
 

 
 

Around 20,000 people will build their own 

home in the UK this year.  That’s less than 10 years 

ago, and a fraction of what are built in mainland 

Europe. In Austria for example 80% of people self-

build. According to the Building Societies Association, 

53% of UK people would consider building their own 

homes. You could be one of them.  

 

Whether you are a ‘Down-sizer’, ‘Up-sizer’, 

or just want to build a home that reflects your 

ideas and ideals, it is likely that you will want, 

need, and deserve highly knowledgeable 

professionals to help and guide you on design, 

service integration, materials, build quality, 

durability, value and comfort.  

 

Whatever your dreams and inspirations,  
… we will help you achieve them.  

Our architects, engineers, timber technicians, 

and skilled craftsmen have countless years’ 

experience designing, making and building 

homes, extensions and ancillary buildings for 

people like you.   

Get Started on Your Project 
Wherever you are, Whatever your needs … 

Speak to one of our friendly team – without 

obligation – to find out how best we can help 

with your project.  

 

 
 
 

The build has gone very well,  the team are excellent to work with.  I am very pleased with the 

quality of the entire product and you clearly played a strong role in this so please pass all my 

thanks to your team down in Wales. I have been singing your praises to anyone that is prepared to 

listen                                                                                                                                    M. Miller 

 



Self-build and Custom Housebuilding  

… are defined in the Housing and Planning Act as:  
 

“...the building or completion by— (a) individuals, b) associations of individuals, or (c) 
persons working with or for individuals or associations of individuals of houses to be 
occupied as homes by those individuals.  
It does not include the building of a house on a plot acquired from a person who 
builds the house wholly or mainly to plans or specifications decided or offered by 
that person.” 

 
This definition underlines the importance of the role that the future occupier takes.  
 

 
Typical House Developers Estate Layout 

 
Local Planning Authorities (LPA’s) and other stakeholders recognised various models of self-
build and custom housebuilding including: individual and group delivery mechanisms to 
acquire land, secure planning permission, fund the costs and procure the dwellings.  
 
However, where a developer delivers speculative units (notwithstanding a purchaser could 
make various choices during the construction phase (e.g. kitchen and bathrooms)) for 
profit, this is outside the definition.  
 
If the future occupier is involved in the full planning process it is recognisable as within the 
definition of self or custom build. However, because developers funding the enabling works 
(including the planning permission) to bring forward land for sale to self-builders is likely to 
be an important mechanism in allowing demand for self-build sites to be met, there 
remains some grey area in the definition at least until such time as the reserved matters or 
details for approval application is submitted and the future occupier can be identified. 
 



THIS IS A VERY IMPORTANT DISTINCTION 
 
If you can evidence that you are a true ‘Custom Self-Builder’ designing and constructing a 
house as your main residence and which you will live in for at least 3 years, then you could 
claim exemption from CIL – the Community Infrastructure Levy. Although varying from one 
local authority to another, this could amount to tens of thousands of pounds.  
 

House-Builder Developers have to pay this on anything they build for sale, BUT – if the 
arrangements for the planning and sale of the land to you are handled correctly – you 
won’t have to.  

 
This is a major incentive and benefit to you, putting thousands of pounds in your pocket 

as a CUSTOM Self-Builder – if you know how (see Reduced Land Cost below) 

 

 

 

 

 

 

 

 

 

Professor Dr Michael Benfield explains aspects of their house construction to Custom self-builders. Figure 1Professor Benfield explains construction detail to CUSTOM Self-Builders 
Professor Benfield explains construction detail to CUSTOM Self-Builders 

 



The Difference Between ‘Self-Build’ and ‘CUSTOM Self Build’ 
 

As a ‘Self-Builder’ you would search around for a parcel of land that might be suitable for 

your fully bespoke, possibly highly individual house design.  

 

If you did not already have plans and elevation of what you wanted, you would then 

possibly engage and architect, local designer, or a specialists ‘kit’ home company to 

produce these for you and to submit these to your Local Planning Authority (LPA).  

 

After many iterations and perhaps even fundamental changes, if you are lucky you may get 

planning permission to build a rather different version of what you had set out to achieve.  

