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E C O N O M I C S
analysis / facts / forecast

COST MODEL CITY OF LONDON OFFICES 
With uncertain prospects for finance, recovery in office development is likely to remain cautious.
Refurbishment and reuse will remain alternatives but the low-carbon agenda will transform both these
and new build, say Iain Parker and Graham Jones of Davis Langdon, an Aecom company

01 / INTRODUCTION

The offices market was one of the
sectors worst hit by the 2008/09
credit crunch, impacted by scarcity of
finance and investor risk aversion, as
well as job losses in banking, financial
and business services sectors. The
office investment and occupier market
saw a sharp downturn and the flow of
office construction dwindled. 

However, in 2010, as the country
began to emerge from recession,
commercial property led the way, with a
weak sterling attracting overseas
investors looking primarily to spread the
risk within their investment portfolio
through trophy City investments.

Prime rents have been rising since
the beginning of 2010, with city prime
rents sitting at £55/ft2, an increase of
26% on £43.50 at the end of 2009.
This indicates a return of confidence
among financial occupiers, according
to DTZ, with city prime rents to rise to
£67.50/ft2 by the end of 2014.

With office completions in 2011
expected to be at their lowest level for
at least 20 years, a supply squeeze in
new office space is clearly a prospect. 

The increase in demand and a return
in confidence should herald a restart
of many stalled projects, a number of
which were revived in 2010, including

tower schemes in the City such as
British Land’s Leadenhall development.

A key issue that will either drive or
restrict office development will be the
availability of finance. Speculative
development finance is unlikely to be
available in the short term as banks
remain risk-averse. 

The number of banks providing
development finance has shrunk
dramatically since 2008, and although
there are many that say they do
provide funding, in reality most do not. 

The recovery in office development
in the UK is, therefore, likely to remain
cautious, with owners looking at 
re-use and refurbishment as a viable
alternative to new build. Nevertheless,
the recovery in offices new build is
expected to pick up gradually this
year, led by projects in London, with
growth expected to accelerate from
2012, once work starts on large
projects brought back on line.

Times remain uncertain, but exciting, for the
City of London office development market.
With the dust beginning to settle following
the global credit crunch, the fortunes of the
sector are as inextricably linked to the future
success of the city.

The gradual return to health of financial
and professional services, and an anticipated
rise in levels of employment, will inevitably
lead the call for high-quality office space and,
in turn, directly affect the pipeline of
development over the coming cycle.

Furthermore, according to research by
CBRE, a return of the investment market
driven by the current lack of supply will see
rental income, not capital growth, become the

key performance driver in the central London
office market in 2011. This is set to be driven
further by the expiry of major leases over the
next few years, with Aon and Schroders in the
market this year for 200,000ft2 and 250,000ft2

respectively. Nabarros will be looking for
150,000ft2 in 2014, with Pricewaterhouse
Coopers’ lease on 350,000ft2 of space at
1 Embankment expiring in 2015.

As corporate investors compete for prime
commercial real estate in a diminishing
supply pool, there is cause for optimism as
many of the blue-chip developer-led schemes
that became the first and highest profile
casualties of the credit crunch, are dusted
down and brought to market.

In terms of the supply side response, the
availability and affordability of development
funding will frame the ability of the central
London office sector’s ability to respond.

Juxtaposed against the current funding
climate is the government’s low carbon
construction programme, with its call for an
integrated supply chain and improved
efficiency through the adoption of Building
Information Modelling (BIM). With the
government’s aim of reducing carbon
emissions by 80% by 2050 now committed to
statute, the programme could, in the words of
chief construction adviser, Paul Morrell, “be
read as a business plan for construction,
bringing opportunities for growth”.

02 / MARKET SECTOR REPORT

When set against the current financial
climate and its associated strictures in
lending, it is worth considering how the 
post-tax cost of commercial buildings can 
be reduced significantly when proper
consideration is made of the various fiscal
incentives available to an owner.

With increasing HM Revenue & Customs
scrutiny the process has to be started early,
and with as much as 40% of the construction
cost of a commercial office to category A
available as a capital allowance, the stakes
are high.

