
Review Statement

Planning Permission in Principle 
Erection of 1 house and associated works at
Southwood
Newbyth
East Linton 
EH40 3DU

1. Key Points

1.1 The planning application proposes one-for-one replacement of an existing house, which is in 
poor structural condition and of no particular architectural merit. Assessment of structural condition 
and build costs concludes that demolition and new build is the most appropriate approach.

1.2  The application site is well screened by existing trees and woodland and there will be no 
impacts upon built or natural heritage features.

1.3  Permission In Principle is requested. Detailed house design will be subject to further 
application.
 
1.4  The stated Reasons for Refusal do not take adequate account of planning policy set out in 
Policy 17 of National Planning Framework 4 and accompanying guidance from the Scottish 
Government’s Chief Planning Officer. NPF4 prevails over older policy set out in the East Lothian 
Local Development Plan.

2. Introduction

2.1  The planning application proposes replacement of an existing house in the countryside. The 
application is for Planning Permission In Principle. Supporting information includes indicative 
house designs but these would not form part of the approved proposals, with detailed house 
design subject to a further application for Approval of Matters Specified in Conditions. Accordingly, 
it is the principle of one-for-one replacement of an existing house that is the subject of the 
planning application and review.

2.2  The application proposals do not amount to a significant development in terms of scale, visual 
impact, loss of amenity, impact upon Listed Buildings, a Conservation Area or other built and 
natural heritage features. The site is not prominent and is well screened by existing mature trees 
and woodland. The applicants propose to replace a house in poor condition with a new home 
meeting modern standards of habitability and energy efficiency.    

3. Discussion of Determining Issues

3.1  There are three reasons given for refusal of the application:

Reason 1.  The erection of a house on the application site would be new build housing 
development in the countryside of East Lothian on land which is not allocated for housing 
development, is not brownfield land where a return to a natural state will not happen without 
intervention, does not reuse a redundant or unused building, and for which a need to meet 



the requirements of the operation of an agricultural, horticultural, forestry, countryside 
recreation, or other business, leisure or tourism use has not been demonstrated, and which 
is not proposed as affordable housing development of an existing rural settlement. The 
proposal is therefore contrary to Policies DC1 and DC4 of the adopted East Lothian Local 
Development Plan 2018.
 
Reason 2.  The proposed house would not: i) be a like for like replacement of a dwelling 
recently rendered uninhabitable by unforeseen circumstances; ii) replace an existing 
dwelling with lawful use rights as such (not the plot of a previous, now demolished house) 
that the Council accepts that due to the construction of the building it is incapable of 
retention for habitation and that all reasonable efforts have been made to maintain the 
building; or iii) be similar in size, scale and massing to the original. Therefore, the proposal 
does not comply with either criteria (i) or (ii) of Policy DC3 of the adopted East Lothian 
Local Development Plan 2018. 

Reason 3.  As the principle of a replacement house is contrary to Policies DC3, DC4 and 
DC5 of the adopted East Lothian Local Development Plan and does not accord with its 
tailored approach to rural housing, then the principle of the replacement house is contrary 
to Policies 16 and 17 of NPF4. 

3.2  Reason 1 covers new build housing in the countryside. The application proposes one-for-one 
replacement of an existing house, more appropriately assessed under Reason 2 and Policy DC3 
of the LDP.

3.3  Reason 2 notes that Policy DC3 allows one-for-one replacement of an existing dwelling where 
the building is in poor condition and maintenance is no longer practicable. That is the case with the 
existing house on the application site, as discussed in detail below.

3.4  Reason 3 incorrectly gives the East Lothian LDP primacy over the Scottish Government’s 
National Planning Framework 4 (NPF4), which supports replacement houses in the countryside, as 
discussed below. 

The Primacy of National Planning Framework 4

3.5  All three reasons for refusal must be considered in the context of National Planning 
Framework 4 (NPF4) and associated guidance, ‘Transitional Arrangements For National Planning 
Framework 4’, issued to all planning authorities by the Scottish Government’s Chief Planning 
Officer.

