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ECONOM ICS

Building Schools for the Future
( B S F ) , l a u n ched in 2004 as a
long-term strategic inve s t m e n t
p r o g r a m m e , has evo l ved into a
1 5 - ye a r, £45bn project to replace
or upgrade all of England’s 3,500
secondary sch o o l s . BSF cannot
come too soon for England, w i t h
six out of seven sch o o l s
being more than 25 years old,
a p p r o a ching the end of their
p hysical life , and increasingly
unsuitable for delivering modern
e d u c at i o n .

BSF has consequently become
the major driver behind
“ t r a n s fo r m ational learning”,
aimed at increasing pupil
engagement and improving the
quality of educat i o n . The bu i l d i n g
programme has bought great
opportunities and challenges to
e d u c ation clients as they seek to
d e l iver space that responds to 
a 21st-century vision of 
p u p i l - c e n t r e d , flexible educat i o n .

The local education authorities
(LEAs) invo l ved in the first wave s
of BSF schools have faced some
of the greatest challenges in
terms of pupil attainment and
their own management resources,
so it is not surprising that BSF
has been slow to get started.
H oweve r, 15 programmes
c overing 150 schools have now
r e a ched financial close – an
i nvestment of £2.5bn.

About 72 LEAs are engaged in
BSF and an annual spend of £2bn
should be ach i eved by 2009,
d e l ivering 200 new schools a ye a r
t h e r e a f t e r. Potential changes to
the initiat ive , w h i ch are under
c o n s u l t at i o n , could result in early

i nvestment being offered to the
76 LEAs that have not yet been
i nvited onto the programme.

The changes being proposed
will enable LEAs with strong
plans in place for four or five
s chools to bid for support –
p o t e n t i a l ly securing funding in
a dvance of their original position.
This reform will help to stop
LEAs in earlier waves with plans
t h at are not sufficiently
d eveloped blocking others. C r i t i c s
h ave suggested that although the
proposals will accelerate the
programme for many LEAs, t h e
smaller scale of deve l o p m e n t
required to trigger inve s t m e n t
could result in some sch o o l s
missing out altogether.

I r r e s p e c t ive of proposed
r e fo r m s , BSF will mean a huge
i nvestment in high-quality
buildings and will be an agent of
change and educat i o n a l
e x c e l l e n c e . H oweve r, fe e d b a ck
cycles on the scheme are ve r y
l o n g , with reliable impact dat a
measured by exam grades taking
10 years or more to obtain.

A series of research projects
aimed at identifying the links
b e t ween design quality and
e d u c ational ach i evement have
p r ovided some evidence of a
p o s i t ive relat i o n s h i p. Areas of
g r e atest contribution by
buildings tend to be related to
n ew accommodation to support
the curriculum, s u ch as science
l a b o r at o r i e s , or a wider range of
facilities for community usage
r ather than the harder- t o -
measure aspects of quality of
e nv i r o n m e n t .

Evidence of improve d
e d u c ational ach i evement at city
academies has also prov i d e d
assurance that the inve s t m e n t
will generate positive educat i o n a l
o u t c o m e s .

A key finding of most research
into the results of recent sch o o l
i nvestment is the need fo r
e x t e n s ive consultation to get the
e d u c ational model and design
r i g h t . E a r ly academies and BSF
s chools enjoyed generous design
programmes and there is concern

t h at the time available to deve l o p
a p p r o p r i ate solutions as part of
the competitive - d i a l o g u e
procurement route may not be
s u f f i c i e n t . S t a k e h o l d e r
engagement is particularly
challenging as its role is not
s i m p ly to buy-in to the proposed
design solution, but also secure
wider community engagement,
raising expectations and
a s p i r ations regarding the quality
of education that can be delive r e d
in the locality.

