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the brief 
to create a modular based

community building design 

system which:

•  maximises community

   engagement

•  achieves highest levels of

   environmental sustainability

•  is capable of flexible    

    replication to suit a wide   

 variety of needs

the methodology
• precedent research

• assessment of available   

 construction methods

• development of proposals

• presentations to village hall

 committees and advisors

 

the results
• a prototype build system

•  able to be built by contractor

 or with volunteers and trainees 

•  achieving 70-80% reduction in  

 running costs

• with highly flexible application   

    potential

the proposal
to seek funding to undertake a full 

feasibility which would take the project 

up to pilot build stage

The Study Brief
This Community First study was

launched to explore a radical solution 

to a key question: 

“Can we create efficient community 

space which meets the demands of 

sustainability in all its dimension?”

Using Herefordshire as our base area, 

and in partnership with “Architype”, 

green award winning local architects, 

we set out to test the feasibility of 

creating and marketing a modular

based community building design

system which:

•  maximised the potential for active 

community engagement

• achieved the highest levels of 

environmental and running cost 

sustainability

•  could be used across the country in 

a variety of sizes and configurations 

to meet the widest range of          

different needs.

The methodology
Architype

•  conducted desktop and phone 

research to determine whether 

relevant designs already existed 

nationally and internationally

•  analysed the community 

involvement potential of different 

self build methods of construction 

to determine the best option

•  working on the basis of core 

community building use 

specification provided by Community 

First, produced and obtained 

indicative build and running 

cost figures on a modular build 

community space system

Community First’s Community 

Buildings Development Officer

•  presented the design proposals to a 

sample of Herefordshire community 

building committees with needs 

for replacement halls and obtained 

feedback

•  repeated the exercise with 

community building advisers from 

across England and obtained 

their feedback on its national 

applicability.

•  explored possibilities for trainee 

involvement

The Results
A modular build system solution has

been created with a wide range of

potential uses:

•  able to be built with volunteer and 

trainee labour input

• with a variety of sizes and 

configurations  

• and a range of cladding options to 

suit the local vernacular

•  designed to the highest European 

levels of energy performance, 

achieving ‘passivhaus’ standard

•  with projected running costs 

70-80% lower than conventional 

construction to current UK 

regulations

•  with an indicative build cost of 

£1,550 -1,600/sqm without any 

allowance for free labour input.

Both potential client committees and

community building advisers gave an

overwhelmingly positive response

when presented with the concept. All 

local further education providers

saw significant potential for trainee

involvement in construction.

The proposal
Following this clear demonstration of

the concept potential, we propose to 

seek funding to undertake a full 

feasibility which would take the project 

up to pilot build stage.

Executive summary
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Our determination to seek an answer 

to the challenge of sustainable 

newbuild community space emerged 

from a careful professional analysis 

of front line realities. Herefordshire 

happens to be the area of focus. 

What our study demonstrates is that 

our proposed solution has national 

application.

The issues
• the complex and protracted process 

applying for newbuild funding cannot 

easily involve the wider applicant 

community. All too often a deficit 

in terms of community“ownership” 

and involvement can be created at 

the outset with serious long term 

consequences

• funding for community building  

newbuild is currently in very short 

supply and likely to remain so for  

the foreseeable future

•  there is significant legitimate unmet 

demand for new build funding; both 

for the replacement of existing 

buildings where refurbishment 

cannot be achieved at justifiable 

cost and for new facilities where 

none existed before. There is no 

reason to believe that this demand 

will diminish.

•  the funding focus which prioritises 

the efficient reuse of existing 

community building capacity – as 

opposed to wasteful new build 

additions to capacity - is set to 

continue. In some communities this 

will provide an answer to currently 

unmet need for public space, but for 

a significant number, this solution 

will not be available.

•  two factors are already impacting 

negatively and increasingly on the 

mobility of rural populations.

1. an ageing population with 

diminished physical mobility 

and capacity to drive – but an 

increased need for services.

2. the long term upward trend 

in heating costs. There is 

a strong case, therefore, 

for maintaining flexible use, 

sustainable community space 

wherever possible to cope with 

an increasing need to provide 

decentralised, locally accessible 

health, welfare and cultural 

services.

•  in evaluating bids for new build 

funders are increasingly prioritising 

value for money and the intrinsic 

sustainability of designs - both 

economic and environmental

•  community building committees 

are under increasing pressure from 

rising running costs and concerned 

about excluding potential users by 

raising hire charges.

•  currently all new build projects 

involve the customer community  

in lengthy and costly process of 

architect selection, the production 

of an unique design, negotiation 

with Planning, Building Control, 

and in many cases ongoing cost 

uncertainties and pressure of 

contingency allocations.

Our answer
•  active, meaningful engagement 

is key to the sustainability 

of community life. Providing 

opportunity for communities to be 

part builders of their own facilities 

creates a powerful stimulus to 

the sense of ownership needed to 

ensure their future value.

•  communities, both rural and 

urban, have considerable untapped 

resources in terms of time and  

skills relevant to the business 

of building. Amongst the farming 

community a wide range of building 

skills, a retired population with time 

to offer on a regular basis and skills 

from past jobs. In urban areas, the  

re-skilling of labour is a high priority  

in the wake of recession.

•  incorporating major running cost 

savings through the use of available  

insulation technology would release 

highly significant amounts of time  

and energy for the volunteers 

responsible for the building; time 

and energy to put into maximising 

the building’s use and value.

•  allowing for differences of 

configuration dictated by available 

building footprint, and the capacity 

of assembly spaces required it 

is very possible to create design 

options to meet the majority of 

client needs around a standardised 

modular build system.

1. Study context



5

The brief
The brief covered three areas:

•  developing a draft design to a given 

specification

•  undertaking research into self 

build system options and their 

construction process implications

•  testing potential demand for a 

modular solution and for  building 

trainee placements.

Production of a draft design to the
following specification
•  a module based community building 

design capable of being built in a 

number of different sizes, to serve  

a wide range of functions, allowing  

the potential for future extension/  

development.

•  compliance with all existing and 

predictable future nation planning/  

building control and Health and 

Safety regulations.

•  maximising use of locally sourced 

materials, locally fabricated  

elements and local labour in the  

construction.

•  achievement of the highest  

sustainability standards in terms  

of cost effective construction 

materials and methods, and 

in terms of the running and 

maintenance cost of the buildings 

themselves.

•  offering flexibility in terms of 

cladding and finishes to suit local 

variations in building vernacular.

•  capable of being assembled using 

professionally supervised low 

skill labour for some phases of 

construction and  for “on the job” 

training in a variety of building 

trades for local apprentices/ 

trainees.

•  including indicative per square 

metre costings.

Research into self build system
options and construction process
implications
•  analysis of all domestic and 

community self build schemes 

implemented elsewhere and any 

transferable lessons from their 

experience

•  outline consideration of potential 

time and cost savings achievable 

in a planning/building regulations 

consent system which could be 

co-ordinated across planning 

authorities nationally .

•  identification of issues relating 

to the time and cost gains and 

losses of a modular system as 

opposed to conventional design and 

construction.

Assessment of potential demand for
modular solution and building trainee
placement.
•  an overview of the likely level of 

demand for a modular self build 

solution within Herefordshire 

through data analysis, publicity and 

feedback sessions.

•  an assessment of potential demand 

across England through consultation  

with Community Building Advisers 

nationally.

•  an assessment of the potential for  

building trades trainee involvement 

in construction through meetings  

with local Higher Education  

providers.

   

Study brief
Production of a draft design:

• capable of being built with a   

    significant level of volunteer and  

 trainee labour

• providing for a wide range of   

    community space needs

• a high level of local material use

• meeting the highest standards  

 in environmental and running   

    cost sustainability.

Research into available self-build

options with:

• an analysis of the time and   

    cost gains and losses involved  

 compared to conventional build  

 systems

Testing of the potential demand by 

getting feedback from:

•  potential client communities

• community buildings advisers   

    nationally

• local further education advisers

2. Study brief
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Architype and Community First 

undertook areas of the feasibility study 

as follows:

Architype
•  conducted desktop and phone 

research to determine whether  

relevant design systems  already 

existed nationally and internationally

•  analysed the community 

involvement potential of different  

self build methods of construction 

to determine the best option

•  working on the basis of a 

core community building use 

specification provided by Community 

First, produced a modular build 

community space system

•  calculated indicative build and 

running cost figures using data  

provided by a panel builder 

company of proven quality and a 

quantity surveyor fully briefed on 

the proposed standards and build 

process.

Community First
•  presented the design proposals 

to a sample of county community 

building committees with needs for 

replacement hallswith explanation 

of the rationale behind the choice 

of insulation and build systems, 

description of the opportunities 

for community involvement in 

construction and a demonstration 

of the potential for different build 

configurations using a model “kit”

•  obtained feedback via annotated 

SWOT analysis in groups and via 

written submissions

•  explored possibilities for trainee 

involvement via interviews with 

three further education training 

providers operating in the county

•  presented the proposals to 

community building advisers from 

across England and obtained their 

feedback on its national applicability 

via questionnaires completed by all 

session attendees.

methodology
• desk top research

• assessment of construction

    method options

• development of a prototype

 modular system

• assessment of build and

   running costs

• feedback on proposals from

 sample of community hall   

 committees 

• feedback on proposals from   

    national community building   

    advisors

• interviews with further

   education training providers

3. Methodology
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There are two key elements to the

proposed design:

•  a module based approach to the 

key function requirements of a  

community building

•  a simple timber construction system 

capable of offsite prefabrication and 

on-site assembly using contractor 

only or contractor plus volunteer 

and trainee input.

The combination of these elements

enables community building

committees to assemble a bespoke

design from a range of standard

modules, and for the building itself

to be prefabricated and constructed

quickly and economically on site.

The intent is that the variety of

modules available, and the flexibility

with which they can be assembled

to meet different requirements, will

enable sufficient customisation for any

community building, thus avoiding the

temptation and need for more costly

one off architect designed options.

A further series of options for

external finishes and internal fitout

are available to enable limited

customisation of design, and flexibility

in the level of self-build involvement,

depending the availability of skills and 

time in the locality.

4. Draft design
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A module based approach
We have developed a series of simple

rectangular modules, which can be

assembled together to create a full

community building design.

Each module has the same basic

dimensions, to enable easy and

flexible combination. 

The modules could be developed to 

accommodate any required functions, 

but the basic modules would include:

•  a small multifunction room

•  sections of a large hall (with or 

without built in storage)

•  entrance foyer (with or without office 

space, drop in café, surgery rooms  

kitchen, etc)

•  kitchen and WCs

The main side external walls are load

bearing, with roof trusses spanning

between them so that all internal walls

are non-load bearing to enable easy

future adaptation.

