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get it built

calculating your 
build costs
A simple cost estimating guide for people building their own home

one of the most im-
portant aspects 
when planning 

your self-build or home ren-
ovation/extension project 
is working out how much it 
is going to cost. This figure 
will depend on the size and 
shape of the house, the lev-
el of your own involvement, 
where in the country you 
intend to build, and the ma-
terials you’re going to use. If 
you can make even rough 
decisions about these fac-
tors, then you can begin to 
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work out how much it is go-
ing to cost. 

As a very general rule of 
thumb, expect a building 
plot to cost between a third 
and a half of the end value 
of the finished house. The 
costs of building a house 
will then depend on the 
variables listed above. All 
building work is usually 
quoted on a cost/m2 basis. 
For example, a typical new 
four bedroom self-built 
home is around 200m2 

(with 100m2 on two storeys) 
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and usually varies between 
£900-£1,500/m2 (although 
self-builders can achieve 
costs of between £300-
£3,000/m2). 

Renovation costs are 
more difficult to estab-
lish as they involve many 
variables, but allow at the 
very least £1,000-£1,300/
m2 for work. This, added to 
the cost of the plot/house 
and with a 10-30% contin-
gency, should result in less 
than the final end value of  
the house. 

The table below, based on 
information from the Build-
ing Cost Information Ser-
vice (part of RICS, the Roy-
al Institution of Chartered 
Surveyors), is updated 
monthly to help you work 
out a more accurate esti-
mate (note, however, that 
these figures are for build 
costs only and do not ac-
count for VAT, which is not 
charged for self-build proj-
ects). There is a free online 
version at homebuilding.
co.uk/calculator. 



211homebuilding.co.uk   

get it built

How it works

1 identify your build 
route from the four 
options Your level 

of involvement in the proj-
ect will influence the build 
costs. For simplicity, the four 
most common build routes 
have been identified below:
l build route a: 
diy + subbies 
Building on a largely DIY 
basis, substituting around 
30% of labour costs with 
DIY, and employing help 
with the rest of the building 
work. Materials purchased 
directly.
l build route b: subbies 
Building using tradespeople 
hired directly — you will be 
project managing, but there 
is minimal DIY involvement. 
Most or all materials pur-
chased directly.
l build route c: 
builders/subbies 
Building using a main con-
tractor or package supplier 
to complete the structure 
to a weathertight stage, with 
the remaining work under-
taken by subcontractors 
and most materials pur-
chased by self-builder direct 
from suppliers.
l build route d: 
Main contractor 
Building using a main con-
tractor. Building in this way 
requires the least involve-
ment from the self-builder.

2 identify your ex-
pected level of 
specification The 

standard of specification 

build cost £3,214/m²
size 168m²
location Isle of Tiree
build time 20 months
liz and david kerr took on  
a Hebridean blackhouse, 
initially with the idea of adding 
a modest extension, but ended 
up demolishing and rebuilding 
it  and adding a contemporary 
extension. The new build is 
constructed from a glulam 
timber frame on a Polarwall 
basement construction and 
was designed by their son, 
architect Murray Kerr of 
Denizen Works.

build cost £1,483/m²
size 337m2

location Argyll
build time Nine months
Mike and ann urwin built 
their new home overlooking a 
loch entirely out of steel frame.  
The design, from McInnes 
Gardner, draws on mid-century 
modern influences. The 
self-build features extensive 
glazing, a series of angular roofs 
– one flat, two sloping  – and 
walls clad in a stone cladding 
system designed to replicate 
natural stone,  as well as render 
in neutral tones, and larch. 

build cost £1,753/m² 
size 154m2

location Scottish Borders
build time Nine months
anna karczewska-
slowikowska renovated as 
much of the original 1930s 
bungalow on site as possible, 
and extended the original 
footprint to the east and west. 
The result is a contemporary 
cottage clad in scorched larch, 
which was blow torched on site 
before being installed. The 
design, by A449 Architects, also 
features a simple slate roof and 
large rooflights.  

see more great homes at: 
homebuilding.co.uk/completed-projects

that you choose will have 
an enormous influence on 
your build cost. For estimat-
ing purposes, three general 
categories of quality have 
been identified:
l standard: This rep-
resents a basic build qual-
ity equivalent to that of-
fered by most speculative 
developers. A house may 
include standard softwood 
joinery, studwork parti-
tions, a contract kitchen, 
basic sanitaryware and ra-
diator central heating.
l good: This is equivalent 
to that offered by quality 
developers. Features may 
include high-end off-the-
shelf softwood joinery, 
blockwork partition walls, 
contract quality kitchen 
and sanitaryware and un-
derfloor heating (UFH) 
downstairs.
l excellent: A very high 
standard. This house may 
include hardwood joinery, 
blockwork partition walls, a 
bespoke kitchen and qual-
ity sanitaryware, and UFH, 
for instance. 

3  Multiply the  
figure by your 
house size 

We have used gross inter-
nal floor area as a measure 
(it’s the most common in 
the industry). It’s the area of 
a building measured to the 
internal face of each perim-
eter wall for each floor lev-
el. It includes areas occu-
pied by internal walls and 
partitions. 
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