I t ’s a critical time fo r B S F. With the pro g ra m m e ’s first schools just open and large-scale building starting,
local authorities will begin to find out if the ef fort has been wo r t hwhile. Simon Rawlinson and D av i d
Lo n g of D avis Langdon rev i ew the issues of design and delive r y

Cost model S c h o o l s

0 1 I n t ro d u c t i o n

M a r ks Barfield’s £7m Michael T i p p e t t
school was the first BSF scheme to be
completed in London and caters to
special needs students
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UK education bodies fa c e
significant challenges related to
raising levels of attainment and
attendance and narrowing the
range of ach i evement between the
most and least able students.
D e l ivery also has to deal with two
h u g e ly challenging legacies – the
neglect of the fabric of sch o o l s ,
and the stagnation of the
e d u c ation process, w h i ch has
changed little since the fifties.

The major changes introduced
by the BSF programme include:
n A focus on the ove r a l l
e d u c ational needs of areas rat h e r
than individual schools 
n A requirement for an
e d u c ational development strat e gy
to accompany inve s t m e n t
n P r ovision of budgets that ,
although not generous, a r e
sufficient to make a difference to

an area’s schools prov i s i o n
through a combination of new
build and refurbishment
n Establishment of cost and
quality benchmarks for a
programme of schools based on
exemplar designs, d eveloped as
part of a selection process
n The development of long-term
service delivery relationships fo r
the provision of fa c i l i t i e s
m a n a g e m e n t , ICT provision and
so on across a range of projects.

Other school inve s t m e n t
s ch e m e s , s u ch as the academies
programme or the New Deal fo r
S ch o o l s , h ave generally been
focused on individual projects, s o
h ave lacked the overall vision fo r
BSF promises to delive r.

BSF also sets out to address a
wider social agenda, dealing with
issues such as:

n Inclusion – incorporating easy
access to fa c i l i t i e s , p r ovisions fo r
special educational needs into
mainstream education and the
sharing of specialist resources
s u ch as performing arts or sports
facilities between schools 
n C o m munity use – including the
c o - l o c ation of shared fa c i l i t i e s
s u ch as libraries on sch o o l
c a m p u s e s , together with a design
and layout that enable it to
o p e r ate over extended hours
n L i felong learning – ranging
from the support of adult
e d u c ation programmes to the
p r ovision of joined-up sch o o l i n g
from preschool through to sixth
form on a single campus.

Under the proposed ch a n g e s
undergoing consultat i o n , s ch e m e s
will be prioritised if they fe at u r e
the expansion of commu n i t y
r e s o u r c e s , p r ovide facilities fo r
younger people, or form part of a
major regeneration programme.
C o l l e c t ive ly, these priorities tend
to encourage a trend towa r d s
l a r g e , n ew - build deve l o p m e n t .

Although the challenges extend
b eyond the building fa b r i c , t h e r e
is plenty of anecdotal ev i d e n c e
t h at older school bu i l d i n g s
constrain teaching and learning.
BSF aims to rebuild 50% of
s ch o o l s , with the remainder
undergoing refurbishment.

Attention on BSF has so fa r
been on the new - bu i l d
p r o g r a m m e , but mu ch of the
challenge will be concerned with
the transfo r m ation of educat i o n a l
d e l ivery within older bu i l d i n g s .
This is an area where more
support is needed for clients and
designers so they can make best
use of the opportunities
presented by refurbishment.

Another big difference betwe e n
BSF and previous programmes is
the nature of private sector
i nvo l ve m e n t . The local educat i o n
a u t h o r i t y, PPP body Pa r t n e r s h i p s
for Schools and a private sector
p r ovider establish a joint ve n t u r e
to deve l o p, run and maintain a
p o r t folio of schools by means of a
local education partnership (LEP).
I n d ividual agreements to delive r

s chools may be based on a PFI or
d e s i g n - a n d - build arrangement,
depending on the specific needs.

An aspect of BSF that has
g r a bbed many headlines has been
the competitive nature of the
design process in the early stages
of LEP selection. In accordance
with EU legislat i o n , c o n s o r t i u m s
seeking to form the joint ve n t u r e
LEP are selected through a
c o m p e t i t ive dialogue that
i nvo l ves aspects of design, c a p i t a l
and running costs, together with
interpreting the client’s vision.