The single storey pitched roof form

allows the modules to be assembled in 

a linear arrangement, or alternatively

in ‘T-shape’ –with  some minor roof

adjustment.

4. Draft design

Kitchen & W.C.s

W.C.s & Surgery

Entrance/Foyer & 
W.C.s

Foyer Extension & 
W.C.s

Entrance/Foyer & 
Meeting Room

Example modules

(shown at larger scale on following pages)

Foyer & Chiropody
Surgery

Small Hall

Kitchen & W.C.s

Large Hall (end)

(end)

(mid)
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4. Draft design

Example modules

Kitchen & W.C.s
(mid module)

W.C.s & Surgery
(mid module)

Large Hall
(mid)

Large Hall
(end)

Large Hall
(storage end)
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4. Draft design

Example modules

Foyer Extension & 
Surgery
(mid module)

Entrance/Foyer &
Meeting Room
(end module)

Small Hall
(end module)

Kitchen & W.C.s
(end module)

Foyer & Chiropody 
Surgery
(mid module)

Entrance/Foyerion & 
W.C.s
(end module)
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4. Draft design
Example plans assembled from modules

Large Hall/Foyer & Surgery
Consisting of a three module hall with seating 

for over 150 people; a large foyer space with 

associated kitchen; a smaller hall/meeting room; 

surgery and W.C.s.



12

4. Draft design
Example plans assembled from modules

Large Hall
Consisting of a three module hall with seating for 

over 150 people; an associated kitchen and W.C.s.
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4. Draft design
Example plans assembled from modules

Medium Hall & Meeting Room/Small Hall
Consisting of a two module hall with seating for 

over 90 people; an associated kitchen/W.C.s and 

foyer space.
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4. Draft design
Example plans assembled from modules

Medium Hall & Foyer
Consisting of a two module hall with seating for 

over 90 people; an associated foyer and W.C.s.
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4. Draft design

Timber prefabricated construction
The construction is based on a

standard panelised timber frame

system, used widely in the building

industry, but built to a higher standard

of insulation and energy performance.

A series of internal and external 

closed wall panels, roof trusses, and 

roof panels would be prefabricated off 

site, and assembled onto a prepared 

concrete floor base. Windows and roof

finish would be quickly installed to 

create basic water tight shell.

Once the building is water tight , the

insulation within the structure can be

installed, and the internal finishes,

services and fittings added. Unlike

conventional construction, the external

cladding can be completed at any point

without affecting the progress of the

internal works.

The panels could be made by any of

a number of timber prefabrication

companies, including those local to the 

County. For the purpose of this report, 

however, costings were obtained from 

New World Timber Frame, a company 

with whom Architype regularly work on 

similar prefabricated construction.



16

Materials specification
All material would be selected with

regard to their sustainability 

credentials, robustness and long life.

Foundations and floor slab would be

required to a specification that suited

the local ground conditions. The 

superstructure would be of timber 

construction, using timber I-beams to 

reduce heat loss through the fabric 

caused by solid timber studs. These 

could be from UK manufactured 

sources. Insulation would be 

‘Warmcell’ recycled newspaper 

insulation, manufactured in South 

Wales. External windows and 
doors are triple glazed to certified 

‘Passivhaus’ standard. External wall 

cladding would be chosen to suit the 

locality and could be from locally grown 

timber such as Larch or Douglas-fir, 

locally manufactured brick, or render.

The structure would be designed to

allow the use of a variety of  finishes

including slate, concrete or clay tile,

metal or a green roof. Internal finishes 

would be robust and hardwearing, 

including natural linoleum and rubber 

to floors, dense plasterboard to walls, 

and acoustic plasterboard to ceilings 

Control systems are kept simple to 

enable easy control and maintenance 

(see section 5 on sustainability).

Energy standard
The full approach to sustainability

is described in section 5, but a key

feature of the design proposal is

to build to German ‘Passivhaus’

standards and achieve dramatic

reductions in energy consumption (and

therefore running costs) in excess

of 80% compared to UK building

regulations. 

Because of the heavily insulated

Passivhaus standard, heating can be

by means of simple domestic size gas

or oil boiler running radiators, together

with a mechanical heat recovery

ventilation system.

Costings
Full costings are detailed in

section 6. In summary, the overall

construction cost of this proposal

compares favourably to bespoke

constructions, at around £1,550 

-1,600/sqm but involves significantly 

higher standard of construction 

resulting in greatly reduced

running costs.

Direct savings are likely, due to the

following factors:

•  reduced overall design fee costs

•  reduced upfront design fee costs

•  savings due to reduced timescales, 

especially where interest payments 

on loans are involved not very 

relevant 

• savings on labour costs through 

  volunteer/trainee use, subject to 

cost of training and supervision

4. Draft design

Materials specification includes: 
• timber superstructure

• “Warmcell” insulation

• triple glazed windows

• robust internal finishes

Energy standards
• the dramatic reduction in heat  

 loss achievable, would enable  

 use of small conventional   

 heating systems

Costings
• construction costs of around   

    £1,550 -1,600/sqm 

• compares favourably with   

 bespoke construction but with

 higher standard of construction  

 and potential design fee and   

    timescale savings
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4. Draft design

Examples of alternative external materials - brick and timber to walls, slates to roof
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4. Draft design

Examples of alternative external materials - stone and timber to walls, with living green roof



19

4. Draft design

Examples of alternative external materials - timber to walls, slate to roof
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Construction options
There are a number of options

for construction, ranging from full

community self-build to full contractor

build. The main scenarios are:

•  full contractor build in a single 

contract, including specialist sub- 

contractor supply of timber frame

•  full contractor build up to the 

completion of the watertight 

shell, with community self-build 

completion of internal fit our and/or 

external cladding

•  full community self-build, with 

timber panel elements being 

combined by hand on site. Self build 

could involve the use of building  

trades trainees as well as local  

community volunteers.

In all cases there are certain areas

of work, including electrical and gas

installations that must be carried out

be qualified professionals. In 

contractor based scenarios, individual 

areas of work could be carried out 

by community members, subject to 

agreement with the contractor.

Any community self-build work, with

local and trainee labour used, will

need to be carefully supervised and

managed. Whilst, in theory, self-build 

should reduce costs, the costs of 

supervision and increased time must 

be taken into account. These will 

always need to be assessed on an 

individual basis. The time and cost 

implications of each option will be 

explored in a full pilot study, and the 

potential for trainee involvement is 

explored in section 10.

Process
The proposal would be for the

modules and construction system to

be designed to a sufficient degree

of detail to enable structural design

and building regulations type approval

to be obtained, and for prices to be

agreed with suppliers. A community 

building committee wishing to proceed 

with a new hall, would then simply 

select the number and type of modules 

they require, and assemble into a 

suitable plan.

Following this, planning application 

drawings could be prepared, taking 

into account external appearance 

preferences to suite the locality. 

This should dramatically reduce the 

design lead in time and therefore the 

design cost, of achieving a planning 

submission. It would also bring greater 

and earlier cost certainty, as the 

only cost variable would be local site 

conditions, and the exact number and 

combination of modules chosen.

4. Draft design

Construction options 
• ranging from full contractor   

    build in a single contract to  full  

 community self-build

• allowance to be made for

 costs involved in volunteer

 labour supervision and on site

 training process

• time and cost savings attainable

Process 
• level of detail achieved in   

 module and construction system  

 definition would allow design and  

 building regulation type approval  

 to be obtained

• community selected build   

 configuration and external   

 appearance could go through   

 approval processes more quickly

• greater and earlier cost certainty 
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Carbon emissions and running costs
The importance of addressing

sustainability in the construction

and running of community buildings

is becoming more critical with an

increasing responsibility and legal 

requirement for reducing carbon 

emissions.

Buildings are responsible for around

50% of the UK’s carbon emissions,

and community building committees

are increasingly aware of, and struggle

to meet, the direct cost of operating

inefficiently heated and poorly

insulated halls.

In common with general UK policy

direction in the building industry,

community buildings have been

encouraged to address carbon

emissions by raising money to add

renewables to their existing or new

buildings. This usually results in 

buildings which continue to consume 

energy and emit carbon, only making 

carbon reductions because of the 

‘offsetting’ of carbon savings achieved 

by renewable generation. Carbon 

savings can reduce if the renewables 

are not correctly maintained, or even 

lost if they stop working in the future.

A radical approach
These proposals offer a more radical

approach, based on the German

‘Passivhaus’ standard. Passivhaus

sets a demanding target of reducing a

buildings heating energy requirements

to 15kWh/m2/year – a reduction on

UK buildings regulations target of

around 80-90%.

This is achieved by design measures,

including:

•  high levels of insulation, (U-values 

of less than 0.15 for all elements,  

compared to 0.35 in UK)

•  very good airtightness (0.6 ac/hour 

under test, compared to 10 in UK)

•  high performance windows (U-value  

of less than 0.8, compared to 2.2in 

UK)

•  reduction in thermal bridging

•  mechanical heat recovery 

ventilation, to provide fresh air 

without losing heat.

By simply requiring less energy to heat

and light a building, carbon emissions

are reduced by more than 60%.

Because this is ‘designed in’ to the

building, this reduction will last for the

lifetime of the building, as it does not

rely on add-on technologies.

Passivhaus Sustainability
Buildings are responsible for 50% of 

UK’s  carbon emissions

The calculated carbon offset 

achievable through the use of 

renewable technologies involves the 

very questionable assumption about 

long term trouble free use. 

The radical approach of using 

Passivhaus standard construction 

offers 60% plus carbon saving for the 

lifetime of the building

Appropriate renewables –such as 

Photovoltaic panels – could be added 

to achieve further savings 

5. Sustainability

UK Standard - Energy consumption and 

carbon emissions are just OFFSET by 

renewables

Passivhaus - Energy consumption and 

carbon emissions are REDUCED by 

design.
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Caption text

Caption text

5. Sustainability

UK Standards Passivhaus

U-Values

U-Values are a measure of the amount of heat 

loss through the fabric of the building, therefore 

the lower the value the more efficient. In the 

UK standard only 100mm of insulation is used 

in the wall, floor and roof buildup whereas in 

the Passivhaus standard 300mm is used. Also, 

triple glazing reduces heat loss through the 

windows, while only double is used to the uk 

standard. Less heat is lost and it is therefore 

more efficient because less heat is needed.

Air Tightness

Airtightness is a measure of how much air 

movement there is through the building fabric. 

The Passivhaus standard seals the entire shell 

of the building so this is reduced dramatically 

and less heat can escape.

