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Planning a Home Extension? Avoid 
These 6 Costly Mistakes Builders 

Won’t Warn You About 
By RoseBrick Developments 

 

 

 

 

 

 

 
 



 

If you're reading this, you're probably thinking 
about extending your home. 
Maybe you need more space for a growing family... 

Maybe you want that open-plan kitchen-diner you've always dreamed of... 

Or maybe you just want to add value before you sell. 

But here's the truth: 

Most homeowners walk into the process completely blind, and they pay the price later. 

They get vague quotes They hire the wrong people They miss important checks And they 
don't realise what's gone wrong until it's too late 

At Rosebrick Developments, we've seen it all. 

Over the last 10+ years, we've helped homeowners across the Midlands turn their ideas into 
real, finished extensions on time, on budget, and without the usual stress. 

This guide was built to give you the roadmap. 

We're not holding anything back. 

Inside, you'll learn the exact 6 steps that we walk every one of our clients through before a 
single brick is laid. 

If you want to do this right, if you want clarity, confidence, and control, read every word of 
this guide. 

Then when you're ready to move forward, we'll be here to help. 

1. The First Call You Must Make 
Avoid design disasters by getting this part right from day one. 

Before you speak to a builder, before you get carried away measuring out your dream 
open-plan kitchen, you need a professional design. 

That means starting with an architect. 

Too many homeowners fall into the trap of jumping straight to quotes and timelines without 
first clarifying what they actually want or what's even possible on their property. This often 
leads to half-baked plans, escalating costs, and disputes mid-build. An experienced architect 
is your first line of defence against those issues. 

What does an architect actually do? 



 

A good architect is more than just a person who draws pretty floorplans. They're trained to 
combine creativity with regulation. They'll help you: 

●​ Visualise your dream space so you can see your extension before a single brick is 
laid 

●​ Work within your budget by making smart design choices that won't send your costs 
through the roof 

●​ Navigate tricky sites whether your property is sloped, restricted by planning laws, or 
hemmed in by neighbours 

●​ Avoid legal headaches by ensuring your drawings comply with all relevant planning 
and building control requirements 

●​ Maximise light, flow, and usability by designing not just for size, but for lifestyle 

This isn't the place to cut corners or go cheap. A poor design at this stage creates a domino 
effect: incorrect quotes, build delays, and expensive on-site changes. 

Should I hire my own architect or use one recommended by a builder? 

There's no right or wrong answer here, but transparency is key. At Rosebrick Developments, 
we're happy to work with your chosen architect or recommend trusted professionals we've 
worked with on many successful projects. What matters most is that your architect: 

●​ Understands the local planning rules 
●​ Has experience with extensions (not just new builds or commercial work) 
●​ Is willing to collaborate with your builder 
●​ Produces clear, detailed drawings suitable for quoting and building 

If your architect is slow to respond, vague with details, or isn't used to domestic work, that's 
a red flag. 

"Can't a builder just do the design?" 

Some design-and-build companies offer in-house architects or technicians. This can work 
well, but only if the design process is truly client-led. Be wary of setups where the plans are 
rushed through to get you locked into a build contract. You deserve time and space to get 
the design right first. 

A quality build starts with a quality brief. And that begins with you, your ideas, and a qualified 
architect who listens. 

Need help finding a trustworthy architect or want us to review your current plans? Get 
your free quote and consultation from Rosebrick Developments 

2. How to Get a Ballpark Estimate Fast 
You don't need detailed plans to get a rough price (we'll show you how). 

One of the biggest fears homeowners have is cost. 

https://rosebrick.co.uk/quote/
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"How much is this actually going to cost me?" "Can we afford it?" "Are builders just plucking 
numbers out of thin air?" 

Here's the good news: 

You don't need full architectural drawings to get an early idea of what your extension might 
cost. 

At Rosebrick Developments, we offer a free ballpark estimate based on just a few key 
details. 

What You Need to Know: 

If you can give us: 

●​ Approximate size of the extension (length x width) 
●​ Basic type of build (kitchen extension? bedroom? flat or pitched roof?) 
●​ Property location 
●​ Rough level of finish (basic spec or high-end?) 

...we can give you a realistic ballpark figure. Not a guess. Not a vague range. A sensible 
early estimate based on real-world builds we've completed. 

