decision notice. 
 
The applicant 
can also appeal 
against the 
decision if 
rejected, but this 
risks slowing 
down the 
assessment 
process even 
further.  The 
appeal must be 
submitted within 
12 weeks from 
rejection.  

later date if 
required. 

If conditions are 
imposed, these 
will be discussed 
on a case by 
case basis. 
 
*Pre-
commencement 
conditions need 
to be fulfilled 
before 
construction 
starts. The 
applicant needs 
to ‘discharge 
conditions’ by 
submitting 
documentation to 
the LPA 
demonstrating 
compliance. 
 
Planning 
obligations (e.g. 
S106) will be 
negotiated 
between the LA 

floor space 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

and the 
developer before 
being agreed by 
both parties. 

2 Listed 
Buildings 

Not applicable 
for this 
development 

- - - - - - 

3 Conservation 
Area 

Not applicable 
for this 
development 

- - - - - - 



 

 
 
 

 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

4a Building 
Regulations 

Where “building 
work” is to occur 
(i.e. erection or 
extension of 
building, 
building 
alterations, 
installation or 
extension of 
service/fitting 
controlled under 
building 
regulations such 
as drainage). 
[Ref9]. 
 

LA BCB route:  
- Client to submit ‘Full Plans’ to the 

local authority [Ref10] [Ref11]. 
Full plans typically developed 
sequentially in accordance with 
the Parts of the Building 
Regulations. 
o (Refer to Table 2 for more 

information) 
- Following receipt of written 

approval, the developer is 
required to notify the local 
authority two clear working days 
prior to commencing work.  Type 
of notification is not specified.  
[Ref10] 

 
AI route: 
- Developer and AI must jointly 

submit ‘Initial Notice’ and 
accompanying declaration to 
local authority [Ref10]. 
o (Refer to Table 2 for more 

information) 

LA BCB route: 
The developer 
is ultimately 
responsible. 
[Ref10].  
 
 
 
 
 
AI route: 
The developer 
and AI are 
responsible for 
preparing 
documentation 
for the ‘Initial 
Notice’.  AI has 
specific duties 
(i.e. consult 
sewerage 
undertaker if 
applicable). 

LA BCB route 
- Full Plans are 

submitted to 
local authority.  

- Local authority 
will approve or 
reject plans. 

 
 
 
 
AI route: 
- Local Authority 

will either 
accept or reject 
the Initial 
Notice.  If not 
rejected within 
5 days, it is 
deemed to be 
considered 
acceptable. 

- LA will advise 
in writing if 
work does not 
comply with the 
regulations. 

LA BCB route: 
- LA Building 

Control will 
issue the client 
with a 
Completion 
Certificate 
when they are 
satisfied that 
works comply 
with 
regulations, at 
the completion 
of works, 
having 
inspected at 
key relevant 
stages. 

- Some works 
will be self-
certified, 
requiring the 
relevant 
documents to 
be provided 
and submitted 
to the LA, prior 
to issue of the 
Completion 
Certificate. 

 
AI route: 
- AI will issue 

Final Certificate 
to client and 
local authority 
when satisfied, 
ha ing

LA BCB route:  
Fees 
dependent on 
type of 
application. 
[Ref12] 
 
 
 
AI route: 
Fees are as 
negotiated with 
the Approved 
Inspector. 
[Ref10]. 
 

LA BCB route: 
- LA Building Control 

may serve notice in 
accordance with 
Section 36 of the 
Building Act that 
requires the client 
to dismantle or 
amend the work 
within 28 days.  
This can be 
appealed initially 
via an Independent 
Expert Report or 
subsequently via 
the Magistrates 
Court [Ref10]. 

- If the LA does not 
issue a completion 
certificate, this may 
affect a sale by 
coming to light 
through a local land 
search enquiry 
when the owner 
wishes to sell their 
property. 

 
AI route: 
- AIs do not have 

enforcement 
powers; however 
they would not 
issue a ‘Final 
Certificate’ to the 
LA if building works 
are not compliant.  
The LA can accept



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

4b Amendment to 
the approved 
plans 

LA BCB route:  
As above, amended to reflect the 
design change 
 
AI route: 
AI to issue an ‘Amendment Notice’ 
to the Local Authority.   
 

LA BCB route:  
Design team 
 
AI route: 
AI 

LA BCB route:  
Local authority 
 
AI route: 
Local authority 
has5 days to 
reject on 
prescribed 
grounds. 
Otherwise notice 
can be assumed 
to be approved. 

LA BCB route:  
As above 
 
AI route: 
As above 
 

LA BCB route:  
As above 
 
AI route: 
As above. 
 

5 Health and 
Safety:  
- Construction 

(Design and 
Managemen
t) 
Regulations 
2007 

This case study 
is notifiable to 
the HSE, as it 
will last more 
than 30 days 
total 
construction and 
over 500 
person-days of 
work. 

Duty holders include client, CDM 
Co-ordinators, Designers, Principal 
contractors, contractors and 
workers. [Ref13]. 
 
Duties include: ensuring the a 
CDM Coordinator is appointed, the 
project is notified, their work is 
compliant, development a CDM 
plan for the site, etc. 

All duty holders 
responsible for 
documenting 
compliance with 
upholding their 
duties. 

Duty holders 
responsible for 
ensuring their 
own compliance. 
 
 

None. No specific 
costs beyond 
employing 
tradesmen. 

Duty holders (or their 
organisations) liable 
to prosecution if a 
court case is 
instigated by 
enforcing authorities 
[Ref14] following 
inspections after an 
incident. 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

6a Use of 
hazardous 
chemicals 
(excluding 
asbestos and 
lead). [Ref15] 

Risk assessment to assess the 
risks of COSHH substances. 
Must record assessment if more 
than 5 employees on site.   
Also necessary to provide 
appropriate equipment. 

Employers with 
staff working 
on-site. 

Responsibility 
rests with 
employers. 

Written Risk 
Assessment if 
employer has 
more than 5 
employees 
[Ref15] 

No prescribed 
costs. 

Lost productivity 
through employee 
illness and training 
new staff. 
Financial penalties 
may be imposed by 
the Courts – 
maximum penalty: 
unlimited fine and/or 
2 years imprisonment 
[Ref14]. 

6b 

Health and 
Safety:  
- Materials 
 

Presence of 
asbestos 

Risk assessment for exposure to 
employees.  Must employ licensed 
contractors for the removal and 
disposal of asbestos [Ref16]. 

Developer 
 

HSE (if audited) Documented risk 
assessment 
Written evidence 
(i.e. invoices, 
transfer records) 

No prescribed 
costs 

Failure to fulfil duty.  
Developer may be 
prosecuted. 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

6c Presence of 
lead.  Monitor 
health. The 
regulations 
apply where 
lead can be 
inhaled (i.e.  
fumes, dust, 
vapour), 
ingested (i.e. 
powder, dust, 
paint) or 
absorbed 
through the skin 
(i.e. lead alkyls) 
[Ref17] 

Lead may be present in building to 
be demolished.  If lead is 
expected, the employer must 
assess risks to health to identify if 
risks are ‘significant’.  If so, the 
employer must put in place 
systems to prevent/control 
exposure to lead (i.e. ventilation), 
provide washing facilities and 
conduct appropriate training 
[Ref18]. 
 

Employer Employer Documentary 
evidence that 
requirements 
have been 
implemented 

No prescribed 
costs 

Potentially serious 
health implications 
for workers.  
Employer may be 
prosecuted [Ref14]. 

6d  Working at 
Height 
Regulations  

The need for compliance with the 
Working at Height Regulations 
would need to be taken into 
consideration as these will apply to 
the contractor.  There is no 
definition of “height” as a fall over 
even a small distance can cause 
injury. 
 

     



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

7 Gas Safety 
(Installation 
and Use) 
Regulations 
1998 [Ref19] 

Installation of 
notifiable gas 
services – i.e. 
flued gas 
appliances, non-
flued appliances 
with heat input 
of 100kW or 
less, or 
heating/hot 
water service 
system 
connected to 
heat producing 
gas appliance. 
[Ref20] 

Developer to employ a Gas Safe 
Registered Person.  Gas Safe 
Registered Person, who ‘notifies’ 
the Gas Safe Register of the work 
[Ref21].   
 
Gas Safe Register will inform the 
LA Building Control of the 
notifiable work, in accordance with 
Building Regulations.[Ref21] 
 
 
 

Gas Safe 
Registered 
Person [Ref20] 
 
Not all 
engineers are 
qualified for all 
types of gas 
work. [Ref22] 

Gas Safe 
Registered 
Person can self-
certify their work.  
Notified works 
may be 
compliance 
checked by Gas 
Safe Register 
and local 
authorities 

Gas Safety 
Certificate 
[Ref20]. 
 

Tradesman / 
contractor fees.

Potential health and 
safety issues for 
occupants.   
 
LA BCB (if utilised) 
may require in writing 
work to be rectified to 
comply with Building 
Regulations. 
 
Duty holders 
(engineers, 
landlords) may be 
given a substantial 
fine or custodial 
sentence for 
breaching Building 
Regs (as above). 

8 Water Supply 
(Water 
Fittings) 
Regulations  

Installation of 
plumbing 
systems and 
water fittings (if 
connected to 
public water 
supply) 

The installer, owner or occupier 
must obtain water supplier’s 
consent by giving advance notice 
of the work [Ref23].  Notice is to be 
given by providing the information 
listed in Table 2b.  
 
An Approved Plumber will self-
certify their work and provide a 
certificate to state that their 
installation complies with 
regulations. This will be issued to 

Approved 
Plumber will 
submit the 
certificate to the 
water supplier. 

Approved 
Plumber 
prepares a 
certificate stating 
compliance with 
the regulations. 
 
Water supplier 
may choose to 
inspect the work. 

Certificate from 
Approved 
Plumber will 
suffice unless 
breach identified. 

Approved 
Plumber fees 

Water authorities will 
require breaches to 
be remedied as soon 
as practicable.  Legal 
obligation rests on 
Approved Plumber.   
 
Water supply may be 
disconnected 
immediately if there 
is a threat to the 
health of occupants 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

water supplier and person who 
requested the work. [Ref24]. 

or others fed from the 
same supply. [Ref25] 

Building within 
3m of centreline 
of public sewer 

Copy of application form with 
[Ref26]: 
- site location plans (1:1250),  
- site plan showing sewer and 

manhole location (1:100), 
- sectional plan of buildings,  
- section through building 

showing position of sewer 
relative to structure 

- copies of drawings submitted 
for Building Regulation 
approval 

Client or 
delegate  
 

Water authority 
will approve 
designs if 
appropriate 

Letter of 
confirmation 

Fee scale 
identified on 
application 
form [Ref26] 

The design may not 
adequately protect 
the sewer leading to 
possible collapse and 
damage to the 
building.   The 
building may have to 
be removed in order 
to repair the sewer. 
Authority may order 
discontinuation of 
works. 

9 Party Wall Act 
1996  

Various [Ref27]: 
- Work on party 

wall  
- within 3m of 

party wall if 
excavating to 
foundation 
depth 

- within 6m if 
excavating 
deeper 

Need to notify neighbours 
depending on scale of excavations 
and location in proximity to 
neighbouring buildings (i.e. 
foundations within 3m of adjacent 
building, or within 6m if depth of 
excavation intersects a 45o line 
from the base of neighbours 
foundations) [Ref27]. 
 
Notice to be issued at least two 
months before planned starting 
date. 

Developer Agreement to be 
reached 
between 
developer and 
neighbour 

Written 
agreement 
signed by both 
parties.  
Surveyor may be 
required to 
resolve disputes. 

No prescribed 
costs 

- 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

10 The 
Highways Act 
1980 

Requirement for 
road closures 
for health and 
safety reasons 

Application to local highways 
authority including contact details, 
proposed diversion route, 
application checklist [Ref28]. 

Developer, 
contractor or 
delegate 

Local highways 
authority 

Written 
confirmation of 
submitted 
application 

Various, 
depends on 
authority and 
duration (i.e. 
£850 in Cambs 
[Ref28]). 

Possible prosecution 
under the Highways 
Act. 

