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Using Roof Space: Using roof space to
provide accom  moda tion is less expensive
than adding a full extra storey. For
estimating purposes, calculate the cost
separately by multi plying the additional
useable gross floor area by 70% of the
average £/m2 for the house.
Basements: For estimating purposes,
treat basements as above-ground space
and include them as part of your
measurement of gross internal floor area.
Facing Materials: Alternative facing
mat erials will have a direct influ ence on
overall build costs. To adjust for this you
need to add or subtract an allow ance/m2

for your chosen wall cladding from the
sum allowed for cladding within your

chosen specification. For render on
blockwork allow £25/m2; for timber
cladding allow £25/m2; for hand made
weather tiling allow £54/m2; for rubble
walling/flint allow £90/m2; for
reconstituted stone allow £48/m2; for
natural stone allow £75/m2. 
Roofing Materials: Alternative mate rials
will affect your over all build costs. To
adjust for this, add or subtract an
allowance/m2 for your material from the
figure allowed in your chosen level of
Build Quality (e.g. £28/m2, £36/m2 or
£45/m2). For new Welsh slate allow
£60/m2; for second-hand slates allow
£35/m2; for handmade clay tiles allow
£65/m2; for reed thatch allow £80/m2.

Sloping Sites: For estimating purposes,
allow an additional £10/m2 for every
degree of slope.
Bespoke Joinery/Kitchen: To adjust for
bespoke handmade windows and doors,
or a kitchen, add the quote (excl VAT) to
your estim ated build cost, less the
allowance of £40/m2 already in the costs.
Ceiling Heights: For every 0.1m of
additional ceiling height (on top of the
standard 2.4m) add 1% to your £/m2. 
Garages and Outbuildings: Although
an integ ral garage is unlikely to be
completed to the same standard of finish
as the rest of the property, for these
purposes include integral garages within
your mea sure ments of the living area.
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The H&R Average Build Cost Guide (£/m2 for gross internal floor area)

BUILD ROUTE A BUILD ROUTE B BUILD ROUTE C BUILD ROUTE D 
(DIY+SUBCONTRACTORS) (SUBCONTRACTORS) (BUILDER+SUBBIES) (MAIN CONTRACTOR)

BUILD QUALITY Standard Good Excellent Standard    Good Excellent Standard  Good Excellent Standard Good   Excellent

SINGLE STOREY
HOUSES
Small
(Up to 90m2)

Medium
(91-160m2)

Large
(161m2+)

TWO STOREY 
HOUSES
Small
(90-130m2)

Medium
(131-220m2)

Large
(221m2+)

These figures were updated on 20th July 2009. They are for estimating purposes only and must be used in conjunction with the guidance notes. If you live in Northern Ireland,
the cost of building work is considerably lower than the rest of the UK and you should seek local advice. As an indication, use the figures for Mids, Yorks, NE & Wales and deduct
10%. If you live in the Channel Islands, London is the most appropriate comparison but local conditions affect building costs and you should seek local advice. All figures exclude
VAT.
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