Enhanced capital allowances
Enhanced capital allowances (ECAs) are one
of the key incentives offered to promote
sustainable buildings. ECAs can offer a
number of significant tax savings on new
developments, but only if they are considered
early. Opportunities to claim this 100% tax
relief can be found throughout the M&E
services within a building. Take lighting as an
example: full tax relief can be claimed on the
cost of appropriately certified fittings, which
can be a significant number on a City tower.

Part L of the Building Regulations is one
area where ECAs tend not to be considered in
city developments. Often photovoltaic cells or
wind turbines are specified to get to the
required level of on-site renewable
generation. However, neither qualifies for
ECAs. ECAs can be claimed on other
technologies such as biomass, combined heat

and power and ground source heat pumps,
which are often overlooked for these schemes.

Refurbishments and fit-outs offer even
higher returns of allowances – as much as
80% of construction cost. In the case of
refurbishment relief, expenditure on repairs
and maintenance could be available in full.

To claim the full potential of capital
allowances and other reliefs such as land
remediation relief, early professional advice
should be sought.

Feed-in tariffs
Juxtaposed to ECAs are the new government
incentives, feed-in tariffs, set to go live from
April 2010, and the Renewable Heat Incentive,
set to be introduced in July 2011.

The feed-in tariffs are designed to
incentivise small-scale renewable energy
generation with capacities up to 5MW,
including technologies such as solar PVs,
wind, hydro and anaerobic digestion. The
tariffs are set by the government with
payment ranging from 9p/kWh generated for
anaerobic digestion up to 41.3p/kWh for PV
installations. Payment is further
supplemented by an “export tariff” of 3p/kWh
for surplus energy exported back to the grid.
The tariffs are applicable over 20 years – 25
years for solar PV – and are index linked
against the RPI. The return is up to 8% a year.
In practice this means the capital costs
should be earned back between two and three
times over the duration of the tariffs.

Renewable Heat Incentive
The Renewable Heat Incentive will encourage
investment in energy installations that utilise
renewable fuels and sources. This includes
biomass boilers, solar thermal, heat pumps
(ground and water source), on-site biogas,
deep geothermal – energy from waste (the
biomass proportion of municipal waste) and
injection of biomethane into the gas grid.

The tariffs pay up to a maximum of
8.5p/kWh for hot water and heat that is 
self-generated and are index linked over 20
years. It is anticipated that participants could
earn enough money through the tariffs to
recover the initial capital outlay within seven
to nine years. The tariffs give building
owners and occupiers the opportunity to
“green up” their operations economically.
These also make it easier to gain benefits
under BREEAM, LEED, CRC and their
associated planning gains.

The UK office market is moving towards a
greener product – with the British Council for
Offices’ guide for 2009 heavily biased
towards sustainable measures – but the key
stumbling block is whether the market will
pay an uplift either in rent or purchase price
for a “greener” building (with a higher
BREEAM/LEED rating and/or DEC grade).

The lesson for the commercial development
community is that building an office with as
high a green rating as possible is a good way
of attracting tenancy and also future-proofing
the built product.

03 / FISCAL INCENTIVES
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07 / CITY LONDON OFFICE, Q1/2011

Price inflation
The next 12 months look set to be a
period of intense competition,
putting further downward pressure
on prices, fighting against another
year of rising material costs.

Spare capacity, even in London, will
remain the dominant force on pricing
dynamics. But with strong cost
pressures coming through, it seems
unlikely that all these costs will
continue to be absorbed. As such, it
is expected that tender prices in
Greater London over the year to Q4 
2011 will rise 1.5-2.5%. The 
second year should see the office
construction market even more
active and some price and margin
recovery should be possible, leading
to an anticipated price rise of 2-4%.

Procurement
Driven by the financial climate and
increasingly stringent funding
criteria, the market has witnessed a
re-emergence of single-stage 
design and build as a challenge to the
previously dominant two-stage
design and build.

Construction management, with or
without a guaranteed maximum price

mechanism, is present but generally
limited to those developers that can
raise funding without a lump sum
price and have the intent and
resource capability to manage the
risks. Benefits include speed,
proactive management of the
process and the opportunity for both
client and designers to work directly
with specialist contractors. 

