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related information on the construction industry. 
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expressly disclaims liability for any errors in, or omissions from, the Materials.  

RLB shall not be liable for any damages, losses, expenses or costs whatsoever 
arising out of or in connection with the use or reliance on the Materials.  The 
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2017 sees Rider Levett Bucknall celebrate 10 

years since Rider Hunt, Levett & Bailey, and 

Bucknall Austin came together to form RLB, 

allowing us to offer our independent advice on a 

truly global scale.

Our global presence was reinforced in 2017 with 

continued success in the WA100; where RLB was 

voted the #1 preferred cost consultant partner 

for architects worldwide for the second year 

running. We would like to thank all our partners 

and look forward to bringing imagination to life 

in the future, through inspiring projects across 

the globe.

On a local level, we are committed to 

understanding our industry and collaborating 

with our suppliers and contractors. The RLB 

round table series continued with a look at our 

supply chain, speaking to experts in everything 

from demolition to facades about their concerns 

and suggestions for the industry.

The launch of our sector strategy at the start of 

2016 was complemented by the appointment of 

new service leads for 2017. Working across our 

sectors, the service leads offer an integrated 

approach; allowing us to ensure our services 

FOREWORD

Welcome to the 2017 

edition of the Riders 

Digest; the essential guide 

to the UK Construction 

Industry.

of Cost Management, Project & Programme 

Management, Building Surveying, Health & 

Safety and Advisory are applied consistently 

and to our exacting high standards.

Long standing associates Schumann Consult 

officially merged with RLB in 2016, introducing 

Design Management and Specification 

Consultancy to RLB's suite of services. Contact 

details for all our sector and service leads can be 

found at the back of this year's Digest.

Finally, we are very proud that our commitment 

to our staff has been recognised by being 

named as a Top Employer for 2017 by the Top 

Employers Institute; receiving the award for 

the 8th time. In addition we've maintained our 

Investors in People Gold Status for the 7th year 

running. Rider Levett Bucknall is an employee-

owned company, which we believe is key to 

our success and fundamental to providing an 

independent perspective.  

We hope you enjoy the Riders Digest 2017. If you 

have any feedback, please get in touch.

Ann Bentley 

Global Chair

Rider Levett Bucknall
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In post-Brexit Britain “uncertainty” 

remains a buzzword. Whilst we know that 

construction will play a vital role when the 

UK withdraws from Europe, exactly what 

that role will look like in the longer term is 

not quite clear. 

We have already felt the impact of Brexit through 

exchange rate fluctuations (compounded by the US 

election result), increasing project costs and delayed 

or stalled project programmes. We can speculate that 

withdrawing from the single market will continue to 

expose the construction industry to swinging exchange 

rates, as well as new challenges around procurement, 

access to foreign labour, the sourcing of goods and 

services, and foreign investment. 

It is clear that the UK Government has a plan for post-

Brexit Britain, which includes their modern industrial 

strategy, providing an opportunity for the construction 

sector to negotiate a deal with government. 

The construction industry will need to work with 

government to improve performance. The 2016 Farmer 

Review examined the current and future condition 

of the industry and provided recommendations 

for change. Some of the challenges laid out for 

the industry to deliver include investing in training, 

improving collaboration and increasing innovation. For 

more on the Farmer review, visit https://www.gov.uk/

government/publications/construction-labour-market-

in-the-uk-farmer-review. 

The industry will need to take action to implement 

change and there are already initiatives in place 

to support this. Digital Built Britain is promoting a 

digitised construction sector through advancements in 

BIM: http://digital-built-britain.com/. The Construction 

Leadership Council (CLC) draws together business 

leaders from across the sector to promote solutions 

to the Government’s Construction 2025 ambition. The 

CLC is currently considering the impact that digital 

technology, manufacturing and whole-life performance 

will have on the sector.  RLB’s Global Chair Ann Bentley 

leads the Supply Chain and Business Models work-

stream within the CLC – looking at how client actions 

influence the construction process and how greater 

alignment can be achieved within the sector.  

There has been a distinct shift in government 

spending with increased expenditure allocated to 

significant infrastructure projects and housing. For the 

government to achieve their target of 1 million new 

homes by 2020 and the planned major infrastructure 

projects and upgrades, the industry will require 

sufficient resources with relevant skill sets (across 

the trades and professions) and it is possible that 

restrictions imposed around free movement of labour 

will put further pressures on delivery.

It is clear that the workforce of the future will need to 

be technologically savvy, with skills that will support 

technology use and innovation The 2017 Spring 

Budget announced an investment of £270m into a 

new Industrial Strategy Challenge Fund in 2017/2018 

the focus of which is to “kick-start the development 

of disruptive technologies that have the potential 

to transform the UK economy”1. This theme of 

disruptive technology, the emergence of innovative 

new technologies and business models that impact or 

disrupt the market, underpins many of the sectors we 

operate in and the services we provide.

