
Corbel welcome the opportunity to meet at the property to 
discuss our approach and initial ideas. We offer this scoping 
meeting for free.

If you are considering purchasing a property, we are happy to 
viist (with agreement from the Estate Agent) to assess options 
that could be developed.

With our knowledge of historic and listed buildings these initial 
meetings can often help decipher the building’s history and 
likely sequence of development, give advice on any potential 
weaknesses or problem areas requiring repair or further investi-
gation, and hopefully give peace of mind should there be areas 
of concern.

We can also advise on what would or would not require Plan-
ning Permission or Listed Building Consent - if relevant, and the 
likelyhood that any proposed alterations may or may not gain 
Consent. 

1.0 INITIAL MEETING



A Feasibility Study will help clearly establish the existing build-
ing’s characteristics, opportunities, and constraints. 

We pride ourselves on thinking outside the box and believe that 
as architects we can add value by helping you unlock possibly 
unforeseen potential for the site.  

To achieve this, we will carry out the following work: 

1.  Meet to discuss and clarify your brief and requirements.  
2.  Assess, in brief, any necessary repairs to the property.
3.  Create simple set of drawings using your existing draw 
 ings or adapted Estate Agents plans.
4. Identify initial planning constraints, e.g if Listed Building  
 Consent is required or Permitted Development rules   
 apply.
5. Establish technical constraints e.g sewers, party walls
6. Develop two or three options for changes to the proper 
 ty so that pros and cons for each can be discussed. 
7. From these discussions, the document will establish a

preferred option and a broad programme and budget 
for the complete works, acting as a roadmap for future 
development. 

8. Produce an initial project programme

 

2.0 FEASIBILITY STUDY



Site surveys

Measured survey drawings

An accurate measured and drawn survey of the building(s) and 
surroundings is essential to enable the project proposals to be 
carefully designed and detailed. These drawings form the bed-
rock of all future information. (It is worth noting that this survey 
does not assess the building’s condition). 

For very small projects we undertake the measured survey our-
selves, but for most projects a specialist survey company using 
modern 3D scanners take measurements and transfer this infor-
mation to create 2 dimensional drawings that can be printed.

For this stage we will: 
1. Agree up to three survey companies to quote.
2. Provide	a	specification,	and	marked	up	drawings.
3. Obtain quotes from specialist surveyors for a fully de

tailed measured and drawn survey.
4. Agree appointment details with you and instruct them

on your behalf.
5. Transfer the digital information provided by the surveyor

to create Corbel’s own drawings.

The measured surveyor’s fee /contract for their work will be a 
direct agreement with you. Corbel will charge a fee for arranging 
and administering the survey.

3.0 MEASURED & DRAWN SURVEY



Barn conversion / new house concept.

Concept sketch for a Pottery

Concept design model

A Pre Planning Enquiry is good way to approach the Local Au-
thority Planning Department before submitting a formal applica-
tion.

This process will draw out any concerns the Planners or other 
relevant	departments	/	consultees	such	as	Tree	Officers,	High-
ways,	Ecologists	or	Historic	England,	may	have	prior	to	submis-
sion of a formal Planning Application. Generally, undertaking a 
Pre Planning Enquiry allows the design to be adapted or further 
justified	to	clarify	the	proposal	and	make	the	subesquernt	formal	
planning process more reliable. 

To achieve this, we will carry out the following work: 

1. Visit site (if no Feasibility Study has been completed) to
discuss and develop the brief, outlining your require-
ments in further detail.

2. Produce a set of existing plans, sections 
and	elevation	drawings,	sufficient	to	enable	concept	
ideas to be developed.

4. Establish if any Covenants, Wayleaves or Easements exist  
 and what existing services may impact development.
5. Establish if any Party Wall Agreements are required.
6. Assess the building to understand the chronology and  
	 significance	of	each	phase	of	development.
7:  Carry out a condition survey to assess repairs and form a  
 priority list categorising the urgency for works. 

4.0 PRE PLANNING ENQUIRY

7.	 Understand	the	local	context	to	establish	influences	and		
 drivers for the proposed design.
8. Develop up to 3 concept sketch design(s) with pros and

cons for each. Meet you to discuss these options.
7. If required, liaise with a Planning Consultant.
8. Produce a set of proposed plans, section and elevation

drawings that develop the agreed concept design. 
9. Create a simple cardboard model to help explain the

scheme to all interested parties. 
10. Obtain a 1:1250 Scale Ordnance Survey plan identifying 

the property as required to submit the application
11. Produce a budget cost Plan
12. Produce an initial Design and Access Statement, suitable

for pre-planning discussions withn Planners and Conser-
vation	Officer.