The early development stages,
from identification of the client’s
s t r at e gy to completion of design
work in advance of procurement,
t y p i c a l ly takes a ye a r. H oweve r,
designers employed by delive r y
teams have to work within a tight
timeframe of three months to
complete their design as part of
the initial phase of procurement
to secure preferred bidder stat u s .

Getting the benchmark sch e m e s
right and selecting the right
d e l ivery team will be critical, a s
the initial client and user
b r i e f i n g s , establishment of design
solutions and agreement of
quality levels will great ly
influence the schools delive r e d .

M a ny of these schemes are
based on exemplar solutions
d eveloped as part of either
S chools for the Future or the
recent academy bu i l d i n g
p r o g r a m m e . Although some of
these exemplars have been we l l
r e c e ive d , design rev i ew bodies
s u ch as Cabe have been highly
critical of many recently
completed and proposed sch o o l
d e s i g n s , raising  concerns that
overall design and perfo r m a n c e
e x p e c t ations have not been set
high enough.

C a b e ’s high-profile promotion of
the role of project enablers and
design rev i ew is evidence of the
importance of the design agenda
to the success of the capital
i nvestment programme, w h i ch
needs to be backed up by an
a p p r o p r i ate weighting for 
design in the overall assessment
of BSF bids.

0 2 O ve r v i ew of the Building Schools fo r the Future pro g ra m m e

A double-space social hub lies stra i g h t
opposite the main entrance of the Michael
Tippett school
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One of the most important aspects of the BSF
programme is its objective of delive r i n g
“ t r a n s fo r m ational learning”, addressing the
m i s m at ch between long-standing teach i n g
practice and the expectations of 21st-century
p u p i l s . The nature of the transfo r m ation is
subject to extensive debat e . Its key fe at u r e s ,
as described by commentat o r s , i n c l u d e :
n D evelopment of educational programmes
suitable for a wide range of abilities, h e l p i n g
to increase the take-up of 16-19 education 
n Personalised learning to equip students fo r
p r o d u c t ive roles in a knowledge economy
n D e l ivery of personalised and project-based
learning in a variety of settings – such as
c o nventional classroom teach i n g , lectures and
small group working – as LEAs adopt
d i f ferent approaches to educational delivery 
n Responding to the opportunities and
challenges presented by ICT – for instance,
multiple sources of know l e d g e , c o l l a b o r at ive
working and access to web fo r u m s
n D e l ivery of learning programmes in

multiple locations including sch o o l s ,
f u r t h e r- e d u c ation colleges and wo r k p l a c e s
n D eveloping teaching methods that relate to
the working methods of pupils, who are
s t r o n g ly influenced by mu l t i - channel media,
gaming and social netwo r k s .

These requirements present significant
challenges for designers and constructors of
n ew sch o o l s , as the traditional unit of sch o o l
d e s i g n , the classroom, is decreasing in
s u i t a b i l i t y. Other spaces required to support
evolving teaching methods include group-
working areas, dispersed ICT facilities and
larger communal spaces. These all need to be
arranged in ways that enable teach e r- p u p i l
contact and control to be maintained, w h i l e
p r oviding access to a wider range of fa c i l i t i e s
and learning settings.

In order for floor area targets to be met,
c i r c u l ation space has to be used more
c r e at ive ly to provide wo r k s p a c e , and this is
resulting in some innovat ive approaches to
space planning and organisat i o n . Va r i e d

spaces create new design and construction
challenges with respect to circulation and
a c c e s s , ve n t i l ation and acoustic control.

ICT is a major element of the BSF
p r o g r a m m e , with a target investment of
£1,675 per pupil on equipment and
i n f r a s t r u c t u r e . There is huge expectation that
this investment will deliver a step change –
p a r t i c u l a r ly with the rapid development of
Web 2.0-based tech n o l o g i e s . P r ovision of a
high-grade teaching infrastructure using
t e ch n o l o gy such as whiteboards and wireless
n e t works dominates the agenda, with the
attendant need for designers to consider
e nvironmental issues such as glare, c o o l i n g
l o a d s , acoustic control and wo r k s t at i o n
e r g o n o m i c s . The full impact of ICT will only
emerge over time, as methods of teach i n g
d e l ivery adapt to the potential of new
s o f t wa r e . ICT provider agreements typically
a l l ow for hardware and software refreshment
at intervals of five to six years to fa c i l i t at e
this evo l u t i o n .