The cost model
The cost model revisits the 
high-quality city office scheme 
first depicted in 2004. The scheme
is arranged over 13 floors, including
one basement, with a gross internal
floor area of 21,300m2 and a wall to
floor ratio of 0:40.

The scheme is steelframed, with
rates representative of the current
market place. It incorporates a
unitised curtain walling facade with
solid spandrel panels and selective
high performance glass with external
brise soleil for solar control, to
comply with Part L and thermal
comfort criteria. This provides a
balance between transparency and
environmental control. Air treatment
is by four-pipe fan-coil unit.

The cost of category A work to a
net office area of 15,340m2 –
NIA:GIA ratio of 0.72 overall is
typical of current fit-out costs
procured through general
contracting. 

Costs are Q1 2011, based on a
central London location and
construction management
procurement. Site organisation and 
management costs, fee and
contingencies are included in the
costs, but demolitions and site
preparation, external works and
services, fit-out costs beyond
category A, tenant enhancement,
professional fees and VAT
are excluded.

Part L 2010 / BREEAM 2008
The model (below) depicts a typical
condition for Part L 2010 
compliance with a BREEAM rating of
“very good”.

In line with the commentary on Part
L compliance in the section above,
and in respect of internal
shading/solar control, the landlords’
contribution toward category A 
fit-out for internal blinds should be
made and would add an anticipated

+£18/m2 GIA to the base model. 

Renewables
Although not included within the
model, provision for renewables
should be made in the region of 5%,
as an extra-over allowance against
the cost of the shell and core MEP
services installation. Typically, this
would deliver a combination of 
some, but not all, of the following:
solar PV, CCHP, solar hot water and
borehole cooling. 

Full provision of up to 5% would
equate to an additional +£26/m2 GIA
to the base model.

Benchmark range
Dependent upon the overall scheme
efficiency, in terms of design
economics, specification,
construction methodology and
procurement route, benchmark
analysis currently gives a range of
£1,940-£2,370/m2 GIA inclusive of
Category A finish. By comparison,
the cost model depicted here, to
Category A fit-out, sits at 
£2,161 /m2 GIA, excluding provision
for renewables or internal solar
shading, as identified above.

So where are we on the curve? In simple terms, there is no escaping
the demand and supply equation. The austere economic climate and
the generally poor availability of development finance are set to
frame both the ability and the manner in which the city offices sector
may be able to respond to whatever demand there is.

Whether the next wave of development focuses on new build or
comes to reflect a mixed picture of new build and creative re-use and
refurbishment, there can be no doubt that the low carbon agenda will
begin to dictate the product that the sector offers by way of satisfying
that demand.

If not already present, a presumption in favour of sustainable
development will become the norm, with the assimilation of
fundamental industry developments such as BIM set to 
determine how far and quickly the industry can go towards a zero
carbon position.

06 / THE FUTURE

Demolitions/alterations/site clearance Excluded

Substructure 3,048,000 143.10 7.68%
Allowance for de-watering excavations, item @ £250,000
Break out existing slabs, piles, obstructions and allowance for probing/testing,
item @ £500,000
Foundations; bored piles 600-1500 mm diameter with under-ream, 
16m long, ground beams, pile caps 1,940m2 @ £350
Allowance for mini piles and other works to boundary walls, item @ £250,000
Allowance for piling platform and access ramp, item @ £50,000
RC basement slab 300mm thick, including waterproofing, excavation and
disposal 1,940m2 @ £160
RC mat slab 1,200mm thick, including waterproofing, excavation and disposal
200m2 @ £460
Reinforced concrete retaining walls, 300mm; temp supports, 600m2 @ £280
Reinforced concrete ground-floor slab 130mm thick on profiled metal sheet
decking, 1,760m2 @ £65
Allowance for car park ramp, construction joints between new/existing work,
slab, thickenings to stair foundations, lift/escalator pits, drainage channels,
concrete transfer walls, etc, item @ £305,000
Allowance for crane base including base piles, item @ £30,000

Attendance on archaeologists and movement monitoring, item @ £100,000
Allowance for below slab drainage, item @ £275,000
Allowance for all other items and sundries, item @ £175,000