Modern, connected customers and technological 

advances are changing the built environment. In the 

retail sector, the retail versus e-tail debate means that 

MARKET OUTLOOK -  
A DISRUPTED MARKET

INTRODUCTION INTRODUCTION

https://www.gov.uk/government/publications/construction-labour-market-in-the-uk-farmer-review
https://www.gov.uk/government/publications/construction-labour-market-in-the-uk-farmer-review
https://www.gov.uk/government/publications/construction-labour-market-in-the-uk-farmer-review
http://digital-built-britain.com/
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many retailers are evaluating and developing a digital 

presence rather than focusing on a physical store, 

complicating investment decisions. In the education 

sector technology is changing how and where people 

are learning, with a pronounced shift towards remote 

and virtual learning. Online learning may not be suitable 

for all faculties, and demand a blended approach of 

virtual and physical to deliver in particular areas of 

study.  

This blend of digital and physical is also affecting the 

sports sector. In a sector worth in excess of $600bn 

annually, a mix of online and offline experiences are 

being offered. Consumers are demanding a more 

interactive event experience. More and more stadia are 

supplying fast and free Wi-Fi that provides fans with 

real-time information to help find their seat, provide 

instant replays from various angles, and purchase food 

and drink, all from their mobile.  The game is now only 

part of the experience. 

We foresee digital transformation, new construction 

technologies and greater client awareness of the 

life-time cost of assets, continuing to impact on 

the construction industry, changing the way we do 

business and who we do business with.

MARKET OUTLOOK - 
A DISRUPTED MARKET

NATIONAL AUTOMOTIVE  
INNOVATION CENTRE

COVENTRY, UK

Engaging future generations of 
Engineers and Designers

Image credit: Cullinan Studio

Stakeholders: The University of Warwick, WMG at the 

University of Warwick, Jaguar Land Rover,  

Tata Motors European Technical Centre

INTRODUCTION
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UK 
CONSTRUCTION 
TRENDS

2 Indices and UK Construction Output 

Comparison

4 UK Construction Output by Sector

6 UK Construction Materials Monthly 

Average Price Index

UNIVERSITY HOSPITALS OF 
LEICESTER NHS TRUST
LEICESTER, UK

Enabling improved facilities for 
tomorrow's healthcare
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UK CONSTRUCTION TRENDS UK CONSTRUCTION TRENDS

INDICES AND UK CONSTRUCTION 
OUTPUT COMPARISON
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UK CONSTRUCTION MATERIALS 
MONTHLY AVERAGE PRICE INDEX

UK CONSTRUCTION TRENDS
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AVERAGE CONSTRUCTION 
PAYMENT DRAWDOWN

The tabulation below is derived from the statistical 

average of a series of case histories, which will give 

an indication of the anticipated rate of expenditure 

when used for specific project types for preliminary 

budgetary purposes. 

Construction periods exclude various extensions, 

including wet weather, industrial disputes, etc. 

All data is related to the date of submission of 

contractors’ application to the client and not actual 

payment, which is generally one month later.

Half retention is assumed to be released at the end of 

the defects period and is excluded from the figures.

Contract Period % Contract Expenditure %

5 0.6

10 1.5

15 2.6

20 6.4

25 11.2

30 18.1

35 24.3

40 30.3

45 36.6

50 43.7

55 51.4

60 59.7

65 68.6

70 78.0

75 84.4

80 89.5

85 93.6

90 96.5

95 98.0

100 98.5

Half retention (1.5%) released 
after end of defects period

100

UK CONSTRUCTION COST DATA UK CONSTRUCTION COST DATA
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UK CONSTRUCTION COST DATA

CONSTRUCTION ELEMENTS

The following rates are indicative only and include 

an allowance for profit and overheads but exclude 

preliminaries. The rates are not valid for tendering or 

pricing of variations.

Item £ Unit

SUB-STRUCTURE

- Reinforced concrete pad 
footing (Grade 35)

 465  -  560 m2

- Reinforced concrete slab 
on ground (Grade 35)

 410  -  510 m2

COLUMNS

- Reinforced Concrete 
(600 x 600mm Grade 35)

 200  -  260 m

- Reinforced Concrete 
(900 x 900mm Grade 35)

 408  -  510 m

UPPER FLOORS (EXCLUDING BEAMS)

- 150mm reinforced 
concrete suspended floor 
slab (Grade 35) on holorib 
permanent formwork

 60  -  85 m2

- 150mm precast concrete 
slab or beam and block 
floor with reinforced in situ 
concrete screed structural 
topping

 85  -  105 m2

- 200mm reinforced 
concrete suspended slab 
with high quality formwork 
for exposed finish

 95  -  145 m2

STAIRCASES

- 1050mm wide reinforced 
concrete stair with painted 
steel tube balustrade 
(average rise 3.70m) 
including two flights and 
one half space landing

 3,050  -  4,050 Rise

Item £ Unit

- 1200mm wide reinforced 
concrete stair with painted 
steel tube balustrade 
(average rise 3.70m) 
including two flights and 
one half space landing

 4,050  -  5,050 Rise

- 2000mm wide grand 
public stair with glass and 
metal balustrade (4.00m 
rise) including three flights 
and two quarter space 
landings