Thermal Bridging

Thermal bridges are areas in the build-

ing fabric that are not insulated which can 

therefore allow heat to transfer outside. In the 

Passivhaus method these are systematically 

designed out making sure that the insulation 

forms an unbroken line within the building’s 

shell.
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Caption text

Caption text

5. Sustainability

UK Standards Passivhaus - SummerPassivhaus - Winter

Ventilation

In the uk standard windows are used for 

ventilation therefore heat is lost and cold 

draughts are created. In Passivhaus two 

methods are used depending on the sea-

son. In the winter a mechanical ventilation 

heat recovery is used, meaning good air 

quality and no heat loss, and in the 

summer natural passive ventilation is used 

for night cooling.

Orientation and Form

To design the most efficient building the 

orientation and form must work together to 

maximise and control solar gain, improve 

daylighting and enable natural ventilation.
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5. Sustainability
Appropriate renewables
Individual community buildings 

committees could, however, add

renewables to further reduce their

carbon emissions, and in fact will be

able to offset a greater proportion of

the reduced carbon emissions of the

building. Certain renewables will not be 

appropriate, such as biomass or

ground source heat pumps, because

the energy requirements are so low as

to make these technologies costly and

inefficient. Solar thermal, to heat 

hot water and PVs to generate 

electricity are a better complement to 

Passivhaus.

This modular community building

proposal are designed to meet these

standards. Achieving formal 

certification for each individual hall will

require modelling using Passivhaus

software - to prove compliance with

these measures for the particular site

and orientation of the hall.

Benefits in use
Because of their radically reduced 

energy requirements, the buildings 

require only minimal heating input. This 

creates a number of major advantages 

for community buildings:

•  seriously reduced running costs  

80% less than a new building to 

UK regs, and massive reductions 

compared to existing halls

•  ease of operation – heating is by 

means of a simple domestic gas or 

oil boiler with (small) radiators on a 

thermostat and timeclock, and will 

only be required to be turned on  

shortly before an event

•  simplicity of maintenance – no more  

than a domestic system.

Due to the very high levels of

insulation, the building will maintain

its internal temperature between

uses – particularly relevant given the

general pattern of community building

use - and, with its quick response

time, will only require top up heating

15-30 minutes before an event. 

The mechanical ventilation system will

ensure good air quality whatever the

number of occupants at an event,

without losing heat.

Environmental impact
Our proposal goes beyond reducing 

carbon emissions to address wider 

environmental impact. The entire 

construction utilises carefully specified 

sustainable materials, selected for 

their reduced environmental impact:

•  the renewability of their sourcing

•  the energy ‘embodied’ within 

them caused by manufacture and  

transport

•  their potential for future recycling

•  any pollution caused by their  

manufacture

• impact on the health of building 

occupants

Key materials include:

•  timber construction

•  recycled newspaper insulation

•  timber windows

•  UK grown timber cladding or UK 

manufactured bricks

•  natural organic paints and stains

•  natural linoleum of rubber flooring

The extensive use of timber

construction also ‘locks’ up carbon in

the building for the entire life of the

building. Overall, these proposals 

will create new community buildings 

impact, that achieve radical and long 

lasting reductions in carbon emissions 

and running costs.

Sustainability
Radically reduced energy requirements 

would mean greatly reduced running 

costs,  and offer ease of operation 

and simple maintenance.

High levels of heat retention between 

uses would particularly suit the typical 

intermittent patterns of community 

building usage

Environmental impact would be further 

reduced through use of renewable 

construction materials and energy 

saving in component manufacture and 

transport to site. 
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6. Costings

An initial cost estimate has been

prepared by Smith Thomas Consult,

a firm of quantity surveyors with

extensive experience of sustainable

construction, with timber prefabrication

prices provided by New World Timber

Frame. These are based on 100% 

contractor build to a full ‘Passivhaus’ 

standard of construction, as described 

in section 5. 

Each standard module has been

priced separately, with an allowance

for the overall cost of internal services

systems etc. In theory the total cost 

of a typical hall can be calculated by 

adding the cost of individual modules. 

In practice there may be some greater 

economies of scale with more modules 

forming larger community buildings.

There would also be potentially

reduced costs if sufficient numbers of

modules are being manufactured for

community buildings across the county

or country. 

On average, the cost, including 

allowance for standard foundations, 

is estimated at around £1550-1600 

per m2. This compares favourably to 

the cost that would be expected for 

a one off community building design, 

but achieves a significantly higher 

standard of sustainability and energy

performance. Significant savings in fee 

costs can also be expected, due to the 

reduction in upfront bespoke design. 

Prices assume normal ground

conditions and exclude incoming

services, fees, VAT, legal costs etc.

A detailed breakdown of costs is

included in Appendix C.

Costings
• average cost £1550-1600/m2

• individual variations depending  

 on factors such as site, overall  

 size, number of modules, level of 

 volunteer and trainee input
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7. Feedback on concept and draft design

Methodology
An initial assessment of the 151 

community building  in Herefordshire 

indicates that around 13% (19) are 

approaching or beyond the point 

where refurbishment of existing 

structures would be a practicable and 

financially viable solution for their long 

term needs, known and anticipated. 

Invitations to feedback sessions were 

sent out to the committees of these 

19 halls identified as being in the 

known “at risk” category.

At these sessions attendees were 

given a presentation on the draft 

design and their views captured 

through questionnaire and group SWOT 

discussion feedback records.

Results
36% (8) of the hall committees 

contacted expressed interest in 

having the project explained to them. 

Representatives from 4 halls attended 

each session. The 4 committees 

unable to attend have all asked to be 

sent the complete report and to hold 

discussions with the project team.

There was an enthusiastic response

from all hall representatives in 

attendance. Positives identified 

included: use of local, volunteer and 

trainee labour, giving a sense of 

ownership and value to local people, 

flexibility in approach, economics of 

scale in production costs, low running 

costs, ease of building regulations 

approval, tighter cost estimate/

control and adaptability to changes in 

community long term requirements.

Anxieties were expressed about: 

likely build cost (indicative square 

metre costing not available in time 

for the meetings), possible impact 

on quality of self build/volunteer 

labour, the need to educate the 

community about sustainability issues, 

possible resistance to timber frame 

construction, whether standardisation 

meant loss of individuality.

Some of the feedback:

“It’s a Brilliant concept.”

“This idea could really meet the 

varying requirements of Communities.”

“This way of building gives a sense of 

ownership and value to local people.”

From potential community building committee clients

Feedback from potential community 
building committee clients
• 19 of Herefordshire’s community  

 buildings -13% - are assessed as  

 needing replacement in the near  

 future

• 4 building committees attended  

 a presentation of the proposal  

 and gave feedback

• all responded enthusiastically to  

 the concept
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8. Feedback on concept and draft design

Methodology
The annual national conference for 

rural community building advisers took

place in Shropshire in May, 2009.

This was attended by 31 advisers out 

of the total of 38 who provide support 

for the 8200 community buildings in 

England. There is no reason to believe 

that the views of those who attended 

the conference would be significantly 

different from those unable to attend.

The advisers were given the same

presentation that had been used with 

the potential clients. They were then 

given the opportunity to clarify their 

understanding of the concept and draft 

proposals. At the end of the session 

they were asked to complete and 

return individual questionnaires. All 

attendees completed forms.

The results
Positive responses identified: 

• flexibility of system

• use of local labour 

• giving control back to community 

• environmental “future proofing”      

      benefit 

• reduced running costs of hall

• cost saving on design 

• simplicity of concept 

• local sourcing of materials 

• attractive to funders 

• reduced build time

• accurate costing.

Responses pinpointing potential 

problems and issues included: 

• getting planning approval in some  

 parts of the country 

• local sourcing of panels

• overcoming old ideas about   

 “prefabs”

• inertia/resistance to a new   

 idea/ lack of confidence in wooden  

 buildings

• flexible enough to meet range  

 of needs

• skill levels required in   

 construction, initial cost of green  

 heating systems

• need to explore other application  

 for system eg sports hall.

100% said they thought “the idea was 

worth exploring further”; 100% said 

that they thought that the solution 

offered could be a relevant one for 

some community facility providers in 

their areas, assuming funding was 

available. Some of the feedback:

“It gives control back to the 

community.”

“The reduced running costs of halls 

makes it hugely attractive. This really 

is future proofing.”

“The flexibility of the system is a big 

selling point.”

From community building advisory staff

Feedback from community building 
advisory staff
• 31 of the 38 rural community   

    building advisers in England   

    attended project presentation  

 and all filled in feedback   

 questionnaires.

• 100% thought the concept worth  

 developing

• 100% said there was a market  

 for this community building   

    solution in their counties
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Concern that prefabricated system
building means loss of options for
flexibility.
This, we accept, is bound to be a

widespread anxiety which the project

must address. In fact the modular

construction system offers a wide

range of options in terms of variety

and size of internal spaces offered.

Spaces can also be modified in

the future at a lower cost than with

conventional one-off design by the

removal of end sections and the

addition of further panel sections.

Flexible application
The application of the concept to other

community building needs - sports

hall and changing rooms for instance

– would be explored at the next stage

of feasibility work.

Standardisation in appearance.
The system allows for a variety of

cladding options for walls: stone, brick,

timber and steel - and a variety of

roofing materials – slate, shingle, turf

and steel. 

At detailed feasibility stage, options 

would be created for individual

communities to add locally designed

features such as entrance arches and

gable end motifs.

Doubts about the longevity of timber
construction.
There is a common perception in

the UK that timber is a less durable

building material than brick, stone

or steel. There is, however, ample

evidence both in the UK and elsewhere

that where timber of suitable type and

quality is used, timber buildings can

outlast brick and stone construction.

Planning approval
We are aware that there is

considerable variation across the

country in terms of what local

Planning and Building Departments

will approve. 

In terms of construction methods and 

standards, it would be our intention to 

obtain Type Approval for the system 

form the Building Control authorities 

in the county where the first modular 

system hall is constructed.

We would hope that the variety of

finish and cladding options the system

offers would give confidence to

the local concern that new build 

should harmonise with the dominant 

vernacular.

Local sourcing of panels
We are keenly aware of the carbon

footprint implications of having non

local sourcing of the modular panels. It

is intended that the panel specification

would require only widely available

materials and skills.

Thus it should be possible to find 

panel builders, local to each site 

where the system will be used.

Skill levels required in construction
and the impact on quality of using
volunteer labour.
We recognise that, where local

communities opt for the inclusion

of self build elements in their hall’s

construction, there will need to be on

site training for volunteers and trainee

labour.

Rigorous systems of supervision

will be required at all stages of

construction and factored into the final

cost options offered.

Initial cost of green heating systems
Attaining “Passivhaus” standards

of insulation will produce such

large reductions in heating cost

that it should be possible to use

the most efficient domestic capacity

conventional condenser boiler units

and still achieve very low carbon

footprint levels. 

The optional inclusion – or later 

addition of green energy

systems – eg photovoltaic arrays –

could then result in local communities

potentially being able to generate

income through selling electricity

surplus supply to the grid.

