If you're considering a substantial home extension or conversion in Rugby in 2026, it's vital to understand the
relationship between your investment, local property values, and resale potential. Spending £90,000 on
improvements in a street where the average ceiling price is around £340,000 may sound exciting—and sometimes

necessary—but it carries risks, especially if you don't plan carefully.

Drawing on my 12 years estimating and coordinating home projects across the Midlands, I'll break down factors
like current extension costs, local labour market advantages, permitted development rules, and resale values. By
the end, you should have a clearer picture of how to avoid overcapitalising and ensure your £90,000 investment

works for you.

Understanding the Local Ceiling Price in Rugby

The local ceiling price is a critical starting point. In Rugby, the median house price sits around £270,000 to
£350,000 depending on the street and property type. For a typical interwar or postwar semi with side access and
tight driveways—a common profile for the area—the ceiling price for a fully improved home is usually near

£340,000, assuming popular neighbourhoods close to transport links.

Why does this matter? Because your resale value is heavily influenced by the maximum value buyers expect to pay

in your street. If you push your investment too high, you risk making your property less attractive financially.

Overcapitalising Risk Explained

Overcapitalising happens when the cost of improvements exceeds the additional market value they add.
Spending £90,000 on a property that can realistically sell for only £340,000 creates a narrow margin for return—
especially after transaction costs and taxes.

* Transaction fees typically amount to 5-10% of the sale price.

e Stamp Duty Land Tax can add thousands if applicable.

* Market fluctuations may affect property values positively or negatively.

Consequently, that £90,000 doesn't fully convert into increased home value.

Extension Costs & 2026 Pricing Benchmarks

So what does £90,000 get you in 20267 From my experience, costs have remained steady but creeping upwards—
especially with labour shortages easing but materials inflation still hanging
https://rugbyobserver.co.uk/lifestyle/how-much-does-a-home-extension-cost-the-2026-prices-rugby-

homeowners-need-to-know/ around.

Regional Labour Cost Advantage in Rugby & The Midlands

One big plus is Rugby’s labour market. Compared to London, Midlands building labour costs are generally 15-
25% lower. That means your pound stretches further here, but don't expect massive discounts—good quality

builders charge fair rates everywhere.

Typical Extension Cost Per Square Metre

Extension Type Cost per m? (Approx.) Size Range (m?) Estimated Total (£) Single-storey Rear Extension £2,200 -
£2,800 20 - 30 £44,000 - £84,000 Two-storey Extension (rear or side) £2,800 - £3,400 30 - 50 £84,000 -



£170,000 Loft Conversion (standard) £2,000 - £3,000 15 - 25 £30,000 - £75,000

A £90,000 budget could comfortably cover a spacious single-storey extension or a modest two-storey project,

assuming no major groundworks or structural surprises. Keep my mental checklist handy for common extras:

® Drainage and soakaway issues

Soil contamination or poor ground conditions

Party wall agreements (especially for two-storey builds)

e Site access and parking restrictions

Single-storey vs Two-storey: Tradeoffs to Weigh

Single-storey extensions are simpler with quicker build times and less cost per square metre, but two-storey
additions can add more useful floor space and dramatically increase usability. However, two-storey designs
typically require planning permission, have higher baseline costs, and often need Party Wall agreements—factors
that can eat into budgets and timelines.

Planning Permission, Permitted Development & Conservation Areas in
Rugby

One key consideration before spending serious money: do you need planning permission? Or can you build under
Permitted Development Rights (PDR)?

Planning Permission vs Permitted Development Rights (PDR)

Permitted Development allows certain extensions and conversions without full planning applications—for example,

some rear extensions up to 6m on semis, roof enlargements within limits. But rules here depend on:
® Property type and location

e Street context
* Whether the land is in a conservation area or has Article 4 directions
Rugby has pockets of conservation areas where permitted development rights are more restricted, increasing the

likelihood of needing full planning permission. This process can take several weeks or months and adds application

fees.



Lawful Development Certificates: Safeguard Your Investment

If you believe your project qualifies as permitted development, applying for a Lawful Development Certificate

through Rugby Borough Council provides legal proof, minimising the risk of future enforcement notices.

It's wise to factor in this process early. Getting a certificate can add £100-£200 and a wait time but provides peace

of mind and may increase resale value by clarifying the extension’s legitimacy to future buyers.

Resale Value vs Cost: Using the HomeOwners Alliance Tools
Strategically

Let's bring this home—how does your £90,000 investment affect resale value? The HomeOwners Alliance Cost of

Moving Calculator is an excellent tool to estimate your total selling and buying costs, including solicitor fees,

stamp duty, and even removals.

By inputting your local ceiling price Rugby and estimated added value from your extension (conservatively

estimated around 50-70% of spend), you can see the financial picture clearly:

Scenario Property Value Before Extension Cost Expected Added Value Post-Extension Property Value Transaction
Costs (approx.) Net Equity Gain Optimistic £250,000 £90,000 £60,000 (67%) £310,000 £15,000 (5%) £45,000
Conservative £250,000 £90,000 £45,000 (50%) £295,000 £15,000 (5%) £30,000 Overcapitalised Risk £250,000
£90,000 £30,000 (33%) £280,000 £15,000 (5%) £15,000

Here's the message: if your extension adds less than two-thirds of its cost to the home's value—common when
the street ceiling is near—you might not see a full return. Factor in early contingency spendout and staging of

costs carefully to avoid unnecessary losses.

Key Takeaways Before Spending £90,000 on Your Rugby Home

1. Check VAT Inclusion: Always ask whether quotes include VAT before discussing design scope.

2. Calculate Your Local Ceiling Price: Don't assume your extension will push your property beyond typical
street highs.

3. Be Clear on Planning Rules: Use Rugby Borough Council's planning portal and consider lawful development

certificates to safeguard your investment.



4. Choose Extension Type Wisely: Single-storey may cost less but offer less space; two-storey adds value but

with higher upfront costs.
. Watch for Groundworks Surprises: Keep a mental checklist and allocate contingency accordingly.
. Use Tools Like the HomeOwners Alliance Calculator to model your net gain after selling/buying costs.

. Demand Stage-by-Stage Quotes to avoid lump-sum blind spots and curb scope creep.
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. Avoid Spending Contingency Early: It's annoying when clients frontload contingency expenditure and leave

no buffer for final stages.

Ultimately, while £90,000 can deliver impressive enhancements in Rugby’s mid-priced market, prudent planning,
transparent quotes, and foresight on resale realities are essential to avoid overcapitalising. Use your budget
strategically and don’'t rush—consult local professionals, clarify permissions, and always question “does this include

VAT?" before diving into designs.

For more advice on local home improvements and property value insights, stay tuned to our blog or reach out

directly!