 12,000  -  18,000 Rise

ROOF

- RC Slab (Grade 35) 
graded to fall and built-up 
roofing membrane

 120  -  165 m2

- Structural steel, Purlins 
and insulated metal deck 
roof 40 - 50 kg/m2

 100  -  135 m2

EXTERNAL WALLS

- Cavity wall construction, 
102mm stock facing brick 
outer skin; insulated cavity; 
140mm blockwork inner 
skin

 125  -  175 m2

- Double glazed window 
unit (casement type)

 300  -  455 m2

- Glass curtain wall system, 
capped stick built system

 425  -  700 m2

EXTERNAL DOORS (INCLUDING 
IRONMONGERY)

- Single leaf solid core 
door

 940  -  1,200 no.

- Double leaf glazed door  1,350 -  1,600 no.

- Double leaf automatic 
operating door

 4,300  -  7,500 no.

UK CONSTRUCTION COST DATA



Rider Levett Bucknall  |  Riders Digest – United Kingdom 2017Rider Levett Bucknall  |  Riders Digest – United Kingdom 2017 1918

UK CONSTRUCTION COST DATA

CONSTRUCTION ELEMENTS

Item £ Unit

INTERIOR WALLS

- 250mm reinforced 
concrete wall (Grade 35)

 165  -  185 m2

- 100mm block wall  25  -  30 m2

- 140mm block wall  28  -  40 m2

- Plasterboard metal stud 
wall / single layer each 
side

 37  -  50 m2

INTERNAL DOOR SET (INCLUDING IRONMONGERY)

- Single leaf solid core 
flush door

 455  -  760 no.

- Single leaf half hour fire 
door

 505  -  810 no.

- Single leaf one hour fire 
door

 605  -  960 no.

INTERIOR SCREENS

- Laminated toilet partition  840  -  1,250 Each

- Fully glazed office 
partition full (2.8m) height, 
frameless joints

      Single glazed  305  -  500 m

      Double glazed  910  -  1,115 m

WALL FINISHES

- Plaster and emulsion 
paint

 16  -  21 m2

- Plaster and vinyl fabric 
wallpaper

 21  -  35 m2

- Cement render and  
ceramic tile

 60  -  95 m2

- Granite tiles  100  -  155 m2

Item £ Unit

CEILING FINISHES

- Metal framed 
plasterboard ceiling 
painted

 27  -  32 m2

- Exposed grid suspended 
ceiling with mineral fibre 
board acoustic ceiling

 26  -  35 m2

- Hygienic suspended 
ceiling system

 30  -  40 m2

FLOOR FINISHES

- Carpet tile  18  -  38 m2

- Ceramic tile  45  -  85 m2

- Raised Access floors 
standard duty

 32  -  45 m2

SPECIALIST SERVICES
SANITARY AND PLUMBING

- Average cost per 
plumbing point including 
fixture, soil waste and vent; 
excluding DOC M Pack

 405  -  510 no.

- Average cost for storm 
water drains (site area)

 15  -  18 

VERTICAL TRANSPORTATION

- Glass sided escalator 
(4m rise)

 62,500  -  78,000 no.

- 13 passenger lift serving 
4 floors

 51,000  -  62,000 no.

- Hydraulic lift serving 2 
floors

 25,000  -  37,000 no.

UK CONSTRUCTION COST DATA
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ESTIMATING 
DATA

22 Definition of Office Fit-out Categories 

23 Reinforcement Ratios

24 Method of Measurement of  

Building Areas

ONE QUEEN CAROLINE STREET
LONDON, UK

A home to businesses that demand the 
highest standards in the workplace

Photo credit: Landid
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Life Safety Infrastructure, Sprinkler Pumps, 
tanks, risers, main fire alarm panels P Ï Ï
Finishes to main entrances P Ï Ï
Finishes to common areas P Ï Ï
Finishes to Staircases fitted as part of shell 
and core P Ï Ï
Finishes to lifts P Ï Ï
Finishes to Common Toilets P Ï Ï
Sanitary fit-out of Common Toilets P Ï Ï
Suspended Ceilings Ï P Ï
Raised Access floors Ï P Ï
Extension of Basic Mechanical and Electrical 
Services, Lighting, Heating, Cooling and 
ventilation systems including controls, from 
the riser across the lettable floor space.

Ï P Ï

Sprinklers, Fire Alarms and basic safety 
signage Ï P Ï
Office Carpets Ï P Ï
Distributed power to each floor but not to 
each terminal point Ï P Ï
Installation of Cellular Offices Ï Ï P
Enhanced finishes Ï Ï P
Conference / Meeting Room Facilities Ï Ï P
IT and AV Installations Ï Ï P
Tea Point and Kitchen fit-out Ï Ï P
Furniture Ï Ï P

DEFINITION OF OFFICE FIT-
OUT CATEGORIES

REINFORCEMENT RATIOS

Building Element
Shell 
and 
Core

Cat A 
Fit-
out

Cat B 
Fit-
out

Building Envelope P Ï Ï
Emergency staircases P Ï Ï
Balustrades and Handrails to Emergency 
stairs P Ï Ï
Accommodation Stairs P Ï Ï
Balustrades and Handrails to 
Accommodation stairs P Ï Ï
Feature Stairs Ï P Ï
Balustrades and Handrails to Feature stairs Ï P Ï
Lifts P Ï Ï
Base Services, plant and equipment to edge 
of floor plates P Ï Ï

The following ratios give an indication of the average 

weight of high tensile rod reinforcement per cubic 

metre of concrete (Grade 35) for the listed elements. 