9. Responses to issues raised by feedback
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10. The potential for trainee involvement in construction

Methodology
Three local further and higher 

education providers were identified 

as serving Herefordshire: Hereford 

College of Technology, the Learning 

and Skills Council and Worcester 

College Centre of Vocational 

Excellence.

Meetings were arranged with senior 

staff members in each institution and 

notes taken of views expressed.

Results 
All three interviewees were positive 

about the potential for trainee 

involvement in the  modular build 

construction process. All three 

interviewees were keen to have further 

involvement in the project to assist 

with the precise definition of trainee 

involvement potential.

Points of relevance noted included

• that the project met two key 

priorities - community participation 

and green building

• that there was considerable 

potential for the involvement of 

full time students on 3 year Level 

1 Construction and Foundation 

certificate courses

• that the project could link up to 

Diplomas in Construction shortly to 

be run through local authorities

• there was considerable potential 

for the involvement of students 

with special educational needs 

who would be accompanied by 

supervisory tutors

• that there was potential for the 

involvement for timber trades 

trainees with panel building 

companies producing panels for 

construction.

Issues noted included:

• the observation that electrical and 

plumbing work would have to be 

done by appropriately qualified paid 

labour

• that further work would be required 

at a more detailed stage of 

investigation to clarify the skills 

areas that could be covered during 

construction and the conditions 

under which there could be trainee 

involvement eg to meet OSAT (On 

site Assessment and Training ) 

requirements.

The Potential for building trainee 
involvement
• representatives from 3 local   

    Further Education providers   

    interviewed

• all interviewees were positive   

    about the potential for trainee  

 involvement in the project which

 met their green building and   

    community involvement priorities

• all identified considerable   

 potential for  the  involvement of 

 full time students on 3 year

 Level 1 Construction and   

 Foundation  certificate  courses

• all noted that electrical and   

    plumbing work would need to be  

 done by qualified paid labour
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Conclusion
The study has clearly demonstrated

that a building system can be

designed that meets all three key

criteria for the project:

• the potential for significant   

community engagement

• achievement of the highest levels 

of environmental and running cost 

sustainability

• replicability.

Feedback indicates that there is

significant potential demand for such

a design concept, both locally and

nationally.

Proposal
To seek funding for a full feasibility 

study containing the following:

Detailed work on the design itself. 

The design of a typical hall, comprising 

a full set of key modules needs to be 

developed. Issues to be addressed 

include:

•  clarification of base space 

standards and facilities to be 

accommodated

•  optimisation of module plan size to 

balance requirements and flexibility

•  development of elevational design 

and elevational options

•  detailed design of construction, 

specification and services

•  Passivhaus modelling (PHPP) to 

optimise design to meet Passivhaus 

standards

•  detailed cost estimate including 

tendered prices for key elements

•  gaining building regulations type 

approval.

Definition of the potential for Volunteer 

and Trainee involvement.

Once the build process has been

defined, involvement opportunities can 

be quantified and mapped and a full 

and reliable menu of build cost options 

arrived at.

Detailed investigation of the build 

process. 

Issues including:

•  developing a delivery and 

management structure for initial 

projects within the county and wider 

rollout in a larger geographical area

•  roles of Community First and 

Architype

•  establishment of other key partners

•  overall management of process

•  delivery mechanism for individual 

projects, including design variations 

and planning approval

• options for delivery mechanisms for 

construction

•  potential economies of scale

•  consideration of who takes 

development risk and makes 

financial return.

The successful completion of a full

feasibility study should then lead to

the pursuit of funding for the building

of a prototype.

Conclusions 
The study shows that a building 

system can meet the key targets; 

community involvement, sustainability 

and replicability

A full feasibility study is now required 

to produce definitive designs, identify 

the build process options and define 

the  opportunities for volunteer and 

trainee involvement.

Following successful completion of 

the study the next step would be the 

building of a prototype

11. Conclusion and proposal



Appendices
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Appendix A

Village Hall MCs Feedback Sessions 
Transcription of written feedback 

comments

Session 1  
St Weonards Hall April 29
8 attendees representing Llangarron 
and Garway halls
Table 1

• Brilliant concept

• Flexible approach +1

• Economics of scale in production 

costs +1

• Ease of building regulations 

approval

• Use of local, volunteer and trainee 

labour 

•  Gives a sense of ownership and 

value to local people

• Cladding can be tailored to suit 

locality

• Design incorporates ridge windows 

increases natural light and cuts 

down electricity cost

• Suggest possible modular approach 

to kitchen and toilet facilities and 

other services

• Only downside could be location of 

permanent stage

• Design includes plenty of storage 

which all halls need 

Table 2

• Possibility of streamlined planning 

procedures /approval

• Easier to get grants

• Cost savings and tighter cost 

estimate/control

• Meets varying requirements of 

Community

• Adaptable to changes in community 

long term requirements/usage 

flexibility

• Quality of build – predetermined; 

taking out/reducing risk element

• Lending itself to volunteer labour 

provided quality can be applied/

supervised by professionals

• Sustainability = high spec/low 

running cost

• Immediacy of temp. control

• Easier to sell to community/easier 

to grasp

• Easier to demonstrate functionality 

and aesthetics

• Models better than drawings

• Facilitates community 

understanding/input

• Possibility of opportunity to 

view finished product in other 

community/concept and examples 

of existing structures

• Allows better aesthetics for 

location/rural communities; 

range of cladding; reduces talk; 

maximises action

• Weaknesses standardization 

loses real individuality; real 

distinctiveness

• Flexibility = more options= more 

confusion= potentially greater cost/

large cost variation

• Self build/volunteer labour: impact 

on quality

• Sustainability a complex/

sophisticated concept; issues of 

education

• Possible resistance to timber 

frame/resistance to change

• Life expectancy – a bit of an 

unknown

• Replication = greater cost savings

• Engages young people/greater 

community involvement

• Time saving – less discussion and 

debate

• Threats = fear of new concept, 

insurance; too rushed process; lack 

of track record

Session 2 
Hope under Dinmore Hall April 30
5 attendees representing Hope under 
Dinmore and Whittington Halls
• Generally very flexible

• People can visualise the building 

easily

• Will be cost effective

• Building costs and quantities can be 

identified easily 

• Community involvement

• Problem sourcing labour on a 

regular and constant basis

• Potential issues with project 

management

• Potential savings from principle 

contractor

• Could be good or bad for community 

involvement

• Time factor with self build dragging 

on

• Very efficient in heating and lighting

• Rainwater recycling 50/50 

• Low carbon footprint

• Visual appearance – very flexible

• Needs to have its own identity

• How would it go down with 

community – well received, more 

of the community will use it, 

sympathetic with local architecture
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The question The answer
1. Do you think the 

idea is worth 
exploring further?

( Regardless of whether
you think it relevant to 
your area )

Yes No Possibly

2. What did you like 
about the idea?

�����������������
� Flexibility of system………………………………11
� Environmental benefit…………………………… 10
� Reduced running costs of hall…………………….6
� Cost saving  on design…………………………… 6
� Simplicity of concept………………………………4
� Local sourcing of materials………………………. 4
� Attractive to funders……………………………  1
� Use of local labour………………………………... 2
� Adaptability to local environment ……………… 2
� Future proofing…………………………………… 1
� Reduced build time…………………………………1
� Accurate costing……………………………………1
� Gives control back with community……………… 1

3. What problems, 
issues do you see 
with it?

�������������������������������������������������������
���������
� Cost?………………………………………………………………………. 9
� Getting Planning approval in some parts of the country…………………… 5
� Local sourcing of panels?...................... ……………………………………….3
� Overcoming old ideas about “prefabs”……………………………………..  2
� Inertia/resistance to new idea………………………………………………. 2
� lack of confidence in wooden buildings………………………………………2
� Countrywide availability?.... …………………………………………………...1
� Flexible enough to meet range of needs?................................................................. 1

���� � �
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�

� Skill levels required in construction?............................................................................................... 1
� Initial cost of green heating systems?............................................................................................... 1 
� Boxes could be  unaesthetic………………………………………………………………..1
� Need to explore options for application eg badminton ………………………………… 1
� Need to think through  storage provision………………………………………………  1
� Funders specifying this option when flexibility may be insufficient to meet all needs……..1

 4. Do you think it 
could be a relevant 
solution for some 
community facility 
providers in your 
area, assuming 
funding was 
available?

Yes No Possibly

Please tick as appropriate
�������������������

� I have at least one in my area now
� I have 6 halls where this solution would apply

4. Apart from the issue 
of likely cost, are 
there other things 
you would want to 
know more about
before you could 
decide how relevant 
it might be for your 
area?

�����������������
� Panel manufacture time?..........................................2
� Maintenance requirements?................................... 2
� CD presentation which could be shown locally to possible customers?  Sports organizations 

might see applicability?
� Alternative material options eg hempcrete?
� Applicability in national parks and conservation areas?
� Extent of need to involve architects?
� Heating systems from sustainable sources?
� Need demo to be convinced
� Use of local materials always possible?
� Need to know full range of options available
� Any areas where it wouldn’t work?

5. Do you want to be 
kept informed about 
future development 
of the project?

Yes No Possibly

 depending on………………………………………………………………………………………
……………………………………………………………………………………….
……………………………………………………………………………………….
………………………………………………………………………………………..

���� � �
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Appendix C

Costings
Indicative cost have been developed 

for each module by Smith Thomas 

Consult, quantity surveyors. 

The everage price for an assembled 

group of modules is in the region of 

£1,550 - £1,600 per square metre.

However, the following factors will 

affect the final price of individual 

building solutions. 

• Site topography

• Local ground bearing capacity

• Ground contamination

• Drainage systems (proximity to the 

proposed building, if any?!)

• Incoming services (any in the 

locality? Upgrade costs?)

• Loss of economies of scale if only 

    1 – 3 modules are used.

• Final individual materials 

specification.