11 Energy 
Performance 
of Buildings 
Regulations  

On construction 
and/or 
dwelling 
marketed for 
sale  

A Predicted Energy Assessment 
(PEA) must be produced based on 
plans and specification to 
accompany marketing of the 
dwelling for off-plan sale. 
On completion of the dwelling, an 
Energy Performance Certificate 
(EPC) must be produced.  [Ref29] 
 

An accredited 
On 
Construction 
Domestic 
Energy 
Assessor 
(OCDEA) is 
required to 
produce the 
EPC.  There 
are no similar 
accreditation 
constraints on 
the person 
producing the 
PEA. 

An EPC is a 
mandatory 
component of 
the Home 
Information 
Pack.   
For off-plan 
sales the PEA 
takes the place 
of the EPC until 
an EPC is 
available (ie the 
dwelling is 
constructed).  

PEA / EPC 
(depending at 
what stage of 
construction the 
dwelling is sold).  
PEA if sold off 
the plan, EPC 
when 
constructed. 

Fees 
associated with 
employing an 
accredited 
OCDEA. 

Cannot market the 
property without the 
PEA or EPC.  A £200 
fine applies for non 
compliance. 

12 Waste 
regulations 
(SWMP) 

Construction 
projects worth 
over £300,000 
[Ref30] 

Site Waste Management Plan 
documentation.  Increased 
requirements for projects over 
£500,000 [Ref31] 

Developer to 
initiate, handed-
over to Principal 
Contractor 

Local authorities 
and Environment 
Agency 

No specific 
information. Must 
be able to 
present relevant 
and up to date 
SWMP on 
request. 

No specific 
fees. 
Embedded in 
project costs 

Potentially unlimited 
fine. Liability rests 
with client, principal 
contractor.  If body 
corporate guilty of 
offence, individuals 
may be liable as well 
as body corporate. 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

[Ref31] 
13 Regulatory 

Reform (Fire 
Safety) Order 
2005 

Addresses 
workplace fire 
safety. 
 
Does not apply 
to individual, 
domestic 
premises 
occupied by a 
single family 
group.  It does 
apply to 
common areas 
of multiple 
occupancy 
residential 
buildings 
[Ref32].   
 
Could 
potentially apply 
to a work place 
if workers are 
working with a 
building, prior to 
its occupation. 
 
 
 

Fire Safety Risk Assessment and 
Fire Management Plan. 
 
Must appoint Competent Person to 
undertake any 
protective/preventative measures. 
 
Guidance is available from CLG 
[Ref33].   

Appointed 
‘Responsible 
Person’, ie 
owner/occupier 
or their 
representative 

The local fire 
service 

Not stated Embedded in 
wages or 
possibly 
consultant fees 

Enforcement notice 
may be issued to 
make improvements.  
Can potentially issue 
Prohibition notice 
restricting use of 
building areas until 
improvements are 
made 



 

  
 
 

Regulation Trigger  Documentation to be produced 
to demonstrate compliance 

Who is 
responsible 
for preparing/ 
submitting 
documentation

Who is 
responsible for 
signing off 
compliance 

What evidence 
is issued to 
confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of 
proceeding without 
compliance 

14 Rights to 
Light/Rights 
of Light Act 
1959 [Ref 34] 

A right to light 
will come into 
existence if it 
has been 
enjoyed 
uninterrupted for 
20 years or 
more, granted 
by deed, or 
registered under 
the Rights of 
Light Act 1959. 
Planning 
permission does 
not override a 
legal right to 
light.  
[Ref35]   
 

The developer should seek to 
establish if any neighbours have a 
legal right to light.   
The Architect should consider this 
in their design proposal. 
This is a matter of property law, 
not planning law. 

     

 



 

 

Part 2: Supporting Information 

Table 2a: Detailed documentation requirements 

Regulation Detailed documentation requirements  
Planning 
[Ref6] 

OUTLINE and DETAILED PLANNING APPLICATIONS 
To be submitted with standard forms: 
• “Application for Planning Permission with all matters reserved” (i.e. 

[Ref2]): 
• “Application for Planning Permission with some matters reserved” [Ref3] 
• “Application for Planning Permission” [Ref4] 

- Original and 3 copies of application form  
- Original and 3 copies of a plan identifying the land to which the application 

relates, drawn to an identified scale and showing the direction of north. 
- Original and 3 copies of other plans and drawings or information necessary to 

describe the subject of the application [as per Ref5]. 
o Block plan of site showing boundaries (at 1:100 or 1:200) 
o Existing and proposed elevations (1:50 or 1:100) 
o Existing and proposed floor plans (1:50 or 1:100) 
o Existing and proposed site sections and finished floor and site levels (1:50 

or 1:100) 
o Roof plans (1:50 or 1:100) 

- Completed Ownership Certificate A,B,C or D 
- Design and Access Statement. 

Building 
Regulations 
(LA 
Building 
Control 
Body route) 
[Ref10] 

Full Plans include the following (as per Section 14 of the Regulations): 
- A statement to give the local authority that building work or a change of 

material use is proposed.  
- A description of the proposed building work or material change of use, 

including particulars of the location of the building to which the proposal is 
related and the use or intended use of that building. 

- A plan to a scale of not less that 1:1250 showing: 
o The size and position of the building, or the building as extended, and its 

relationship to adjoining boundaries 
o The boundaries of the curtilage of the building, or the building as 

extended, and the size, position and use of every other building or 
proposed building within that curtilage 

o The width and position of any street on or within the boundaries of the 
curtilage of the building or the building as extended. 

- A statement specifying the number of storeys in the building or the building as 
extended 

- Particulars of the provision to be made for the drainage of the building or 
extension. 

- Particulars of the precautions to be taken in building over a drain, sewer or 
disposal main 

- Any other plans necessary to show that the work would comply with these 
Regulations 

- Request for the local authority to issue a completion certificate  



 

 

Regulation Detailed documentation requirements  
Building 
Regulations 
(AI route)  
[Ref10] 

Initial Notice is a prescribed form which is to contain: 
- A description of the work 
- For new buildings or extension: 

o A site plan to a scale of not less than 1:1250 showing the boundaries and 
location of the site, and approximate location of any connection to the 
sewer. 

o A statement that the AI will consult the sewerage undertaker where the 
work involves building over or near any drain, sewer or disposal main 
which is shown on any map of sewers kept by the sewerage undertaker 

o A statement of any local legislation relevant to the work and the steps to 
be taken to comply with it.  

Accompanying the Initial Notice must be a declaration (signed by the insurer) 
that an approved scheme of insurance applies to the work 

 

Table 2b: Information required for notifying water suppliers 

Information required by water suppliers 
Notification is required as the work relates to “the erection of any new building or structure”. 
[Ref23] 
 
For notification, the following information must be sent to the local water supplier:  
- The name and address of the person giving notice and, if different, of the person to whom 

the consent should be sent. 
- A description of the proposed work and any related change of use of premises. 
- The location of the premises and their use or intended use. 
- A plan of that part of the premises which relates to the proposed work and a diagram 

showing the pipework and fittings to be installed. 
- The plumbing contractor’s name and address, if an approved plumber is to do the work.  
 
 
 

Table 2c Application for prior notification – proposed demolition 

 

NATIONAL REQUIREMENTS  

- A completed form or written description of the proposed development 
- A statement that the applicant has displayed a site notice in accordance with A.2(b)(iii) of 

Part 31 of Schedule 2 to the General Permitted Development Order 1995 
- The appropriate fee 

 

LOCAL REQUIREMENTS – may include some or all of the following: 

- Biodiversity survey and report 
- Landscaping details 
- Photographs/Photomontages  
- Planning Statement 
- Structural Survey  
- Tree survey/Arboricultural implications 
 
 
Table 2d Local policies may require additional reports to be submitted as part of the planning 
application 



 

 

 

LOCAL REQUIREMENTS – may include some or all of the following: 

- Affordable housing statement 
- Air quality assessment 
- Biodiversity survey and report 
- Daylight/Sunlight assessment 
- Economic statement 
- Environmental Statement 
- Town Centre Uses – Evidence to accompany applications 
- Flood risk assessment 
- Foul sewage and utilities assessment  
- Heritage Statement (including Historical, archaeological features and Scheduled Ancient 

Monuments)  
- Land Contamination assessment  
- Landfill statement 
- Landscaping details 
- Lighting assessment  
- Noise impact assessment  
- Open Space assessment  
- Parking Provision  
- Photographs/Photomontages 
- Planning obligations – Draft Head(s) of Terms  
- Planning Statement 
- Site Waste Management Plan  
- Statement of Community Involvement 
- Structural Survey  
- Telecommunication Development – supplementary information 
- Transport assessment 
- Travel Plan 
- Tree survey/Arboricultural implications  
- Ventilation/Extraction statement  
 



 

 

                                                     
REFERENCES: 

 
1 Application for prior notification of proposed demolition: sample from Cambridge City Council 
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form022_england_en.pdf  
   (and accompanying Validation checklist): 
http://www.cambridge.gov.uk/public/docs/Planning%20permission%20validation%20checklist%2022.pdf  
2 Application for Outline Planning Permission with All Matters Reserved: sample from Cambridge City Council  
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form006_england_en.pdf  
3 Application for Outline Planning Permission with Some Matters Reserved: sample from Cambridge City Council 
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form005_england_en.pdf  
4 Application for Planning Permission: sample from Cambridge City Council 
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form004_england_en.pdf   
5 Review of the information requirements for validation of planning applications: 
http://www.planningportal.gov.uk/uploads/kpr/kpr_info-review.pdf 
6 National and local requirements: 
http://www.communities.gov.uk/planningandbuilding/planning/ 
7 Planning Application Fee Calculator:  
http://www.planningportal.gov.uk/england/government/applications/feecalc 
8 Failure to obtain or comply with planning permission :  
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workresppp/workrespppfailure 
9 Do I need building regulations approval:  
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workrespbr/workrespbrapprovalneeded 
10 Manual to the Building Regulations (Third Edition 2001) – hardcopy 
11 Full Plans Submission: sample from Cambridge City Council 
http://www.cambridge.gov.uk/public/docs/Full%20plans%20application%20form.pdf  
12 Application fee calculator: sample from Cambridge City Council 
http://www.cambridge.gov.uk/ccm/content/planning-and-building-control/building-control/fee-calculator.en 
13 Summary of duties under the CDM regulations under CDM 2007:  
http://www.hse.gov.uk/construction/cdm/summary.htm  
14 HSE Enforcement Policy Statement:  
http://www.hse.gov.uk/pubns/hse41.pdf  
15 COSHH: A brief guide to the Regulations:  
http://www.hse.gov.uk/pubns/indg136.pdf  
16 Control of Asbestos Regulations 2006 guide:  
http://www.hse.gov.uk/asbestos/regulations.htm  
17 Control of lead at work (3rd Edition). HSE Guidance L132 
http://www.hse.gov.uk/pubns/books/l132.htm 
18 Lead and You:  
http://www.hse.gov.uk/pubns/indg305.pdf  
19 Gas Safety (Installation and Use) Regulations: 
 http://www.uk-legislation.hmso.gov.uk/si/si1998/19982451.htm 
20 Gas Safe Register and Notifications:  
http://www.gassaferegister.co.uk/default.aspx  and https://engineers.gassaferegister.co.uk/Notifications.aspx  
21 Q8: How do I notify work: https://engineers.gassaferegister.co.uk/FAQ.aspx#faq7   
22 What gas work needs to be done by a registered engineer?  
http://www.gassaferegister.co.uk/about/how_this_affects_you.aspx  
23 Water Supplier Advance Notification:  
http://www.wras.co.uk/Regulations_Default.asp  
24 Approved Plumbers:  
http://www.wras.co.uk/Regulations_Default.asp  
25 Water Supply enforcement:  
http://www.wras.co.uk/Regulations_Default.asp  
26 Building over or close to a public sewer: (from Thames Water) 
http://www.thameswater.co.uk/cps/rde/xbcr/corp/building-over-a-public-sewer-application-form.pdf 
27 The Party Wall etc Act 1996 explanatory booklet:  
http://www.planningportal.gov.uk/uploads/br/BR_partywall_explain_booklet.pdf  
28 Temporary Traffic Order Application Form: sample from Cambridgeshire County Council 
http://www.cambridgeshire.gov.uk/transport/ch/ 
29 Home Information Pack: Compulsory Items: 
http://www.direct.gov.uk/en/HomeAndCommunity/BuyingAndSellingYourHome/Homeinformationpacks/DG_171808 
30 A simple guide to Site Waste Management Plans:  
http://www.netregs-swmp.co.uk/simple-guide-20090113.pdf  
 