Differing structural systems, ground conditions, height 

of buildings, load calculations and sizes of individual 

elements and grid sizes will result in considerable 

variation to the stated ratios. For project specific ratios, 

a civil & structural engineer should be consulted.

Element   kg/m3

Substructure

 Pile caps         115 - 200

 Bored Piles (compression)         30 - 60

 Bored Piles (tension)        150 - 250

 Raft Foundation        100 - 150

 RC pad footings         70 - 150

 Ground beams       200 - 300

 Basement

 Retaining Wall        150 - 250

 RC Wall         75 - 150

 Ground Bearing Slab          80 - 150

 Edge Beams        220 - 300

 Lift Pits        100 - 200

 Above Ground

 Columns        150 - 450

 Beams        180 - 300

 Slab         90 - 200

 Walls (core)         75 - 200

 Lift Core        125 - 200

 Stairs        130 - 160

ESTIMATING DATA ESTIMATING DATA
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The information provided is a summary from the RICS  

Code of Measurement Practice, effective globally from 

18 May 2015.

These rules are intended as a brief guide only and 

the full RICS Code of Measuring Practice should be 

consulted if required. Advice regarding net lettable 

areas used for calculating revenues should be given by 

the client’s commercial property agent.

METHOD OF MEASUREMENT OF 
BUILDING AREAS

ESTIMATING DATA ESTIMATING DATA

Note from the 1st January 2016 a RICS Professional 

Statement (PS)2 came into effect. The purpose of the 

statement was to change the rules for measurement for 

offices only from the standard RICS Code of Measuring 

Practice (6th edition) to IPMS (International Property 

Measurement Standards). NOTE the RICS Code of 

Measuring Practice (6th edition) still applies to all other 

building types. The PS affects GEA, GIA and NIA in 

respect of offices.

Gross external area (GEA)
The area of a building measured externally (i.e. to the 
external face of the perimeter walls) at each floor 
level. The rules of measurement of gross external 
floor area are defined in the RICS Code of Measuring 
Practice (6th edition)

IPMS 1: Gross external area (GEA)
The area of a building measured externally (i.e. to the 
external face of the perimeter walls) at each floor 
level. The rules of measurement of gross external 
floor area are defined in the RICS Code of Measuring 
Practice (6th edition) – adjusted below to reflect the 
implications of the RICS Professional Statement (PS) 
as applicable to offices only. Please refer to the RICS 
Professional Statement for a full definition.

RICS Code of Measuring Practice (6th edition) 

applicable to all buildings except offices. 

RICS Professional Statement (PS) effective from 

1st January 2016 which affects the measurement of 

offices. Identified changes are highlighted in Red.

ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Definition provided: the external area of basements is 
calculated by extending the exterior plane of the perimeter 
walls at ground floor level downwards, or by estimation of the 
wall thickness if the extent of the basement differs from the 
ground floor level

Perimeter wall thickness and 
external projections

External open-sided 
balconies, covered ways and 
fire escapes

Perimeter wall thickness and 
external projections

Fire escapes and open 
external stairways not being 
part of the structure

External open-sided balconies,
covered ways. Now included 
but must be stated separately

Areas occupied by internal walls 
and partitions

Canopies Areas occupied by internal 
walls and partitions

Canopies

Columns, piers, chimney breasts,
stairwells, lift-wells, and the like

Open vehicle parking areas, 
roof terraces, and the like

Columns, piers, chimney 
breasts, stairwells, lift-wells, 
and the like

Open vehicle parking areas, 
non-accessible roof terraces, 
and the like

    The two tables below are designed    for comparative purposes
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ESTIMATING DATA ESTIMATING DATA

ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Accessible rooftop terraces 
– now included but must be 
stated separately 

Atria and entrance halls, with 
clear height above, measured at 
base level only

Voids over or under 
structural, raked or stepped 
floors

Atria and entrance halls, with 
clear height above, measured 
at base level only

Voids over or under 
structural, raked or stepped 
floors

Open light wells upper 
level voids of an atrium - 
definition added in PS

Open light wells upper level 
voids of an atrium - definition 
added in PS

Internal balconies Greenhouses, garden stores, 
fuel stores, and the like in 
residential property

Internal balconies also called 
covered galleries are included 
but must be stated separately 
as different interpretations 
may have been applied 
regarding their inclusion

Greenhouses, garden stores, 
fuel stores, and the like in 
residential property

Structural, raked or stepped 
floors are to be treated as a level 
floor measured horizontally