 

The whole process of finding the land, getting the 

design and obtaining planning permission may have 

taken you 1, 2, even more years before you are ready 

to start on the structural design, obtain Building 

Regulation approval, decide on how you are going to 

build the property, get competitive prices, and 

eventually start building.  

 

Completing the build is then likely to take you at least 

9 to 12 months, although some Self-Builders take 

years.  

 

As a CUSTOM ‘Self-Builder’ you can avoid much 

of this hassle, but (arguably) at the cost of losing some 

design freedom. However, by compromising some of 

this and accepting that your house has to be built in 

accordance with a pre-determined and agreed Design 

Code and (if on a multiple plot site) a Plot Passport, 

you could get your house designed and built in six to 

nine months.  

 

Whatever the case, you are likely to be required to 

complete the build within 18 months or so, so that 

the estate developer can complete roads, footpaths, 

lighting, etc. and so that neighbours are not adversely 

affected by long drawn-out building works.   



Finding Your ‘Custom Self-Build’ Plot 

The Self-build and Custom Housebuilding Regulations 2016, came into force on 31st 

October 20161. They require relevant (planning) authorities: 

 

a) to keep a register of people and associations wanting to 

build their own home/s  

AND  

b) ensure that sufficient development permissions are 

given to meet this demand. 

 

To achieve this many Local Planning Authorities require 

Estate Developers to provide ‘Custom Self-Build’ plots on 

their developments BUT seek to use Design Codes* to 

retain a cohesive estate appearance.  

 

Linked with Plot Passports*, this potentially enables detailed Planning Permissions to be 

‘fast tracked’ and granted within circa 28 days. 

* See explanations below 

 

However, Estate Developers generally only build and sell their own products. They are not 

much interested in handling the design and build of 

individual homes.   

 

To persuade them to sell Custom Build plots they 

need to be sure that they are protected from the risks 

of buyer defaults, costly discussions, negotiations and 

the like.  

 

Therefore they generally prefer to sell to people they 

know who understand the legislation, are able to work within the Design Codes, and can 

help you to complete your self-build within strict time frames.  

 

To address this situation, protect the interests of the House Developer and your need to 

ensure that you can secure the exemption from CIL, we have devised specialist Custom 

Home agreements. These ensure you get the land at cost and that you are able to provide 

the essential level of design and build services needed to realise your dreams.  

 
Design Code Definition 

                                                             
1 https://www.gov.uk/guidance/self-build-and-custom-housebuilding#land-duties 

Typical Housing Estate Developers homes for sale 



Design & Planning – Codes and Passports 
 
The Design Code 
An example of a design code is given in this 
downloadable PDF – Design Code for Custom Build Plots 
(link), but the following description will help you to 
understand this initially.  
 

“A design code is a set of illustrated design rules 
and requirements which instruct 
and may advise on the physical development of a 
site or area. The graphic and written components 
of the code are detailed and precise, and build 
upon a design vision such as a masterplan or a 
design and development framework for a site or 
area” 
- CLG, ‘Preparing design codes: a practice manual’, RIBA Publishing, 2006 

 

Design Codes are designed to be used by planners, developers and plot buyers. Any 
development on CUSTOM self-build plots will need to adhere to such Design Code.  
 
Typically they specify such things as the Masterplan, the Street Code, Building Height, 
Materials, Fenestration, and Detailing.  
 
Buyers of individual plots and their design professionals have to follow guidelines set out in 
the Design Code with final approval being given by the local council. 
 
The Design Code provides guidance that relates to individual plot arrangements and 
regulates how buildings should be located within their curtilage (‘Plot Area’). Advice and 
guidance also conveys how houses should sit in relation to adjacent neighbouring buildings.  
 
The purpose of the Design Code therefore is to ensure a consistent and appropriate 
relationship between all neighbouring buildings. 
 

The Plot Passport 

Whereas the Design Code applies to the total development site, the Plot Passport aims to 

be a simple and succinct summary of the design parameters for a given plot. They add value 

by acting as a key reference point for the purchaser, capturing relevant information from 

the planning permission, design constraints and procedural requirements in an easily 

understandable and readily accessible format. 

Most Plot Passports are between one and four pages long and form part of the marketing 
material available for the plot. 

