If you're keeping an eye on Rugby'’s property market as of May 2026, you're likely asking: how much are houses
really going for? With regional variations, changing demand, and evolving building costs, understanding the
numbers requires more than a sketchy glance at headlines. Today, we'll dig into the house price data for May
2026 in Rugby, unpack the factors behind those figures, and explain how recent extension costs and local planning

rules play a part.

Rugby’s Average House Price in May 2026: The Numbers

The Office for National Statistics (ONS) recently released fresh data pinpointing the average house price in
Rugby at £275,000 for May 2026. This represents a modest but steady increase of about 0.2% annually over
recent years. Compared to London’s more volatile and expensive market, Rugby's numbers suggest a market

holding firm with gradual growth.

Location Average House Price (May 2026) Annual % Change Rugby £275,000 +0.2% Midlands Average £280,000
(approx.) +0.3% London £500,000+ +1.1%

What Does 0.2% Annual Change Mean for Homeowners?

Yes, 0.2% might seem frustratingly low—especially when London is seeing over 1% increases annually. However,
this stability reflects Rugby’s established market with less speculation and steady demand. For homeowners
considering extensions or conversions, it means your property is more likely to hold value without sudden price

shocks.

The Extension Cost Picture in 2026: Rugby and the Midlands
Advantage

House prices often go hand-in-hand with renovation and extension costs. Before diving into local options, a quick
reminder: always check whether your quote for construction work includes VAT. Prices excluding VAT can

quickly catch you off guard — something I've seen countless times in 12 years estimating projects here.
Per-Square-Metre Pricing: What to Expect Locally

Moving into 2026, typical extension costs in Rugby hover around these ranges:

® Single-storey rear extensions: £1,800 to £2,200 per square metre
* Two-storey extensions: £2,200 to £2,800 per square metre
These prices reflect a Midlands labour cost advantage versus London, where comparable work can be up to 30-

40% more expensive, due mainly to higher wage demands and regulatory overheads. That's a big factor if you're

budgeting an ambitious project.

Single-Storey vs Two-Storey Extensions: Tradeoffs

If space and budget permit, a two-storey extension can effectively double your additional floor area without

sacrificing garden space—valuable when side access or tight driveways limit footprint expansion. However, expect:

1. Higher complexity and costs: Structural work, possible underpinning, and more stringent Building

Regulations sections increase the price.

2. Closer scrutiny during planning: Especially in conservation areas or where neighbours may object.



3. Longer build times: More disruption for the household.

Single-storey extensions tend to be simpler, often achievable under Permitted Development rights (more on that

below), saving on fees and timelines.

Planning Permission and Permitted Development in Rugby

Many homeowners jump straight to budgeting, but navigating planning permission can derail even well-funded

projects if overlooked.

Permitted Development Rights: The Good News

In Rugby — like much of England — certain extensions qualify under Permitted Development (PD) rights, allowing

you to build without full planning permission. Conditions apply, including:

¢ Single-storey rear extensions not exceeding 6 metres for detached houses, or 3 metres for others.
* Limitations on height and usage of materials.

® Restrictions in designated conservation areas.

Always confirm PD eligibility before proceeding. I've seen too many clients commit early on only to face ceiling-

busting application fees or forced alterations.

Lawful Development Certificates via Rugby Borough Council

When in doubt, applying for a Lawful Development Certificate (LDC) through Rugby Borough Council is a wise
step. This process certifies your extension meets PD criteria or planning rules after the fact, protecting your

property’s value and insurability.

Going this route adds peace of mind but adds to costs and timelines, so factor that in early. There's no shame in

asking your builder or architect whether they’ve budgeted for this upfront.

Conservation Areas: Extra Challenges



Parts of Rugby fall within conservation areas, imposing tighter controls on what you can build or alter. For

modifications here:

® Expect to submit full planning applications.
® Materials and design must complement the historic character.

* Neighbours may have a stronger voice in objections.

Design choices become more critical, and costs often rise due to specialist materials or consultants.

Cost of Moving and Market Choices

If extending is stretching your budget, moving may be on the table. The HomeOwners Alliance cost of moving
calculator is an excellent resource to forecast expenses associated with buying and selling, including solicitor fees,

estate agent commissions, Stamp Duty, and removals.

Given Rugby's relatively stable house price growth, moving up within the market might add a marginal overall

gain compared to investing in extensions—especially for those targeting significant space increases.

Which Option Works Best for Rugby Homeowners?

* Extension projects make sense if you love your current location or your plot has good side access for extra

footprint.
* Moving suits homeowners who want to upsize quickly without construction wait or disruption.

® Factor in planning costs and risks early to avoid surprises.

Final Thoughts: Rugby’s Property Market Stability

In summary, the average house price in Rugby remains solid at around £275,000 as of May 2026, with
incremental growth reflecting a calm yet reliable market. Extension costs benefit from Midlands labour advantages
compared to London, though you shouldnt underestimate soft costs like permissions, certificates,

rugbyobserver.co.uk and contingency.

Before embarking on your next home project, my top advice: always clarify whether quotes include VAT, get a
proper stage-by-stage cost breakdown, and prioritise sound planning applications — especially if you're in a
conservation zone. Avoid building budgets that blow out immediately from overambitious goals or speculative

lump sums.

With the right preparation and local insight, Rugby homeowners are well placed to expand their living spaces or

pivot their property choices to best suit evolving needs.


https://rugbyobserver.co.uk/lifestyle/how-much-does-a-home-extension-cost-the-2026-prices-rugby-homeowners-need-to-know/

Resources

¢ Office for National Statistics House Price Index
* HomeOwners Alliance Cost of Moving Calculator

* Rugby Borough Council Planning and Lawful Development Certificates