Patios, decks at ground level 
- definition added in PS

Structural, raked or stepped 
floors are to be treated 
as a level floor measured 
horizontally

Patios, decks at ground level 
- definition added in PS

Horizontal floors, whether 
accessible or not, below 
structural, raked or stepped 
floors

External car parking, 
equipment yards, cooling 
equipment and refuse areas 
- definition added in PS

Horizontal floors, whether 
accessible or not, below 
structural, raked or stepped 
floors

External car parking, 
equipment yards, cooling 
equipment and refuse areas - 
definition added in PS

Mezzanine areas intended for 
use with permanent access

Other ground level areas 
that are not fully enclosed - 
definition added in PS

Mezzanine areas intended for 
use with permanent access

Other ground level areas 
that are not fully enclosed - 
definition added in PS

Lift rooms, plant rooms, fuel 
stores, tank rooms which are 
housed in a covered structure of 
a permanent nature, whether or 
not above the main roof level

Lift rooms, plant rooms, fuel 
stores, tank rooms which are 
housed in a covered structure 
of a permanent nature, 
whether or not above the main 
roof level

Outbuildings which share at 
least one wall with the main 
building

Outbuildings which share at 
least one wall with the main 
building

Loading bays Loading bays

Areas with a headroom of less 
than 1.5m

Areas with a headroom of less 
than 1.5m

Pavement vaults Pavement vaults

Garages Garages

Conservatories Conservatories

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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Gross internal floor area (GIFA) (or gross internal 
area (GIA)) 
The area of a building measured to the internal face 
of the perimeter walls at each floor level. The rules of 
measurement of gross internal floor area are defined 
in the RICS Code of Measuring Practice (6th edition).

IPMS 2 - Office: Gross internal floor area (GIFA) (or 
Gross Internal Area (GIA)) 
The area of a building measured to the internal face 
of the perimeter walls at each floor level. The rules of 
measurement of gross internal floor area are defined 
in the RICS Code of Measuring Practice (6th edition). 
– adjusted below to reflect the implications of the 
RICS Professional Statement (PS) as applicable to 
offices only. Please refer to the RICS Professional 
Statement for a full definition

RICS Code of Measuring Practice (6th edition) 

applicable to all buildings except offices

RICS Professional Statement (PS) effective from 

1st January 2016 which affects the measurement of 

offices. Identified changes are highlighted in Red.

Using IPMS 2 offices are separated for measurement into eight 
component areas:
Component A – Vertical penetration e.g. lift / elevator shaft 
and ducts
Component B – Structural elements all structural walls to 
inside of internal dominant face 
Component C – Technical services e.g. plant rooms, lift/
elevator motor rooms and maintenance rooms
Component D – Hygiene areas e.g. toilet facilities, cleaners, 
shower room and changing room
Component E – Circulation areas – all horizontal circulation 
areas
Component F – Amenities e.g. cafeteria, day care facilities, 
fitness areas and prayer rooms
Component G – Workspace, e.g. the area available for use by 
personnel, furniture and equipment for office purposes
Component H – Other areas including balconies, covered 
galleries, internal car parking and storage rooms
If an area is for multifunctional use, it is to be stated as its 
principal use.
Limited use areas must be identified, measured and stated 
separately within IPMS reported areas.

ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Definition added – the sum of the areas of each floor of 
an office building measured to the internal dominant face 
reported on a component–by-component basis for each floor 
of a building

The internal dominant face is the inside finished surface 
comprising 50% or more of the surface area for each vertical 
section forming an internal perimeter. Where the internal 
dominant face is a window the internal dominant face is taken 
to the glazing.

ESTIMATING DATA ESTIMATING DATA

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Areas occupied by internal 
walls and partitions projections

Perimeter wall thicknesses 
and external projections

Areas occupied by internal 
walls and partitions 
projections

Perimeter wall thicknesses 
and external projections

Columns, piers, chimney 
breasts, stairwells, lift-wells, 
other internal projections, 
vertical ducts, and the like

External open-sided 
balconies, covered ways 
and fire escapes

Columns, piers, chimney 
breasts, stairwells, lift-wells, 
other internal projections, 
vertical ducts, and the like

Open external stairways not 
being part of the structure 
e.g. fire escapes

External balconies often 
referred to as external open 
sided balconies – included 
but stated separately

Enclosed walkways or passages 
between separate buildings – 
definition added in PS

Enclosed walkways or 
passages between separate 
buildings – definition added 
in PS

Atria and entrance halls, with 
clear height above, measured 
at base level only

Canopies Atria and entrance halls, with 
clear height above, measured 
at base level only

Canopies

Areas occupied by the reveals 
of windows when measured 
and assessed as the internal 
dominant face -  definition 
added in PS

Internal open-sided balconies, 
walkways, and the like

Voids over or under 
structural, raked or stepped 
floors

Internal open-sided 
balconies, walkways, and 
the like - included but stated 
separately

