
When planning a home extension, one common pitfall homeowners face is underestimating the total cost. Early
budgets structural engineer fee often focus on headline figures like cost per square metre and basic materials,
leaving out vital elements that can significantly impact your overall spend. Whether you're considering a single-
storey rear extension or a two-storey side addition in Rugby or the wider Midlands, knowing what hidden costs
lurk beneath the surface is crucial.

In this guide, I'll unpack these often-missed expenses, providing insights tailored to 2026 pricing trends, local
regional cost advantages, and the nuances of planning and legal processes. As always, before diving into design
discussions, I strongly recommend you ask: Does your quote include VAT at 20%? Because missing that can
transform a seemingly affordable project into a budget-buster.

2026 Extension Costs & Per-Square-Metre Pricing: The Starting Point
Let’s set the scene with some numbers. For 2026, typical build costs for extensions in the Midlands are generally
lower than in London due to wage differences, local supply chain factors, and regulatory environments.

Extension Type Average Cost per m² (Labour & Materials) VAT (20%) Total Estimated Cost per m² Single-Storey
Extension £1,600 - £1,850 £320 - £370 £1,920 - £2,220 Two-Storey Extension £1,900 - £2,200 £380 - £440
£2,280 - £2,640

These ranges cover standard finishes and common materials. However, the price per square metre does not mean
you can simply multiply your extension size by these numbers and assume that’s your full cost. There are many
hidden costs that early budgets often miss — and they can add up quickly.

Single-Storey vs Two-Storey Extensions: Beyond the Build Cost
While two-storey extensions command a higher price per square metre primarily because of structural complexity
and scaffolding, it’s important to consider the following:
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Groundworks surprises: Excavation for two-storey extensions, especially in older interwar or postwar semis
with shallow foundations, can uncover uneven ground or underground services needing relocation.

Structural engineer fees: Essential in two-storey builds to certify load-bearing elements. These fees vary but
commonly range from £500 to £1,500, depending on the scope and engineer reputation.

Party wall agreements: More likely triggered by two-storey builds on semi-detached properties with shared
walls, involving negotiations and surveyor fees that can exceed £1,000.

My mental checklist always flags these as “potential escalators” in early conversations. You should, too.

Labour Cost Advantage in Rugby and the Midlands vs London
The Midlands has long been noted for its competitive labour costs compared to the capital. Rugby, as a regional
centre, benefits from:

A strong local contractor base with competitive rates

Lower accommodation and subsistence costs for trades during projects

Better availability of skilled workers, reducing project delays and premium charges

This advantage often translates into 15-25% lower labour costs than similarly sized projects in London. However,
keep in mind regional supply chain issues, which can temporarily inflate material prices. Also, be wary of lump-sum,
“no breakdown” quotes that don’t disclose how VAT affects your total.

Planning Permission, Permitted Development, and Conservation Areas
Many homeowners understand that some extensions fall under Permitted Development Rights (PDR), allowing you
to sidestep the formal planning permission process. But the catch is it’s not always simple, especially in areas like
Rugby with conservation zones or controlled development areas.

Lawful Development Certificates (LDCs): An application to Rugby Borough Council confirming your
extension complies with PDR or planning conditions. While cheaper than full planning permission, expect fees
(£100-£200) plus any associated architectural drawing or legal advice costs.



Conservation Areas: Extensions here might require full planning permission even if they fall within normal
size limits. This adds design fees and potentially longer timelines.

Party Wall Agreements: If your extension involves work on or near a shared boundary, these legal
agreements are mandatory under the Party Wall etc. Act 1996 and usually involve surveyor fees.

Many budgets gloss over these compliance costs, but they can cumulatively add thousands to your total. The
HomeOwners Alliance cost of moving calculator is a useful comparative tool—sometimes extensions cost more
than moving, once you factor in all variables, including these legal processes.

Key Fees to Watch For in Early Budgets

Expense Estimated Cost Range Notes Structural Engineer Fees £500 - £1,500 Depends on project complexity Party
Wall Agreement Surveyor Fees £800 - £1,500 Essential for semi-detached properties Planning Permission
Application £206 (Rugby BC) For full planning application Lawful Development Certificate Application £110 - £174
Confirms permitted development status Contingency Budget 10% - 15% of total build cost To cover surprises and
inflation

Groundworks and Site Preparation: The Silent Budget Drainers
In tight build sites typical of many postwar semis with narrow side access and tight driveways in Rugby, expect the
following potential headaches:

Restricted site access: Necessitating off-site materials storage, additional labour hours, or specialist
equipment hire (mini-diggers, crane lifts).

Tree root protection: Preserving mature trees can require root barriers or specialist groundwork.

Drainage and soakaways: Clay soil in the Midlands can demand drainage upgrades beyond initial
expectations.

Failing to look closely at these can blow out budgets once the contractor starts work.

VAT on Extensions: Don’t Get Caught Out
Builders often quote excluding VAT, especially for residential works, but this is not universal. VAT adds an
immediate 20% uplift on all taxable works. Some projects may qualify for reduced VAT rates or exemptions, such as
listed buildings or certain refurbishments, but extensions typically do not.

Always check whether the estimate includes VAT. If not, budgeting that extra 20% from the start avoids
unwelcome surprises.

Final Thoughts: Building a Realistic Budget from Day One
To summarise, here’s my checklist of hidden costs to challenge at the quoting stage:

1. Does the quote include VAT at 20%, and is it broken down by stage?

2. Have you accounted for structural engineer and party wall surveyor fees?

3. Is groundworks complexity reflected in the pricing?

4. Are planning permission or Lawful Development Certificate fees included or budgeted separately?

5. What contingency percentage do they recommend—and can you keep it as a reserve rather than spending it
in week one?



By asking these questions early and expecting a transparent quote with stage breakdowns, you’ll avoid the
common trap of “it depends” without any tangible ranges or clarity.

Remember: Being thorough upfront saves you stress and money later. Extensions in Rugby and the Midlands offer
excellent value compared to London, but only if you know what to look out for.

If you’re weighing up whether to extend or move, the HomeOwners Alliance cost of moving calculator offers a
useful tool for side-by-side comparisons.

Feel free to reach out with your builder quotes and I’ll help you dissect the nuts and bolts to arrive at a budget
that reflects reality—not just hopeful guesswork.