0 4 H ow building design can help delive r t ra n sformational learning 

The main innovations of BSF
r e l ate to the scale of planned
i nvestment and the joined-up
n ature of the capital programme
r ather than to the absolute leve l
of spending on indiv i d u a l
p r o j e c t s . Other than IT
i nve s t m e n t , a l l o c ations are not
s i g n i f i c a n t ly different from
p r evious schools programmes,
and do not mat ch the levels seen
on some academies.

The gap between the aspirat i o n
of some clients and the central
funding available from BSF will
in some cases be bridged by the
client itself, resourced by the
disposal of assets or diversion of
capital spending from other
p r o g r a m m e s . Other clients have
chosen to work within the BSF
capital allocat i o n , p e r h a p s
accepting compromises in the
d e l ivery of their vision.Th e
va r i ation in the degree to which
additional funding is made
available will inev i t a b ly influence
the aspirations and outcomes of
p r o g r a m m e s .

Other issues of affo r d a b i l i t y
concern the sustainability
aspects of school design. All BSF
s chools have been mandated to

a ch i eve the BREEAM “ very good”
standard and have been granted
the equivalent of an additional
budget of £50/m2 g i fa to fund this
– which equates to a hefty
£500,000 for a 1,250-pupil sch o o l .

S chools are responsible fo r
about 15% of carbon emissions
from public sector bu i l d i n g s , s o
the BSF programme provides an
opportunity for government to
further the public sector’s
c o n t r i bution to sustainability,
and environmental standards will
no doubt be raised over time.

H oweve r, the sustainability
agenda must be viewed in the
context of the importance of
e nvironmental management in
supporting the educat i o n a l
e f fe c t iveness of sch o o l s , w h i ch
can require some expensive
c o m p r o m i s e s .

Other aspects of additional
spending driven by the
sustainability agenda include
specific requirements by local
authorities to mandate higher
BREEAM rat i n g s , together with
requirements for minimu m
onsite renewable energy
c o n t r i butions in line with the
Merton rule.

0 3 Af fo rdability issues
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Scott Brownrigg and Ad j aye As s o c i a t e s
p roposed this design fo r the £25m
E l m g reen school in the London borough 
of La m b e t h
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Designing schools is a challenge – partly
because of the limited skills base available to
consultants fo l l owing years of slim pick i n g s
in the sector, but mostly because of the big
changes in thinking about how teach i n g
should be delivered and schools organised. A s
with all public sector initiat ive s , there is the
challenge of balancing design quality with
a f fo r d a b i l i t y, w h i ch with BSF has an added
dimension related to meeting the client’s
a s p i r ations for step change in educat i o n a l
d e l ive r y.

Besides addressing positive aspects of
l e a r n i n g , s chool design also has to consider
the elimination of demotivating aspects
of pupils’ experience of educat i o n , s u ch as
poor personal security, c at e r i n g , toilets and
so on.

Recent rev i ews of school design, by bodies
s u ch as Cabe, h ave in some cases been critical

of recent projects. C a b e ’s 2006 design rev i ew
assessed 50% of new schools in the sample as
h aving mediocre or poor design, c o n c l u d i n g
in particular that transfo r m ational and
i n s p i r ational aspects of design – build quality
and sense of place, for example – were dealt
with less successfully than aspects of sch o o l
function such as space allocat i o n .

Particular weaknesses were identified in
areas of design, i n c l u d i n g :
n S t r ategic space planning, including the
progression from primary to secondary
s p a c e s
n Accessibility of large ancillary spaces such
as halls
n Arrangements of clusters of classrooms and
social space.