Voids over or under 
structural, raked or stepped 
floors

External balconies often 
referred to as external open 
sided balconies – included 
but stated separately 

Accessible rooftop terraces 
– normally excluded

Accessible rooftop terraces 
included but stated 
separately

Structural, raked or stepped 
floors are to be treated 
as a level floor measured 
horizontally

Greenhouses, garden 
stores, fuel stores, and the 
like in residential property

Structural, raked or stepped 
floors are to be treated 
as a level floor measured 
horizontally

Greenhouses, garden stores, 
fuel stores, and the like in 
residential property

Horizontal floors, with 
permanent access, below 
structural, raked or stepped 
floors

Patios, decks at ground 
level not forming part of 
the structure – definition 
added in PS

Horizontal floors, with 
permanent access, below 
structural, raked or stepped 
floors

Patios, decks at ground 
level not forming part of the 
structure - definition added 
in PS

ESTIMATING DATA ESTIMATING DATA

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Corridors of a permanent 
essential nature (e.g. fire 
corridors, smoke lobbies)

External car parking, 
equipment yards, cooling 
equipment and refuse areas  
- definition added in PS

Corridors of a permanent 
essential nature (e.g. fire 
corridors, smoke lobbies)

External car parking, 
equipment yards, cooling 
equipment and refuse areas - 
definition added in PS

Mezzanine floor areas with 
permanent access

Other ground level areas 
that are not fully enclosed - 
definition added in PS

Mezzanine floor areas with 
permanent access

Other ground level areas 
that are not fully enclosed - 
definition added in PS

Lift rooms, plant rooms, fuel 
stores, tank rooms which are 
housed in a covered structure 
of a permanent nature, whether 
or not above the main roof 
level

Lift rooms, plant rooms, fuel 
stores, tank rooms which are 
housed in a covered structure 
of a permanent nature, 
whether or not above the 
main roof level

Service accommodation 
such as toilets, toilet lobbies, 
bathrooms, showers, changing 
rooms, cleaners’ rooms, and 
the like

Service accommodation 
such as toilets, toilet lobbies, 
bathrooms, showers, 
changing rooms, cleaners’ 
rooms, and the like

Projection rooms Projection rooms

Voids over stairwells and lift 
shafts on upper floors

Voids over stairwells and lift 
shafts on upper floors

Loading bays Loading bays

Areas with a headroom of less 
than 1.5m

Areas with headroom of less 
than 1.5m - refer to PS rules. 
The internal dominant face 
is the inside finished surface 
comprising 50% or more of 
the surface area for each 
vertical section forming an 
internal perimeter.

Pavement vaults Pavement vaults

Garages Garages

Conservatories Conservatories

ESTIMATING DATA ESTIMATING DATA

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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Net internal area (NIA)
The usable area within a building measured to the 
internal face of the perimeter walls at each floor level. 
The rules of measurement of net internal area are 
defined in the RICS Code of Measuring Practice (6th 
edition).  

IPMS 3 - Office: Net internal area (NIA)
The usable area within a building measured to the 
internal face of the perimeter walls at each floor 
level. The rules of measurement of net internal 
area are defined in the RICS Code of Measuring 
Practice (6th edition) – adjusted below to reflect the 
implications of the RICS Professional Statement (PS) 
as applicable to offices only.  Please refer to the RICS 
Professional Statement for a full definition

RICS Code of Measuring Practice (6th edition) 

applicable to all buildings except offices

RICS Professional Statement (PS) effective from 

1st January 2016 which affects the measurement of 

offices. Identified changes are highlighted in Red.

ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Definition added: The floor area available on an exclusive basis 
to an occupier, but excluding standard facilities and shared 
circulation areas, and calculated on an occupier-by-occupier 
floor-by-floor basis for each building. All internal walls and 
columns with an occupant; exclusive area included within 
IPMS 3 - office. The floor area is taken to the internal dominant 
face and, where there is a common wall with an adjacent 
tenant, to the centre line of the common wall.

Atria with clear height above, 
measured at base level only
excluding common areas

Those parts of entrance halls, 
atria, landings and balconies 
used in common

Atria with clear height above, 
measured at base level only
excluding common areas

Those parts of entrance halls, 
atria, landings and balconies 
used in common

Entrance halls excluding 
common areas

Toilets, toilet lobbies, 
bathrooms, cleaners’ rooms, 
and the like

Entrance halls excluding 
common areas

Toilets, toilet lobbies, 
bathrooms, cleaners’ rooms, 
and the like

Notional lift lobbies and 
notional fire corridors

Lift rooms, plant rooms, tank 
rooms (other than those of 
a trade process nature), fuel 
stores, and the like

Notional lift lobbies and 
notional fire corridors

Lift rooms, plant rooms, tank 
rooms (other than those of a 
trade process nature), fuel
stores, and the like

Kitchens Stairwells, lift-wells and 
permanent lift lobbies

Kitchens Stairwells, lift-wells and 
permanent lift lobbies

Built-in units, cupboards, and 
the like occupying usable 
areas

Corridors and other 
circulation areas where 
used in common with other 
occupiers