This lets you understand if your dream project is in reach before you spend money on 
drawings or planning applications. 

Why We Do This 

We believe in transparency. 

Too many builders refuse to talk about money until you've handed over plans and paid a 
deposit. We think that's backwards. 

You deserve to know early on whether your budget aligns with your vision. You should feel 
confident before investing in the next step. 

What This Isn't: 

This is not a full quote. It won't include site-specific complications, material choices, or 
specialist works. 

But it will give you a meaningful price range, not some marketing fluff designed to lure you 
in. 

And once you're ready, we'll guide you through the full site survey and formal proposal 
process. 

Want a free ballpark estimate for your extension? Request one now (it takes less than 
1 minute) 

https://rosebrick.co.uk/quote/


 

3. What Most People Get Wrong About Planning 
Permission 
Is your extension even allowed? We'll explain how to check before paying for full plans. 

Planning permission is one of the most misunderstood parts of the extension process. 

Homeowners often assume they must apply. Others skip it altogether and end up with 
enforcement notices, costly redesigns, or delays that could've been avoided with a 
10-minute check. 

Let's break it down. 

Not All Extensions Need Full Planning Permission 

Many home extensions fall under something called Permitted Development Rights (PD). 

This allows you to build without submitting a formal application as long as your plans meet 
specific rules. 

For example: 

●​ Single-storey rear extensions often fall under PD 
●​ You must stay within size and height limits 
●​ Materials must be "in keeping" with the original house 
●​ You can't cover more than 50% of the land around your house 

If you meet the criteria, you can skip the 8-10 week wait and avoid unnecessary paperwork. 

The Risk of Getting It Wrong 

If your extension doesn't comply and you build without permission, your council can: 

●​ Order you to apply retrospectively 
●​ Demand changes to the build 
●​ In extreme cases, force demolition 

All of which cost money, time, and stress. 

Here's What You Should Do First 

●​ Speak to your architect; they'll know how to check if your plans fall under PD 
●​ Visit your council's website and search their Permitted Development guidance 
●​ Ask for a Lawful Development Certificate (LDC); even if you qualify for PD, this 

certificate proves your build is legal (useful when selling your home) 

At Rosebrick Developments, we work closely with your architect to ensure your plans are 
compliant before you spend a penny on full drawings. 

Not sure if your extension qualifies for PD? Request a free quote and expert review 

https://rosebrick.co.uk/quote/


 

4. Why Technical Drawings Save You Thousands Later 
Get this wrong and you'll run into endless issues on-site. 

At first glance, technical drawings might look like just another expense. 

You've got planning approval, so why not get the builders started? 

Here's why: skipping or skimping on detailed technical drawings is one of the fastest ways to 
blow your budget and delay your project. 

What Are Technical Drawings? 

Also known as "construction drawings" or "building regs drawings", these are detailed 
documents that go far beyond your basic floorplans. They show: 

●​ Exact measurements and specifications 
●​ Structural details (steel beams, foundations, wall thicknesses) 
●​ Insulation, damp proofing, drainage layouts 
●​ Window and door positions, roof details, materials to be used 
●​ Compliance with building regulations 

Think of them as the instruction manual for your builder. 

Why They Matter 

Without clear technical drawings: 

●​ Builders make assumptions, which leads to confusion and mistakes 
●​ Quotes become vague because prices vary wildly when specs aren't fixed 
●​ You'll get endless on-site questions and costly last-minute decisions 
●​ Inspectors may reject work that doesn't meet regs, causing delays and rework 

With proper drawings, every trade knows what to do, when, and how. 

You reduce guesswork, eliminate disputes, and protect your budget. 

Real Talk From the Ground 

At Rosebrick Developments, we won't quote a final price without proper drawings because 
guessing doesn't help anyone. 

We've seen too many projects from other builders stall halfway through because something 
"wasn't in the drawings" or "we thought it was included". 

Technical drawings keep everyone honest and aligned. 

5. The 3 Crucial Checks Your Architect Should Do (But 
Often Doesn't) 



 

Miss these and you might have to rip out half the work later. 

Even with planning permission and technical drawings in hand, there are still key risks that 
can derail your extension, and they often go unchecked. 

Not because your architect is bad... 

...but because many focus on design, not buildability. 

Here are three critical checks that your architect (or design team) should carry out before 
any building work begins. 