Frame 4,726,000 221.88 11.90%
Structural steel frame, based on 80kg/m2 overall of GIA including fittings,
1,704t @ £1,500
Extra for built up beams, 440t @ £225
Allowance for secondary steelwork, based on extra 5kg/m2, 110t @ £2,050
Extra for concrete encased beams at ground floor, item @ £65,000
Fire protection to steel frame (average rate but generally 90mins intumescent
paint), 1,704t @ £550
Reinforced concrete core walls average 350mm thick, 3,300m2 @ £210
Allowance for other structures (eg, lift motor rooms), item @ £100,000
Allowance for expansion joints and other sundries, item @ £50,000

Upper floors 1,573,000 73.85 3.96%
Lightweight reinforced concrete 130mm thick on profiled steel decking,
17,430m2 @ £80
Allowance for upstands, plinths, bund walls, metal plate walkways, supports,
etc, item @ £178,500

£ £/m2 %

GIFA

£ £/m2 %

GIFA

08 / CENTRAL LONDON OFFICE: SHELL AND CORE WORKS

About half of all carbon emissions emanate
from the built environment. No surprise then that,
with new statutory targets to reduce carbon
emissions in the UK by 80% by 2050, there is
intense scrutiny of the carbon performance of both 
new-built assets and the existing stock. 

So what might this mean for the central London
offices market? Although the definition of zero
carbon remains a little vague, certainly until
“allowable solutions” are better defined, the
government has said that new non-residential
buildings will have to meet this standard by 2019,
with definitive markers laid down along the way –
the first being as soon as 2013. 

And in practice? From October last year, key
changes to Part L (conservation of fuel and power)
of the Building Regulations came into effect, with
its key target to reduce building CO2 emissions by
25% compared with the 2006 target. 

Will this speIl the end of the glass monoliths of
the 2000s, as new fabric energy efficiency
standards come to bear?  

Joint research released in July of last year by
Davis Langdon and Arup, pre-dating the release of
the revised Part L, modelled a range of potential
specification responses and their associated cost
differential. In short it found that across a range of
facade conditions ranging from 35-70% glazed
area, the cost premium for Part L 2010
compliance ranged from about 1-8%; dependant
upon the relative mix of a range of factors from
glass specification, the degree of active facade
strategy deployed and MEP system typology.

A position paper by Davis Langdon and Aecom in
December 2010, revisited the central premise of
the previous research by asking whether highly
(double) glazed facade solutions were still
deliverable under revised Part L regulations,
without compromising on cost, user comfort or the
opportunity to reduce carbon emissions.

Unsurprisingly it urged caution against a blanket
response, with each project’s response to be
treated on its own merits.

Nevertheless, with careful specification and
selection of the correct high-performance glass –
considering “g” (solar gain), “U” (heat loss) and “LT”
(light transmission) values – selective use of
associated internal/external shading solutions and
careful consideration of internal heating/cooling
systems, then in most cases it was still possible to
meet or even better the minimum requirements of
the revised Part L 2010, without any detrimental
effect on commercial viability.

Looking at an issue of growing importance as we
begin to drive down operational impacts – what of
embodied carbon? Some of the big developers are
already setting targets and measuring
performance in this area. Although a standard
method of measurement across the industry is not
available, tools do exist to help designers identify
what options to consider. 

What is certain is that design teams will need to
work harder on the carbon performance of the
building in early design. And with that, explore how
the energy supply will be achieved using the most
cost-effective, lowest carbon method.

A host of new regulations introduced over the
past few years, including Part L, energy
performance certificates (EPCs) and the London
Plan, are all beginning to drive change. It is also
estimated that many proposed developments that
already have planning permission have an
estimated EPC rating of below C. So over the next
few years we may see a disconnect between user
aspirations and the available market product. 

Under recently announced government plans, all
commercial buildings will have to display their
actual energy performance on site within the next
18 months. Such a move would mean that the use
of DECs will be mandatory for all commercial
buildings by October 2012.

The question of energy supply, or specifically
power, to the central London market is also a
primary consideration. As we stand, hopefully on
the cusp of the next phase of development, the
city’s existing primary 11kV supply is at, or near
saturation. Over the next two years a total of three
new circuit routes are being installed to deliver the
required power through the 33kV supply. As a
result, developers will face a proportionate charge
to pay not only for the installation of the
infrastructure, but also for their share of the
necessary power reinforcement.