Example of "Street Code" from an actual  
CUSTOM Self-Build project 



The passport clearly shows the plot location, the permissible building lines and side spacing 
requirements, proximity constraints to neighbouring buildings and the part of the site 
where a new house can be constructed (i.e. the 
developable footprint). There is usually also a building 
height restriction. 

Passports are very clear about the number dwellings that 
can be built (generally only one) and any other pertinent 
details, including car parking and access location etc. 

The choice of finishing materials, fenestration and roof 
shape may be left to the plot owner. Most are kept as 
simple as possible so that people can evaluate the various 
potential plots and work out which suits them best. 

Further information on Design Codes & Plot Passports 

Is available in this “Right to Build Toolkit” from NaCSBA. 

 

 

 

 

 

 

 
 

 

Example CUSTOM Self-Build Home Plot Passport 

On carrying out a cost analysis and comparison between traditional and timber 

construction, the saving in using timber appears to be in the region of £2,700 

Peter Robinson, Chartered Architect 



Reduced Land Cost 
While Estate Developers must pay Community Infrastructure Levy 

(CIL)2 on their development land, providing planning application is 

made before development has commenced, Self-Build and 

Custom Self-Builders like you, who build or commission homes for 

your own use, can claim exemption.   

 

Caveat 

However, to claim this exemption you must provide supporting evidence of this on 

completion of the build and retain the property as your principal residence for at least 3 

years3 + 4 

What is CIL?  
The Community Infrastructure Levy was introduced in April 2010, enabling local 
authorities in England and Wales to set a charge on most types of new development 
in their area. The CIL is a charge per square metre on new development. It is 
mandatory and Charging Schedules are set for each type of chargeable development.  

How Much Is CIL? 
Each charging authority sets its own levels of CIL charges, but for example as in 
Monmouthshire, typically these run from a low of around £60 to £120 per square 
metre, with a reasonable ‘norm’ of perhaps £80 per square metre of the new house 
that you build. This can be quite a lot. For example, at £80 /m2 if your house is, say: 

150 m2 on all floors it would be £12,000 

200 m2 on all floors it would be £16,000    

250 m2 on all floors it would be £20,000 

 As you can see, it is well worth ensuring that you can claim this exemption. 

Low or No Stamp Duty Development Land Tax (SDLT) 

As a Self-Build and Custom Self-Builder, if you buy 

residential property for less than £125,000  you do not have to pay Stamp Duty on your 

land purchase or building cost. As of November 2017 if you are a first time buyer you may 

also be exempt up to £350,000.  Further information is available here 

 

Providing you follow the regulations5, you can also reclaim VAT on new building work and 

materials. A (VAT Exempt) builder does not have to charge this.    

                                                             
2 This could be tens of thousands of pounds, depending on the size of the house  
3 https://www.gov.uk/guidance/community-infrastructure-levy#Self-Build-Exemption  
4 Full details are set out in regulations 54A, 54B, 54C and 54D as inserted by the 2014 Regulations. 
5 https://www.gov.uk/vat-building-new-home  



 

Reducing the Risks – and Costs 

While Self-Builders try to do most things themselves, complying with Design Codes, 

avoiding CIL, escaping VAT, etc. can be quite risky.  

 

Likewise, groundworks, engineering, foundations, and 

building the superstructure can be technically difficult as 

well as risky.  

 

As manufacturers, component suppliers and builders, 

Benfield CUSTOM Homes deliver complete part or full ‘kit home’ packages to satisfy these 

diverse requirements.   

 

Special Arrangements 

Enabling Custom Builders to have significant input into the design & build process, observe 

Design Codes and minimise Architectural and other professional fees while benefitting from 

truly significant tax savings, observing mortgagee requirements, and simultaneously 

protecting Estate Developers and Builders from potential defaults and more, requires a 

special form of arrangement.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Protection for Everyone 
How it works 

 

Securing your Building Plot 

 Register your requirements with your Local Planning Authority.  

A special FREE service is available from an independent 

platform, the Local Self Build Register, to help you do 

this quickly and easily wherever you live. 

 Tell us who you have registered with and what for. We will then check with estate 

developers and other land owners in your area for what may be available and 

suitable for you.  