Built-in units, cupboards, and 
the like occupying usable 
areas

Corridors and other 
circulation areas where 
used in common with other 
occupiers

Ramps, sloping areas and 
steps within usable areas

Permanent circulation areas, 
corridors and thresholds/
recesses associated with 
access, but not those parts 
that are usable areas

Ramps, sloping areas and 
steps within usable areas

Permanent circulation areas, 
corridors and thresholds/
recesses associated with 
access, but not those parts 
that are usable areas

ESTIMATING DATA ESTIMATING DATA

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

Areas occupied by 
ventilation/heating grilles

Areas under the control of 
service or other external 
authorities including meter 
cupboards and statutory 
service supply point

Areas occupied by 
ventilation/heating grilles

Areas under the control of 
service or other external 
authorities including meter
cupboards and statutory 
service supply point

Areas occupied by skirting 
and perimeter trunking

Internal structural walls, walls 
enclosing excluded areas, 
columns, piers, chimney
breasts, other projections, 
vertical ducts, walls 
separating tenancies and 
the like

Areas occupied by skirting 
and perimeter trunking

All internal walls and columns

Areas occupied by non-
structural walls subdividing 
accommodation in sole 
occupancy

The space occupied by 
permanent and continuous 
air-conditioning, heating or
cooling apparatus, and 
ducting in so far as the 
space it occupies is rendered 
substantially unusable

Areas occupied by non-
structural walls subdividing 
accommodation in sole 
occupancy

The space occupied by 
permanent and continuous 
air-conditioning, heating 
or cooling apparatus, and 
ducting in so far as the 
space it occupies is rendered 
substantially unusable

Pavement vaults The space occupied by 
permanent, intermittent 
air-conditioning, heating or 
cooling apparatus protruding 
0.25m or more into the 
usable area

Pavement vaults The space occupied by 
permanent, intermittent air-
conditioning, heating or
cooling apparatus protruding 
0.25m or more into the 
usable area

Areas with a headroom of 
less than 1.5m 

Areas with a headroom of 
less than 1.5m – now included 
but may be stated separately 
as a limited use area

Areas rendered substantially 
unusable by virtue of having 
a dimension between 
opposite faces of less than 
0.25m

Areas rendered substantially 
unusable by virtue of having 
a dimension between 
opposite faces of less than 
0.25m

Measured but identified 
separately

Vehicle parking areas (the 
number and type of spaces 
noted)

Vehicle parking areas (the 
number and type of spaces 
noted)

ESTIMATING DATA ESTIMATING DATA

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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ALL BUILDINGS EXCLUDING OFFICES OFFICES ONLY

INCLUDING EXCLUDING INCLUDING EXCLUDING

The common wall with 
adjacent occupier - the floor 
areas is taken to the centre 
line of the common wall, so 
the area includes half the 
width of the common wall - 
definition added in PS

Enclosed walkways or 
passages between separate 
buildings – definition added 
in PS

Enclosed walkways or 
passages between separate 
buildings – definition added 
in PS

Areas occupied by the reveals 
of windows when measured 
and assessed as the internal 
dominant face

External open sided balconies 
used exclusively – included 
but stated separately

Accessible rooftop terraces – 
normally excluded

Accessible rooftop terraces 
included but stated 
separately

Open external stairways not 
being part of the structure 
e.g. open framework fire 
escapes

Open external stairways not 
being part of the structure 
e.g. open framework fire 
escapes

Patios, decks at ground 
level not forming part of the 
structure – definition added 
in PS

Patios, decks at ground 
level not forming part of the 
structure – definition added 
in PS

External car parking, 
equipment yards, cooling 
equipment and refuse areas - 
definition added in PS

External car parking, 
equipment yards, cooling 
equipment and refuse areas - 
definition added in PS

Other ground level areas 
that are not fully enclosed - 
definition added in PS

Other ground level areas 
that are not fully enclosed - 
definition added in PS

Open light wells upper level 
voids of an atrium

Open light wells upper level 
voids of an atrium

Source: RICS3

ESTIMATING DATA ESTIMATING DATA

METHOD OF MEASUREMENT OF 
BUILDING AREAS
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The RIBA Plan of Work 2013 organises 

the process of briefing, designing, 

constructing, maintaining, operating and 

using building projects into eight Work 

Stages (RIBA).

RIBA (Royal Institute of British 

Architects) Work stages are the stages 

in which the process of designing 

building projects and administering 

building contracts are usually divided. 

The RIBA Outline Plan of Work 

summarises the deliverables required 

under each RIBA work stage, setting 

out a logical structure for building 

projects. The procedures identify the 

responsibilities of the design team at each stage of 

design and contract administration.

In 2013, the RIBA undertook a comprehensive review of 

the RIBA Plan of Work 2007.

The review helped ensure alignment with best practice 

from all specialists within the integrated construction 

team, and provided a new framework which helps 

“to deliver better capital and operational efficiencies, 

carbon reductions and better briefing and outcomes.” 