The incorporation of life cycle costing, and the
growing emphasis on the whole life value of the
asset, will increase the importance of considering
at concept and design stage to how the building
will operate. 

With the introduction of innovations such as
green leases and Building Information Modelling
(BIM), it becomes clear we need to think differently
about the way we scope, design, procure, let and
operate our commercial buildings in the future. 

04 / SECTOR RESPONSE

Much has been made recently of the potential impact that the widespread
adoption of Building Information Modelling (BIM) could have on the
industry and the potential to reduce costs. Endeavour House, a BAA
development, saw an overall 9.8% reduction in project cost though the
adoption of collaborative 3D modelling for spatial co-ordination, clash
detection and the identification of areas of ambiguity.

In respect of the central London office market, the perceived cost of
initial model set-up and development and further along the cycle; the
traditional divide between developer and tenant, bringing with it a myriad
issues surrounding ownership; and transfer of the model probably present
the biggest current obstacles to widescale adoption. 

However, these costs and barriers are expected to reduce if the
government takes the lead from a client perspective and accepts 
the recommendation for a five-year roadmap to adopt BIM in public 
sector projects.

05 / THE CASE FOR BIM
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£ £/m2 %

GIFA

£ £/m2 %

GIFA

Space heating and air treatment 2,123,000 99.67 5.35%
Gas installation, item @ £20,000
Boilers, item @ £80,000
Air handling units, 21,300m2 @ £10
Water cooled chillers, 21,300m2 @ £10
Heat rejection plant, 21,300m2 @ £8
LTHW heating inc pumps and boiler flues (dilution), 21,300m2 @ £18
Air conditioning installation including fans and ductwork, 21,300m2 @ £16
CHW installation including pumps and riser pipework, 21,300m2 @ £17
Condenser water installation inc pumps and riser pipework, 21,300m2 @ £12
Metering LTHW/CHW installations, 21,300m2 @ £4

Ventilation installations 621,000 29.15 1.56%
Toilet extract installation, 21,300m2 @ £6
Smoke extract ventilation, 21,300m2 @ £8
Ventilation to plant room, lift motor rooms, refuse area, etc, item @ £46,000
Car park and basement ventilation, 21,300m2 @ £7
Stair and lobby pressurisation, 21,300m2 @ £6

Electrical installation 1,679,000 78.83 4.23%
HV switchgear and transformer, 21,300m2 @ £8
LV distribution and rising busbars, 21,300m2 @ £25
Power to mechanical plant, 21,300m2 @ £3
Small power installation, 21,300m2 @ £5
Lighting, emergency lighting, 21,300m2 @ £15
Lighting, emergency lighting to car park and basement, 21,300m2 @ £3
Enhanced lighting in lobby and other areas, item @ £51,000
External building lighting, item @ £163,000
Standby power installation, including oil system, item @ £143,000
Earthing and bonding, 21,300m2 @ £3

Lifts and escalators 1,695,000 79.58 4.27%

Passenger lifts, 21-person serving 14 floors, 6nr @ £175,000
Goods lift serving 14 floors, 1 @ £175,000
Vehicle park lift, 1 @ £160,000
Fire fighting lift, 1 @ £160,000
Enhanced lift car finishes, 6 @ £25,000

Protective installations 512,000 24.04 1.29%
Sprinkler installations: tanks, pumps, risers etc, 21,300m2 @ £20
Dry riser installation, 21,300m2 @ £2
Lightning protection, 21,300m2 @ £2

Communication installations 474,000 22.25 1.19%
Fire alarm installations, 21,300m2 @ £15
Containment for BMS, security, data, etc, 21,300m2 @ £2
Landlord security provisions, 21,300m2 @ £4
Disabled alarms, item @ £25,500

Special installations 822,000 38.59 2.07%
Building management system, 21,300m2 @ £20
Leak detection system, 21,300m2 @ £1
Allowance for facade cleaning equipment, item @ £375,000

Builder’s work 405,000 19.01 1.02%
Builder’s work in connection with services installations, including machine
bases, steel framework, firestopping, etc: overall allowance, 21,300m2 @ £19