The cost esimate for each main 

module is included on the following 

pages.
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option A: Small Hall / Meeting Room

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 9.56%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 23,946.00 18.94%
2.01 Timber frame, supply only element 78 m2 £209.00 209.00 £/m2  £         16,302.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £48.00 48.00 £/m2  £           3,744.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,595.00 6.80%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £575.00 7.37 £/m2  £              575.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,200.00 15.38 £/m2  £           1,200.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                 14,500.00 11.47%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
80 m2 £125.00 128.21 £/m2  £         10,000.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

10 m2 £450.00 57.69 £/m2  £           4,500.00 

7 Internal walls and partitions  £                   2,784.00 2.20%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 58 m2 £30.00 22.31 £/m2  £           1,740.00 
7.03 Insulation to internal walls 58 m2 £18.00 13.38 £/m2  £           1,044.00 

8 Internal Doors  £                   2,400.00 1.90%
8.01 Doors, single, ironmongery, frame, glazing, architraves 3 nr £800.00 30.77 £/m2  £           2,400.00 

9 Wall Finishes  £                   2,280.00 1.80%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 76 m2 £30.00 29.23 £/m2  £           2,280.00 

10 Floor Finishes  £                   6,060.00 4.79%
10.01 Cement & sand screed 70 m2 £21.00 18.85 £/m2  £           1,470.00 
10.02 Insulation 70 m2 £12.00 10.77 £/m2  £              840.00 
10.03 Applied floor finish 70 m2 £30.00 26.92 £/m2  £           2,100.00 
10.04 Allowance for matwell and mat 1 item £750.00 9.62 £/m2  £              750.00 
10.05 Skirtings 45 m £20.00 11.54 £/m2  £              900.00 

11 Ceiling Finishes  £                   3,150.00 2.49%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                      250.00 0.20%
12.01 Nil - All loose furniture and fittings supplied and installed Community / Client 0 item £0.00 0.00 £/m2  £                     -

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                             -   0.00%
13.01 Nil in this Module 0 nr £0.00 0.00 £/m2  £                     -   

14 Disposable Installations  £                             -   0.00%
14.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

15 Water installations  £                             -   0.00%
15.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

16 Space heating and air treatment  £                   5,850.00 4.63%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 9.44%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 

17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 
17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.56%
18.01 Earthing and bonding 78 m2 £5.00 5.00 £/m2  £              390.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 

 1

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

19 Communications Installations  £                   1,748.00 1.38%
19.01 Fully addressable fire and smoke detection and alarm system 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 intruder detection, based on monitored door, windows and PIR detection 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 Access control system, integrated with the intruder detection system 1 item £500.00 6.41 £/m2  £              500.00 

20 Builders work in connection  £                   2,060.00 1.63%
20.01 Forming holes, chases etc 1 item £500.00 6.41 £/m2  £              500.00 
20.02 Allowance for storm and foul drainage connections / system 78 m2 £20.00 20.00 £/m2  £           1,560.00 

21 External Works & Drainage  £                   5,000.00 3.95%
21.01 General external works (paving / parking / planting etc excluded) 0 item £0.00 0.00 £/m2  £                     -   
21.02 General allowance for general foul and surface water drainage 1 sum £5,000.00 64.10 £/m2  £           5,000.00 

__________________________
1168.81 £/m2 ____________________ __________________

Sub - Total £103,349.00 81.74%

22 Preliminaries & Contingency £23,086.08 18.26%
22.01 Preliminaries, overheads & profit, site establishment and supervision                17.50 % £18,086.08
22.02 Contingency                  5.00 % £5,000.00

____________________ __________________
Total £126,435.08 100%

____________________

Notes / Exclusions:

a) Costs exclude VAT
b) Costs exclude incoming services upgrades to the site
c) Costs exclude external works
d) Costs assume a level site
e) Costs subject to full site investigation works
f) Cost subject to design development
g) Costs assume no site remediation required
h) Cost exclude any legal fees
i) Costs exclude professional design team fees
j) Costs exclude any land transfer / purchase associated costs
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option A: Small Hall / Meeting Room

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 9.56%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 23,946.00 18.94%
2.01 Timber frame, supply only element 78 m2 £209.00 209.00 £/m2  £         16,302.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £48.00 48.00 £/m2  £           3,744.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,595.00 6.80%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £575.00 7.37 £/m2  £              575.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,200.00 15.38 £/m2  £           1,200.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                 14,500.00 11.47%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
80 m2 £125.00 128.21 £/m2  £         10,000.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

10 m2 £450.00 57.69 £/m2  £           4,500.00 

7 Internal walls and partitions  £                   2,784.00 2.20%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 58 m2 £30.00 22.31 £/m2  £           1,740.00 
7.03 Insulation to internal walls 58 m2 £18.00 13.38 £/m2  £           1,044.00 

8 Internal Doors  £                   2,400.00 1.90%
8.01 Doors, single, ironmongery, frame, glazing, architraves 3 nr £800.00 30.77 £/m2  £           2,400.00 

9 Wall Finishes  £                   2,280.00 1.80%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 76 m2 £30.00 29.23 £/m2  £           2,280.00 

10 Floor Finishes  £                   6,060.00 4.79%
10.01 Cement & sand screed 70 m2 £21.00 18.85 £/m2  £           1,470.00 
10.02 Insulation 70 m2 £12.00 10.77 £/m2  £              840.00 
10.03 Applied floor finish 70 m2 £30.00 26.92 £/m2  £           2,100.00 
10.04 Allowance for matwell and mat 1 item £750.00 9.62 £/m2  £              750.00 
10.05 Skirtings 45 m £20.00 11.54 £/m2  £              900.00 

11 Ceiling Finishes  £                   3,150.00 2.49%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                      250.00 0.20%
12.01 Nil - All loose furniture and fittings supplied and installed Community / Client 0 item £0.00 0.00 £/m2  £                     -

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                             -   0.00%
13.01 Nil in this Module 0 nr £0.00 0.00 £/m2  £                     -   

14 Disposable Installations  £                             -   0.00%
14.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

15 Water installations  £                             -   0.00%
15.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

16 Space heating and air treatment  £                   5,850.00 4.63%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 9.44%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 

17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 
17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.56%
18.01 Earthing and bonding 78 m2 £5.00 5.00 £/m2  £              390.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 
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Module A: Small Hall & Meeting Room
(see notes and exclusions) Smith Thomas Consult Estimate Total cost=£126,435



37

SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option B: Foyer & Chiropody Surgery

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 10.40%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 21,060.00 18.12%
2.01 Timber frame, supply only element 78 m2 £185.00 185.00 £/m2  £         14,430.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £35.00 35.00 £/m2  £           2,730.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,595.00 7.40%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £575.00 7.37 £/m2  £              575.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,200.00 15.38 £/m2  £           1,200.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                   7,300.00 6.28%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
26 m2 £125.00 41.67 £/m2  £           3,250.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

9 m2 £450.00 51.92 £/m2  £           4,050.00 

7 Internal walls and partitions  £                   3,168.00 2.73%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 66 m2 £30.00 25.38 £/m2  £           1,980.00 
7.03 Insulation to internal walls 66 m2 £18.00 15.23 £/m2  £           1,188.00 

8 Internal Doors  £                   2,400.00 2.07%
8.01 Doors, single, ironmongery, frame, glazing, architraves 1 nr £800.00 10.26 £/m2  £              800.00 
8.02 Doors, double, ironmongery, frame, glazing, architraves 1 nr £1,600.00 20.51 £/m2  £           1,600.00 

9 Wall Finishes  £                      780.00 0.67%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 26 m2 £30.00 10.00 £/m2  £              780.00 

10 Floor Finishes  £                   6,060.00 5.21%
10.01 Cement & sand screed 70 m2 £21.00 18.85 £/m2  £           1,470.00 
10.02 Insulation 70 m2 £12.00 10.77 £/m2  £              840.00 
10.03 Applied floor finish 70 m2 £30.00 26.92 £/m2  £           2,100.00 
10.04 Allowance for matwell and mat 1 item £750.00 9.62 £/m2  £              750.00 
10.05 Skirtings 45 m £20.00 11.54 £/m2  £              900.00 

11 Ceiling Finishes  £                   3,150.00 2.71%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                   1,000.00 0.86%
12.01 Sink unit and associated cupboards to Chiropody Surgery 1 item £750.00 9.62 £/m2  £              750.00 

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                      900.00 0.77%
13.01 Wash hand basin 1 nr £400.00 5.13 £/m2  £              400.00 

13.02 Allowance for Hand dryers 1 nr £500.00 6.41 £/m2  £              500.00 

14 Disposable Installations  £                      350.00 0.30%
14.01 Connection to drainage system 1 item £350.00 4.49 £/m2  £              350.00 

15 Water installations  £                      500.00 0.43%
15.01 Hot and cold water services to wash had basin 1 item £500.00 6.41 £/m2  £              500.00 

16 Space heating and air treatment  £                   5,850.00 5.03%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 10.27%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 
17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 

17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.60%
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Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

18.01 Earthing and bonding 78 m2 £5.00 5.00 £/m2  £              390.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 

19 Communications Installations  £                   1,748.00 1.50%
19.01 Fully addressable fire and smoke detection and alarm system 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 intruder detection, based on monitored door, windows and PIR detection 78 m2 £8.00 8.00 £/m2  £              624.00 
19.03 Access control system, integrated with the intruder detection system 1 item £500.00 6.41 £/m2  £              500.00 

20 Builders work in connection  £                   2,060.00 1.77%
20.01 Forming holes, chases etc 1 item £500.00 6.41 £/m2  £              500.00 
20.01 Allowance for storm and foul drainage connections / system 78 m2 £20.00 20.00 £/m2  £           1,560.00 

21 External Works & Drainage  £                   5,000.00 4.30%
21.01 General external works (paving / parking / planting etc excluded) 0 item £0.00 0.00 £/m2  £                     -   
21.02 General allowance for general foul and surface water drainage 1 sum £5,000.00 64.10 £/m2  £           5,000.00 

__________________________
1077.25 £/m2 ____________________ __________________

Sub - Total £94,647.00 81.44%

22 Preliminaries & Contingency £21,563.23 18.56%
22.01 Overheads & profit, site establishment and supervision                     18 % £16,563.23
22.02 Contingency                       5 % £5,000.00

____________________ __________________
Total £116,210.23 100%

____________________

Notes / Exclusions:

a) Costs exclude VAT
b) Costs exclude incoming services upgrades to the site
c) Costs exclude external works
d) Costs assume a level site
e) Costs subject to full site investigation works
f) Cost subject to design development
g) Costs assume no site remediation required
h) Cost exclude any legal fees
i) Costs exclude professional design team fees
j) Costs exclude any land transfer / purchase associated costs
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option B: Foyer & Chiropody Surgery

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 10.40%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 21,060.00 18.12%
2.01 Timber frame, supply only element 78 m2 £185.00 185.00 £/m2  £         14,430.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £35.00 35.00 £/m2  £           2,730.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,595.00 7.40%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £575.00 7.37 £/m2  £              575.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,200.00 15.38 £/m2  £           1,200.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                   7,300.00 6.28%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
26 m2 £125.00 41.67 £/m2  £           3,250.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

9 m2 £450.00 51.92 £/m2  £           4,050.00 

7 Internal walls and partitions  £                   3,168.00 2.73%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 66 m2 £30.00 25.38 £/m2  £           1,980.00 
7.03 Insulation to internal walls 66 m2 £18.00 15.23 £/m2  £           1,188.00 

8 Internal Doors  £                   2,400.00 2.07%
8.01 Doors, single, ironmongery, frame, glazing, architraves 1 nr £800.00 10.26 £/m2  £              800.00 
8.02 Doors, double, ironmongery, frame, glazing, architraves 1 nr £1,600.00 20.51 £/m2  £           1,600.00 