3.6  NPF4 states in Policy 17, Rural Homes, that the development of rural housing as proposed in 
this application is supported, since it:

a. viii). reinstates a former dwelling house or is a one-for-one replacement of an existing 
permanent house.  

3.7  The Transitional Arrangements For NPF4 document states:

‘In the event of any incompatibility between a provision of NPF4 and an LDP, whichever of 
them is the later in date is to prevail. Provisions that are contradictory or in conflict would be 
likely to be considered incompatible.’

3.8  NPF4 was adopted by the Scottish Government in February 2023. The East Lothian LDP was 
adopted by the Council in September 2018. Accordingly, NPF4 prevails.

3.9  The Report of Handling for the application confirms this position, stating:



‘With regard to Section 24(3) of the Town and Country Planning (Scotland) Act 1997, in the 
event of any policy incompatibility between NPF4 and the adopted East Lothian Local 
Development Plan 2018, whichever of them is the later in date is to prevail. In this case, the 
policies of NPF4 would prevail.’

  
3.10  However, the Report of Handling fails to give due weight to NPF4 Policy 17, stating only that 
it ‘does give some support for a one-for-one replacement house. In fact, NPF4 is clear on the 
principle of support for one-for-one replacement houses and this position prevails.

Consistency in Local Review Body Decisions

3.11  Members will be aware of the recent decision of the Local Review Body (Decision Notice 
date, 6 March 2024), overturning refusal of a one-for-one replacement rural house (ref 23/00373/P, 
Erection of a Replacement House at Trabroun Farmhouse, Huntingdon, Macmerry). The LRB 
Decision Notice highlights that the NPF4 position was made clear:

‘The Planning Adviser noted that the case officer in his report accepted that in this instance the 
proposal is a replacement house and therefore the principle of it is not inconsistent with 
Policy 17.’ 

3.12  It is important that the Local Review Body is consistent in its decision making. There are 
some minor differences between this previous case and the current application review. However, 
the principle of one-for-one replacement applies to both. 

Granting Permission In Principle Allows Control of Detailed Design

3.13  NPF4 does note that the nuances of other relevant policy may still be considered. However, 
the principle of support for one-for-one replacement houses is clearly established. 

3.14  The planning application seeks Planning Permission in Principle. The Report of Handling 
confirms that indicative design information provided in support of the application does not provide 
any basis for refusal:

‘whilst indicative drawings have been submitted, as this is an application for Planning 
Permission in Principle and is not a detailed planning application, matters of design are not 
relevant to the determination of this application. 

3.15  The Report of Handling confirms that the site is capable of accommodating development of a 
replacement house. Further details relating to design and scale of the proposed house can be 
controlled through planning conditions typically attached to Planning In Principle permissions for 
single houses:

‘matters of size and scale can be controlled by conditions attached to any planning permission 
in principle and given the size of the plot it would be possible to build a new house on this site 
that would be suitably scaled, sited and designed to be in keeping with the area.’

3.16  The existing house on the application site is of no architectural merit. The site is neatly 
positioned amongst trees and is well screened in the landscape. Its redevelopment would not 
compromise the setting of any Listed Building or Conservation Area.



Renovation or One-For-One Replacement?

3.17  The existing house suffers from a number of prevailing issues relating to buildings of its age. 
A Structural Condition Report has been prepared by SF Structures Scotland, noting:

• evidence of failing finishes and structural materials throughout
• substandard building details
• deterioration of key structural elements and junctions
• damp ingress, mould and deterioration throughout
• smell of damp throughout
• water ingress suggesting cavity wall ties are failing
• no insulation to the cavity walls or timber floor 
• cracks in internal and external walls

3.18  The Report notes that extensive and rebuilding work would be required to bring the building 
up to modern standards of habitation, including:

• removal and replacement of all roof tiles, sarking boards, gutters and downpipes
• removal and replacement of all windows and doors
• removal and replacement of all internal flooring, wall finishes and linings
• removal of all external render, stripped back to brickwork
• repointing of all brickwork both internal and external
• new damp proof course to all external and internal wall footings
• treatment of all timbers for infestation/decay
• new sub floor and cavity ventilation
• reinstatement of all internal finishes

3.19  Aside from these known and quantifiable issues, the Report highlights that concerns over the 
integrity of cavity wall ties cannot be assessed without extensive invasive testing. All of the exterior 
house walls may be compromised.