13. Submit a Pre-Planning Enquiry to the Local Authority  
(and	Historic	England	if	Grade	1	or	Grade	II*	listed)	and	
have 1 ‘scoping’ meeting on site to discuss the proposal 
with them..

The cost for the Pre-Planning enquiry will be: £xxxx + VAT. 

This will be charged on submission of the Application.

 



Planning drawings to illustrate proposals

Historic	Analysis	Plans

Models clearly explain ideas

Following feedback from the Pre-Planning Enquiry, the design 
can be further developed to take onboard any comments re-
ceived,	and	sufficiently	detailed	to	make	a	good	impression	for	
submission of formal applications.

To achieve this, we will carry out the following work: 

1. Agree and co-ordinate other consultants, acting as Lead
Consultant.

3. Produce a 1:500 massing plan showing the local area.
4. Produce a set of existing plans, section and elevation

drawings showing the building and surrounding area,
(based on those provided by the measured survey).
marked up to show demolitions / removals.

5. Develop the brief document clarifying your requirements
in further detail.

6. Following feedback from the Local Authority planners,
develop the agreed Pre-Planning Enquiry design.

7. Produce and agree a set of proposed plans, section and
elevation drawings that develop the concept design.

8. Develop the cardboard model to help explain the
scheme.

9. Produce	a	Design	and	Access	Statement	to	include	suffi
cient	information	that	justifies	the	proposals	in	relation
to current Planning Policy.

10. Produce	a	Heritage	Impact	Assessment	explaining	each
element of the Listed Building, what is proposed and the
impact in heritage terms.

5.0 PLANNING APPLICATION 

11. Produce a Car Parking Assessment.
12. Obtain	the	official	Listed	Building	Description.
13. Produce	an	unpriced	Schedule	of	Works	sufficient	for

Planners to understand the extent of works.
14. Produce a draft budget, based on detail at this stage..
15. Produce an updated project programme
16. Agree and complete Community Infrastructure Levy (CIL)

forms and submit to the Local Authority.
17. Submit a Planning & Listed Building application to the

Local Authority Council via the Planning Portal.
18. Have	one	meeting	with	the	Planners	(and	Historic	Eng

land) on site.

The cost for the Planning Application Stage will be:
xx% of Estimated construction cost + VAT. 

This will be charged xxx monthly basis

If Computer Generated Images (CGI) showing the proposal are 
required, these will be quoted separately.



Technical Drawings

Material Choices

Repair details

With Planning Consents gained, it is often thought that the 
builder can make an immediate start. The information provided 
at Planning stage rarely allows for this. 

The design needs to be fully detailed to give accurate and 
co-ordinated information, so that it can be built with minimal 
questions and unknowns. This will also allow the Main Contrac-
tor	(builder)	to	efficiently	plan	the	work	and	provide	the	most	
accurate price possible.

For the Technical Design stage Corbel will: 

1. Visit site and obtain accurate site information for de
tailed	areas	affected	by	the	flood.	

2.	 Have	meetings	with	you	on	zoom	to	discuss	the	design
and material choices. 

3. Meet with you / the insurer’s Loss Adjuster on site to
go through the proposals and agree the extent of work 
and initial allocation of insurance and betterment works. 
There	will	no	doubt	be	other	telephone	/	zoom	conver-
sations during this period.

4. Arrange, meet and liaise and with the structural engineer
to develop and co-ordinate the extension structural 
design	-	sufficient	to	achieve	building	regulations,	if	
required.

5. Produce a set of existing drawings that include areas of
demolition / removal / protections.

6.0 TECHNICAL DESIGN

6. Produce a schematic scaffold design. This schematic
design	/	specification	will	allow	the	scaffolder	to	provide	
a more accurate price but is not a structural drawing for 
them.

7. Produce a set of existing drawings that include areas of
demolition, removal, and protections.

8. Advise on sequence of work and agree contractor areas.
Produce a site plan showing the contractor’s site set up.

9. Produce Technical Design drawings and information,
sufficient	to	be	accurately	costed,	submitted	for	Building	
Regulations, and enable construction on site.