9 Wall Finishes  £                      780.00 0.67%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 26 m2 £30.00 10.00 £/m2  £              780.00 

10 Floor Finishes  £                   6,060.00 5.21%
10.01 Cement & sand screed 70 m2 £21.00 18.85 £/m2  £           1,470.00 
10.02 Insulation 70 m2 £12.00 10.77 £/m2  £              840.00 
10.03 Applied floor finish 70 m2 £30.00 26.92 £/m2  £           2,100.00 
10.04 Allowance for matwell and mat 1 item £750.00 9.62 £/m2  £              750.00 
10.05 Skirtings 45 m £20.00 11.54 £/m2  £              900.00 

11 Ceiling Finishes  £                   3,150.00 2.71%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                   1,000.00 0.86%
12.01 Sink unit and associated cupboards to Chiropody Surgery 1 item £750.00 9.62 £/m2  £              750.00 

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                      900.00 0.77%
13.01 Wash hand basin 1 nr £400.00 5.13 £/m2  £              400.00 

13.02 Allowance for Hand dryers 1 nr £500.00 6.41 £/m2  £              500.00 

14 Disposable Installations  £                      350.00 0.30%
14.01 Connection to drainage system 1 item £350.00 4.49 £/m2  £              350.00 

15 Water installations  £                      500.00 0.43%
15.01 Hot and cold water services to wash had basin 1 item £500.00 6.41 £/m2  £              500.00 

16 Space heating and air treatment  £                   5,850.00 5.03%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 10.27%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 
17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 

17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.60%
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Module B: Foyer and Chiropedy Surgery
(see notes and exclusions) Smith Thomas Consult Estimate Total cost=£116,210



38

SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option C: Kitchen & WC's

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 7.33%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 22,464.00 13.62%
2.01 Timber frame, supply only element 78 m2 £190.00 190.00 £/m2  £         14,820.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £48.00 48.00 £/m2  £           3,744.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   6,395.00 3.88%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £575.00 7.37 £/m2  £              575.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,200.00 15.38 £/m2  £           1,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                   7,300.00 4.43%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
26 m2 £125.00 41.67 £/m2  £           3,250.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

9 m2 £450.00 51.92 £/m2  £           4,050.00 

7 Internal walls and partitions  £                   7,224.00 4.38%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 113 m2 £30.00 43.46 £/m2  £           3,390.00 
7.03 Insulation to internal walls 113 m2 £18.00 26.08 £/m2  £           2,034.00 
7.04 WC cubicles: 4nr @£900 2 nr £900.00 23.08 £/m2  £           1,800.00 

8 Internal Doors  £                   5,600.00 3.40%
8.01 Doors, single, say: 10nr @ £1,200 5 nr £800.00 2.00 £/m2  £           4,000.00 
8.02 Doors, double, say: 4nr @ £2,000 1 nr £1,600.00 0.80 £/m2  £           1,600.00 

9 Wall Finishes  £                   2,305.00 1.40%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 26 m2 £30.00 10.00 £/m2  £              780.00 
9.02 Ceramic wall tiling to wc areas 15 m2 £45.00 8.65 £/m2  £              675.00 
9.03 Protective wall finishes to kitchen area 10 m2 £85.00 10.90 £/m2  £              850.00 

10 Floor Finishes  £                   5,660.00 3.43%
10.01 Cement & sand screed 70 m2 £21.00 18.85 £/m2  £           1,470.00 
10.02 Insulation 70 m2 £12.00 10.77 £/m2  £              840.00 
10.03 Applied floor finish 70 m2 £30.00 26.92 £/m2  £           2,100.00 
10.04 Allowance for matwell and mat 1 item £750.00 9.62 £/m2  £              750.00 
10.05 Skirtings 25 m £20.00 6.41 £/m2  £              500.00 

11 Ceiling Finishes  £                   4,000.00 2.43%
11.01 Allowance for suspended grid system to wc and kitchen areas 50 m2 £40.00 25.64 £/m2  £           2,000.00 
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 25 m2 £30.00 9.62 £/m2  £              750.00 

11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £1,250.00 16.03 £/m2  £           1,250.00 

12 Furniture & Fittings  £                 12,250.00 7.43%
12.01 Supply and installation of domestic standard kitchen 1 item £10,000.00 128.21 £/m2  £         10,000.00 

12.03 Miscellaneous fixtures & fittings 1 item £2,000.00 25.64 £/m2  £           2,000.00 

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                   6,500.00 3.94%
13.01 WCs, urinals, wash hand basins; generally 11 nr £400.00 56.41 £/m2  £           4,400.00 

13.01 Allowance for Doc M pack for disabled WC 1 nr £1,200.00 15.38 £/m2  £           1,200.00 

13.03 Allowance for Hand dryers 2 nr £450.00 11.54 £/m2  £              900.00 

14 Disposable Installations  £                   3,510.00 2.13%
15.01 Soil waste and ventilation to core area 78 m2 £35.00 35.00 £/m2  £           2,730.00 

15.03 Traps and gullies to kitchen waste 78 m2 £10.00 10.00 £/m2  £              780.00 

15 Water installations  £                   2,340.00 1.42%
15.01 Hot and cold water services to core areas 78 m2 £30.00 30.00 £/m2  £           2,340.00 

16 Space heating and air treatment  £                   8,850.00 5.37%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

16.02 Toilet extract installation 1 item £1,500.00 19.23 £/m2  £           1,500.00 

16.03 Kitchen extract installation 1 item £1,500.00 19.23 £/m2  £           1,500.00 

17 Electrical Installations  £                 14,664.00 8.89%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
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Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £40.00 40.00 £/m2  £           3,120.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 
17.05 Luminaires and lamps 78 m2 £50.00 50.00 £/m2  £           3,900.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 

17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                   1,872.00 1.14%
18.01 Earthing and bonding 78 m2 £20.00 20.00 £/m2  £           1,560.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 

19 Communications Installations  £                   1,748.00 1.06%
19.01 Fully addressable fire and smoke detection and alarm system 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 intruder detection, based on monitored door, windows and PIR detection 78 m2 £8.00 8.00 £/m2  £              624.00 
19.03 Access control system, integrated with the intruder detection system 1 item £500.00 6.41 £/m2  £              500.00 

20 Builders work in connection  £                   4,620.00 2.80%
20.01 Forming holes, chases, pipe boxings etc 1 item £1,500.00 19.23 £/m2  £           1,500.00 
20.02 Allowance for storm and foul drainage connections / system 78 m2 £40.00 40.00 £/m2  £           3,120.00 

21 External Works & Drainage  £                   5,000.00 3.03%
21.01 General external works (paving / parking / planting etc excluded) 0 item £0.00 0.00 £/m2  £                     -   
21.02 General allowance for general foul and surface water drainage 1 sum £5,000.00 64.10 £/m2  £           5,000.00 

__________________________ ____________________ __________________
1074.80 £/m2 Sub - Total £134,392.00 81.49%

22 Preliminaries & Contingency £30,518.60 18.51%
22.01 Overheads & profit, site establishment and supervision                  17.5 % £23,518.60
22.02 Contingency                       5 % £7,000.00

____________________ __________________
Total £164,910.60 100%

____________________

Notes / Exclusions:

a) Costs exclude VAT
b) Costs exclude incoming services upgrades to the site
c) Costs exclude external works
d) Costs assume a level site
e) Costs subject to full site investigation works
f) Cost subject to design development
g) Costs assume no site remediation required
h) Cost exclude any legal fees
i) Costs exclude professional design team fees
j) Costs exclude any land transfer / purchase associated costs
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option C: Kitchen & WC's

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 7.33%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 22,464.00 13.62%
2.01 Timber frame, supply only element 78 m2 £190.00 190.00 £/m2  £         14,820.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £48.00 48.00 £/m2  £           3,744.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   6,395.00 3.88%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £575.00 7.37 £/m2  £              575.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,200.00 15.38 £/m2  £           1,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                   7,300.00 4.43%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
26 m2 £125.00 41.67 £/m2  £           3,250.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

9 m2 £450.00 51.92 £/m2  £           4,050.00 

7 Internal walls and partitions  £                   7,224.00 4.38%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 113 m2 £30.00 43.46 £/m2  £           3,390.00 
7.03 Insulation to internal walls 113 m2 £18.00 26.08 £/m2  £           2,034.00 
7.04 WC cubicles: 4nr @£900 2 nr £900.00 23.08 £/m2  £           1,800.00 

8 Internal Doors  £                   5,600.00 3.40%
8.01 Doors, single, say: 10nr @ £1,200 5 nr £800.00 2.00 £/m2  £           4,000.00 
8.02 Doors, double, say: 4nr @ £2,000 1 nr £1,600.00 0.80 £/m2  £           1,600.00 

9 Wall Finishes  £                   2,305.00 1.40%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 26 m2 £30.00 10.00 £/m2  £              780.00 
9.02 Ceramic wall tiling to wc areas 15 m2 £45.00 8.65 £/m2  £              675.00 
9.03 Protective wall finishes to kitchen area 10 m2 £85.00 10.90 £/m2  £              850.00 

10 Floor Finishes  £                   5,660.00 3.43%
10.01 Cement & sand screed 70 m2 £21.00 18.85 £/m2  £           1,470.00 
10.02 Insulation 70 m2 £12.00 10.77 £/m2  £              840.00 
10.03 Applied floor finish 70 m2 £30.00 26.92 £/m2  £           2,100.00 
10.04 Allowance for matwell and mat 1 item £750.00 9.62 £/m2  £              750.00 
10.05 Skirtings 25 m £20.00 6.41 £/m2  £              500.00 

11 Ceiling Finishes  £                   4,000.00 2.43%
11.01 Allowance for suspended grid system to wc and kitchen areas 50 m2 £40.00 25.64 £/m2  £           2,000.00 
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 25 m2 £30.00 9.62 £/m2  £              750.00 

11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £1,250.00 16.03 £/m2  £           1,250.00 

12 Furniture & Fittings  £                 12,250.00 7.43%
12.01 Supply and installation of domestic standard kitchen 1 item £10,000.00 128.21 £/m2  £         10,000.00 

12.03 Miscellaneous fixtures & fittings 1 item £2,000.00 25.64 £/m2  £           2,000.00 

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                   6,500.00 3.94%
13.01 WCs, urinals, wash hand basins; generally 11 nr £400.00 56.41 £/m2  £           4,400.00 

13.01 Allowance for Doc M pack for disabled WC 1 nr £1,200.00 15.38 £/m2  £           1,200.00 

13.03 Allowance for Hand dryers 2 nr £450.00 11.54 £/m2  £              900.00 

14 Disposable Installations  £                   3,510.00 2.13%
15.01 Soil waste and ventilation to core area 78 m2 £35.00 35.00 £/m2  £           2,730.00 