3.20  The Structural Condition Report concludes that renovation is a challenge both physically and 
economically. Whilst most of the issues can be addressed through extensive and expensive works, 
there are hidden legacy issues that cannot be accurately assessed. Stabilising, insulating and 
damp proofing the external walls will be difficult and is likely to result in a substandard solution. 

3.21  The Report suggests demolition is a sensible alternative. Some materials can be reused in 
construction of a new house, offering the best opportunity to develop a high quality, sustainable, 
environmentally friendly family home. A pre-Demolition Audit has been prepared by the project 
architects, demonstrating extensive opportunities for recycling and reuse of construction materials 
from the existing house, in pursuit of sustainable development.

3.22  A cost comparison of options for replacement or refurbishment and extension of the house 
has been undertaken by Axiom Project Services. The Report highlights significant costs arising 
from the issues identified in the Structural Condition Report. Complex renovation of existing 
buildings is inevitably more expensive than new build works. The position is only exacerbated by 
the fact that VAT is not charged on new build construction, whereas the renovations would be 
subject to VAT as a significant additional expense.

3.23  The Cost Report indicates that new build costs are likely to be less than renovation and 
extension to achieve the same floor area.  

3.24  Due to the poor condition of the property and the cost of reinstatement and extension, the 
structural condition and cost reports highlight that replacement is a more viable option. This 
enables construction of a modern, sustainably designed home, incorporating efficient energy and 
low carbon credentials.    



3.25  This finding is significant, since it indicates compliance with LDP policy DC3, which supports 
replacement of rural homes where maintenance and renovation are not practical or viable options.

 
4. Conclusion

4.1  Refusal of the planning application did not adequately reflect the primacy of National Planning 
Framework Policy 17, which prevails over older LDP policy. NPF4 Policy 17 clearly expresses 
support for the principle of one-for-one replacement rural houses. 

4.2  The existing house is in poor condition. Specialist structural and cost reports conclude that 
demolition and new build is the most appropriate option.

4.3  The one-for-one replacement of the existing house will not have a significant impact on the 
site, its setting or its surroundings. The site is well screened by existing trees and woodland and 
there will be no impacts upon built or natural heritage.

4.4  The detailed design of the new house can be controlled by typical planning applied to Planning 
In Principle permissions.

4.5  Taking account of the above, the applicants request that planning permission is granted by the 
Local Review Body.

Richard Heggie
Director, Urban Animation
16 July 2024

For and on behalf of Helen Lucas Architects



 
 
 
 
 

	
 

 

     
 
 
F.A.O Ciarán Kiely & Emma Taylor 
East Lothian Council 
John Muir House 
Brewery Park 
Haddington 
EH41 3HA 
 

 
21 Craiglockhart Terrace 

Edinburgh 
EH14 1AJ 

 
24th April 2024 

 
 
 
 
Dear Ciarán & Emma, 
 
Project Address: Southwood, Newbyth, East Linton, East Lothian, EH40 3DU 
Planning Reference: 23/00673/PP 
 
Client Statement 
We bought Southwood in 2010, and since then have used it as a second home for weekends and an 
extended period in the summer; this is also how the house was used by its only previous owners. In 2020 
we made the decision that we would like to make Southwood our sole residence and to play an active 
role in the local community. We are both in our mid-50s and would expect to see out our days at 
Southwood.   
 
As our children have grown older, we have been able to spend more time at Southwood in the ‘off-
season’. This has made us increasingly aware of its unsuitability for year-round living, particularly since 
John is clinically vulnerable due to a compromised immune system. Over time we have sought to 
improve the property, for example by installing a new heating system and replacing secondary with 
double glazing. These efforts, however, have done very little to address the persistent issues of cold, 
damp and mould which result from the flimsy construction of the property. We are heavily reliant for 
warmth on a wood-burning stove and an oil-fuelled range cooker; the latter is out of operation due to 
the theft of oil from the external tank. Our proposal incorporates an efficient heat-pump system, super-
insulation and solar panels, the combination of which would address the current cold and damp living 
conditions and significantly reduce the ongoing carbon emissions from the property. 
 