 Let us know what plots are being made available to you via your Local Authority. We 

will then discuss with you the essential 

steps and checks that you need to 

make – including the suitability of the 

plot and Design Code for your dream 

home -  to ensure that you will be 

eligible for CIL exemption if you buy 

this plot. 

 If necessary, we will collaborate with 

you and the land owner and provide a 

conduit for the transfer that will 

protect both of your interests. 

 

Design & Planning with Design Codes 

 Either direct or with your architect, we will work up the design for your new Custom 

Self Build home to make sure that it conforms to the necessary Design Codes and Plot 

Passport.  

 This includes arranging the layout to fit within the prescribed floor space / ratio to 

building plot size, height, footprint, and aesthetics.   

 As your Custom Self-Build specialist we will undertake the structural design of your 

new home as part of the technical and construction design, including structural 

engineering.  

 In consultation with you this process involves working up a detailed specification 

covering energy performance, aesthetics, functionality and comfort. 

 Either you, your architect, or we can then submit an application of the finished 

design to your Local Planning Authority for planning approval. If this has been done in 



accordance with a pre-agreed 

Plot Passport, they may be 

willing and able to give you a 

‘fast track’ decision – possibly in 

as little as 28 days.   

 Alongside the planning and 

construction design we will also 

produce drawings and 

calculations for Building 

Regulation application.  

 Designs can be for bungalows,  

1 ½ storey chalet houses/dormer 

bungalows, 2 storey, 2 ½ storey 

(room in the roof) and 3 or more 

storeys. 

 Flats and other complexes can be 

designed for specialist housing 

groups or co-operatives.  

 As a principle we try to design all 

houses as an ‘empty’ shell, that is 

to say with no internal walls. 

Only the staircase is fixed, allowing you to design the complete inside layout and 

finishes of the house. This includes hanging positions of windows and doors to suit 

your bespoke plans. 

 However, where more than one plot is available through us on the estate that you 

have chosen your plot from, we help you with:- 

o a few different elevations and aesthetics to show how some very imaginative 

houses can be created within – and complying with – the Design Code   

o some suggested alternative internal layouts that relate to these, although 

different door and window positions and sizes would alter these considerably. 

o Indicative costings for each possible size, design and layout of these houses. 

 

                  The above illustrations are all for the same Custom Self-Build plot. 

 



Choose Your Shell ‘Fabric First’ 
As you will know, the energy requirements of any 
building are determined by the performance of all 
of the elements in its encompassing ‘envelope’, i.e. 
the ground floor, external walls, windows, doors, 
and the roof including any roof lights, chimneys, or 
ventilators.  
 
The ‘fabric’ from which these are made and the 
way they are designed to connect and work 
together affect the overall performance efficiency 
of the structure. The ‘Approved Documents’ in the 
Building Regulations set out performance 
requirements for these elements. The way these 
can be achieved is left to the designer (as directed 
by you) to decide.  
 

Subject to possible exceptions, the following table summarises our interpretation of the 

minimum performance values and limiting factors for buildings required by Approved 

Document L – Conservation of Fuel & Power – of the Building Regulations. 

 
 

These include conventional timber frame, SIP frame, and CLT (solid Cross Laminated 

Timber) frame. You can also choose from a range of pre-calculated energy performance 

standards, from basic Building Regulations (‘Bronze’), through economically recommended 

(‘Silver’) to ‘near no heating required’ (‘Gold’) and on to virtual Passivehau standards 

(‘Platinum’).  

 

You can also choose from a range of external doors and windows for the shell, although 

roof covering, external cladding, rainwater goods and groundworks are generally 

determined by the Design Code.  

 



 

Rationalised Specifications & Performances Indicative U-values assume 100mm external 
brick cladding + clay tile roof. SAP assessments should check these and also need ground 
floor, windows & door U-values.  



Keeping the Costs Down 
 

Pounds in Your Pocket 
As illustrated above, by gaining exemption from CIL, you are already likely to be saving 

many thousands of pounds. But adopting a Benfield CUSTOM Homes self-build route will 

also enable you to save even more thousands on SDLT (Stamp Duty Land Tax), VAT, 

architects, engineers and other professional fees from the outset. And your savings don’t 

end there. 

