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1.0      Introduction 
An estimate is an approximate value for a specific project using the specification, programme and tender documents provided. Estimating for a whole project is done at tendering stage of a project. This is when the clients’ Quantity Surveyor sends out the tender documents to contractors to provide a bid for the project. This is done by either sending out to selected contractors, which is called selective tendering or it can be published online or in newsletters etc. This style of tendering is called open tender. There is a final tender style called negotiated tendering which involves a client only going to one contractor and negotiating a price for the project, which is agreed by both parties. (DBW,2018).
1.01	Aim of Report
The aim of this report is to act as a cost advisor for a client, CALA Homes, who are planning to build a 3-bedroom semi-detached property in Townhill, Swansea. My job, as a cost advisor for CALA Homes, a customer of my boss, McLeod + Aiken Cost Consultancy Ltd, is to produce an estimate cost for the proposed building and calculate labour costs for some parts of the work. In my report I will need to discuss the sources of cost data and their limitations. 
1.02 Assumptions
As part of my report, the following assumptions have been made.
	Description
	Assumption

	Gross Floor Area (GFA) 

	As there are no dimensions on the drawings provided, I used the David Wilson Homes website to find the average floor area of houses in the UK. It stated that the average GFA of a 3-bedroom semi-detached house with 2 stories was 96 m². I then made an assumption that the loft area is half the area of the first floor, meaning a floor area of 24m². This giving the house a total floor area of 120m² (calculation below, figure 1) (DWH,2018)

	Building Height

	I assumed that the height of the house was 5.7m from ground level to the gutter. This was assumed due to no dimensions on the drawings and was assumed using the website (Sketch below, figure 2) (Ladder Safety, 2018)

	Facilitating Works 

	I have assumed that all facilitating works were completed before my estimate was drafted. As a result, no costs have been allowed for these works.



	Location
	Floor Area (m²)
	Running Total (m²)

	Ground Floor
	48
	48

	First Floor
	48
	96

	Loft
	24
	120

	
	Total
	120 (m²)


(Figure 1)
5.7m




1.03	Order of Estimate

(Figure 2)



1.03	Order of Estimate
In order for me to calculate my estimation, I will be using the New Rules of Measurement 1 (NRM) order of estimate. NRM1 gives guidance on the quantification of building works in order to prepare cost plans and estimates. (RICS,2019). These documents have been produced and developed by the international organisation RICS, which is a quantity surveying and construction professional group. 
 As the floor area is calculated, the building works for the property can be estimated using similar project costs from previous projects. This is done by obtaining a rate per m² from various cost data sources such as SPONS or BCIS. For this estimate, I will be using BCIS as I will be able to rebase to the location (Swansea) and date (2018) of the project I am estimating. Building Cost Information Service, commonly known as BCIS, is a provider for ‘cost and price information to the construction industry and anyone else who needs comprehensive, accurate and independent data’ (pbctoday, 2018). When contractor’s complete projects they can submit their costs to BCIS to be published, showing the costs for each element of work such as the sub-structure, frame and roof etc. Estimators and Quantity Surveyors can then access this to either base their budget costs for their projects or they can provide an estimation for a similar project for a client, like I will be compiling. 
Using the BCIS website, I have found cost data for 2 similar projects which are based in London (built in 2016) and Cumbria (built in 2015). Using the BCIS rebase function, the costs provided have been adjusted to costs in Swansea in 2018. This has been done using building cost indices (index numbers). These figures are issued every three months by Royal Institute of Charted Surveyors (RICS) indicating the increase or decrease in cost for the exact same materials in different locations. Therefore, these figures will change for different locations in different years. 
As a result of the rebase function, the two projects have the following costs for the building works. In my estimation, I will use the average rate of the two projects, as a different specification/foundation/frame may have been specified in all three projects.
Project 1 – 2 Semi-detached houses, Limpsfield Avenue, London
Project 2 – 2 Semi-detached houses, Sawrey, Cumbria 
Project 3 – My estimation (1 Semi-detached house, Townhill, Swansea)
	
NO.
	