10. Produce Mechanical and Electrical schematic drawings,
sufficient	for	a	plumber	and	electrician	to	complete	the	
detailed design and provide a price.

11. Kitchen and Bathroom Designs by others. Carry out
initial co-ordination with them / you.

12. Produce a written Schedule of Works that describes all 
items	-	so	costs	can	be	clearly	allocated	and	identified.

13.	 Produce	a	specification	that	sets	out	the	construction
standards to be achieved. 

14. Complete and submit the Building Regulations applica
tion.   (Application fee will be charged separately) 

 



With our collaborate approach Corbel can provide budget 
cost estimates from the very initial stages. As the scope of work 
becomes	more	defined,	the	accuracy	of	the	costs	provided	will	
become more reliable with lower contingency allowances for 
‘unknowns’.  

With completion of the Technical Design stage the work can 
be fully costed to obtain a ‘Contract Sum’.  To obtain that price 
ususally atkes about 4 weeks to ensure that we our estimators 
fully unnderstand the work and where sub contrcators are nenec-
essary,	gain	the	most	competitive	figures.

During this phase, as architects we will

1. Collate information from the Technical Design Stage.
2. Agree pricing return dates 
3. Digitally issue information. .
4. Answer contractor queries
5. Receive pricing returns, carry out arithmetical checks

and technical checks. Raise any queries and produce a 
report for issue to you.

6. Award the contract, prepare and arrange execution of  
 the Contract. 
7. Carrying out tender ‘Value Engineering’ if required so   
 that the project achieves yoiur available budget.
8 Meet the contractor and providing access on site   
 during the tender process is not allowed for.

7: PRICING STAGE

 



Modern detailing for a new extension.

Carefully crafted repairs.

Retaining maximum of historic structure.

Mobilisation:
With the Contracts (or letter of Intent) signed, the Mobilisation 
Period begins. Usually, a 4 week lead in period is allowed, with 
no works on site. This period of time allows the Main Contractor 
to get the site set up organised, initial materials ordered, and 
sub-contractors arranged and work packages co-ordinated. 

During the Mobilisation and Construction Stages Corbel will 
carry out the following: 

1. Arrange, Chair and minute a pre-contract meeting.
2. Issue a full set of agreed Construction Information.
3. Meet / handover to the site foreman and explain the

works at the start of the contract.
4. Answer site queries from the Site Foreman and update

information as and when required. Usually daily.
5. Carry out weekly site visits to check on progress / answer

queries.
6. Chair and minute monthly progress meetings.
7. Answer site queries and Requests for Information (RFI’s)
8. Issue Variation Notices as necessary. 
9. Provide liaison with you / the site foreman to ensure

co-ordination / design intent is carried through and not 
unwittingly compromised.

10. Carry out monthly site visits, review and assess main
contractor applications for payment, and prepare valua-
tions.

11. Review main contractor variation claims (excluding loss 

8.0 CONSTRUCTION STAGE

and expense) 
12. Prepare monthly Financial Report Summary making an

initial allocation of costs between Insurance related 
works and Betterment works.

13.	 Oversee	and	issue	relevant	certification	at	the	end	of	the
contract and assess any extension of time claims. 

14. Produce and administer a Snagging / Defects Schedule.
15.	 Check	Health	&	Safety	File,	and	Operation	&	Mainte

nance manuals issued by Main Contractor. 
16.	 Issue	Practical	Completion	Certificate.
  
 



1470’	Hall	House	and	new	Oriel

Contemporary new build.

Retsored Georgian Townhouse, Wells

Once the contractor is off site, they still have a responsibility to 
make good and rectify defects for an agreed period.  A  Defects 
Liability Period usually 12 months  is alloed for this.

During this stage Corbel will: 

1. Chair periodic site meetings to record and check Snag
 ging / Defects schedule are completed.
2. Issue Variation Notices - if required.
3. Administer the Final Account (usually 3 months after   
 completion) 
4.	 Issue	end	of	Defect	Liability	Period	Certificate.	

9.0 POST CONSTRUCTION PHASE



10.0 CONSTRUCTION DESIGN MANAGEMENT

As a client having construction work undertaken on your home, 
you have a responsibility to comply with ‘Construction (Design 
and Management) Regulations 2015’. This is often abbreviated 
to ‘CDM Regulations’.