 

Making Self-Build Easy – and low cost 
To help avoid you falling foul of the regulations and losing your CIL exemption, once your 

design and specification have been agreed, and planning and building regulation approval 

obtained, we quickly build your foundations (or you can engage someone else to do this if 

you wish) and then build the ‘shell’ of the house itself. This means we put up the walls, 

floors and roof, fit the external doors and windows, fix the roof covering (tiles, shingles, 

slates, etc.) and external wall cladding (bricks, render, timber or other cladding), and attach 

the rainwater goods (gutters and down-pipes). We also clear and grade the site, create 

basic footpaths and drives, lay lawn turf and plant any trees that are required.  

 

This all ensures that you have complied with the Design Code and met any 

necessary completion dates so that the overall estate – and your neighbours – are 

not inconvenienced or compromised. 

 

Inclusive Fixed Price 
All of the above works are done for you at a pre-agreed fixed price, including application 

and service connection fees. This is assessed with you at the time we are working up the 

drawings and specifications. Naturally this depends on the levels of energy performance 

you want to achieve and the standard of finishing you decide to include.  

 

During this process we will also help with suggestions on how best to allocate you budget. 

For example pointing out those items that would be difficult, if not impossible, to retrofit at 

a later date, as well as those that might be lower cost items for later replacement if 

required.  

 

 

 

The clients are extremely pleased with their project … It fitted perfectly. Will keep you posted and bear 

you in mind for any further projects and there is no doubt we will recommend you in the future to 

colleagues..          Jerry Harrison 

             



Fit Out & Finishing 

This means that all of the internal fit out of electrics, 

plumbing, internal walls, wall linings, stairs, internal 

doors, skirting and architrave, bathrooms, kitchens, 

etc. are left for you to complete yourself.  

 

However, it does not mean that we abandon you. Far 

from it.  In fact we will provide you with material lists, specialist installers, and material 

supplies from our sister company HGC Builders Merchants. They specialise in often difficult 

to find materials and components used in Custom Self-Builds as well as supplying most of 

those that you can buy from local builders merchants 

but often at better prices.  

 

This leaves you free to buy from wherever and 

whoever you wish and to engage your own favourite 

fitters, fixers and other sub trades, but with the 

comfort of knowing that we are here as a back-up, if 

not preferred, supplier.  

 

Again, by adopting this procedure we are protecting you from the requirement 

under the Act for you to be able to demonstrate that you are a bona-fide CUSTOM 

Self-Builder.  

 

Health & Safety + CDM 
These can be difficult and costly areas IF you are not 

well versed in what you are doing.  

 

First, it is important to understand that the CDM 

Regulations 2015 (Construction Design & 

Management Regulations 2015) place onerous 

requirements on anyone and everyone carrying out 

building works of whatever nature.  

 

Advice obtained from HM Health & Safety Executive on the obligations of Custom Self 

Builders is as follows:  

You refer to the Self-build and Custom Housebuilding Regulations 2016 (Self-build and 

Custom Regs) and that they do not cover how the CDM 2015 Regs apply to custom self-

builders.  The Self-build and Custom Regs also fail to cover how the CDM 2015 Regs apply 



to self-builders.  However, this is not surprising given that the Regs are only a requirement 

of the Self-build and Custom Housebuilding Act for relevant authorities to keep a register of 

individuals and associations of individuals who are seeking to acquire serviced plots of land 

in the authority’s area, and do not cover any health and safety requirements 

Information on the Self-Build Portal at www.selfbuildportal.org.uk/healthandsafety, which 

HSE was consulted on, shows potential scenarios for a self-builder where they are a 

‘domestic client’ under CDM 2015 i.e. if the structure they are building is to be a residential 

home they or a family member will live in, and is not constructed as part of a business (it 

should be noted that if a self-builder is carrying out the work in connection with a business, 

or to sell the property directly, then they are not a ‘domestic client’, but would be a 

‘commercial client’ and full CDM 2015 duties would apply).     