Element
	 
Project 1 (£/ m²) 
	
 Project 2 (£/ m²) 
	
 Project 3 (£/ m²) 

	1
	Substructure
	168.00
	158.00
	163.00

	2A
	Frame
	0.00
	0.00
	0.00

	2B
	Upper Floors
	56.00
	22.00
	39.00

	2C
	Roof
	126.00
	139.00
	132.50

	2D
	Stairs
	20.00
	14.00
	17.00

	2E
	External Walls
	222.00
	414.00
	318.00

	2F
	External Windows and Doors
	140.00
	70.00
	105.00

	2G
	Internal Walls and Partitions
	46.00
	62.00
	54.00

	2H
	Internal Doors
	0.00
	26.00
	13.00

	3A
	Wall Finishes
	0.00
	

0.00
	0.00

	3B
	Floor Finishes
	0.00
	

0.00
	0.00

	3C
	Ceiling Finishes
	0.00
	

0.00
	0.00

	4
	Fittings and Furnishings
	0.00
	

0.00
	0.00

	5
	Sanitary Appliances
	0.00
	

0.00
	0.00

	5B
	Services Equipment
	0.00
	

0.00
	0.00

	5C
	Disposal Installations
	0.00
	

0.00
	0.00

	5D
	Water Installations
	0.00
	

0.00
	0.00

	5E
	Heat Source
	0.00
	

0.00
	0.00

	5F
	Space Heating and Air Conditioning
	0.00
	

0.00
	0.00

	5G
	Ventilating Systems
	0.00
	

0.00
	0.00

	5H
	Electrical Installations
	0.00
	

0.00
	0.00

	5I
	Fuel Installations
	0.00
	

0.00
	0.00

	5J
	Lift and Conveyor Installations
	0.00
	

0.00
	0.00

	5K
	Fire and Lightning Protection
	0.00
	

0.00
	0.00

	5L
	Communications and Security Installations
	0.00
	

0.00
	0.00

	5M
	Special Installations
	0.00
	

0.00
	0.00

	5N
	Builder's work in Connection
	0.00
	

0.00
	0.00

	5O
	Management of the Commissioning of Services
	0.00
	


0.00
	0.00

	6A
	Site Works
	0.00
	

0.00
	0.00

	6B
	Drainage
	49.00
	

140.00
	94.50

	6C
	External Services
	0.00
	

0.00
	0.00

	6D
	Minor Building Works
	0.00
	

0.00
	0.00

	6E
	Demolition and Work Outside the Site
	0.00
	

0.00
	0.00

	7
	Preliminaries
	0.00
	

0.00
	0.00

	8
	Contingencies
	0.00
	

0.00
	0.00

	9
	Design Fees
	0.00
	

0.00
	0.00



Using this data, I can now calculate a full estimation using the gross floor area of my development which is shown below.
	
NO.
	
Element
	 
Estimate (£/m²)
	
Gross Floor Area (m²)
	
 Total Estimate (£)

	1
	Substructure
	163.00
	120.00
	19,560.00

	2A
	Frame
	0.00
	

120.00
	0.00

	2B
	Upper Floors
	39.00
	120.00
	4,680.00

	2C
	Roof
	132.500
	120.00
	15,900.00

	2D
	Stairs
	17.00
	120.00
	2,040.00

	2E
	External Walls
	318.00
	
120.00
	38,160.00

	2F
	External Windows and Doors
	105.00
	

120.00
	12,600.00

	2G
	Internal Walls and Partitions
	54.00
	
120.00
	6,480.00

	2H
	Internal Doors
	13.00
	120.00
	1,560.00

	3A
	Wall Finishes
	0.00
	

120.00
	0.00

	3B
	Floor Finishes
	0.00
	

120.00
	0.00

	3C
	Ceiling Finishes
	0.00
	

120.00
	0.00

	4
	Fittings and Furnishings
	0.00
	

120.00
	0.00

	5
	Sanitary Appliances
	0.00
	

120.00
	0.00

	5B
	Services Equipment
	0.00
	

120.00
	0.00

	5C
	Disposal Installations
	0.00
	

120.00
	0.00

	5D
	Water Installations
	0.00
	

120.00
	0.00

	5E
	Heat Source
	0.00
	

120.00
	0.00

	5F
	Space Heating and Air Conditioning
	0.00
	

120.00
	0.00

	5G
	Ventilating Systems
	0.00
	

120.00
	0.00

	5H
	Electrical Installations
	0.00
	

120.00
	0.00

	5I
	Fuel Installations
	0.00
	

120.00
	0.00

	5J
	Lift and Conveyor Installations
	0.00
	

120.00
	0.00

	5K
	Fire and Lightning Protection
	0.00
	

120.00
	0.00

	5L
	Communications and Security Installations
	0.00
	

120.00
	0.00

	5M
	Special Installations
	0.00
	

120.00
	0.00

	5N
	Builder's work in Connection
	0.00
	
120.00
	0.00

	5O
	Management of the Commissioning of Services
	0.00
	


120.00
	0.00

	6A
	Site Works
	0.00
	

120.00
	0.00

	6B
	Drainage
	94.50
	120.00
	11,340.00

	6C
	External Services
	0.00
	

120.00
	0.00

	6D
	Minor Building Works
	0.00
	

120.00
	0.00

	6E
	Demolition and Work Outside the Site
	0.00
	

120.00
	0.00

	7
	Preliminaries
	0.00
	

120.00
	0.00

	8
	Contingencies
	0.00
	

120.00
	0.00

	9
	Design Fees
	0.00
	

120.00
	0.00

	
	