31 Non-statutory guidance for site waste management plans  

http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form022_england_en.pdf
http://www.cambridge.gov.uk/public/docs/Planning%20permission%20validation%20checklist%2022.pdf
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form006_england_en.pdf
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form005_england_en.pdf
http://www.planningportal.gov.uk/uploads/appPDF/Q0505Form004_england_en.pdf
http://www.planningportal.gov.uk/uploads/kpr/kpr_info-review.pdf
http://www.communities.gov.uk/planningandbuilding/planning/
http://www.planningportal.gov.uk/england/government/applications/feecalc
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workresppp/workrespppfailure
http://www.planningportal.gov.uk/england/public/buildingwork/responsibilities/workrespbr/workrespbrapprovalneeded
http://www.cambridge.gov.uk/public/docs/Full%20plans%20application%20form.pdf
http://www.cambridge.gov.uk/ccm/content/planning-and-building-control/building-control/fee-calculator.en
http://www.hse.gov.uk/construction/cdm/summary.htm
http://www.hse.gov.uk/pubns/hse41.pdf
http://www.hse.gov.uk/pubns/indg136.pdf
http://www.hse.gov.uk/asbestos/regulations.htm
http://www.hse.gov.uk/pubns/books/l132.htm
http://www.hse.gov.uk/pubns/indg305.pdf
http://www.gassaferegister.co.uk/default.aspx
https://engineers.gassaferegister.co.uk/Notifications.aspx
https://engineers.gassaferegister.co.uk/FAQ.aspx#faq7
http://www.gassaferegister.co.uk/about/how_this_affects_you.aspx
http://www.wras.co.uk/Regulations_Default.asp
http://www.wras.co.uk/Regulations_Default.asp
http://www.wras.co.uk/Regulations_Default.asp
http://www.thameswater.co.uk/cps/rde/xbcr/corp/building-over-a-public-sewer-application-form.pdf
http://www.planningportal.gov.uk/uploads/br/BR_partywall_explain_booklet.pdf
http://www.direct.gov.uk/en/HomeAndCommunity/BuyingAndSellingYourHome/Homeinformationpacks/DG_171808
http://www.netregs-swmp.co.uk/simple-guide-20090113.pdf


 

 

                                                                                                                                                        
http://www.defra.gov.uk/environment/waste/topics/construction/pdf/swmp-guidance.pdf?lang=_e  
32 Regulatory Reform (Fire Safety) Order 2005 – Where does it apply:  
http://www.fireservicecollege.ac.uk/fire-gateway-home/workplace-safety/regulatory-reform-(fire-safety)-order-2005.aspx and 
http://www.communities.gov.uk/fire/firesafety/firesafetylaw/ 
33 5-step Risk Assessment – short checklist 
http://www.communities.gov.uk/documents/fire/pdf/151102.pdf 
34 Rights to Light 1959  
http://www.opsi.gov.uk/RevisedStatutes/Acts/ukpga/1959/cukpga_19590056_en_1 and 
35 Rights to Light 
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planninginformation/planningfactsheets/planningfactsheetover
shadowing/ 
 

http://www.defra.gov.uk/environment/waste/topics/construction/pdf/swmp-guidance.pdf?lang=_e
http://www.fireservicecollege.ac.uk/fire-gateway-home/workplace-safety/regulatory-reform-(fire-safety)-order-2005.aspx
http://www.communities.gov.uk/fire/firesafety/firesafetylaw/
http://www.communities.gov.uk/documents/fire/pdf/151102.pdf
http://www.opsi.gov.uk/RevisedStatutes/Acts/ukpga/1959/cukpga_19590056_en_1
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planninginformation/planningfactsheets/planningfactsheetovershadowing/
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planninginformation/planningfactsheets/planningfactsheetovershadowing/


START WORK 
(when all relevant requirements are met)

LEP to prepare/collate detailed
documentation  (refer TABLE 1, Reg1) 
and submit detailed planning application

Rejected: amend & resubmit

granted

TOWN AND 
COUNTRY 
PLANNING 

ACT

FIRST 
STEPS

Listed building and/or Conservation 
consent required?

(refer TABLE 1, Regs2&3)

Not applicable for this 
development.

Red/bold text

Process link within regulation
Process link across regulations
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Timeframe required to receive decision
Relevant legislation/regulation
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REGULATION RIBA Stage A-B RIBA Stage F-H RIBA Stage J - KRIBA Stage C - E RIBA Stage L Occupation

Local authority will liaise with competing design teams and planners to agree ‘in principle’ 
potentially contentious issues.  Information disseminated to all bidders.

(refer TABLE 1, Reg1)

BUILDING 
REGULATIONS

LEP to determine:
-Local Authority Building 

Control (LABC)
- Approved Inspector (AI)
(refer TABLE1, Reg4a)

A.I.

LABC Architect deposits FULL PLANS 
and LEP pays charge 

FULL PLANS to be submitted in stages as appropriate  
as design progresses.  

(site plans and information required as per Reg 14).
May request COMPLETION CERTIFICATE to be 

issued on completion of works

Local authority has 5 weeks to pass/reject 
plans (or 2 months if agreed)

Local authority may consult  fire authority and 
sewerage undertaker

LEP to negotiate and agree 
fees and Terms & 

Conditions

LEP and AI to submit INITIAL NOTICE 
to LA Bldg Control

(Refer TABLE 1, Ref4a)

5 days granted

Rejected on prescribed 
grounds: Resubmit

A.I. to consult with Fire Authority and Sewerage Undertaker (where 
relevant) (Refer TABLE 1, Ref4a)

15 days

granted
A.I. responsible for supervising 

compliance with Building 
Regulations

Plans considered 
unacceptable: Resubmit

A.I. to issue FINAL 
CERTIFICATE(S) to LA 

Bldg Control on completion 
of work.

granted

LA has 10 days to reject
prescribed grounds.  Contractors have 3 
months to remedy contravention or LA 

will cancel INITIAL NOTICE

If amendment required, A.I. to 
issue AMENDMENT NOTICE to 
LA, who have 5 days to reject on 

prescribed grounds.
(Refer TABLE 1, Ref4b)

LA to issue COMPLETION 
CERTIFICATE if requested in 

initial application.

Work must commence within 
3 years of accepting Full 

Plans

Amendments to be approved 
through same process as initial 

lodgement of plans
(Refer TABLE 1, Ref4b)

LA planners may notify regulatory 
bodies (Environment Agency, local 
Water Authority) and gain consent if 

applicable
(refer TABLE 1, Reg8) 

Different bodies may 
have divergent 

objectives/opinions Architect to prepare and submit 
necessary paperwork for building 

over sewer.
(refer TABLE 1, Reg8) 

14 days

WATER
LEP appointed

APPROVED CONTRACTOR 
(for internal works)  AND/OR

APPROVED GROUND-WORKER 
(for external works)

(refer TABLE 1, Reg8)

Water Supply 
(Water Fittings) 

Regulations

LEP appointed
Gas Safe registered person 

(formerly CORGI)
(refer TABLE 1, Reg7)

Gas Safety 
(Installation and Use) 

Regulations

ELECTRICITY/ 
GAS

HIGHWAYS
ACT

REGULATION RIBA Stage C

BREEAM
Appoint BREEAM Assessor 

(Stage B-D)
Assessor will undertake Post Construction Review, 

and submit to BRE for FINAL certificationAssessor will undertake Design Stage Assessment, and submit to BRE for interim certification Assessment and Certification may continue into construction

EIA may be required under 
Section 3 of the EIA 

Regulations. Screening to be 
undertaken. 

WASTE

HEALTH & 
SAFETY

Energy 
Performance of 

Buildings 
Directive

Client to appoint an accredited energy assessor to 
produce an ‘On-Construction  EPC’, advisory 

report and default DEC
(Refer TABLE 1, Reg11)

EPBD 
Regulations

EIA & Air 
Quality

Parts of the Building Regulations and associated legislation
- Part J and the: Gas Safety (Installation and Use) 

Regulations
- Part M: Disability Discrimination Act 1995 

Local authority to appoint design team and Technical 
Advisor to step through:

- Strategy for Change 2
- Outline Business Case & outline planning consent
- OJEU

LEP to liaise with LA regarding  full or partial road closures if applicable.  
Provide required documentation and fee 3 months prior to works commencing.

(refer TABLE 1, Reg10a)
Contractor to maintain traffic 

measures

LEP to liaise with LA regarding construction of a vehicular 
crossing/driveway onto the site

(refer TABLE 1, Reg10b)

(RISK MGNT) CDM

NOTIFABLE PROJECT
Duties apply.  

(refer TABLE 1, Reg5)
Client duties apply – must appoint 

- CDM Co-ordinator during initial design stage
- Principal Contractor as early as possible (LEP 

already in place)

(Duties apply throughout the design and construction stages)
CDM Coordinator duties apply

Principal contractor duties apply

Designer duties apply

Client duties apply

Contractor duties apply

Worker duties apply

COSHH 
Regulations

Employers to undertake risk 
assessment and avoid the use of 

prohibited substances

All contractors/workers 
responsible for complying 

with Part 4 of the Regs

SWMP 
Regulations

LEP to prepare SWMP, input from design team 
(consideration of waste minimisation in design) 

(refer Table 1, Reg12)
Classify waste as ‘inert’, ‘non-hazardous’, or ‘hazardous’

Principal Contractor and  all contractors 
to implement and review performance 

against SWMP

Principal Contractor to reconcile final 
waste data, calculate resource 

savings

Control of 
Asbestos 

Regulations

Management of asbestos  not 
relevant as development is new 

build.

Use of asbestos prohibited.

Licensed contractorControlled waste

Hazardous Waste 
(England and 

Wales) 
Regulations 2005

Environmental 
Protection Act 1990 

Controlled Waste 
Regulations 1992

Not applicable if <500kg 
hazardous waste produced 

per year

Asbestos prohibited, no 
compliance issues for this 

scenario

Employer (LEP) to undertake a risk 
assessment  for employees working on site 
and take appropriate action to mitigate risk.

Management of 
Health and Safety 

at Work 
Regulations

FIRE
Regulatory Reform 
(Fire Safety) Order 

2005

Responsible person to create, implement, monitor and review Fire Plan

Bidding consortiums (referred to above in ITCD stage) 
comprise all members of the competing multi- 
disciplinary teams.  

If successful at the end of the competitive dialogue, the 
contractor will form a LEP with central and local 
government representatives. 

OCCUPATION AND 
OPERATION

DEC to be displayed from 
initial occupation. Advisory 

report valid for 7yrs. 

BRE QA period may 
cause an issue when 

certification is required 
prior to occupation.  

Air Quality regulations may affect Part 
L compliance  (i.e. Biomass emissions 

may prohibit its use)

DSCF used BB93 to set higher requirements than 
Part E. Building Control only concerned with Part E. 

May affect site design and layout.
Means to demonstrate compliance  unclear

(1) Risk Assessment  at design stage to inform layout, materials etc. (refer TABLE 1, Reg13)
(2) Design team to provide information  at construction stage to responsible person to facilitate risk assessment in accordance with Regulation 16B compliance. Must include public use of school facilities.  

Give two days notice to 
LA that work is 
commencing

10% renewable planning 
requirement may increase 

ongoing maintenance costs 
for client

Contractor to undertake relevant 
rectification works.  Local Authority takes 

over as Building Control Body.

Throughout construction, on PFI projects 
in particular, contractors may cut costs 
by not constructing or using material as 

specified in designPotential implications for what can be 
included on site and where it may be 

located i.e. biomass.

Possible conflict with Part E

Potential for divergence between Parts E, F, and L.  
Compliance with Part E now assessed through 

BREEAM.
Compliance with Part L believed too difficult

This will involve reference to Building Bulletins for compliance with Bldg Regs
- Part E refers to BB93
- Part F and L refer to BB101

- Part B refers to BB100

Relevant Design Team member allocated responsibility for each Part of the Building 
Regulations.

Applications developed as appropriate as detailed design progresses and into 
construction

(Refer TABLE 1, Reg4a)
i.e. Part A (Structural stability), and Part M  (Access) early in process, whereas Part P 

(electrical installations) later 

EU Air Quality Directive and 
UK Air Quality Regulations.

A requirement to obtain 
outline planning is not 

consistent among all local 
authorities.

Readiness to deliver – the LA spends 
approximately 18 months in bidding for BSF 

funding. PfS Guidance highlights briefing issues 
to be tackled in this period to facilitate a 

subsequently smoother design and construction 
process.  