Underpinning our application is a sensitivity to the history of the site and a commitment to responsible 
stewardship. As an example, it is our intention to replace substantial sections of the non-native ponticum 
rhododendron with native shrubs and planting; this would significantly improve the biodiversity of the 
site. Lesley has extensive knowledge and experience in this field, and this is something about which we 
are both very passionate.  
 
 
Yours sincerely, 
 

 
 
 
John & Lesley Millar 
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Southwood, Newbyth, EH40 3DU
Revision: P1
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Tuesday 20th June 2023         1259-SWN 
 
 
 
 
 
East Lothian Council,  
John Muir House, Brewery Park,  
Haddington,  
East Lothian 
EH41 3HA 
 
 
 
 
 
To whom may concern, 
 

Site Address:  Southwood, Newbyth, East Linton, East Lothian EH40 3DU 

Planning Application Reference: 23/00673/PP 

 

HLA Response to Report 

1. Your application states trees are on/adjacent to site. Please submit a tree survey although this 
will not delay the validation of the application.  

All trees are indicated on the site plan and none have a Tree Protection Order on them - all are to remain 
un-affected by the works. This is noted in the Design and Access Statement included with the application. 

2. The site plan submitted with this application shows 2 separate properties (Cottage/Main 
House). On checking the planning history for this site the only previous planning application that 
was granted was for an extension to the main house. Are you able to provide any further 
information on this?  

The planning application in question was made and granted in the year 2000 by a Mr. & Mrs. Ritchie – this 
is prior to our client’s ownership. To our understanding, these works were undertaken but not built as 
described. No drawings are available, but the documentation describes that the new extension that would be 
connected to the existing property with a ‘flat-roofed glazed linking structure’ - This was never constructed. 
 
Ref. No: 01/00593/BW | Status: Building Work Complete 
 
As described in this planning application, the two buildings exist but are not connected – for ease of 
understanding, these are referred to as the ‘Main House’ and the ‘Cottage’.  
Given that this proposal seeks to demolish both buildings and was essentially realized prior to our client’s 
ownership, we do not consider this pertinent to the application.  
 
Kind regards, 
 
Hannah Bowers 
On behalf of Helen Lucas Architects Ltd. 
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1.0 INTRODUCTION 

The Structural Survey was carried out to assess the current condition of the property and to 

assess if the proposed works are feasible.   

 

The inspection took the form of a non-intrusive visual inspection. We cannot comment on the 

presence of hazardous materials such as asbestos. 

 

 

2.0 BUILDING DESCRIPTION 

The buildings are both single storey structures, constructed of masonry cavity walls with 

internal suspended timber floors. The roofs are constructed of hand nailed timber trusses 

covered with a tiles, with windows and external doors made from uPVC and timber.  

 

Whilst the building has been reasonably well maintained, there is evidence of failing finishes 

and  structural materials throughout. The main reason for these issues are legacy, sub-

standard building details resulting in the deterioration of key structural elements and junctions.  

 

The evidence of deterioration is consistent with the known and well documented failings of a 

building of this nature.  

 

 

3.0 INTERNAL SURVEY 

Internally there is clear evidence of damp ingress, mould and deterioration throughout . There 

is no sign of insulation to the cavity walls or the timber floor, and there is a smell and feeling 

of damp in many areas. It is clear the cavities have failed and the internal linings exhibit water 

ingress related deterioration. Given the clear evidence of water ingress it is also very likely the 

cavity wall ties are failing.  

 

 

3.1 EXTERNAL SURVEY 

Externally there are several cracks visible on the external walls. Damp in the walls has led to 

cracking plaster in some areas and the likelihood of boss render in various locations.  