While there is no specific CDM guidance for custom self-builders, HSE would treat 

custom self-builders no differently to self-builders and would assess the 

circumstances of how a particular project is being carried out on a case by case 

basis during engagement.  As custom self-build is a more ‘hands-off’ approach, then the 

CDM 2015 duties of custom self-builders who fit the definition of a domestic client (the 

structure they are building is to be a residential home they or a family member will live in, 

and is not constructed as part of a business) would automatically pass to others involved in 

the project as per Reg 7(1) of CDM 2015.  The only duty a domestic client carries under 

CDM 2015 is to appoint a principal designer and principal contractor, but even then, if 

they fail to do this, which will be the case in most situations due to lack of CDM knowledge, 

those appointments are deemed to the designer in control of pre-construction and the 

contractor in control of construction as per Reg 7(2).   

As a domestic client, a custom self-builder would not be expected to have the skills, 

knowledge and experience (or competence) to undertake CDM duties.  As described 

above, CDM client duties would be picked up by others involved, which may be the 

specialist developer engaged to help deliver the home or others involved in the design and 

construction phases, depending on the levels of involvement. 

When you buy your Custom Self-Build ‘shell’ from us we take on the responsibility of 

Principal Designer and Principal Contractor for this work, again saving you thousands of 

pounds in otherwise specialist professional fees for onerous duties. Out Professional 

Indemnity (£1 million), Employers Liability (£10 million), Public / Products Liability (£2 

million) and Contractor Works (£200 thousand) insurance policies provide you protection 

for these duties.  

 

However, when you take over and do any of the works using any other trades, you also take 

over these liabilities. If you do any of the work yourself, then this is not a problem, but you 

should check that any sub trades understand their CDM responsibilities and have 

appropriate insurance cover.  

shortlisted you and one other, for the professionalism of your quote, and sense that you would supply 

and erect kit without fuss. 

J. Mallows 



Self-Build Building Warranty Insurance 
Both you and your mortgage lender, if you have one, are 

likely to want to take out this type of insurance. It’s very 

similar to the policies that House Builders provide with 

their standard house sales, but written specially for self-

builders.  

 

Since you are a CUSTOM Self Builder it is something that 

you have to arrange yourself, although we can help you. 

Your mortgage lender may want to know who you are 

going to use to provide this. It also provides further evidence that you are entitled to claim 

your CIL exemption.  

 

Project Management 
Project Managers usually charge between 10% and 

15% of the value of the works that they are 

responsible for. So, on a build cost of £150,000 you 

might expect this to cost you £15,000 to £22,500. 

Homebuilding & Renovating suggest £15,000 for a 

typical average self-build project management fee. 

 

However, you should bear in mind that generally 

their services do not include Clerk of Works duties or 

Site Manager/Supervisor, i.e. checking the quality and execution of the works.  

 

Preliminaries 
These are the temporary works and provisions needed to run the site and which are 

removed on or before completion. Sometimes prelims include money set aside for a site 

manager’s time, but this is more usually included as a project management fee. 

• setting up a site office, drying room, storage and a site loo (complete with Hot Water 
for washing) 

• providing scaffolding, site fencing, signs and notices 
• security and safety equipment 
• skips, especially hazardous waste disposal 

Typical prelim cost, as suggested by Homebuilding & Renovating as at December 2017: 
£5,000-£12,000 for a new house 

Project Management is one of the 4 'P's' of 'silent' 
self-build costs - Homebuilding & Renovating 



Scaffolding in particular can balloon in price if complex features, such as temporary roofing 
over, are involved — scaffolding costs in this situation can be as much as £20,000. Things 
like security fencing hire can soon add up too, and it usually makes sense to buy it if you 
expect to use it for longer than six to eight weeks. 

Possible Savings 
Assuming the ‘shell’ of your house will cost, say, £100,000, leaving you to fit out and finish, 

then since all of these casts are included in our Fixed Price for this ‘shell’ you are likely to be 

saving in the order of: 

 

 Architect, Technical Design & Engineering - £15,000 

 Project Management     - £15,000 

 Site Management / Supervision 6 months - £15,000 

 Prelims, including scaffolding   - £15,000 

 

        Total - £60,000 

 

 

  

 

 

 

 

 

 

 

 

 



 

 

If you have found this information helpful, please tell your friends.  

If not, or you can suggest improvements, please tell us. 

 

Download a copy of this website as a PDF booklet here 

Find other useful downloads here 

 