Late awareness of the Building Bulletins 
may cause issues where architects do 
not want to compromise their Stage B 

floor plans 

Belief that Building Control Bodies do not have sufficient resources 
to enforce ‘less critical’ Parts of the Regs

A possible belief among architects that based on Part 
L, windows should not be opened more than 100mm.  

This affects ventilation design

Preparing application requires discussion with different statutory 
bodies who may have different approaches/opinions

BREEAM sets targets for overheating and energy 
which are at odds with BB101, creating an issue 

for designers in cases where a BREEAM target is 
required for funding.

Additional time spent reviewing 
carbon emissions for both planning 

and Part L compliance 

Compliance with CIBSE Guide A 
(rather than BB101) can lead to 

unnecessary cooling plant

Lack of other guidance can lead ADs 
to be taken as prescriptive. 

The requirement for a sprinkler 
installation requires site specific  

consideration.

In absence of data DEC will be 
G999 yet property can be 

BREEAM Excellent with an A 
rated EPC

Failure to achieve cost effective credits at early 
design stages due to competitive process can put 

pressure on team to achieve more expensive 
measures later in the design process.

Lack of consideration of local air quality 
issues at an early stage nay affect 
subsequent Part L compliance and 

energy strategy development  

BSF Policy requirement to 
achieve BREEAM ‘Very 

Good’

Note: BREEAM is a 
client/funder/planner 
requirement rather 
than a regulation

Education 
School  

Premises 
Regulation  

(1999)

Information for DEC and On Construction EPC to be 
collated throughout the process of design and 
construction. 

EPBD 
Regulations

Allowing the builder this 
choice can be a source of 
annoyance to the LABC.

Designers can on occasion respond 
inappropriately to the BSF programme incentive 

to reduce CO2 emissions by 60%.

BSF process is under review. Refer to the PfS website for the latest version. 
The use of the CABE review and DQI assessment tool are integral to the process. Details of their interaction with the BSF process can be viewed 
on the PfS website. 

AD G Hygiene
AD H Drainage 

and waste 
disposal 

Water Supply 
(Water Fittings) 

Regulations 

Materials

Developer to identify requirements regarding waste 
collection, bin stores, provision of recycling facilities etc.

Consult with LA Waste team

Appeal  for non 
determination within 6 

months of the date by which 
the LPA should have 

decided the application

Appeal  against rejected decision within 
6 months of LPA’s decision.  LPA should 

respond within 13 wks for major 
developments (or longer by mutual 

agreement).  If LPA fails to decide within 
stated period, appeal application must 

be submitted within 6 months of the end 
of the stated period.

LPAs differ in their sustainability 
requirements. 

13 weeks, limited potential 
for negotiation

Depending on the procurement route it 
can be difficult to tell if design proposals 
will be compliant. An original design may 
subsequently turn out to be unworkable.  

Financial Close
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SCENARIO 4: NEW BSF-FUNDED SECONDARY SCHOOL 
Table of Regulations and Responsibilities 
 
This document sets out appropriate regulations and responsibilities  relating to the scenario (Table 1), it provides more detailed information relating to supporting documentation and notifications, and it provides a list of references (Tables 
2 3 and 4). Table 5 summarises the BSF Design Process Protocol. 
 
Part 1: Primary Information 

Table 1: Regulations & Responsibilities 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

1 Planning 
 

Necessary to proceed 
with development. 

All Matters Reserved: 
Submit form “Application for Outline Planning 
Permission with all matters reserved” [Ref1], and 
attachments (Refer Table 2).  National 
requirements are the same in all boroughs.  
Boroughs may have individual requirements. 

Some Matters Reserved: 
Submit form “Application for Outline Planning 
Permission with some matters reserved” [Ref2], 
and attachments (Refer Table 2).  National 
requirements are the same in all boroughs.  
Boroughs may have individual requirements. 

Full planning consent 
Submit form “Application for Planning Permission” 
[Ref3], and attachments (Refer Table 2).  
National requirements are the same in all 
boroughs.  Boroughs may have individual 
equirements. r

 
Local requirements may include additional 
studies such as traffic impact or ecology 
assessments, and requirements may vary 
according to the type of application, and the type 
f development [Ref4] o

The local authority 
(client) responsible for 
obtaining outline 
planning permission. 
 
The appointed LEP to 
finalise documentation 
for detailed planning 
application.  

LA planning officer 
should decide on the 
application within 13 
weeks maximum 
[Ref5], unless a 
longer period is 
agreed in writing with 
the applicant. 

LA planning officer will 
issue a letter granting 
permission and outlining 
any conditions, the 
timeframe for validity of 
permission, and the 
process for amending 
the application or 
permission at a later 
date if required. 

If conditions are 
required, these will be 
discussed on a case by 
case basis. 

Fees are set 
nationally. 
[Ref6].   
 
Outline 
Permission: 
- Not more than 

2.5ha: £335 
per 0.1ha  

- More than 
2.5ha: £8,285 
+ £100 per 
0.1ha 

Detailed 
Permission: 
Sliding scale 
relative to gross 
external floor 
space 

If planning permission and/or 
conditions are breached, the LA 
may issue an enforcement notice 
and issue a retrospective 
consent (on application) [Ref7] 

Failure to act in accordance with 
the enforcement notice 
contravenes the Town and 
Country Planning Act 1990. 

2 Listed Buildings Not applicable for this 
development 

- - - - - - 

3 Conservation 
Area 

Not applicable for this 
development 

- - - - - - 



 
 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

4a Where “building work” 
is to occur (i.e. 
erection or extension 
of building, building 
alterations, installation 
or extension of 
service/fitting 
controlled under 
building regulations 
such as drainage). 
[Ref8]. 
 

LA Building Control:  
- Client to deposit ‘Full Plans’ with the local 

authority [Ref9].  Full plans typically developed 
sequentially in accordance with the Parts of the 
Building Regulations. 
o (Refer Table 2 for more information) 

- Following receipt of written approval, the LEP is 
required to notify the local authority two clear 
working days prior to commencing work.  Type 
of notification is not specified.  [Ref9] 

 
 
 
 
AI route: 
- LEP and AI must jointly submit ‘Initial Notice’ 

and accompanying declaration to local authority 
[Ref9]. 
o (Refer Table 2 for more information) 

 

LA Building Control: 
The LEP as the 
client/contractor 
partnership is ultimately 
responsible. [Ref9].  
 
 
 
 
 
 
 
AI route: 
The LEP and AI are 
responsible for 
preparing 
documentation for the 
‘Initial Notice’.  AI has 
specific duties (i.e. 
consult sewerage 
undertaker if 
applicable). 

LA Building Control: 
- Full Plans are 

submitted to local 
authority.   

- Local authority will 
approve or reject 
plans. 

 
 
 
AI route: 
- Local Authority will 

either accept or 
reject the Initial 
Notice.  If not 
rejected within 5 
days, it is deemed 
to be considered 
acceptable. 

- LA will advise in 
writing if work does 
not comply with the 
regulations. 

 

LA Building Control: 
- LA Building Control 

will issue the client 
with a Completion 
Certificate when they 
are satisfied that 
works comply with 
regulations, at the 
completion of works 
having inspected at 
key relevant stages. 

 
AI route: 
- AI will issue Final 

Certificate to client and 
local authority when 
satisfied, having 
inspected throughout 
works.  If local 
authority chooses to 
reject the certificate, 
they must do so in 
writing within 10 
working days.  

[Ref9] 

LA Building 
Control: fees 
dependent on 
type of 
application, and 
vary between 
local authorities. 
[Ref10] 
 
 
 
 
AI route: 
AI fees are as 
negotiated with 
the Approved 
Inspector. 
[Ref9]. 
 
 
 

4b 

Building 
Regulations 

Amendment to the 
approved plans 

LA Building Control:  
As above, amended to reflect the design change 
 
 
AI route: 
A.I to issue an ‘Amendment Notice’ to the Local 
Authority.   
 

LA Building Control:  
Design team 
 
 
AI route: 
A.I. 
 

LA Building Control:  
Local authority 
 
 
AI route: 
Local authority have 5 
days to reject on 
prescribed grounds. 
Otherwise notice can 
be assumed 
approved. 

LA Building Control:  
As above 
 
 
AI route: 
As above 
 

LA Building 
Control:  
As above 
 
AI route: 
As above. 
 

LA Building Control: 
LA Building Control may serve 
notice in accordance with Section 
36 of the Building Act that 
requires the client to dismantle or 
amend the work within 28 days.  
This can be appealed initially via 
an Independent Expert Report or 
subsequently via the Magistrates 
Court [Ref9]. 
 
 
AI route: 
- AIs do not have enforcement 

powers; however they would 
not issue a ‘Final Certificate’ to 
the LA if building works are not 
compliant.  The LA can accept 
or reject the Final Certificate if 
issued. 

- If AI does not issue a 
certificate, or if it is rejected by 
the local authority, the LA 
Building Control would then 
inherit enforcement powers, 
and can serve a (written) 
enforcement notice. 

- Breaches can be appealed at a 
Magistrates’ court with a fine of 
£5,000, and <£50/day for each 
day the contravention continues 
after conviction.  [Ref7] 

 

5 Health and 
Safety:  
- Construction 

(Design and 
Management) 
Regulations 
2007 

This case study is 
notifiable to the HSE, 
as it will last more than 
30 days total 
construction and over 
500 person-days of 
work. 

Duty holders include client, CDM Co-ordinators, 
Designers, Principal contractors, contractors and 
workers. [Ref11]. 
 
Duties include: ensuring the a CDM Coordinator 
is appointed, the project is notified, their work is 
compliant, development a CDM plan for the site, 
etc. 

All duty holders 
responsible for 
documenting 
compliance with 
upholding their duties. 

Duty holders 
responsible for 
ensuring their own 
compliance. 
 
 

None. No specific 
costs beyond 
employing 
tradesmen. 

Duty holders (or their 
organisations) liable to 
prosecution if a court case is 
instigated by enforcing 
authorities [Ref12] following 
inspections after an incident. 



 
 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

6a Use of hazardous 
chemicals (excluding 
asbestos and lead). 
[Ref13] 

Risk assessment to assess the risks of COSHH 
substances. 
Must record assessment if more than 5 
employees on site.   
Also necessary to provide appropriate equipment. 

Employers with staff 
working on-site. 

Responsibility rests 
with employers. 

Written Risk 
Assessment if employer 
has more than 5 
employees [Ref13] 

No prescribed 
costs. 

Lost productivity through 
employee illness and training 
new staff. 
Financial penalties may be 
imposed by the Courts – 
maximum penalty: unlimited fine 
and/or 2 years imprisonment 
[Ref12]. 

6b Presence of asbestos Not applicable.   
New build, so no asbestos present on site. 
Use of asbestos for new build prohibited. 
 

- - - - - 

6c 

Health and 
Safety:  
- Materials 
 

Presence of lead 
 
The regulations apply 
where lead can be 
inhaled (i.e.  fumes, 
dust, vapour), ingested 
(i.e. powder, dust, 
paint) or absorbed 
through the skin (i.e. 
lead alkyls) [Ref14] 

Not applicable.   
New build, so no lead present in new build 
materials. 
 

- - - - - 

7 Gas Safety 
(Installation and 
Use) 
Regulations 
1998 [Ref15] 

Installation of notifiable 
gas services – i.e. 
flued gas appliances, 
non-flued appliances 
with heat input of 
100kW or less, or 
heating/hot water 
service system 
connected to heat 
producing gas 
appliance. [Ref16] 

LEP to employ a Gas Safe Registered Engineer.  
Gas Safe engineer, who ‘notify’ the Gas Safe 
Register of the work [Ref17].   
 
Gas Safe Register will inform the LA Building 
Control of the notifiable work, in accordance with 
Building Regulations [Ref16] 
 
 
 

Gas Safe Registered 
Engineer [Ref16] 
 
Not all engineers are 
qualified for all types of 
gas work. [Ref18] 

Gas Safe Registered 
tradesman can self-
certify their work.  
Notified works may be 
compliance checked 
by Gas Safe Register 
and local authorities 

Gas Safety Certificate 
[Ref16]. 
 

Tradesman / 
contractor fees. 

Potential health and safety 
issues for occupants.   
 
LA Building Control (if utilised) 
may require in writing work be 
rectified to comply with Building 
Regulations. 
 