One of the conclusions of the assessment is
t h at aspects of design that have clear,
r e g u l ated targets are managed more

e f fe c t ive ly than more ambiguous aspects of
p e r formance such as clarity of circulation or
legibility of entrances.

Cabe identified particular areas where
i m p r ovements should be prioritised,
i n c l u d i n g :
n Support to transfo r m ational learning –
room sizing and orientat i o n , together with
p r ovision of workspace settings for IT
n S u s t a i n a b i l i t y, including easy-to-use
controls and greater use of natural lighting
and ve n t i l ation 
n Higher build quality, including the use of
durable and easily maintained systems and
m at e r i a l s .

For BSF delivery teams, C a b e ’s assessment
has particularly important implications fo r
maintaining a focus on the quality of the
learning environment and maximising its
potential for transfo r m ational impact. Th e s e

0 5 Key design issues fo r clients and prov i d e rs

issues underline the importance of the
design assessment weighting as part of a
BSF bid eva l u at i o n .

C a b e ’s design assessment has also come up
with useful pointers on the factors that
c o n t r i bute to successful school design –
w h i ch will help clients, end users and
designers to prioritise their efforts and
r e s o u r c e s . These generic areas of fo c u s ,
identified by designers and users, point to
the wide range of opportunity to make a
d i f ference to both pupil and teach e r
e x p e r i e n c e :
n Sense of place – schools that are

welcoming and inspirat i o n a l , but not so
large that their scale intimidates pupils
n Ease of movement – wide corridors with
good sightlines, and layouts that promote the
o p t i mum use of social and circulation space,
avoiding congestion, and that fa c i l i t ate staff
s u p e r v i s i o n , e l i m i n ating blind spots
n Functional spaces – a combination of the
n u m b e r, size and variety of teaching and
ancillary spaces, with functionality such as
a d e q u ate storage and access to ICT also
being important in providing optimu m
support to changing methods of teach i n g
n Balance of spaces – a mix of teaching and

social space, inside and outside the main
bu i l d i n g , so that pupils have an enjoya b l e
experience at school that is not constrained
by the building or facilities: adequate dining
and external play areas are good examples of
where compromises are often made to the
detriment of the success of the sch o o l
n Flexibility – facilities and spaces that are
big enough to be used for more than one
p u r p o s e , together with the fittings and
equipment necessary to support a mixed-use
a p p r o a ch
n C o m fort – quality of finishes and detailing,
p r ovision for storage and use of colour 

Designs fo r the £28m St o c k well Pa r k
school by Sheppard Ro b s o n
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n Sustainability – robust and long-life
c o n s t r u c t i o n , with low - e n e r gy operat i o n
fe aturing simple environmental controls.

In addition to this long list, designers mu s t
also consider accessibility and security,
flexibility (such as the ability to
adapt or extend buildings) and the
i m p l i c ations of designing for wider
c o m munity use.

In delivering a well-balanced response to
these requirements, designers and
contractors must work at two distinct and
often contradictory scales – first getting a
primary organisation plan right to delive r
the required accommodation and knit the
s chool together, then working in great detail
to solve highly complex and mu l t i -
dimensional challenges such as room
acoustics and the design and location of
t o i l e t s .

In order to assist with issues of detail,
standard design solutions for common

components such as partitions, floor finishes
and WC design have been produced, e n a b l i n g
design teams to focus on the site-specific
and organisational aspects unique to each
s chool project.