 

 

4.0 DEVELOPING THE EXISTING BUILDING 

Renovating the structure to current Building Standards will be a physical and economic 

challenge. Lack of insulation to walls and floors and the indication of water ingress and 

related deterioration are the biggest concerns. Below is a list of key improvements required to 

develop the building to acceptable standards:  

 

1. Remove roof tiles and dispose 

2. Remove and replace all deteriorated sarking 

3. Remove and dispose gutters/down pipes 

4. Remove and dispose of window/doors 

5. Strip out all internal finishes, timber floors, walls linings and dispose 

6. Remove all render and strip back to original brickwork 

7. Attempt to check structural integrity of all wall ties. - This is a key risk with no clear 

replacement strategy. It will be a significant challenge to establish which wall ties are 

sound and which need replaced. Accessing and replacing any deteriorated wall ties is 

a real issue 



SF Structures Scotland 
 

Structural Survey Report 

SF Structures Scotland 

M: 07876 221 516 

www.sfstructures.com 

 

 
  

  

 

8. Drill and inject liquid DPC to all areas where damp proofing has failed 

9. Repoint all external and internal brickwork 

10. Install new sub-floor and cavity ventilation 

11.  Install new DPM linked to wall DPC 

12. Treat all existing timbers for infestation / decay 

13. Reconstruct / Reinstall all internal and external finishes 

 

 

5.0 CONCLUSION  

 

Considering the age, construction and current state of the existing building, it is clear 

renovation is a challenge both physically and economically. Whilst most of the visible issues 

could be rectified by stripping out the existing finishes and replacing, there are clear signs of 

hidden legacy issues.  

 

The key structural risk is the integrity of the existing cavity walls and the challenge of 

rectifying any issues. Stabilising, insulating and damp proofing the existing external walls will 

be difficult and is likely to lead to a substandard solution.  

 

It is clear demolition should be considered as a sensible alternative. Removing and reusing 

the existing structural materials offers great potential to recycle. Whilst the option to rebuild 

offers the best opportunity to develop a high quality, sustainable, environmentally friendly,  

modern family home.  

 



PROPOSED NEW DWELLING

SOUTHWOOD, NEWBYTH, EAST LOTHIAN

COMPARISON BETWEEN NEW BUILD V REFURB+EXTEND

MAY 2023

5.0 ELEMENTAL SUMMARY GROSS FLOOR AREA (m²): 325 GROSS FLOOR AREA (m²): 325

COST £/m² COST £/m²

£ (GROSS) £ (GROSS)

0

0.1 Toxic and Hazardous Material Removal 500.00                1.54 0.05% 500.00                1.54 0.05%

0.2 Major Demolition Works 30,000.00          92.31 3.14% -                      0.00 0.00%

0.3 Specialist Groundworks -                      0.00 0.00% -                      0.00 0.00%

0.4 Temporary Diversion Works -                      0.00 0.00% -                      0.00 0.00%

0.5 Extraordinary Site Investigation Works -                      0.00 0.00% -                      0.00 0.00%

30,500.00          93.85 3.19% 500.00                1.54                    0.00                    