15.03 Traps and gullies to kitchen waste 78 m2 £10.00 10.00 £/m2  £              780.00 

15 Water installations  £                   2,340.00 1.42%
15.01 Hot and cold water services to core areas 78 m2 £30.00 30.00 £/m2  £           2,340.00 

16 Space heating and air treatment  £                   8,850.00 5.37%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

16.02 Toilet extract installation 1 item £1,500.00 19.23 £/m2  £           1,500.00 

16.03 Kitchen extract installation 1 item £1,500.00 19.23 £/m2  £           1,500.00 

17 Electrical Installations  £                 14,664.00 8.89%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
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Module C: Kitchen & WCs
(see notes and exclusions) Smith Thomas Consult Estimate Total cost=£164,910
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option D: Large Hall - End

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 11.51%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 20,280.00 19.32%
2.01 Timber frame, supply only element 78 m2 £175.00 175.00 £/m2  £         13,650.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £35.00 35.00 £/m2  £           2,730.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,170.00 7.78%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £350.00 4.49 £/m2  £              350.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,000.00 12.82 £/m2  £           1,000.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                   6,450.00 6.14%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
30 m2 £125.00 48.08 £/m2  £           3,750.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

6 m2 £450.00 34.62 £/m2  £           2,700.00 

7 Internal walls and partitions  £                   2,592.00 2.47%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 54 m2 £30.00 20.77 £/m2  £           1,620.00 
7.03 Insulation to internal walls 54 m2 £18.00 12.46 £/m2  £              972.00 

8 Internal Doors  £                             -   0.00%
8.01 Doors, single, ironmongery, frame, glazing, architraves 0 nr £800.00 0.00 £/m2  £                     -   

9 Wall Finishes  £                      900.00 0.86%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 30 m2 £30.00 11.54 £/m2  £              900.00 

10 Floor Finishes  £                   6,336.00 6.03%
10.01 Cement & sand screed 72 m2 £21.00 19.38 £/m2  £           1,512.00 
10.02 Insulation 72 m2 £12.00 11.08 £/m2  £              864.00 
10.03 Rubber floor covering to hall floors 72 m2 £45.00 41.54 £/m2  £           3,240.00 
10.05 Skirtings 36 m £20.00 9.23 £/m2  £              720.00 

11 Ceiling Finishes  £                   3,150.00 3.00%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                      250.00 0.24%
12.01 Nil - All loose furniture and fittings supplied and installed Community / Client 0 item £0.00 0.00 £/m2  £                     -

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                             -   0.00%
13.01 Nil in this Module 0 nr £0.00 0.00 £/m2  £                     -   

14 Disposable Installations  £                             -   0.00%
14.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

15 Water installations  £                             -   0.00%
15.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

16 Space heating and air treatment  £                   5,850.00 5.57%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 11.37%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 

17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 
17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.67%
18.01 Earthing and bonding 78 m2 £5.00 5.00 £/m2  £              390.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 
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Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

19 Communications Installations  £                   1,748.00 1.66%
19.01 Fully addressable fire and smoke detection and alarm system 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 intruder detection, based on monitored door, windows and PIR detection 78 m2 £8.00 8.00 £/m2  £              624.00 
19.03 Access control system, integrated with the intruder detection system 1 item £500.00 6.41 £/m2  £              500.00 

20 Builders work in connection  £                      500.00 0.48%
20.01 Forming holes, chases etc 1 item £500.00 6.41 £/m2  £              500.00 

21 External Works & Drainage  £                   5,000.00 4.76%
21.01 General external works (paving / parking / planting etc excluded) 0 item £0.00 0.00 £/m2  £                     -   
21.02 General allowance for general foul and surface water drainage 1 sum £5,000.00 64.10 £/m2  £           5,000.00 

__________________________
965.77 £/m2 ____________________ __________________

Sub - Total £85,952.00 81.86%

22 Preliminaries & Contingency £19,041.60 18.14%
22.01 Preliminaries, overheads & profit, site establishment and supervision                  17.5 % £15,041.60
22.02 Contingency                       5 % £4,000.00

____________________ __________________
Total £104,993.60 100%

____________________

Notes / Exclusions:

a) Costs exclude VAT
b) Costs exclude incoming services upgrades to the site
c) Costs exclude external works
d) Costs assume a level site
e) Costs subject to full site investigation works
f) Cost subject to design development
g) Costs assume no site remediation required
h) Cost exclude any legal fees
i) Costs exclude professional design team fees
j) Costs exclude any land transfer / purchase associated costs
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Module D: Large Hall - End
(see notes and exclusions) Smith Thomas Consult Estimate Total cost=£104,993
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option E: Large Hall - Middle

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 11.70%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 21,606.00 20.91%
2.01 Timber frame, supply only element 78 m2 £192.00 192.00 £/m2  £         14,976.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £35.00 35.00 £/m2  £           2,730.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,170.00 7.91%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £350.00 4.49 £/m2  £              350.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,000.00 12.82 £/m2  £           1,000.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                   6,250.00 6.05%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
32 m2 £125.00 51.28 £/m2  £           4,000.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

5 m2 £450.00 28.85 £/m2  £           2,250.00 

7 Internal walls and partitions  £                             -   0.00%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 0 m2 £30.00 0.00 £/m2  £                     -   
7.03 Insulation to internal walls 0 m2 £18.00 0.00 £/m2  £                     -   

8 Internal Doors  £                             -   0.00%
8.01 Doors, single, ironmongery, frame, glazing, architraves 0 nr £800.00 0.00 £/m2  £                     -   

9 Wall Finishes  £                      960.00 0.93%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 32 m2 £30.00 12.31 £/m2  £              960.00 

10 Floor Finishes  £                   6,336.00 6.13%
10.01 Cement & sand screed 72 m2 £21.00 19.38 £/m2  £           1,512.00 
10.02 Insulation 72 m2 £12.00 11.08 £/m2  £              864.00 
10.03 Rubber floor covering to hall floors 72 m2 £45.00 41.54 £/m2  £           3,240.00 
10.05 Skirtings 36 m £20.00 9.23 £/m2  £              720.00 

11 Ceiling Finishes  £                   3,150.00 3.05%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                      250.00 0.24%
12.01 Nil - All loose furniture and fittings supplied and installed Community / Client 0 item £0.00 0.00 £/m2  £                     -

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                             -   0.00%
13.01 Nil in this Module 0 nr £0.00 0.00 £/m2  £                     -   

14 Disposable Installations  £                             -   0.00%
14.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

15 Water installations  £                             -   0.00%
15.01 Nil in this Module 78 m2 £0.00 0.00 £/m2  £                     -   

16 Space heating and air treatment  £                   5,850.00 5.66%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 11.55%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 

17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 
17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.68%
18.01 Earthing and bonding 78 m2 £5.00 5.00 £/m2  £              390.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 
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Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

19 Communications Installations  £                   1,748.00 1.69%
19.01 Fully addressable fire and smoke detection and alarm system 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 intruder detection, based on monitored door, windows and PIR detection 78 m2 £8.00 8.00 £/m2  £              624.00 
19.03 Access control system, integrated with the intruder detection system 1 item £500.00 6.41 £/m2  £              500.00 

20 Builders work in connection  £                      500.00 0.48%
20.01 Forming holes, chases etc 1 item £500.00 6.41 £/m2  £              500.00 

21 External Works & Drainage  £                   5,000.00 4.84%
21.01 General external works (paving / parking / planting etc excluded) 0 item £0.00 0.00 £/m2  £                     -   
21.02 General allowance for general foul and surface water drainage 1 sum £5,000.00 64.10 £/m2  £           5,000.00 

__________________________
947.75 £/m2 ____________________ __________________

Sub - Total £84,546.00 81.81%

22 Preliminaries & Contingency £18,795.55 18.19%
22.01 Preliminaries, overheads & profit, site establishment and supervision                  17.5 % £14,795.55
22.02 Contingency                       5 % £4,000.00

____________________ __________________
Total £103,341.55 100%

____________________

Notes / Exclusions:

a) Costs exclude VAT
b) Costs exclude incoming services upgrades to the site
c) Costs exclude external works
d) Costs assume a level site
e) Costs subject to full site investigation works
f) Cost subject to design development
g) Costs assume no site remediation required
h) Cost exclude any legal fees
i) Costs exclude professional design team fees
j) Costs exclude any land transfer / purchase associated costs
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Module E: Large Hall - Middle
(see notes and exclusions) Smith Thomas Consult Estimate Total cost=£103,341
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SmithThomasConsult
Community Self Build Revision 1 1st July 2009
Preliminary Order of Cost Estimates

Module Option F: Large Hall - Storage End

Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

1 Substructure  £                 12,090.00 9.27%
1.01 Simple substructure design; strip footings, pad foundations to support timber frame, in 

situ concrete slab; insulation. Assumed good ground bearing capacities.
78 m2 £155.00 155.00 £/m2  £         12,090.00 

2 Frame  £                 24,414.00 18.72%
2.01 Timber frame, supply only element 78 m2 £215.00 215.00 £/m2  £         16,770.00 
2.02 Timber frame, on site erection 78 m2 £50.00 50.00 £/m2  £           3,900.00 
2.03 Warmcell insulation 78 m2 £48.00 48.00 £/m2  £           3,744.00 

3 Upper Floors  £                             -   0.00%
3.01 Nil requirement 0 m2 £0.00 0.00 £/m2  £                     -   

4 Roof  £                   8,170.00 6.27%
4.01 Frame, ventilation zone and ply boarding - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.02 Insulation to roof cassettes - refer to Section 2 above 84 m2 £0.00 0.00 £/m2  £                     -   
4.03 Tiled roof covering; battens, plain tiled roof covering 84 m2 £55.00 59.23 £/m2  £           4,620.00 
4.04 Aluminium rainwater goods 1 item £350.00 4.49 £/m2  £              350.00 
4.05 Allowance for fascias / soffits in timber 1 item £1,000.00 12.82 £/m2  £           1,000.00 
4.06 Velux roof lights 4 nr £550.00 28.21 £/m2  £           2,200.00 

5 Stairs  £                             -   0.00%
5.01 Nil requirement 0 nr £0.00 0.00 £/m2  £                     -   

6 External walls, windows and doors  £                 14,500.00 11.12%
6.01 External cedar cladding to timber frame; breather membrane; detailing; insect mesh; 

reveals to openings
80 m2 £125.00 128.21 £/m2  £         10,000.00 

6.02 High performance timber / aluminium composite triple glazed window units / external 
doors

10 m2 £450.00 57.69 £/m2  £           4,500.00 

7 Internal walls and partitions  £                   1,680.00 1.29%
7.01 Framework to internal walls - refer to section 2 0 m2 £0.00 0.00 £/m2  £                     -   
7.02 Plasterboard linings to internal walls: skim coat plaster 35 m2 £30.00 13.46 £/m2  £           1,050.00 
7.03 Insulation to internal walls 35 m2 £18.00 8.08 £/m2  £              630.00 