Issues of environmental design can be
c o m p l i c ated and contradictory, p a r t i c u l a r ly
as designers seek to provide a range of wo r k
settings while addressing issues of
sustainability and comfort leve l s . P r o b l e m
areas typically include:
n Acoustic quality – teaching relies on
successful commu n i c at i o n , w h i ch has
become harder as more group-wo r k i n g
methods and ICT-based working is adopted.
Getting the acoustics right in larger
a s s e m b ly spaces, often specified with
durable finishes, is one ch a l l e n g e . Another is
the ach i evement of exacting acoustics
standards in teaching spaces requiring
e x t e n s ive acoustic isolat i o n , w h i ch can in
turn limit the extent to which nat u r a l

ve n t i l ation techniques can be adopted
n D aylighting – lighting is a major 
e n e r gy user in sch o o l s , so maximising the
use of daylighting is an important
sustainability strat e gy. G r e ater use of IT
increases the need for controlling glare,
requiring alternat ive design options ranging
from highly glazed facades with solar
shading to greater use of high-level 
lighting through clerestory windows and
r o o f l i g h t s .
n L evels of ve n t i l ation – carbon-dioxide
c o n c e n t r ations are known to have a
significant effect on pupil perfo r m a n c e , s o
ve n t i l ation strategies aim to deliver enough
air changes to maintain acceptable
conditions without suffering consequential
h e at loss or excessive fan loads.
N atural ve n t i l ation strategies are prefe r r e d ,
but are more difficult to implement in larger
rooms and in teaching spaces that abu t
primary circulation routes.

A n o t h e r design fo r the Elmgreen School, on which the contra c t o r is A l f red McAlpine
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The cost model is based on a generic
1,250-pupil secondary school of 11,000m2

g i fa , built to a typical BSF specificat i o n . Th e
s cheme is based on a typical layout in a
greenfield locat i o n , so there are no abnormal
costs associated with either mech a n i c a l
ve n t i l ation or acoustic requirements.
Te a ching accommodation is arranged ove r
three storey s , accessed from a mu l t i p u r p o s e
c i r c u l ation space. Emphasis is on a spat i a l ly
efficient layout with most teaching space
arranged as classrooms.

Pricing is current in the first quarter of
2 0 0 8 , based on a South-east locat i o n . P r i c e
l evels have been set to mat ch the economies

of scale ach i eved through procuring mu l t i p l e
buildings as part of an extended BSF
f r a m ewo r k , in terms of volume discounts,
g r e ater opportunity for standardisat i o n , a n d
the sharing of some aspects of management
resource across projects. Costs exclude site
p r e p a r at i o n , loose fit-out, external works and
s e r v i c e s , abnormal project fe at u r e s ,
p r o fessional fees and VAT.

Adjustments to costs should be made fo r
l o c at i o n , project size, and programme and
procurement route. S chools in city-centre
l o c ations will have substantially higher costs
d r iven by site constraints, building services
s t r ategies and so on.

The fo l l owing numbers should be applied
to the tables below to adjust for regions:

Location fa c t o rs
I n n e r Lo n d o n 1 . 0 9
O u t e r Lo n d o n 1 . 0 3

S o u t h - we s t 0 . 9 6
East Midlands 0 . 9 3
West Midlands 0 . 9 3
East A n g l i a 0 . 9 6
Yo r ks h i re & Humbers i d e 0 . 9 6
N o r t h - we s t 0 . 9 1

N o r t h e r n 0 . 9 9
S c o t l a n d 1 . 0 0
Wa l e s 0 . 9 5

0 6 Cost model
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S u b s t r u c t u re 1 , 2 9 0 , 0 0 0 1 1 7 . 2 7 6 . 8 8

G round-bearing slab; 250mm thick; pad foundations and thicke n i n g ;

e xc avation and disposal: 4,200m2 @ £300
Lift pits: 2nr @ £15,000

F rame and upper f l o o rs 1 , 1 7 5 , 0 0 0 1 0 6 . 8 2 6 . 2 7

C o n c rete frame and upper f l o o rs; 250mm flat slab: 6,800m2 @ £160
St r u c t u ral steelwork; unive rsal beam and unive rsal column sections:
40t @ £1,750

F i re protection to steelwork: 850m2 @ £20

Ro of 1 , 7 0 1 , 6 0 0 1 5 4 . 6 9 9 . 0 8

2 5 0 m m insitu concrete ro of slab and columns: 3,800m2 @ £160
Flat ro of, single-ply membrane including screed, insulation,  trims, upstands, flash-
ings, linings to gutters, paving slabs to 30% of area: 3,800m2 @ £115