1 SUBSTRUCTURE

1.1 Foundations 34,585.00          106.42 3.62% -                      0.00 0.00%

1.2 Basement Excavation -                      0.00 0.00% -                      0.00 0.00%

1.3 Basement Retaining Walls -                      0.00 0.00% -                      0.00 0.00%

1.4 Ground Floor Construction 35,534.00          109.34 3.72% 189,237.00        582.27 20.05%

70,119.00          215.75 7.33% 189,237.00        582.27                0.20                    

2 SUPERSTRUCTURE

2.1 Frame 16,687.50          51.35 1.75% 22,500.00          69.23 2.38%

2.2 Upper Floors 14,960.00          46.03 1.56% -                      0.00 0.00%

2.3 Roof 136,405.00        419.71 14.26% 76,950.00          236.77 8.15%

2.4 Stairs and Ramps 25,000.00          76.92 2.61% 17,500.00          53.85 1.85%

2.5 External Walls 167,412.50        515.12 17.51% 132,720.00        408.37 14.06%

2.6 Windows and External Doors 50,650.00          155.85 5.30% 50,650.00          155.85 5.37%

2.7 Internal Walls and Partitions 30,705.00          94.48 3.21% 18,650.00          57.38 1.98%

2.8 Internal Doors 13,550.00          41.69 1.42% 13,550.00          41.69 1.44%

455,370.00        1401.14 47.62% 332,520.00        1,023.14            35.23%

3 INTERNAL FINISHES

3.1 Wall Finishes 35,499.00          109.23 3.71% 35,499.00          109.23 3.76%

3.2 Floor Finishes 31,708.25          97.56 3.32% 31,708.25          97.56 3.36%

3.3 Ceiling Finishes 21,520.00          66.22 2.25% 21,520.00          66.22 2.28%

88,727.25          273.01 9.28% 88,727.25          273.01                9%

4 FITTINGS, FURNISHINGS AND EQUIPMENT

4.1 General Fittings, Furnishings and Equipment -                      0.00 0.00% -                      0.00 0.00%

4.2 Special Fittings, Furnishings and Equipment -                      0.00 0.00% -                      0.00 0.00%

4.3 Internal Planting -                      0.00 0.00% -                      0.00 0.00%

4.4 Bird and Vermin Control -                      0.00 0.00% -                      0.00 0.00%

-                      0.00 0.00% -                      -                      -                      

5 SERVICES

5.1 Sanitary Appliances 27,490.00          84.58 2.87% 27,490.00          84.58 2.91%

5.2 Services Equipment -                      0.00 0.00% -                      0.00 0.00%

5.3 Disposal Installations 4,500.00            13.85 0.47% 4,500.00            13.85 0.48%

5.4 Water Installations 15,475.00          47.62 1.62% 15,475.00          47.62 1.64%

5.5 Heat Source 20,000.00          61.54 2.09% 20,000.00          61.54 2.12%

5.6 Space Heating and Air Conditioning 21,380.00          65.78 2.24% 23,864.12          73.43 2.53%

%

NEW BUILD OPTION REFURBISHMENT+EXTEND OPTION

TOTAL

TOTAL

TOTAL

%

FACILITATING WORKS

TOTAL

TOTAL

https://axiompsl.sharepoint.com/sites/AxiomAllStaff2/Shared Documents/Projects/Spec/2023/E23XXX - HLA New Byth/Southwood Comparison New Build v Refurb June 2024.xlsx



PROPOSED NEW DWELLING

SOUTHWOOD, NEWBYTH, EAST LOTHIAN

COMPARISON BETWEEN NEW BUILD V REFURB+EXTEND

MAY 2023

5.0 ELEMENTAL SUMMARY GROSS FLOOR AREA (m²): 325 GROSS FLOOR AREA (m²): 325

COST £/m² COST £/m²

£ (GROSS) £ (GROSS)
%

NEW BUILD OPTION REFURBISHMENT+EXTEND OPTION

%

5.7 Ventilation Systems 1,950.00            6.00 0.20% 1,950.00            6.00 0.21%

5.8 Electrical Installations 29,210.00          89.88 3.05% 30,140.00          92.74 3.19%

5.9 Gas and Other Fuel Installations 5,000.00            15.38 0.52% 5,000.00            15.38 0.53%

5.10 Lift and Conveyor Installations -                      0.00 0.00% -                      0.00 0.00%

5.11 Fire and Lighting Protection -                      0.00 0.00% -                      0.00 0.00%

5.12 Communication, Security and Control Systems 10,000.00          30.77 1.05% 10,000.00          30.77 1.06%

5.13 Special Installations 15,000.00          46.15 1.57% 15,000.00          46.15 1.59%

5.14 Building Work in Connection with Services 1,500.00            4.62 0.16% 3,500.00            10.77 0.37%

5.15 Test and Commissioning of Services -                      0.00 0.00% -                      0.00 0.00%

151,505.00        466.17 15.84% 156,919.12        482.83                17%

6 COMPLETE BUILDINGS AND UNITS

6.1 Prefabricated Buildings -                      0.00 0.00% -                      0.00 0.00%

-                      0.00 0.00% -                      -                      -                      

7 WORKS TO EXISTING BUILDINGS

7.1 Minor Demolition Works and Alteration Works -                      0.00 0.00% -                      0.00 0.00%

-                      0.00 0.00% -                      -                      -                      

