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1 Identify your build route from the four options 
Your level of involvement in the project 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 purchased directly.
l Build Route C: Builders/subbies 
Building using a main contractor or package supplier to 
complete the structure to a weathertight stage, with the re-
maining work undertaken by subcontractors with most ma-
terials purchased by self-builder direct from suppliers.
l Build Route D: Main contractor 
Building using a main contractor. Building in this way 
requires the least involvement from the self-builder.

2 Identify your expected level of specification 
The standard of specification that you choose will 
have an enormous influence on your build cost. For 

estimating purposes, three general categories of quality 
have been identified:
l Standard: This represents a basic build quality equivalent 
to that offered by most speculative developers. A house may 
include standard softwood joinery, studwork partitions, a 
contract kitchen, basic sanitaryware and radiator central 
heating.
l Good: This is equivalent to that offered by quality devel-
opers. Features may include high-end off-the-shelf softwood 
joinery, blockwork partition walls, contract quality kitchen 
and sanitaryware and underfloor heating (UFH) downstairs.
l Excellent: A very high standard. This house may include 
hardwood joinery, blockwork partition walls, a bespoke 
kitchen and quality sanitaryware, and UFH, for instance. 

3  Multiply the figure by your house size 
We use gross internal 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 perimeter wall for each floor level. It includes 
areas occupied by internal walls and partitions.

LANDSCAPING
 Groundworkers or landscape gardeners  
to level the ground and prepare
 Topsoil from storage to be placed where 
required, with extra shipped if necessary
 Site hut to be removed or re-sited if 
intended for use as a garden shed
 Secure site storage to be sold off or 
returned to hirers
 Groundworkers to 
complete driveway surface
 Patio slabs to be laid
 Bricklayers to build any required dwarf/
decorative walling
 Lawned areas to be levelled ready for 
seeding or turfed 
 Approved contractors to complete any 
bellmouth and kerbing to road

COMPLETION 
 Whole house to be 
thoroughly cleaned out
 All windows polished and all labels 
removed from glass and appliances
 All polystyrene packing to be 
removed from cookers
 All stabilising bolts to be removed from 
washing machines/driers
 Site toilet and any remaining plant on hire 
to be off-hired
 Readings to be taken on all meters
 Central heating switched to ‘run’
 Telephone company to connect
 Contractors to install TV aerials and/or 
satellite dishes
 All trades return for any snags
 Carpets to be laid
 Local authority to be advised of 
completion to arrange for  
council tax valuation
 Energy Performance Certificate to be 
prepared and sent to building control
 Building control final inspection and 
issuing of Completion Certificate
 Warranty inspector’s final inspection and 
issuing of warranty
 Arrange protective covering for floor 
surfaces prior to delivery of furniture
 Switch self-build site insurance policy to 
homeowners’ policy

HOW 
IT 

WORKS
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CALCULATING 
YOUR BUILD COSTS
A simple cost-estimating guide for people building their own home

One of the most important aspects when planning your 
self-build or home renovation/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 level of your own involvement, where in the country you 
intend to build, and the materials you’re going to use. If you can 
make even rough decisions about these factors, then you can 
begin to work out how much it is going 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 ba-
sis. For example, a typical new four bedroom self-built home is 
around 200m2 (with 100m2 on two storeys) and usually varies 

BUILD ROUTE A BUILD ROUTE B BUILD ROUTE C  BUILD ROUTE D

(DIY + Subbies) (Subbies) (Builder/Subbies) (Main Contractor)

Standard Good Excellent        Standard Good Excellent Standard Good Excellent        Standard    Good Excellent  

>90m2

91-160m2

161m2+

90-130m2

131-220m2

221m2+

TWO STOREY

SINGLE STOREY

between £900-£1,500/m2 (although self-builders achieve costs 
between £300-£3,000/m2).

Renovation costs are more difficult to establish as they in-
volve 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 per cent contingency, should result in less than the final 
end value of the house.

The table below, based on information from the Building 
Cost Information Service (part of RICS, the Royal Institution of 
Chartered Surveyors), is updated monthly to help you work 
out a more accurate estimate (note, however, that these figures 
are for build costs only and do not account for VAT, which is not 
charged for self-build projects). There is a free interactive online 
version at homebuilding.co.uk/calculator. H

1248 1444 1736 1322 1529 1839 1395 1614 1941 1468 1699 2043

1094 1267 1523 1159 1341 1613 1223 1416 1703 1288 1490 1792

995 1153 1386 1054 1221 1467 1112 1288 1549 1171 1356 1630

952 1102 1325 1008 1167 1403 1064 1232 1481 1120 1296 1559

1143 1387 1802 1210 1469 1908 1277 1550 2014 1344 1632 2120 

1003 1216 1580 1062 1287 1673 1121 1359 1766 1180 1430 1859

912 1107 1439 966 1172 1524 1020 1237 1608 1073 1302 1693  

873 1059 1376 924 1121 1457 975 1183 1538 1027 1245 1619

1018 1335 1675 1077 1413 1773 1137 1492 1872 1197 1570 1970

892 1170 1469 945 1239 1555 997 1308 1642 1050 1377 1728 

812 1065 1337 860 1127 1416 907 1190 1495 955 1253 1573 

776 1019 1278 822 1079 1353 867 1139 1428 913 1199 1503

1201 1389 1707 1272 1471 1807 1342 1553 1908 1413 1635 2008

1054 1218 1497 1116 1290 1585 1177 1362 1673 1239 1433 1762

958 1109 1363 1014 1175 1444 1071 1240 1524 1127 1305 1604

916 1061 1303 970 1123 1379 1024 1186 1456 1078 1248 1533

1011 1225 1553 1071 1297 1644 1130 1369 1736 1190 1441 1827

887 1075 1362 940 1138 1442 992 1201 1522 1044 1264 1603 

807 978 1239 854 1035 1312 902 1093 1385 949 1151 1458 

772 935 1185 818 990 1255 863 1045 1324 908 1099 1394

933 1195 1500 988 1265 1588 1043 1335 1676 1098 1406 1764 

819 1047 1316 867 1109 1394 916 1171 1471 964 1232 1549 

745 953 1197 789 1009 1268 833 1065 1338 876 1121 1409 

713 911 1145 755 965 1213 797 1018 1280 838 1072 1347
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