Preliminaries and contingencies7,108,000 333.71 17.90%
Construction manager’s organisation, staff costs and fee @ 16%, item @
5,217,000
Design reserve and construction contingency @ 5%, item, 1,891,000

TOTAL SHELL & CORE COSTS  39,713,000 1,864.46         100.00%

£ £/m2 %

GIFA

£ £/m2 %

GIFA

Roof 648,000 30.42 1.63%
Lightweight reinforced concrete 200mm thick on profiled steel decking,
1,760m2 @ £150
Proprietary roof finish, paving slabs, insulation and ballast, 1,760m2 @ £150
Allowance for insulation to exposed soffits and acoustic treatment, item @
£60,000
Allowance for upstands/plinths, hatches/ladders, safety hooks and latchways,
item @ £60,000
Stairs 550,000 25.82 1.38%
Steel pan staircases including concrete infills to stair treads, painted mild steel
balustrades and handrails (basement to roof; 13 floors; 53m; 26 flights,) 2 @
£195,000
Ditto, basement to ground: 2 flights, 2 @ £15,000
Feature entrance stairs, item @ £100,000
Allowance for stairs/cat ladders and safety rails to plant rooms, 2nr @
£15,000

External walls 7,480,000 351.17 18.84%
External structurally glazed wall to entrance lobby
Unitised curtain walling system with solid spandrel panels and selective high
performance glass @ £650/m2 with additional allowance of up to £150/m2 for
solar control to achieve compliance with Part L 2010 and thermal comfort
criteria (blended rate)
Aluminium screening to plant enclosures, 450m2 @ £475
Glass entrance canopies; cantilevered from building, 250m2 @ £1,000
Extra for louvres, item @ £50,000
Blockwork walls at roof level, including wind posts, 60m2 @ £100
Allowance for visual mock-ups and performance tests, item @ £250,000

Windows and external doors 255,000 11.97 0.64%
Extra over cladding for single and double doors, including disabled pass doors,
item @ £55,000
Extra over cladding for revolving doors, 2 @ £60,000
Extra over screen enclosures for single and double doors, item @ £15,00
Electrically operated galvanised steel roller shutter to loading bay and car park
ramp, 2 @ £17,500
Metal doors in service areas, item @ £30,000

Internal walls and partitions 1,726,000 81.03 4.35%
Insitu concrete walls in basement, etc, 540m2 @ £155
Fairfaced blockwork walls at basement, ground levels and roof levels, 3,500m2

@ £80
Curved blockwork entrance feature wall, 300m2 @ £180
Drylined core walls, 6,950m2 @ £90
Extra for double thickness drylined core walls, 1,000m2 @ £90
Allowance for other walls/partitions to plant areas, additional walls and
detailing, item @ £160,000
Glazed screen to shopfronts, 70m2 @ £825
Veneer-faced WC cubicles/doors; access panelling, 90 @ £4,150

Internal doors 412,000 19.34 1.04%
Single timber doors, 140 @ £1,650
Double timber doors, 30 @ £2,750
Profilex riser doors, 35 @ £1,225
Other doors: plant rooms; additional access door hatches, item @ £55,000

Wall finishes 1,049,000 49.25 2.64%
Stone cladding to main entrance lobby, 880m2 @ £375
Back-lit glass panelling on steel frame in main entrance lobby, 150m2 @
£1,100

Paint to fair face block walls, 2,150m2 @ £7
Plaster and paint to blockwork/concrete, 3,820m2 @ £15
Skim coat and paint to drylined walls, 1,700m2 @ £8
Stone cladding to toilets, 450m2 @ £300
Granite cladding to lift lobbies, 800m2 @ £325
Lift architraves, item @ £72,500

Floor finishes 810,000 38.03 2.04%
Granite/stone tiles to main entrance lobby and lift lobbies, 1,250m2 @ £325
Stone tiles to toilets including membrane, waterproofing, screed and skirtings,
440m2 @ £350
125 lightweight screed to circulation and core areas to make up levels,
1,280m2 @ £35
Durable sealant/hardener to car park, loading bay and plant rooms, 1,140m2

@ £85
Vinyl flooring to security areas, item @ £7,650
Entrance mats and matwells, item @ £45,000
Allowance for lining to car park and loading bay, item @ £25,000
Allowance for other floor finishes, item @ £30,000