8 Internal Doors  £                   8,000.00 6.13%
8.01 Doors, double, ironmongery, frame, glazing, architraves 5 nr £1,600.00 102.56 £/m2  £           8,000.00 

9 Wall Finishes  £                   2,400.00 1.84%
9.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 

10 Floor Finishes  £                   6,336.00 4.86%
10.01 Cement & sand screed 72 m2 £21.00 19.38 £/m2  £           1,512.00 
10.02 Insulation 72 m2 £12.00 11.08 £/m2  £              864.00 
10.03 Rubber floor covering to hall floors 72 m2 £45.00 41.54 £/m2  £           3,240.00 
10.05 Skirtings 36 m £20.00 9.23 £/m2  £              720.00 

11 Ceiling Finishes  £                   3,150.00 2.42%
11.01 Plasterboard & skim cost: mist coat and 2 coats emulsion 80 m2 £30.00 30.77 £/m2  £           2,400.00 
11.02 Allowance for reveals to roof lights and cutting round roof structure 1 item £750.00 9.62 £/m2  £              750.00 

12 Furniture & Fittings  £                      250.00 0.19%
12.01 Nil - All loose furniture and fittings supplied and installed Community / Client 0 item £0.00 0.00 £/m2  £                     -

12.05 Signage 1 item £250.00 3.21 £/m2  £              250.00 

13 Sanitary Fittings  £                             -   0.00%
13.01 Nil in this Module 0 nr £0.00 0.00 £/m2  £                     -   

14 Disposable Installations  £                             -   0.00%
14.01 Nil in this Module 0 m2 £0.00 0.00 £/m2  £                     -   

15 Water installations  £                             -   0.00%
15.01 Nil in this Module 0 m2 £0.00 0.00 £/m2  £                     -   

16 Space heating and air treatment  £                   5,850.00 4.49%
16.01 Simple condensing boiler, wall mounted radiators, thermostat controlled unit, time 

controlled MHVR, actuated heat sensor controlled ventilation grilles
78 m2 £75.00 2.93 £/m2  £           5,850.00 

17 Electrical Installations  £                 11,934.00 9.15%
17.01 Main and sub-main installation 78 m2 £25.00 25.00 £/m2  £           1,950.00 
17.02 Low-voltage distribution directly fed from main LV panel 78 m2 £30.00 30.00 £/m2  £           2,340.00 
17.03 Small power distribution 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.04 Lighting installation 78 m2 £8.00 8.00 £/m2  £              624.00 

17.05 Luminaires and lamps 78 m2 £40.00 40.00 £/m2  £           3,120.00 

17.06 Emergency lighting installation 78 m2 £10.00 10.00 £/m2  £              780.00 
17.07 Power and containment to serve BMS and fire alarm system 78 m2 £15.00 15.00 £/m2  £           1,170.00 
17.08 IT containment 78 m2 £10.00 10.00 £/m2  £              780.00 

18 Protective Installations  £                      702.00 0.54%
18.01 Earthing and bonding 78 m2 £5.00 5.00 £/m2  £              390.00 
18.02 Lighting protection 78 m2 £4.00 4.00 £/m2  £              312.00 
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Ref Description Quant Rate £/m² ( Component Area) Total £  Total Section £  Total Section %

19 Communications Installations  £                   1,748.00 1.34%
19.01 Fully addressable fire and smoke detection and alarm system 78 m2 £8.00 8.00 £/m2  £              624.00 
19.02 intruder detection, based on monitored door, windows and PIR detection 78 m2 £8.00 8.00 £/m2  £              624.00 
19.03 Access control system, integrated with the intruder detection system 1 item £500.00 6.41 £/m2  £              500.00 

20 Builders work in connection  £                      500.00 0.38%
20.01 Forming holes, chases etc 1 item £500.00 6.41 £/m2  £              500.00 

21 External Works & Drainage  £                   5,000.00 3.83%
21.01 General external works (paving / parking / planting etc excluded) 0 item £0.00 0.00 £/m2  £                     -   
21.02 General allowance for general foul and surface water drainage 1 sum £5,000.00 64.10 £/m2  £           5,000.00 

__________________________
1232.08 £/m2 ____________________ __________________

Sub - Total £106,724.00 81.84%

22 Preliminaries & Contingency £23,676.70 18.16%
22.01 Preliminaries, overheads & profit, site establishment and supervision                  17.5 % £18,676.70
22.02 Contingency                       5 % £5,000.00

____________________ __________________
Total £130,400.70 100%

____________________

Notes / Exclusions:

a) Costs exclude VAT
b) Costs exclude incoming services upgrades to the site
c) Costs exclude external works
d) Costs assume a level site
e) Costs subject to full site investigation works
f) Cost subject to design development
g) Costs assume no site remediation required
h) Cost exclude any legal fees
i) Costs exclude professional design team fees
j) Costs exclude any land transfer / purchase associated costs
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Module F: Large Hall - Storage End
(see notes and exclusions) Smith Thomas Consult Estimate Total cost=£130,400
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Precendent research
A summary of previous community/

volunteer build projects.

The Gateway (Ravenscliffe Renewal 

Centre)

• Community managed

• Extensive consultation

• Contractor build with local people 

employed.

The Chase Community Centre 

(Nottingham)

• Supported by Segal Trust

• Built by trainees (local unemployed)

• Av 14 onsite each day, 26 

altogether

• Some work subcontracted 

(electrics, plumbing, plastering, roof 

membrane).

The Meeting Room (Cambridge)

• Small building

• Fully self-build with support from 

builder/trainer

• Segal construction.

Burnley Green Space

• One large room

• Built by two builders with assistance 

from volunteers.

Calthorpe Centre (London)

• Community led

• Community designed

• Main building contractor build

• Extension community build – major 

delays and not yet finished.

The Nightingale

• Small training building + creche

• Part funded as EU training initiative

• Built by Constructive Individuals 

with 72 trainees, four trainees and 

limited sub-contracting.

Homerton Playbarn

• 130m2 building

• Built by Constructive Individuals 

as a four week volunteer training 

course

• Finished with subcontracted labour.

Meanwhile Gardens

• Under 5s play hut

• Eco spec

• Constructive Individuals built with 

volunteers.

Somerford Grove Adventure Playground

• Small community building

• Shell contractor built

• Plumbing, electrics, internal 

finishes, decoration  - done by 

trainees.

London Wildlife Trust Garden Centre

• Education classroom, office, kitchen

• Community led and designed

• Contractor constructed, volunteer fit 

out.

Various buildings at Centre for 

Alternative Technology

• Core team of skilled builder/trainer

• Various volunteers and training 

courses.

Lessons 

The key conclusions from the 

above examples, are that the most 

successful projects had a core paid 

team and site manager to ensure 

regular progress, with volunteers and 

trainers adding extra labour, rather 

than the main workforce.

Interview with Forever Green
A number of interviews were 

conducted with people involved 

in volunteer projects. The most 

interesting observations came from 

Robin Hillier of Forever Green. Robin 

has extensive self-build experience as 

part of Architype and the Segal Self 

Build Trust, and since establishing 

Forever Green has led a number of 

volunteer projects: 

Do not assume it will necessarily be a 

cheaper way to build. From the start 

get good experienced carpenters on 

board to project manage on site and 

to both build and train. Make sure that 

they are on-side and keep them there. 

Cost your resources as if they are 

not going to get any help from the 

community. In fact voluntary help may 

actually slow them down. Use sub-

contractors for all services/specialist 

areas, unless a qualified volunteer 

exisits in the community.

Factor in how CDM will operate in this 

situation (basically keep it all low risk). 

Include time and money for group 

training (how to work together and 

team-building) and for skills training. 

Try and target projects where the 

‘community’ has a lot of people 

with too much time on their hands 

eg. high youth unemployment, high 

homelessness, or retired people.
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Try and focus on creating a small core 

team who will be reliable in turning 

up each morning, but allow for some 

turnover and natural wastage. Above 

all keep the design simple - no fancy 

shapes or curvy bits - or only easy 

ones anyway. Keep the number of 

different materials used to a minimum.

The other approach is more commonly 

used but is perceived as less ‘self-

build’ - which is the contractor shell 

with self build fit out and finishes. Here 

the fail safe backup to ensure success 

is to extend the contractor’s remit up 

to the final coat of paint. 

Don’t assume that self build is 

necessarily cheap. Think of it as a 

different way of doing things, with 

different benefits (and downsides 

- usually time taken and therefore 

prelims) and outcomes eg. community 

contribution and skilling, client needs 

catered to more precisely, maybe a 

more eco building (local labour/2nd 

hand materials?).

Savings could best be achieved 

through the design savings. On any 

small building - especially a self build 

- the architects fees and input are 

% wise very high. So if it could be 

designed once, and tweaked for re-use 

cheaply - then yes - there could be a 

saving. Bet it doesn’t happen much 

though!

Makes most use of local skills and 

labour (various levels of participation)

The local input would tend towards the 

particular.

Construction options
During the study a number of 

construction options were assessed. 

The two most common forms of 

construction used for self-build or 

volunteer build projects are both 

timber systems:

• Segal post and beam constructed 

on site

• panel system (often prefabricated 

but can be constructed on site)

The main issues with each are as 

follows:

Segal advantages:

• erection of the basic frame is 

relatively easy for volunteer build

• quick initial result

• simple foundations on tricky and 

sloping sites 

• flexible internal layouts.

Segal disadvantages:

• DDA level access tricky due to floor 

being raised off ground 

• the main frame doubles the timber 

structure when thick walls are 

thicker for insulation 

• not as suitable for prefabrication

• tricky to clad in heavy materials, 

such brick or stone (more suitable 

for lightweight timber/render)

Panel advantages

• suitable for prefabrication and 

therefore good quality control

• can be made on site

• quick erection of watertight building 

shell

• easy to achieve airtightness

• easier to clad with heavyweight 

options like brick, or lightweight 

options such as timber/render

• generally erected off concrete slab, 

so level access easy to achieve.

Panel disadvantages

• more expensive to adapt to sloping 

sites

Conclusions

In addition to the general advantages 

and disadvantages, a panel system 

has proved the most logical system to 

adapt to a modular option system, with 

standard panels being modified simply 

to create a variety of hall options.

Prebaricated panel construction is 

a common construction technique, 

and can be prefabricated by a range 

of existing companies. It can easily 

be designed to achieve Passivhaus 

standards of thermal bridging, 

insulation and airtightness. 

The proposal presented in this study is 

therefore based on a panel system.
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