	
	Total = 
	£112,320.00



As a result, using the average cost of the two projects, rebased to Swansea in 2018, the total estimate the proposed building is £112,320.00. This can now be used by the client as a budget value for the building works for the 3 bedroom semi-detached house. 
1.04 Labour Cost
As part of the estimating works, the client requires an estimation for the labour cost for 4 craftsmen to carry out 50 weeks of work, taking into account overheads and any assumptions. 
As part of this estimate, I have made the following assumptions:
· All 4 craftsmen are S/NVQ level 3 or above, aged 22 or above and work 39 hours a week (8.00am – 4.30pm Monday to Thursday and 8.00am – 3.30pm on Friday, with a 30 minute un-paid lunch break every day)
· The craftsmen work no overtime and do not require travel and lodge allowances
· The craftsmen work on site after 7th April 2019 (as the pension allowance increases to 3% after 6th April 2019) (FMB,2018)
· No retirement, death, tool or CITB allowances have been made in the estimate
· 2% allowance on total hours worked for inclement weather (FMB,2018)

	LABOUR RATES

	Description
	Calculation
	Total

	Total Hours
	39 hrs x 50 wks
	1,950 hours

	Inclement Weather (2%)
	1,950 + 2% 
	1,989 hours

	Basic Rate
	£12.45/hr x 1,989
	£24,763.05

	Employers Liability (NI) (13.8%)
	£24,763.05 + 13.8%
	£28,180.35

	Pension (3%)
	£28,180.35 + 3%
	£29,025.76

	4 Craftsmen Total
	£29,025.76 x 4
	£116.103.05

	Holiday Cover (1 day)
	£18/hr x 8 hrs
	£144.00

	Holiday Cover (22 days)
	£144.00 x 22 days
	£3,168.00

	Holiday Cover (4 Craftsmen, 22 days each)
	£3,168 x 4 craftsmen
	£12,672.00



The above table shows that the labour cost for 4 craftsmen for 50 weeks work equates to £116,103.05 including employer liability (National Insurance contribution), inclement weather and their pension allowances. But the 4 craftsmen will be eligible to 22 days holiday each, which will need to be paid for, plus labour cover would need to be required. Assuming an agency charges £18.00/hour to supply another craftsmen, this will cost the employer an additional £12,672.00. Therefore, the total cost to the employer will be £128,775.05.
1.05 Sources of Cost Data
In order to prepare an estimate, there are many different sources of cost data and information. In my estimate, data collated from BCIS was mainly used as my estimate was based on the floor area of the property. But estimates can be done using information from different sources such as priced bill of quantities from previous projects and quotations from sub-contractors and suppliers. If this is done, the estimator will need to consider the size and type of the project, the current market condition and the contract condition of the project as these may be different to the previous project. (RICS,2018)
[bookmark: _GoBack]Also, priced cost analysis and cost models can be used. These are prepared within an organisation or company, where previous rates and quotations are tabulated against the actual costs occurred during different previous projects to see if the previous rate used was sufficient or not. If the table shows that the rate was not sufficient, and the organisation lost money when they last used it, the rate is increased.
Whilst using different sources of data there are many points to bear in mind if the estimator/quantity surveyor is unexperienced. For example, many pricing books commonly used by quantity surveyor’s, such as SPONS, use rates from projects that are located in London. This rate will not be ideal if the quantity surveyor is producing an estimate for a project which is going to be based in Swansea. As the labour, plant and material rates will be lower in Swansea. Another note the estimator will need to be wary of is using a pricing document/book from previous years. This is because if the document/book is old then the rate may be unrealistic for the current year, in the current market. (NS,PA,SM 2002). 
1.06 Conclusion 
In conclusion, using BCIS, I estimate that the building costs for the proposed building will be £112,320.00. This estimate can now be used by the client, CALA Homes, to take into consideration for their proposed semi-detached house in Townhill, Swansea.
As mentioned in my report, BCIS is frequently used as a data source due to it having a wide range of data from various locations and dates. This is a benefit as it can re-base a projects costs that was completed in London in 2015, to a proposed project in Swansea in 2019. 
Finally, I estimate that the cost to hire 4 craftsmen for 50 weeks would be £128,775.05. This is using the BATJIC standard hourly rate of £12.45 for a 39 hour working week. The employer would also need to take into account the cost of paying the employee’s nation insurance, pension and additional time accounted for inclement weather, where the employer will pay the craftsmen for time that the craftsmen is unable to work due to snow/rain etc. Also, the employer would be responsible for paying the craftsmen holiday pay, but replacing the operative for the time that they are away. 
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