These	regulations	aim	to	improve	the	Health	and	Safety	of	a	
project by ensuring that the work is;
•	 sensibly	planned	to	minimise	risks	from	start	to	finish,	
• have the right people for the right job at the right time.
• Cooperate and co-ordinate work with others.
•	 Have	the	right	information	about	risks	and	how	they	are		
 managed.
• communicate this information effectively to those who  
 need to know.
• consult and engage with workers about the risks and   
 how they are being managed.
  
As a domestic project this role will pass to the Main Contractor 
(builder)	once	work	starts	on	site.	However,	as	the	Designer	(ar-
chitect) we have a duty to ‘eliminate, reduce or control foresee-
able risks that may arise during construction work, or in the use 
and maintenance of the building once built’. 

This work requires co-ordination to plan, manage, monitor, 
and coordinate health and safety during the design phase and 
ensure that the information is clearly passed to Main Contractor 
(builder) when planning and pricing the site work so that it is 
allowed for in the project programme and quoted costs. 

This can be carried out by a seperate consultant or Corbel can 
undertake this role. For this we will request that you supply all 
existing information you have relating to the site.  We will also 
obtain relevant Statutory Authority information e.g Water plans. 
We will then produce a Pre-Construction Information Pack that 
includes:
1. Project Description and Project Directory
2. Planning and Building Regulation Consent details.
3. Existing and Proposed drawings, and supporting info  
 rmation - e.g asbestos surveys.
4. Detail Construction Arrangements
5. Describe existing Structure, Services Fire, Security and  
 A&E details.
6. Outline client supplied materials (if any) 
7. Carry out an Initial Risk Assessment for the construction  
 phase and allocate responsibility for each risk 
8. Carry out an Initial Risk Assessment for the building’s

maintenance and in use and allocate responsibility for 
each risk.

9. Set out what the Main Contractor must include in the   
 Construction Phase Plan 
10.	 Set	out	Main	Contractor	to	issue	F10	form	to	the	HSE.
11.	 Set	out	what	the	Main	Contractor	must	include	in	Health		
 and Safety File on completion of works.
    



The following consultants ma be required to complete the project.  We can 
advise on all appointments, or you may have your own preferences and we are 
happy to work with whoever is best for the project’s success. As Lead Consult-
ant we will co-ordinate their input to achieve the most appropriate outcome. All 
these consultants will agree their fees directly with you. 

12.1 Measured & Drawn Survey:
A full digital measured and drawn survey as set out above.

12.2 Planning Consultant
As there are complex planning issues to resolve, we advise that a Plan-
ning Consultant is engaged to provide early stage advice to ensure the 
best chance of success for your proposals.

12.3 Structural Engineer:
Depending on the scope of work it is envisaged that advice from a struc-
tural engineer will be required for internal alterations and if the conserva-
tory	is	reconfigured.	

12.4 Mechanical & Electrical Consultant
Depending on the scope of work, it is envisaged that advice from a me-
chanical and electrical consultant will be required to complete the design 
and	specification	for	this	specialist	area.	This	is	relevant	for	low	energy	
builds and Passivhaus. 

12.5  Interior Designers
Where required we work closely with interior designers to complete the 
internal look and feel you require. There is strong overlap of disciplines 

11.0 OTHER CONSULTANTS

and	we	will	help	clearly	defined	expectations	from	each	party.	We	can	
also work closely with kitchen and bathroom designers to marry complex 
servicing requirements, or we carry out this work in house.

12.6 Archaeologist
As the building is listed and excavation work is anticipated, an Archaeolo-
gist will be required to submit a Written Scheme of Investigation (WSI) as 
part of the Planning process. We have worked with several Archaeologists 
for both above ground and below ground archaeology.

12.7 Ecologist:
With a likelihood of bats and other protected species, a Preliminary Eco-
logical Assessment (PEA) will be demanded for the Planning Application. 
A further Ecological Impact Assessment (EcIA) may be required, de-
pending on what is found by the initial survey. We can advise on suitable 
consultants, and they will normally agree their fees with you.

12.8 Arboriculturist
Trees in a Conservation Area and with Tree Preservation Orders (TPO’s) 
are protected by planning law. As the proposals will impact on trees and 
their roots, an Arboricultural report will be required for the planning sub-
mission with Method Statements prior to starting on site. These reports 
will make recommendations for mitigation and protections.

12.9 Asbestos Surveyor
As much of the construction predates 2000 there is a chance asbestos will 
have been used in previous construction work. A full Refurbishment and 
Demolition survey will be required, prior to starting on site. We can advise 
on consultants.