Ceiling finishes 646,000 30.33 1.63%
GRG feature ceiling to main entrance lobby, inc detailing, 870m2 @ £350
Feature drylined ceiling to lift lobbies, 380m2 @ £200
Metal tile suspended ceilings to toilets, 440m2 @ £80
Painted plasterboard on metal framing to corridors, circulation area, etc,
840m2 @ £70
Insulation to car park/loading bay soffits 1,030m2 @ £20
Allowance for access panels, bulkheads/other detailing and paint to some
plant room soffits, other sundry ceiling finishes, item @ £150,000

Fittings / fitting out (excl. loose furniture)
570,000 26.76 1.44%

Allowance for main entrance reception desk and security desks, item @
£100,000
Stone vanity tops in toilets with holes for basins/taps and mirrors behind, 70m
@ £1,850
Toilet fittings including soap dispensers/tanks, roll holders, paper towels, coat
hooks, etc, 90 @ £550
Extra for fittings to disabled toilets, 10 @ £1,500
Allowance for rubbish compactor, item @ £25,000
Allowance for column guards, bollards/crash rails to loading bay/car park, cycle
racks, car park traffic management system, statutory signage and other
fittings, item @ £250,000

Sanitary appliances 160,000 7.51 0.40%
WCs, basins, cleaners sinks, urinals (average rate per point), 300 @ £500
Extra for disabled toilets, 10 @ £1,000

Disposable installations 265,000 12.44 0.67%
Rainwater disposal system, 21,300m2 @ £3
Soil, waste and vent installation, 21,300m2 @ £8
Extra for drainage to retail areas, item @ £10,000
Condensate drainage, 21,300m2 @ £1

Water installations 356,000 16.71 0.90%
Cold water services: incoming, storage, pumps, etc, 21,300m2 @ £9
Hot water heaters and distribution, 21,300m2 @ £2
Water services for vending area, 21,300m2 @ £2
Water supplies to mechanical systems, basement/plant  21,300m2 @ £3
Supply to retail areas, item @ £25,000

Wall finishes 109,000 5.12 1.73%
Emulsion paint finish to office side of core walls, 1,770m2 @ £5
Column casings, including paint, sub-frame, etc 1,180 m2 @ £85

Floor finishes 506,000 23.76 8.01%
Dust sealer to concrete slabs 15,340m2 @ £1
Medium grade fully accessible raised floor, metal faced plycore; 600x600 tile
size, 150 nominal depth; including fire barriers, 15,340m2 @ £37

Ceiling finishes 614,000 28.83 9.72%
Concealed grid metal tray suspended ceiling to office areas; acoustic quilt and
fire breaks 15,340 m2 @ £46

Fittings / fitting out 15,000 0.70 0.24%
Allowance for statutory signage 15,340m2 @ £1

Space heating, air treatment 2,071,000 97.23 32.80%
Four-pipe fan-coil units, 15,340m2 @ £20
Distribution ductwork, grilles, etc, 15,340m2 @ £50
CHW installation; insulation, 15,340m2 @ £30
LTHW installation; insulation, 15,340m2 @ £25
Condensate installation; insulation, 15,340m2 @ £10

Electrical installations 1,227,000 57.61 19.43%

Lighting and emergency lighting installation, 15,340m2 @ £60
Distribution boards, 15,340m2 @ £5
Earthing and bonding, 15,340m2@ £3
Lighting control, 15,340m2 @ £12

Protective installations 307,000 14.41 4.86%
Sprinkler protection to offices, 15,340m2 @ £20

Communication installations 192,000 9.01 3.04%
Fire alarm installation 15,340m2 @ £13

Special installations 307,000 14.41 4.86%
Building management system 15,340m2 @ £20

Builder's work in connection 77,000 3.62 1.22%
Builders’ work in connection with Category A services, 15,340 m2 @ £5

Preliminaries and contingencies 889,000 41.74 14.08%
Construction manager’s preliminaries, staff costs, fee @ 13%, item @
705,000
Contingency and design reserve @ 3%, item @ 181,000

TOTAL CATEGORY A FIT-OUT COSTS 6,314,000 296.43 100.00%
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