Duty holders (engineers, 
landlords) may be given a 
substantial fine or custodial 
sentence for breaching Building 
Regs (as above) 

8 Water Supply 
(Water Fittings) 
Regulations  

Installation of plumbing 
systems and water 
fittings (if connected to 
public water supply) 

The installer, owner or occupier must obtain 
water supplier’s consent by giving advance notice 
of the work [Ref19].  Notice is to be given by 
providing the information listed in Table 1. 
 
An Approved Plumber will self-certify their work 
and provide a certificate to state that their 
installation complies with regulations. This will be 
issued to water supplier and person who 
requested the work. [Ref20]. 

Approved Plumber will 
submit the certificate to 
the water supplier. 

Approved Plumber 
prepares a certificate 
stating compliance 
with the regulations. 
 
Water supplier may 
choose to inspect the 
work. 

Certificate from 
Approved Plumber will 
suffice unless breach 
identified. 

Approved 
Plumber fees 

Water authorities will require 
breaches to be remedied as soon 
as practicable.  Legal obligation 
rests on Approved Plumber.   
 
Water supply may be 
disconnected immediately if there 
is a threat to the health of 
occupants or others fed from the 
same supply. [Ref21] 



 
 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

Building within 3m of 
centreline of public 
sewer 

Copy of application form with [Ref22]: 
- site location plans (1:1250),  
- site plan showing sewer and manhole 

location (1:100), 
- sectional plan of buildings,  
- section through building showing position of 

sewer relative to structure 
- copies of drawings submitted for Building 

Regulation approval 

Client or delegate  
 

Water authority will 
approve designs if 
appropriate 

Letter of confirmation Fee scale 
identified on 
application form 
[Ref22] 

The design may not adequately 
protect the sewer leading to 
possible collapse and damage to 
the building.   The building may 
have to be removed in order to 
repair the sewer. 
Authority may order 
discontinuation of works. 

9 Party Wall Act 
1996  

Various [Ref23]: 
- Work on party wall  
- within 3m of party 

wall if excavating 
to foundation 
depth 

- within 6m if 
excavating deeper 

Not applicable for this development. - - - - - 

10a Requirement for road 
closures for health and 
safety reasons 

Application to local highways authority (i.e. Devon 
County Council), including contact details, 
proposed diversion route, application checklist 
[Ref24]. 

LEP, Contractor or 
delegate 

Local highways 
authority 

Written confirmation of 
submitted application 

Various, 
depends on 
authority and 
duration (i.e. 
£700 for up to 
18mths [Ref24]). 

Possible prosecution under the 
Highways Act. 

10b 

The Highways 
Act 1980 

Requirement for new 
vehicle crossing 
across footway 

Application to local highways authority including 
sketch (i.e. Devon County Council) [Ref2524] 

LEP, Contractor or 
delegate 
 

Local highways 
authority 

Written confirmation of 
submitted application 

Various, 
depends on 
authority (i.e. 
£90 application 
fee, plus £110 
for using own 
contractor 
[Ref25]).   

Possible prosecution under the 
Highways Act. 

11 EPBD 
Regulations  

Public building  The Display Performance Certificate must be 
produced by an accredited Energy Assessor 
(EA).  [Ref26] 
 

Occupier of the public 
building (school 
authority) 

Occupier responsible 
for appointing EA and 
providing necessary 
information to 
produce DEC. 
 

The DEC (to be 
renewed annually) and 
accompanying advisory 
(which is valid for seven 
years). 

Fees 
associated with 
employing an 
accredited EA. 

A Local Authority can issue a 
£500 penalty change for failing to 
display a DEC in a clearly visible 
and prominent place and £1000 
for failing to posses or have in 
their control a valid advisory 
report.  

12 Waste 
regulations 
(SWMP) 

Construction projects 
worth over £300,000 
[Ref27] 

Site Waste Management Plan documentation.  
Increased requirements for projects over 
£500,000 [Ref28] 

Client to initiate, hand-
over to Principal 
Contractor 

Local authorities and 
Environment Agency 

No specific information. 
Must be able to present 
relevant and up to date 
SWMP on request. 

No specific 
fees. 
Embedded in 
project costs 

Potentially unlimited fine. Liability 
rests with client, principal 
contractor.  If body corporate 
guilty of offence, individuals may 
be liable as well as body 
corporate. [Ref28] 

13 Regulatory 
Reform (Fire 
Safety) Order 

The Order applies to 
virtually all noon-
domestic buildings 

Fire Safety Risk Assessment and Fire 
Management Plan. 
 

Appointed ‘Responsible 
Person’, i.e. 
owner/occupier 

The local fire authority 
(or the Crown Fire 
Inspectors for crown-

Not stated. Embedded in 
wages or 
possibly 

Authority may issue Enforcement 
notice to make improvements.  
Potentially issue Prohibition 



 
 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

2005 [Ref29].   Must appoint Competent Person to undertake any 
protective/preventative measures. 

occupied/owned 
premises).  HSE in 
some cases. [Ref30] 

consultant fees. notice restricting use of building 
areas until improvements are 
made. 

 



 

Part 2: Supporting Information 

Table 2: Detailed documentation requirements 

Regulation Detailed documentation requirements  
Planning 
[Ref5] 

OUTLINE and DETAILED PLANNING APPLICATIONS 
To be submitted with standard forms: 
• “Application for Planning Permission with all matters reserved” (i.e. 

[Ref1]): 
• “Application for Planning Permission with some matters reserved” 
• “Application for Planning Permission” 

- Original and 3 copies of application form  
- Original and 3 copies of a plan identifying the land to which the application 

relates, drawn to an identified scale (e.g. a scale of 1:200 in Richmond i.e. 
[Ref31]) and showing the direction of north. 

- Original and 3 copies of other plans and drawings or information necessary to 
describe the subject of the application [as per Ref31]. 
o Block plan of site showing boundaries (at 1:100 or 1:200) 
o Existing and proposed elevations (1:50 or 1:100) 
o Existing and proposed floor plans (1:50 or 1:100) 
o Existing and proposed site sections and finished floor and site levels (1:50 

or 1:100) 
o Roof plans (1:50 or 1:100) 

- Completed Ownership Certificate A,B,C or D [Ref31] 
- Design and Access Statement. 

Building 
Regulations 
(LA 
Building 
Control) 
[Ref9] 

Full Plans include the following (as per Section 14 of the Regulations): 
- A statement to give the local authority that building work or a change of 

material use is proposed.  
- A description of the proposed building work or material change of use, 

including particulars of the location of the building to which the proposal is 
related and the use or intended use of that building. 

- A plan to a scale of not less that 1:1250 showing: 
o The size and position of the building, or the building as extended, and its 

relationship to adjoining boundaries 
o The boundaries of the curtilage of the building, or the building as 

extended, and the size, position and use of every other building or 
proposed building within that curtilage 

o The width and position of any street on or within the boundaries of the 
curtilage of the building or the building as extended. 

- A statement specifying the number of storeys in the building or the building as 
extended 

- Particulars of the provision to be made for the drainage of the building or 
extension. 

- Particulars of the precautions to be taken in building over a drain, sewer or 
disposal main 

- Any other plans necessary to show that the work would comply with these 
Regulations 

- Request for the local authority to issue a completion certificate  

 



 

 

Regulation Detailed documentation requirements  
Building 
Regulations 
(AI)  
[Ref9] 

Initial Notice is a prescribed form which is to contain: 
- A description of the work 
- For new buildings or extension: 

o A site plan to a scale of not less than 1:1250 showing the boundaries and 
location of the site, and approximate location of any connection to the 
sewer. 

o A statement that the AI will consult the sewerage undertaker where the 
work involves building over or near any drain, sewer or disposal main 
which is shown on any map of sewers kept by the sewerage undertaker 

o A statement of any local legislation relevant to the work and the steps to 
be taken to comply with it.  

Accompanying the Initial Notice must be a declaration (signed by the insurer) 
that an approved scheme of insurance applies to the work 

 

Table 1: Information required for notifying water suppliers 

Information required by water suppliers 
Notification is required as the work relates to “the erection of any new building or structure”. 
[Ref19] 
 
For notification, the following information must be sent to the local water supplier:  
- The name and address of the person giving notice and, if different, of the person to whom 

the consent should be sent. 
- A description of the proposed work and any related change of use of premises. 
- The location of the premises and their use or intended use. 
- A plan of that part of the premises which relates to the proposed work and a diagram 

showing the pipework and fittings to be installed. 
- The plumbing contractor’s name and address, if an approved plumber is to do the work.  
 
 
 



 

Part 3: Building Schools for the Future – Design Process Protocol 
 

Table 2: BSF Design Process Protocol [Ref32,33,34] 

Project Stages  
  

Design Related Client Team 
Activities  

Deliverables to Partnerships for 
Schools (PfS) 

Core NPT Activities Approval 

Strategy for 
Change part 2 
(SfC2)  
All Schools in the 
Wave  

• Update Asset Management 
Plan (AMP) Analysis 

• High Level Estate Strategy to 
support SfC1 

• School Visions and Design Brief 
- Stakeholders  

• Identify level of New Build, 
Remodelling / Refurbishment 

• Desktop Surveys 
• Consultation  with Planners 
• Check land ownership  
• Set up Funding Allocation 

Model – excel sheet 

• Existing Site Plan / Analysis 
• Option Appraisals 
• Estate Strategy Map 
• Initial Control Option 
• Sustainability - Estate Strategy 
• Approach to Facilities Management 

and furniture, fittings and equipment 
(FF&E) 

• Funding Allocation Model 

• Visit LA Sample Schools 
• Review Estate Strategy and 

assumptions  
• Review Funding Allocation 

Model 

SfC 2 Approval 

 



 

Project Stages  
  

Design Related Client Team 
Activities  

Deliverables to Partnerships for 
Schools (PfS) 

Core NPT Activities Approval 

Outline Business 
Case (OBC)  
All Schools in the 
Wave 

• Option Appraisal 
• Strategic Briefing Process 
• Detailed Site Surveys 
• Programme Profile 
• Abnormals and Funding 

Allocation Model 

• Updated Site Plan/Analysis 
• Strategic Brief 
• Remodelled Floor Plans 
• Proposed Control Option/Site Plan 
• Massing Study (Optional) 
• Phasing Strategy 
• Planning Brief/Outline consents  
• Schedule of Accommodation for 

Refurbishment Projects 
• Sustainability - Estate Strategy  
• Abnormal Proforma 
• Funding Allocation Model 

• Review Deliverables in OBC 
• Identify Abnormal Funding 
• Agree Funding Allocation 

Model 
• Discuss Design Quality 

Indicators (DQI) for schools  
• Check Technical Advisers 

Costs  

OBC Approval - 
OJEU Notice 

Invitation to 
Participate in 
Dialogue (ITPD) 
Sample Schools 

• DQI FAVE (project value ratings 
process) 

• Compile Final Brief / Output 
Specification 

• School Specific Aspirations 

• Updated Control Option, if different 
to OBC 

• DQI FAVE Report 
• Detailed Brief Output Specification 

Volume 2  

• Ensure Facilitation Briefing 
DQI for Sample Schools  

Shortlist of 
Bidders Selected  

Invitation to 
Continue Dialogue 
(ITCD) 
Sample Schools 

• Design Evaluation 
• Bidders Engagement with 

Schools 
• Bidders (x3) Initial Proposals 
• Evaluation and Clarification of 

Bids  

• Bidders Design Proposals 
• CABE Review Panel 
• Schedule of Accommodation 

• Attend last stage design 
review meetings with 
bidders  

• Enforce remedial action if 
required 

End of 
Competitive 
Dialogue 

Invitation to 
Submit Final Bids 
(ITSFB) 
Sample Schools 

• Bidders (x2) Final Proposals    Preferred Bidder 
Selected  

 



Project Stages  
  

Design Related Client Team 
Activities  

Deliverables to Partnerships for 
Schools (PfS) 

Core NPT Activities Approval 

 

 

Preferred Bidder 
Sample Schools 

• DQI - Design Evaluation 
• Design Clarification 
• Full Planning Permission  

• Final Design Proposals 
• Full Business Case (FBC) 

Benchmarking Proforma (PFI & 
D&B)  

 Final Business 
Case (FBC) 
Establish Local 
Education 
Partnership (LEP)  

Post Occupation 
Evaluation (POE) 