1. Identifying Existing Drain Runs 

You'd be amazed how many homeowners don't know where their underground drains run 
and how often builders find them halfway through digging foundations. 

If your extension crosses over or sits near a shared or public sewer, this needs to be 
identified early. You'll likely need a Build Over Agreement from your water authority (e.g. 
Severn Trent, Thames Water, etc.) before building. 

Miss this, and you risk: 

●​ Delays while permissions are sorted 
●​ Extra groundwork costs 
●​ Being forced to change your design mid-build 

2. Checking for Build Over Agreement Requirements 

If any part of your extension sits within 3 metres of a public sewer, or directly over it, you 
must apply for a Build Over Agreement. 

This isn't optional, and your local water board can legally stop the work or demand changes 
if it's missed. 

An experienced architect will flag this before you apply for planning or submit building regs 
drawings, saving you a major headache later. 

3. Coordinating with a Structural Engineer 

If your extension involves steel beams, knocking through external walls, or altering the roof 
structure, a structural engineer needs to be brought in early. 

Too many architects hand over the design without proper engineering input. That results in: 

●​ Last-minute redesigns 
●​ Unclear steel specs for builders 
●​ Inaccurate quotes and wasted time 

At Rosebrick Developments, we always recommend that the architect and structural 
engineer work together from the start so everything fits smoothly from paper to site. 



 

Bottom Line: 

These checks aren't optional; they're foundations for a smooth build. 

When they're missed, the consequences are messy, expensive, and stressful. 

Want help reviewing your plans before you break ground? Get your free quote and 
expert consultation 

6. How to Get a Transparent, No-Nonsense Quote That 
Matches Your Vision 
We'll show you what a real site survey and proposal should look like and how to get yours for 
free. 

By this stage, you've got your plans in place, approvals sorted, and technical drawings 
ready. 

Now comes the part where most homeowners get stung: 

The Quote. 

Too many builders throw out vague, lump-sum quotes with zero detail. 

No breakdown. No explanation. No clue what's actually included. 

And when things go wrong? "It wasn't in the quote." 

What a Proper Quote Should Include 

At Rosebrick Developments, our process starts with a full site survey where we walk the 
property with you, review your plans, and ask the right questions. 

From that, we build a detailed proposal that includes: 

●​ A full scope of works, line by line 
●​ Clear cost breakdowns (materials, labour, project management, etc.) 
●​ What's included and just as importantly, what's not 
●​ Timeline estimates 
●​ Payment schedule and stages 
●​ Any known risks or exclusions 

This is the quote you compare, budget from, and rely on. 

No smoke. No mirrors. Just clear pricing tied to your vision and spec. 

Red Flags to Watch Out For 

●​ "All-in-one" prices with no detail 

https://rosebrick.co.uk/quote/
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●​ Builders who won't do a site visit 
●​ No mention of building control, waste, or snagging 
●​ Unrealistically cheap quotes (they'll get you on extras later) 

Our Promise to You 

We don't win every job, and that's fine. 

But every homeowner who works with us gets a transparent, honest proposal based on a 
proper site visit. 

So you can make an informed decision, without pressure. 

Want your own free site survey and quote from Rosebrick Developments? Book now 
(no strings attached) 

You're Ready to Build But Don't Make the Next Move 
Without This 
You now know the 6 essential steps every smart homeowner follows before starting a home 
extension: 

1.​ Start with the right architect 
2.​ Get a realistic ballpark estimate early 
3.​ Check if planning permission is even needed 
4.​ Invest in proper technical drawings 
5.​ Ensure the right checks are done behind the scenes 
6.​ Demand a transparent, detailed quote based on a site visit 

Miss any one of these and your dream project can quickly turn into a nightmare with delays, 
disputes, and rising costs. 

But with the right guidance, you can get it right from day one. 

That's where we come in. 

At Rosebrick Developments, we don't just build extensions; we help homeowners like you 
navigate the process with confidence, clarity, and zero BS. 

Want to Know What Your Extension Will Really Cost and How We'd Build It? 

We offer a free quote and consultation with one of our senior project managers. 

We'll review your plans, visit your site, answer every question, and give you a no-nonsense 
proposal that reflects your exact vision. 

Book your free quote now 

It's free. It's helpful. And it'll save you thousands down the line. 

https://rosebrick.co.uk/quote/
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