(RIBA)4

The 2013 Plan targeted several key issues that had 

arisen since the last review. These included:

 � Integrating sustainable design

 � Mapping BIM processes

 � Providing flexibility around planning procedures

 �  Addressing changes in the way building services 

design is delivered

 �  Responding to the recommendations of the UK 

Government Construction Strategy

 �  Providing straight forward mapping and flexibility for 

all forms of procurement.

Develop Project Objectives, including Quality 

Objectives and Project Outcomes, Sustainability 

Aspirations, Project Budget, other parameters 

or constraints and develop Initial Project Brief. 

Undertake Feasibility Studies and review of Site 

Information.

Prepare Concept Design, including outline 

proposals for structural design, building services 

systems, outline specifications and preliminary Cost 

Information along with relevant Project Strategies 

in accordance with Design Programme. Agree 

alterations to brief and issue Final Project Brief.

Prepare Developed Design, including 

coordinated and updated proposals for 

structural design, building services systems, 

outline specifications, Cost Information and 

Project Strategies in accordance with Design 

Programme.

Prepare Technical Design, in accordance with 

Design Responsibility Matrix and Project 

Strategies to include all architectural, structural 

and building services information, specialist 

subcontractor design and specifications, in 

accordance with Design Programme.

Off-site manufacturing and on-site Construction 

in accordance with Construction Programme 

and resolution of Design Queries from site as 

they arise.

Handover of building and conclusion of Building 

Contract.

Undertake In Use services in accordance with 

Schedule of Services.

Identify client’s Business Case and Strategic 

Brief and other core project requirements.

RIBA Plan of Work - Core Objectives

0

Strategic 
Definition

1

Preparation 
and Brief

2

Concept 
Design

3

Developed 
Design

4

Technical 
Design

5

Construction

6

Handover
and Close Out

7

In Use

RIBA OUTLINE PLAN OF WORK

“

CONSTRUCTION INSIGHTS CONSTRUCTION INSIGHTS
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The OJEU is the Official Journal of the European Union.

All contracts from the public sector which are valued 

above a certain financial threshold according to 

EU legislation must be published in the OJEU. The 

legislation covers organisations and projects that 

receive public money, and includes organisations 

such as Local Authorities, NHS Trusts, MOD, 

Central Government Departments and Educational 

Establishments.

THRESHOLDS

European Directives and UK Regulations set out 

detailed procedures for contracts whose value 

equals or exceeds various financial thresholds. These 

thresholds are set in Euros, and every two years the 

European Commission publishes the equivalent values 

in pound sterling. 

The current financial thresholds are shown below - 

these apply from 1st January 2016 until the end of 2017. 

Supply, 

Services 

and Design 

Contracts 

Works 

Contracts 

Social 

and other 

specific 

services 

Central 
Government 

£106,047
¤135,000 

£4,104,394
�¤5,225,000 

£589,148
¤750,000 

Other 
contracting 
authorities 

£164,176
�¤209,000 

£4,104,394
¤5,225,000 

£589,148
¤750,000 

Small Lots
£62,842
¤84,000 

£785,530
¤1,000,000 

N/A

GUIDE TO THE REGULATIONS

The Public Contract Regulations 2015 came into effect 

on 26 February 2015.

There are five types of contract award procedure:

 � Open

 � Restricted

 � Competitive Dialogue

 � Competitive with Negotiation

 � Innovation Partnership 

OJEU PROCESS

OJEU5

There are no restrictions on the use of the open and 

restricted procedures. However, the competitive 

dialogue, competitive with negotiation and innovation 

partnership procedures can only be used in certain 

circumstances.

CHOOSING A PROCEDURE

OPEN 

 � this is suitable for straightforward procurements 

where requirements are clearly defined

 � there is no pre-qualification of bidders so anyone can 

submit a tender

RESTRICTED 

 � this is a two stage procedure used to pre-qualify 

bidders based on financial standing and technical/

professional capability 

 � this will narrow the number of bidders who can 

submit a tender

COMPETITIVE DIALOGUE AND COMPETITIVE WITH 

NEGOTIATION

 � used for more complex procurements, where:

 � needs cannot be met without adaptation of 

readily available solutions; 

 � requirements include design or innovative 

solutions; 

 � the contract cannot be awarded without prior 

negotiation; 

 � the technical specifications cannot be established 

with sufficient precision; 

 � open/restricted procedure procurement has been 

run but only irregular or unacceptable tenders 

were submitted

INNOVATION PARTNERSHIP

 � allows for the R&D and purchase within the same 

procurement process

CONSTRUCTION INSIGHTS CONSTRUCTION INSIGHTS
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Selecting the correct procurement route for a project 

is fundamental to its success, and will affect its cost, 

programme, quality and team relationships for the 

lifespan of the project. Procurement strategy should 

be considered fully at the earliest opportunity and 

consideration should be given to the hierarchy of client 

and project requirements. 

We can advise on an appropriate route to best meet 

these requirements, and we have highlighted some of 

the main features of the more common routes available 

on the following pages.
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