• DQI Post Occupation Evaluation • DQI Post Occupation Evaluation 
Report 

• BREEAM Report 
• Benchmarking Proforma Outturn 

Costs (D&B) 
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http://www.communities.gov.uk/documents/planningandbuilding/pdf/20.pdf
http://www.netregs-swmp.co.uk/simple-guide-20090113.pdf
http://www.defra.gov.uk/environment/waste/topics/construction/pdf/swmp-guidance.pdf?lang=_e
http://www.fireservicecollege.ac.uk/fire-gateway-home/workplace-safety/regulatory-reform-(fire-safety)-order-2005.aspx
http://www.fireservicecollege.ac.uk/fire-gateway-home/workplace-safety/regulatory-reform-(fire-safety)-order-2005.aspx
http://www.communities.gov.uk/documents/fire/pdf/150865.pdf
http://www.richmond.gov.uk/requirements_for_out_some_reserved_matters-4.pdf
http://www.partnershipsforschools.org.uk/library/Design_Process_Protocol.jsp
http://www.partnershipsforschools.org.uk/glossary/glossary.jsp
http://www.dqi.org.uk/website/default.aspa


RIBA Stage L - M

START WORK
(when all relevant requirements are met)

REGULATION

SCENARIO 5: NEW OFFICE BUILDING IN LONDON
Document 1: Regulations Process Map

TOWN AND 
COUNTRY 

PLANNING ACT

BUILDING 
REGULATIONS

WATER

HIGHWAYS
ACT

WASTE

HEALTH & 
SAFETY

BREEAM

OTHER

RIBA Stage A-C RIBA Stage F RIBA Stage G-J RIBA Stage KRIBA Stage D RIBA Stage LRIBA Stage E-F Occupation

REGULATION RIBA Stage A-B RIBA Stage C - E RIBA Stage F – H RIBA Stage J - K

Planning consultant to liaise with Development Control .Communicate 
expectations to design team, prepare and compile planning documentation 

(refer TABLE 1, Reg1)
and submit application

Discussions in the pre-application period (possible ghost application) to reduce/avoid 
controversial issues arising for the first time once application is submitted

Planning required

Granted

13 weeks – 
limited 

potential for 
negotiation

Developer appoints 
Letting Agent to 

assist develop brief

Developer appoints 
design team:

- Architect
- Engineers
- Planning consultant

A.I. responsible for supervising 
compliance with Building 

Regulations

A.I. to issue FINAL 
CERTIFICATE(S) to LA 

Bldg Control on completion 
of work.

LA has 10 days to reject
prescribed grounds.  Contractors 

have 3 months to remedy 
contravention or LA will cancel 

INITIAL NOTICE

If amendment required, A.I. to issue 
AMENDMENT NOTICE to LA, who have 
5 days to reject on prescribed grounds.

(Refer TABLE 1, Ref4b)

Contractor to undertake relevant 
rectification works.  Local 

Authority takes over as Building 
Control Body.

Developer to determine  route
-Local Authority Building Control 

(LABC) or
-Approved Inspector (AI)
(Refer TABLE 1, Reg4a)

Developer to negotiate and agree 
fees and Terms and Conditions

Developer and AI to submit INITIAL NOTICE to LA 
Bldg Ctrl

(Refer TABLE 1, Ref 4a)

Rejected on prescribed grounds: Resubmit

5 days

15 days

Plans considered unacceptable: Resubmit

AI to consult with Fire Authority and Sewerage 
Undertaker (where relevant)

(Refer TABLE 1, Ref 4a)

Granted

Relevant Design Team member allocated responsibility for each Part of the 
Building Regulations.

Applications developed as appropriate as detailed design progresses and 
into construction

(Refer TABLE 1, Reg4a)
i.e. Part A (Structural stability), and Part M  (Access) early in process, 

whereas Part P (electrical installations) later 

FULL PLANS to be submitted in stages as appropriate  as design 
progresses.  

(site plans and information required as per Reg 14).
May request COMPLETION CERTIFICATE to be issued on completion 

of works

Parts of the Building Regulations  which refer to other legislation
- Part B: Regulatory Reform (Fire Safety) Order 2005
- Part J: Gas Safety (Installation and Use) Regulations
- Part M: Disability Discrimination Act 1995 

Local authority has 5 weeks to pass/reject plans (or 
2 months if agreed)

Local authority has a duty to consult  fire authority 
and sewerage undertaker

Give two days notice to LA that 
work is commencing

Work must commence within 3 
years of accepting Full Plans

Amendments to be approved through 
same process as initial lodgement of 

plans
(Refer TABLE 1, Ref4b)

LA to issue 
COMPLETION 

CERTIFICATE if 
requested in initial 

application.

Regulatory Reform (Fire Safety) Order 
2005

FIRE

OCCUPATION and 
OPERATION

Responsible person to create, implement, monitor 
and review Fire Plan

LA planners may notify regulatory bodies (Environment Agency, local Water 
Authority) and gain consent if applicable

(refer TABLE 1, Reg8) 

Different bodies may have divergent 
objectives/opinions, e.g. the  Water 
Authority may overturn Env Agency 

decision to permit  ground water 
extraction or discharge.

14 days

Appointed APPROVED CONTRACTOR (for internal works)  AND/OR
APPROVED GROUND-WORKER (for external works)

(refer TABLE 1, Reg8)

Identify if client , planners or funders 
have minimum BREEAM 

requirement

Assessor will undertake Post Construction 
Review, and submit to BRE for FINAL 

certification
Assessor will undertake Design Stage Assessment, and submit to BRE for interim certification Assessment and Certification may continue into construction

Client to appoint an accredited 
energy assessor to produce an 

‘On-Construction  EPC’ and 
advisory report 

(Refer TABLE 1, Reg11)

EPBD Regulations

Section 20 is applicable (Refer TABLE 1, Reg14).  Liaise with Building Control regarding requirements.  Section 20 consent must be obtainedLondon Building Acts 
(Amendment )Act 1939

Party Wall Act 1996 Not applicable (refer Table 1, Ref 9)

(Duties apply throughout the design and construction stages)

Contractor and Worker duties apply

COSHH Regulations
Employers to undertake risk assessment and avoid the 

use of prohibited substances

All contractors/workers responsible for complying 
with Part 4 of the Regs

SWMP Regulations
Team to prepare SWMP, input from design team (consideration of waste minimisation in design) 

(refer Table 1, Reg12)
Classify waste as ‘inert’, ‘non-hazardous’, or ‘hazardous’

Principal Contractor and  all contractors 
to implement and review performance 

against SWMP

Principal Contractor to reconcile final 
waste data, calculate resource 

savings

Control of Asbestos 
Regulations

Licensed contractor for disposal

Controlled waste
Environmental Protection 

Act 1990 

Controlled Waste 
Regulations 1992

Contractor to undertake a risk assessment  for 
employees working on site and take appropriate 

action to mitigate risk.

May be required 
prior to occupation

NOTIFABLE PROJECT
Duties apply.  

(refer TABLE 1, Reg5)
Client duties apply – must appoint 

-CDM Co-ordinator during initial design stage
-Principal Contractor as early as possible

CDM Coordinator duties apply

Principal contractor duties apply

Designer duties apply

Client duties apply

Team to liaise with LA regarding  placing skips/scaffolding on road, or full or partial road closures, if applicable.  
Provide required documentation and fee 3 months prior to works commencing.

(refer TABLE 1, Reg10a&b)
Contractor to maintain 

traffic measures

Team to liaise with LA regarding construction of a vehicular crossing/driveway onto the site
(refer TABLE 1, Reg10c)

ELECTRICITY
/GAS

Timeframe required to receive decision
Relevant legislation/regulation

Process link within regulation
Process link across regulations
Link or stage at which an issue arises 
Cross-reference to “Key Information” table Red/bold text

VERSION 5: 18th March, 2010

Asbestos prohibited

Spec is often  driven by 
British Council of Offices 

guidance

LA Development Control will 
vary in their energy/CO2 
requirements & differ in 

evidence required

Demonstration of compliance with pre- 
commencement  planning conditions

Contradictions may occur between 
meeting Part L and being 

acceptable to planners, and 
between Parts L and F

Use of SBEM and DSM may 
produce difference results with 
respect to Part L compliance

All gas installations are self-certified by 
the installer hence it  is not possible for 
the designer to confirm compliance until 

after installation.

Commissioning checks are 
planned for introduction within Part 

F and  Part L 2010

The BCB for fit out may differ from 
the BCB for construction 

Planning permission may be 
contingent on provision of 

affordable housing  or  some 
other mixed use provision as 

well

Part L compliance must 
be  balanced against 

BS8206 daylighting reqs.

The impact of design amendments  on 
safe working must be evaluated. 

H &S file is not a B Regs requirement, 
but is required for practical completion. 

Actual details may differ 
from assessed design, 

thereby losing BREEAM 
credits.

Responsible person to be aware of 
requirement to notify material change of use 

to Building Control 

If yes, appoint BREEAM Assessor for pre-assessment

Minimum BREEAM target 
rating may not be 

achievable due to site 
constraints

Client may specify 
BREEAM target rating and 
particular building features 

which could be 
incompatible

* BREEAM ratings are voluntary, 
not mandatory, but may be 

included within planning 
applications

Contractors may cut costs by not constructing 
or using material as specified in design.  

Checking compliance with spec is not BCB’s 
role

If strict Section 20 compliance not 
required and BCB accepts Part B 

compliance, as sufficient, this may be 
flagged by due diligence assessment for 

a potential buyer 

Fire authority may not have the resources to 
respond  at this stage, focused on occupied 

buildings instead 

Differing focus in terms of fire strategy for 
BCB, fire authority and insurers

DEMOLITION 
Notify LABC 6 weeks in advance of 

demolition.  LABC may  issue a notice 
with conditions

6 weeks

CDM

ENERGY PERFORMANCE OF 
BUILDINGS DIR

RIGHTS OF 
LIGHT ACT Establish during the briefing process if this 

will apply or
(refer TABLE 1, Reg15)

Architect or surveyor to 
advise if the Act is likely to 

apply

If the Rights of Light Act applies to the proposed works, the 
Architect is to consider this in their design proposal (typically 

concurrent with BR application)

Management of Health and 
Safety at Work Regulations

Hazardous Waste (England and 
Wales) Regulations 2005 Not applicable if <500kg hazardous waste 

produced per year

A.I.

LA BCB

ADs increasingly refer to 2nd tier 
documents which are not always 

appropriately linked/updated. 

Project team develop full specification documents to appoint 
sub-contractors and ensure compliance with Building 

Regulations 

Architect to prepare and submit necessary paperwork 
for building over sewer.
(refer TABLE 1, Reg8) 

Water Supply (Water 
Fittings) Regulations

There is a lack of clarity regarding 
sustainability issues and roles for 

Planning or Building Control

Planning requirement to achieve Secured By 
Design  may affect  B Regs eg  nat ventilation.

LA Development Control will 
consult a no. of bodies – 
EHO, Highways, Thames 

Water, Police etc

Each LA BCB sets is fees 
at a level to reflect incurred 

costs

Site constraints may affect  minimum 
BREEAM level achievable. Client 

requirements may contradict BREEAM 
target rating.

Fees charged y LABC for Section 20 consent 
depend on whether the BCB is the LABC (lower 

cost) or is an AI (higher cost)

Unlike AIs, LA BCB are 
not able to negotiate 
fees on a per project 

basis

An “out of area” LA BCB 
service can be used via the 

LA Partner Authority 
Scheme

The AI route applies a 
commercial approach 

to a regulatory function

The requirement to risk assess 
inspections & draw up an inspection 
notification framework only applies to 

LABC

Some developers like a 
3rd party check, others 
prefer less challenges

LABC will notify HSE if they observe any 
unsafe practices, during their site 

inspections

Consultants make utilities 
capacity enquiries, could take 4 

months to get a response
(refer TABLE 1, Reg16) 

Design proceeds on the basis of 
sufficient existing capacity, or 

developer plans to include new 
substation

Utility information may be provided 
late, potentially requiring 

resubmission, or amendment to 
include a sub-station

Accepted 

Accepted 

Architect deposits 
FULL PLANS 

(1) Risk Assessment  at design stage to inform layout, materials etc. (refer TABLE 1, Reg13)
(2) Design team to provide information to ensure Regulation 16B compliance

All parts of the Building Regs have 
equal status, but the design team 
may not always perceive this to be 

the case

DEMOLITION 
Planners are likely to want to condition the 
demolition – single project phase, minimise 

disturbance to neighbours etc

Landlord should release fire plan 
to tenants to convey the principles 

and assist in their fit-out design
Appointed

Gas Safe registered  persons (formerly CORGI)
(refer TABLE 1, Reg7)

Gas Safety (Installation 
and Use) Regulations

Note: BREEAM is a 
client/funder/planning 
requirement rather than a 
regulation

Planning requirement for 
renewables may give rise to 
coordination issues between 
Planning and Building Reg 

functions. 