8 EXTERNAL WORKS

8.1 Site Preparation Works 2,370.00            7.29 0.25% 2,370.00            7.29 0.25%

8.2 Roads, Paths and Pavings 12,960.00          39.88 1.36% 12,960.00          39.88 1.37%

8.3 Planting -                      0.00 0.00% -                      0.00 0.00%

8.4 Fencing, Railings and Walls -                      0.00 0.00% -                      0.00 0.00%

8.5 Site/Street Furniture and Equipment -                      0.00 0.00% -                      0.00 0.00%

8.6 External Drainage 15,000.00          46.15 1.57% 15,000.00          46.15 1.59%

8.7 External Services 5,000.00            15.38 0.52% 5,000.00            15.38 0.53%

8.8 Minor Building Works and Ancillary Buildings -                      0.00 0.00% -                      0.00 0.00%

35,330.00          108.71 3.69% 35,330.00          108.71                4%

831,551.25        2558.62 86.96% 803,233.37        2471.49 85.11%

9 PRELIMINARIES

9.1 Employer's Requirements -                      0.00 0.00% -                      0.00 0.00%

9.2 Main Contractor's Cost Items 83,155.00          255.86 8.70% 80,323.34          247.15 8.51%

83,155.00          255.86 8.70% 80,323.34          247.15                9%

10 MAIN CONTRACTOR'S OVERHEAD AND PROFIT

10.1 Main Contractor's Overheads -                      0.00 0.00% -                      0.00 0.00%

10.2 Main Contractor's Profit -                      0.00 0.00% -                      0.00 0.00%

-                      0.00 0.00% -                      -                      -                      

11 PROJECT / DESIGN TEAM FEES

TOTAL

TOTAL

TOTAL BUILDING COST

TOTAL

TOTAL

TOTAL

TOTAL

https://axiompsl.sharepoint.com/sites/AxiomAllStaff2/Shared Documents/Projects/Spec/2023/E23XXX - HLA New Byth/Southwood Comparison New Build v Refurb June 2024.xlsx



PROPOSED NEW DWELLING

SOUTHWOOD, NEWBYTH, EAST LOTHIAN

COMPARISON BETWEEN NEW BUILD V REFURB+EXTEND

MAY 2023

5.0 ELEMENTAL SUMMARY GROSS FLOOR AREA (m²): 325 GROSS FLOOR AREA (m²): 325

COST £/m² COST £/m²

£ (GROSS) £ (GROSS)
%

NEW BUILD OPTION REFURBISHMENT+EXTEND OPTION

%

11.1 Consultant's Fees -                      0.00 0.00% -                      0.00 0.00%

11.2 Main Contractor's Pre-Construction Fees -                      0.00 0.00% -                      0.00 0.00%

11.3 Main Contractor's Design Fees -                      0.00 0.00% -                      0.00 0.00%

-                      0.00 0.00% -                      -                      -                      

12 OTHER DEVELOPMENT/PROJECT COSTS

12.1 Other Development and Project Costs -                      0.00 0.00% -                      0.00 0.00%

-                      0.00 0.00% -                      -                      0.00%

13 RISKS

13.1 Design Development Risks 20,789.00          63.97 2.17% 30,121.25          92.68 3.19%

13.2 Construction Risks 20,789.00          63.97 2.17% 30,121.25          92.68 3.19%

13.3 Employer's Change and Other Risks -                      0.00 0.00% -                      0.00 0.00%

41,578.00          127.93 4.35% 60,242.50          185.36                6%

TOTAL COST EXC VAT 956,284.25        2942.41 100.00% 943,799.21        2904.00 100.00%

VAT 0% -                      0.00 0.00% 20% 188,759.84        580.80 20.00%

TOTAL INC VAT 956,284.25        2,942.41            1,132,559.05    3,484.80            

TOTAL

TOTAL

TOTAL

https://axiompsl.sharepoint.com/sites/AxiomAllStaff2/Shared Documents/Projects/Spec/2023/E23XXX - HLA New Byth/Southwood Comparison New Build v Refurb June 2024.xlsx