EPBD Regulations
Information for On Construction 
EPC to be collated during the 
design and construction phase

AD G Hygiene
AD H Drainage and waste 

disposal 

Water Supply (Water 
Fittings) Regulations 

Appeal  against rejected decision within 
6 months of LPA’s decision.  LPA 

should respond within 13 wks for major 
developments (or longer by mutual 
agreement).  If LPA fails to decide 

within stated period, appeal application 
must be submitted within 6 months of 

the end of the stated period.

Appeal  for non 
determination within 6 
months of the date by 
which the LPA should 

have decided the 
application

Planning permission and B Regs 
approval may be granted in 

circumstances where rights to 
light are contravened as these 

are independent processes

Discussions with different bodies in 
preparing documentation may 

expose divergent opinions (e.g. 
acceptable level of flood risk, 

ownership of SUDS).

Lengthy planning process, or time 
to site may mean capacity is used 

by other developments.
May then need to incorporate 

substation, with space and planning 
implications

Planning  and EPA may differ 
on PPS25 compliance. 

LA Development Control 
requirements relating to 

acceptable plant noise vary

Additional layers of regulation: this scheme 
would be referrable to the GLA.  Major 

schemes and LA’s own developments would 
be referrable to the Govt Office for London

Rejected: amend & resubmit

The client (or D & B contractor) may 
argue that some conditions can be 

discharged after the project 
commences on site



   
    
SCENARIO 5: NEW SPECULATIVE OFFICE DEVELOPMENT 
Regulations and Responsibilities 
 
This document sets out appropriate regulations and responsibilities relating to the scenario (Table 1), it provides more detailed information relating to supporting documentation and notifications, and it provides a list of references (Tables 
2 and 3 respectively). 
Part 1: Primary Information 

Table 1: Regulations & Responsibilities 

 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs 
associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

1 Planning 
 

Necessary to proceed 
with development. 

Some Matters Reserved: 
Submit form “Application for Outline Planning 
Permission with some matters reserved” [Ref1], 
and attachments (Refer Table 2).  National 
requirements are the same in all boroughs.  
Boroughs may have individual requirements. 

Full planning consent 
Submit form “Application for Planning Permission” 
[Ref2], and attachments (Refer Table 2).  
National requirements are the same in all 
boroughs.  Boroughs may have individual 
equirements. r

 
Local requirements may include additional 
studies such as traffic impact or ecology 
assessments, and requirements may vary on the 
type of application, and the type of development 
[Ref3] 

The client is 
responsible for 
obtaining outline 
planning permission. 
 
The planning 
consultant to finalise 
documentation for 
detailed planning 
application.  

LA planning officer 
should decide on the 
application within 13 
weeks maximum 
[Ref4], unless a 
longer period is 
agreed in writing with 
the applicant. 

LA planning officer will 
issue a letter granting 
permission and outlining 
any conditions, the 
timeframe for validity of 
permission, and the 
process for amending 
the application or 
permission at a later 
date if required. 

If conditions are 
required, these will be 
discussed on a case by 
case basis. 

Fees are set 
nationally. 
[Ref5].   
 
Outline 
Permission: 
- Not more than 

2.5ha: £335 
per 0.1ha  

- More than 
2.5ha: £8,285 
+ £100 per 
0.1ha 

Detailed 
Permission: 
Sliding scale 
relative to gross 
external floor 
space 

If planning permission and/or 
conditions are breached, the LA 
may issue an enforcement notice 
to potentially reinstate the 
dwelling to its original condition 
[Ref6] 

Failure to act in accordance with 
the enforcement notice 
contravenes the Town and 
Country Planning Act 1990. 

2 Listed Buildings Not applicable for this 
development 

- - - - - - 

3 Conservation 
Area 

Not applicable for this 
development 

- - - - - - 

   
 



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

4a Where “building work” 
is to occur (i.e. 
erection or extension 
of building, building 
alterations, installation 
or extension of 
service/fitting 
controlled under 
building regulations 
such as drainage). 
[Ref7]. 
 

LA Building Control:  
- Client to deposit ‘Full Plans’ with the local 

authority [Ref8].  Full plans typically developed 
sequentially in accordance with the Parts of the 
Building Regulations. (Refer Table 2 for more 
information) 

- Following receipt of written approval, the client 
is required to notify the local authority two clear 
working days prior to commencing work.  Type 
of notification is not specified.  [Ref8] 

 
 
 
 
AI route: 
- The client and AI must jointly submit ‘Initial 

Notice’ and accompanying declaration to local 
authority [Ref8].  (Refer Table 2 for more 
information) 

 

LA Building Control: 
The client is ultimately 
responsible. [Ref8].  
 
 
 
 
 
 
 
 
 
 
 
AI route: 
The client and AI are 
responsible for 
preparing 
documentation for the 
‘Initial Notice’.  AI has 
specific duties (i.e. 
consult sewerage 
undertaker if 
applicable). 

LA Building Control 
- Full Plans are 

submitted to local 
authority  

- Local authority will 
approve or reject 
plans. (5/8 weeks) 

- Conditional 
approval granted 

 
 
 
 
 
AI route: 
- Local Authority will 

either accept or 
reject the Initial 
Notice.  If not 
rejected within 5 
days, it is deemed 
to be considered 
acceptable. 

- LA will advise in 
writing if work does 
not comply with the 
regulations. 

 

LA Building Control: 
- LA Building Control  

will issue the client 
with a Completion 
Certificate when they 
are satisfied that, as 
far as practicable, 
works comply with 
regulations, at the 
completion of works 
having inspected at 
key relevant 
stages.(5/8 weeks) 

 
AI route: 
- AI will issue Final 

Certificate to client and 
local authority when 
satisfied, having 
inspected throughout 
works.  If local 
authority chooses to 
reject the certificate, 
they must do so in 
writing within 10 
working days.  

[Ref8] 

LA Building 
Control: fees 
dependent on 
type of 
application, and 
vary between 
local authorities. 
[Ref9] 
 
 
 
 
 
 
AI route: 
AI fees are as 
negotiated with 
the Approved 
Inspector. 
[Ref8]. 
 
 
 

4b 

Building 
Regulations 

Amendment to the 
approved plans 

LA Building Control:  
As above, amended to reflect the design change 
 
 
AI route: 
AI to issue an ‘Amendment Notice’ to the Local 
Authority.   
 

LA Building Control:  
Design team 
 
 
AI route: 
AI 
 

LA Building Control:  
Local authority 
 
 
AI route: 
Local authority has 5 
days to reject on 
prescribed grounds. 
Otherwise notice can 
be assumed 
approved. 

LA Building Control:  
As above 
 
 
AI route: 
As above 
 

LA Building 
Control:  
As above 
 
AI route: 
As above. 
 

LA Building Control: 
LA Building Control may serve 
notice in accordance with Section 
36 of the Building Act that 
requires the client to dismantle or 
amend the work within 28 days.  
This can be appealed initially via 
an Independent Expert Report or 
subsequently via the Magistrates 
Court [Ref8]. 
 
 
 
 
AI route: 
- AIs do not have enforcement 

powers; however they would 
not issue a ‘Final Certificate’ to 
the LA if building works are not 
compliant.  The LA can accept 
or reject the Final Certificate if 
issued. 

- If AI does not issue a 
certificate, or if it is rejected by 
the local authority, the LA 
Building Control would then 
inherit enforcement powers, 
and can serve a (written) 
enforcement notice. 

- Breaches can be appealed at a 
Magistrates’ court with a fine of 
£5,000, and <£50/day for each 
day the contravention continues 
after conviction.  [Ref6] 

- Regardless of whether 
responsibility had been 
delegated to the builder or not, 
the owner is responsible for 
rectification works. 

5 Health and 
Safety:  
- Construction 

(Design and 
Management) 
Regulations 
2007 

This case study is 
notifiable to the HSE, 
as it is more than 30 
days duration, and 
more than 500 person-
days of work. 
CDM Part 3 applies. 
CDM regs apply to 

Duty holders include client, CDM Co-ordinators, 
Designers, Principal contractors, contractors and 
workers. [Ref10]. 
 
Duties include: ensuring the a CDM Coordinator 
is appointed, the project is notified, their work is 
compliant, development a CDM plan for the site, 
etc. 

All duty holders 
responsible for 
documenting 
compliance with 
upholding their duties. 

Duty holders 
responsible for 
ensuring their own 
compliance. 
 
 

None No specific 
costs beyond 
employing 
tradesmen. 

Duty holders (or their 
organisations) liable to 
prosecution if a court case is 
instigated by enforcing 
authorities [Ref11] following 
inspections after an incident. 

   
 



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

both the demolition 
and construction 
phases. 
 

6a Use of hazardous 
chemicals (excluding 
asbestos and lead). 
[Ref12] 

Risk assessment to assess the risks of COSHH 
substances. 
Must record assessment if more than 5 
employees on site.   
Also necessary to provide appropriate equipment. 

Employers with staff 
working on-site. 

Responsibility rests 
with employers. 

Written Risk 
Assessment if employer 
has more than 5 
employees [Ref12] 

No prescribed 
costs. 

Lost productivity through 
employee illness and training 
new staff. 
Financial penalties may be 
imposed by the Courts – 
maximum penalty: unlimited fine 
and/or 2 years imprisonment 
[Ref11]. 

6b Presence of asbestos Not applicable.   
It is assumed that the demolished building did not 
include any asbestos. 
 
Use of asbestos for new build prohibited. 
No work may commence if asbestos is present 
until an Asbestos Management Plan has been 
written, and work must be managed in 
accordance with the Control of Asbestos 
Regulations 2006 [Ref13] 

Employer Responsibility rests 
with employers. 

- -  

6c 

Health and 
Safety:  
- Materials 
 

Presence of lead 
 
The regulations apply 
where lead can be 
inhaled (i.e.  fumes, 
dust, vapour), ingested 
(i.e. powder, dust, 
paint) or absorbed 
through the skin (i.e. 
lead alkyls) [Ref14] 

Specific documentation not outlined, therefore 
discretionary to demonstrate that the following 
has been undertaken: 
- an assessment of the risks to the health of 

employees 
- steps to prevent workers from significant 

exposure to lead, including monitoring against 
exposure limits where necessary (medical 
certificates if exposure becomes an issue) 

- provision of information and training to staff. 

Employer HSE Not stated Unlikely to be 
relevant for 
domestic 
extension. 

HSE may prosecute where a 
breach of duties has been 
reported.  Courts decide what 
penalties to impose, typically 
fines but potentially 
imprisonment.  

7 Gas Safety 
(Installation and 
Use) 
Regulations 
1998 [Ref15] 

Installation of notifiable 
gas services – i.e. 
flued gas appliances, 
non-flued appliances 
with heat input of 
100kW or less, or 
heating/hot water 
service system 
connected to heat 
producing gas 
appliance. [Ref16] 
 

Contractor to employ a Gas Safe Registered 
Engineer.  Gas Safe engineer, will ‘notify’ the Gas 
Safe Register of the work [Ref17].   
 
Gas Safe Register will inform the LA Building 
Control of the notifiable work, in accordance with 
Building Regulations [Ref16] 
 
 
 

Gas Safe Registered 
Engineer [Ref16] 
 
Not all engineers are 
qualified for all types of 
gas work. [Ref18] 

Gas Safe Registered 
tradesman can self-
certify their work.  
Notified works may be 
compliance checked 
by Gas Safe Register 
and local authorities 

Gas Safety Certificate 
[Ref16]. 
 

Tradesman / 
contractor fees. 

Potential health and safety 
issues for occupants.   
 
LA Building Control (if utilised) 
may require in writing work be 
rectified to comply with Building 
Regulations. 
 
Duty holders (engineers, 
landlords) may be given a 
substantial fine or custodial 
sentence for breaching Building 
Regs (as above) 
 
 

   
 



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

Installation of plumbing 
systems and water 
fittings (if connected to 
public water supply) 

The installer, owner or occupier must obtain 
water supplier’s consent by giving advance notice 
of the work [Ref19].  Notice is to be given by 
providing the information listed in Table 3. 
 
An Approved Plumber will self-certify their work 
and provide a certificate to state that their 
installation complies with regulations. This will be 
issued to water supplier and person who 
requested the work. [Ref20]. 

Approved Plumber will 
submit the certificate to 
the water supplier. 

Approved Plumber 
prepares a certificate 
stating compliance 
with the regulations. 
 
Water supplier may 
choose to inspect the 
work. 

Certificate from 
Approved Plumber will 
suffice unless breach 
identified. 

Approved 
Plumber fees 

Water authorities will require 
breaches to be remedied as soon 
as practicable.  Legal obligation 
rests on Approved Plumber.   
 
Water supply may be 
disconnected immediately if there 
is a threat to the health of 
occupants or others fed from the 
same supply. [Ref21] 

8 Water Supply 
(Water Fittings) 
Regulations  

Building within 3m of 
centreline of public 
sewer 

Copy of application form with [Ref22]: 
- site location plans (1:1250),  
- site plan showing sewer and manhole 

location (1:100), 
- sectional plan of buildings,  
- section through building showing position of 

sewer relative to structure 
- copies of drawings submitted for Building 

Regulation approval 

Client or delegate  
 

Water authority will 
approve designs if 
appropriate 

Letter of confirmation Fee scale 
identified on 
application form 
[Ref22] 

The design may not adequately 
protect the sewer leading to 
possible collapse and damage to 
the building.   The building may 
have to be removed in order to 
repair the sewer. 
Authority may order 
discontinuation of works. 

9 Party Wall Act 
1996  

Various [Ref23]: 
- Work on party wall  
- within 3m of party 

wall if excavating 
to foundation 
depth 

- within 6m if 
excavating deeper 

Not applicable for this development. - - - - - 

10a Need to locate skip on 
road or erect 
scaffolding adjacent to 
public highway. 

Apply to local authority (i.e. Richmond [Ref24]) for 
licence to place skip on the highway, or erect 
scaffolding. Forms are straightforward and 
available online (i.e. [Ref25]).  These need to be 
submitted prior to placing the skip or scaffold in 
location. 

Skip providers who 
have an account with 
Local Authority.   
Skips users to ensure 
use of skip is compliant 
(i.e. not over full). 

LA to authorise the 
application in 
accordance the 
Highways Act 1980, 
prior to placing the 
skip or scaffolding.  

Granted licence, and 
ensure compliance with 
conditions.  
Client should request 
receipt and copy of 
licence. 

Fees 
associated with 
skip hire and/or 
scaffolding. 

Formal enforcement action may 
be taken (warnings, fixed penalty 
notices, or court proceedings). 

10b Requirement for road 
closures for health and 
safety reasons 

Application to local highways authority (i.e. Devon 
County Council), including contact details, 
proposed diversion route, application checklist 
[Ref26]. 

Client, Contractor or 
delegate 

Local highways 
authority 

Written confirmation of 
submitted application 

Various, 
depends on 
authority and 
duration (i.e. 
£700 for up to 
18mths [Ref26]). 

Possible prosecution under the 
Highways Act. 

10c 

The Highways 
Act 1980 

Requirement for new 
vehicle crossing 
across footway 

Application to local highways authority including 
sketch (i.e. Devon County Council) [Ref2726] 

Client, Contractor or 
delegate 
 

Local highways 
authority 

Written confirmation of 
submitted application 

Various, 
depends on 
authority (i.e. 
£90 application 
fee, plus £110 
for using own 
contractor 
[Ref27]).   

Possible prosecution under the 
Highways Act. 

   
 



 Regulation Trigger  Documentation to be produced to 
demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 

What evidence is 
issued to confirm 
compliance? 

Costs Implications of proceeding 
associated without compliance 
with 
compliance 
process 

Construction The on Construction Energy Performance 
Certificate must be produced by an accredited 
Energy Assessor (EA), to be presented to the 
building owner  [Ref29] 
 

The developer The EA is responsible 
for the quality of the 
EPC. 
 

The BCB must confirm 
that an EPC has been 
produced.  This can be 
checked via the Central 
Register 

Fees 
associated with 
employing an 
accredited EA. 
Typically this 
would be the 
person who 
prepared the 
SBEM calcs for 
the Part L 
compliance 

The penalty for not having an 
EPC is that the LABC will not 
issue a Completion Certificate. 

Sale or lease When a building (or floor of a building) is to be 
rented out or sold, the landlord is responsible for 
ensuring a valid EPC is made available to all 
prospective tenants or buyers.   

The landlord The EA is responsible 
for the quality of the 
EPC 

It could be expected that 
the letting agents and/or 
estate agents will 
ensure that the EPC is 
included with the 
building’s particulars.  It 
is also expected that the 
solicitors will confirm 
that the EPC has been 
provided as part of 
contract procedures. 

Cost to produce 
the EPC, which 
has a 10 year 
validity, unless 
a more recent 
EPC is 
produced.  

The penalty for failing to make an 
EPC available to any prospective 
buyer or tenant when selling or 
letting non-dwellings is fixed, in 
most cases, at 12.5% of the 
rateable value of the building, 
subject to a minimum penalty of 
£500 and a maximum of £5,000. 
There is a default penalty of £750 
where the formula cannot be 
applied. The EPC will still be 
required. 
 

11 Energy 
Performance of 
Buildings 
Directive and 
Regulations 
(EPBD) [ Ref28] 

Air conditioning 
assessment 

All air-conditioning systems with an effective 
rated output of more than 12kW must be regularly 
inspected by an Energy Assessor.  The 
inspections must be a maximum of 5 years apart. 
[Ref30] 

The person who 
controls the technical 
functioning of the 
system 

An accredited 
assessor 

A report is issued Fees for the 
accredited 
assessor, 
typically £35-
£45 per hour 

The penalty for non-compliance 
will be a fine of £300. Trading 
standards are responsible for 
enforcement. 

12 Waste 
regulations 
(SWMP) 

Construction projects 
worth over £300,000 
[Ref31] 

Site Waste Management Plan documentation.  
Increased requirements for projects over 
£500,000 [Ref32] 

Client to initiate, hand-
over to Principal 
Contractor 

Local authorities and 
Environment Agency 

No specific information. 
Must be able to present 
relevant and up to date 
SWMP on request. 

No specific 
fees. 
Embedded in 
project costs 

Potentially unlimited fine. Liability 
rests with client, principal 
contractor.  If body corporate 
guilty of offence, individuals may 
be liable as well as body 
corporate.  

13 Regulatory 
Reform (Fire 
Safety) Order 
2005 

The Order applies to 
virtually all building 
[Ref33].   

Fire Safety Risk Assessment and Fire 
Management Plan. 
 
Must appoint Competent Person to undertake any 
protective/preventative measures. 

Appointed ‘Responsible 
Person’, ie 
owner/occupier or their 
representative 

The local fire authority 
(or the Crown Fire 
Inspectors for crown-
occupied/owned 
premises).  HSE in 
some cases.  

Not stated. Embedded in 
wages or 
possibly 
consultant fees. 

Authority may issue Enforcement 
notice to make improvements.  
Potentially issue Prohibition 
notice restricting use of building 
areas until improvements are 
made. 

14 The London 
Building Acts 
(Amendment) 
Act 1939 
[Ref34].   
 

If the building is over 
30m high, or 25m with 
a plan area of 930m2  
 

Part III Construction of buildings - Section 20.   
extra fire-safety measures are usually needed 
[Ref35].   

The client, as an 
addition to the typical 
Building Regulations 
procedures 

Building Control Application required 
prior to LABC issuing 
the Completion 
Certificate 

Fee depends on 
type of 
application. 
Westminster 
CC applies a 
50% surcharge 

Absence of approval from 
Building Control 
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demonstrate compliance 

Who is responsible 
for preparing/ 
submitting 
documentation 

Who is responsible 
for signing off 
compliance 
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issued to confirm 
compliance? 
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associated 
with 
compliance 
process 

Implications of proceeding 
without compliance 

 for Section 20 
applications 
where the 
LABC is not 
carrying out 
inspection of 
the related 
Building 
Regulations 
application (i.e. 
an AI is 
employed) 
[Ref36].   

15 Rights to 
Light/Rights of 
Light Act 1959 
[Ref 37] 

A right to light will 
come into existence if 
it has been enjoyed 
uninterrupted for 20 
years or more, granted 
by deed, or registered 
under the Rights of 
Light Act 1959. 
Planning permission 
does not override a 
legal right to light.  
[Ref 38]   
 

The Architect or Surveyor should consider this 
into their design proposal. 
The developer should seek to establish if any 
neighbours have a legal right to light.  This is a 
matter of property law, not planning law. 

     

16 The Electrical 
Supply 
Regulations 
1988 [Ref 39] 

Any need for a new 
substation, which 
would be governed by 
these Regulations will 
be determined by the 
utility provider. 

      

 



 

Part 2: Supporting Information 

Table 2: Detailed documentation requirements 

Regulation Detailed documentation requirements  
Planning 
[Ref4] 

OUTLINE and DETAILED PLANNING APPLICATIONS 
To be submitted with standard forms: 
•  “Application for Planning Permission with some matters reserved” 
• “Application for Planning Permission” 

- Original and 3 copies of application form  
- Original and 3 copies of a plan identifying the land to which the application 

relates, drawn to an identified scale (e.g. a scale of 1:200 in Richmond) i.e. 
[and showing the direction of north. 

- Original and 3 copies of other plans and drawings or information necessary to 
describe the subject of the application  
o Block plan of site showing boundaries (at 1:100 or 1:200) 
o Existing and proposed elevations (1:50 or 1:100) 
o Existing and proposed floor plans (1:50 or 1:100) 
o Existing and proposed site sections and finished floor and site levels (1:50 

or 1:100) 
o Roof plans (1:50 or 1:100) 

- Completed Ownership Certificate A,B,C or D  
- Design and Access Statement. 

Building 
Regulations 
(LA 
Building 
Control) 
[Ref8] 

Full Plans include the following (as per Section 14 of the Regulations): 
- A statement to give the local authority that building work or a change of 

material use is proposed.  
- A description of the proposed building work or material change of use, 

including particulars of the location of the building to which the proposal is 
related and the use or intended use of that building. 

- A plan to a scale of not less that 1:1250 showing: 
o The size and position of the building, or the building as extended, and its 

relationship to adjoining boundaries 
o The boundaries of the curtilage of the building, or the building as 

extended, and the size, position and use of every other building or 
proposed building within that curtilage 

o The width and position of any street on or within the boundaries of the 
curtilage of the building or the building as extended. 

- A statement specifying the number of storeys in the building or the building as 
extended 

- Particulars of the provision to be made for the drainage of the building or 
extension. 

- Particulars of the precautions to be taken in building over a drain, sewer or 
disposal main 

- Any other plans necessary to show that the work would comply with these 
Regulations 

- Request for the local authority to issue a completion certificate  

 



 

Regulation Detailed documentation requirements  
Building 
Regulations 
(AI)  
[Ref8] 

Initial Notice is a prescribed form which is to contain: 
- A description of the work 
- For new buildings or extension: 

o A site plan to a scale of not less than 1:1250 showing the boundaries and 
location of the site, and approximate location of any connection to the 
sewer. 

o A statement that the AI will consult the sewerage undertaker where the 
work involves building over or near any drain, sewer or disposal main 
which is shown on any map of sewers kept by the sewerage undertaker 

o A statement of any local legislation relevant to the work and the steps to 
be taken to comply with it.  

Accompanying the Initial Notice must be a declaration (signed by the insurer) 
that an approved scheme of insurance applies to the work 

 

Table 3: Information required for notifying water suppliers 

Information required by water suppliers 
Notification is required as the work relates to “the erection of any new building or structure”. 
[Ref20] 
 
For notification, the following information must be sent to the local water supplier:  
- The name and address of the person giving notice and, if different, of the person to whom 

the consent should be sent. 
- A description of the proposed work and any related change of use of premises. 
- The location of the premises and their use or intended use. 
- A plan of that part of the premises which relates to the proposed work and a diagram 

showing the pipework and fittings to be installed. 
- The plumbing contractor’s name and address, if an approved plumber is to do the work.  
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