G a l vanised steel ro ofing; low pitch; va p o u r b a r r i e r, insulation, secret fixings, plasti-
sol coating, including allowances fo r edges, eaves and gutters: 600m2 @ £135
E x t ra fo r g reen ro of construction; strengthening to ro of slab; sedum blanket; filter
fleece and drainage layer: 1,000m2 @ £135
G l a zed ro oflights; hollow-section framing, aluminium-framed double-glazed units:
3 0 0 m2 @ £900
E x t ra fo r upstands and fascia cladding: 320m @ £80

E x t ra fo r s offits to ro of overhangs: 200m2 @ £55
M a n s afe system: item @ £32,000
Ro of - l evel drainage installation; symphonic: 3,800m2 @ £15
A l l owance fo r plant platforms, wa l k ways etc: item @ £45,000

St a i rs 1 6 8 , 0 0 0 1 5 . 2 7 0 . 9 0

Main accommodation staircase; projecting steel stair flights; glass balustrades w i t h
stainless steel handrails: 1nr @ £30,000
P recast concrete internal staircases with half-landings; painted steel handrails and
b a l u s t rades; including allowance fo r wall, floor and ceiling finishes (rate per f l i g h t ) :
1 0 n r @ £13,000
Miscellaneous access stairs and cat ladders: item @ £8,000

External walls, w i n d ows and doors 2 , 6 2 7 , 4 0 0 2 3 8 . 8 5 1 4 . 0 1

Re n d e red blockwork and arc h i t e c t u ral blockwork; insulation, lightweight steel fra m-
ing: 1,700m2 @ £265

Cladding; timber ra i n s c reen, insulation, cladding ra i l s : 1 , 6 2 0 m2 @ £400
Curtain walling; stick system with double-glazed w i n d ows and metal-faced spandre l

panels: 670m2 @ £500
E x t ra ove r curtain wall fo r opening lights, maximum 1,500mm wide x 650mm high:
1 3 0 m2 @ £500
Powder-coated aluminium double-glazed ribbon w i n d ows; w i n d ow boards: 1,400m2

@ £400
E x t ra ove r ribbon w i n d ows fo r opening lights, maximum 1,500mm wide x 650mm
high: 280m2 @ £300

S o l a r shading; fixed aluminium louvres: 360m @ £240
A l l owance fo r s offit cladding, insulated metal panels: 400m2 @ £400
G l a zed main entrance doors; automatic doors with pass doors: 2nr @ £25,000
G l a zed general access doors: 2nr @ £15,000
F i re escape doors; steel-faced double doors in powder-coated frames; iro n m o n g e r y :
5 n r @ £2,700

D e l i very doors: item @ £5,000
Aluminium louvres to plant rooms etc: 350m2 @ £400

Internal walls and partitions 7 2 4 , 3 0 0 6 5 . 8 5 3 . 8 6

B l o c k work; ave rage rate fo r thickness 100-190mm: 3,910m2 @ £45
E x t ra fo r t w i n - l e af acoustic wall construction: 2,160m2 @ £10
D r y wall partition; one-hour f i re - resistance; heavy-duty boarding: 5,400m2 @ £55

G l a zed screen partitions: 430m2 @ £350
A l l owance fo r folding partitions: item @ £40,000
Toilet cubicles: 56nr @ £700

Internal doors 4 3 2 , 0 0 0 3 9 . 2 7 2 . 3 0

S o l i d - c o re fire - rated doors and hard wood frames; stainless steel ironmongery (ave r-

age rate per l e af fo r single and double doors): 190nr @ £1,100
D o o rs and hard wood frames; non-fire - rated; stainless steel ironmongery (ave ra g e
rate per l e af fo r single and double doors): 190nr @ £900
E x t ra fo r magnetic catches to double fire doors: 40nr @ £1,300

Wall finishes 3 4 4 , 4 0 0 3 1 . 3 1 1 . 8 4

Emulsion paint: 17,550m2 @ £4

P l a s t e r b o a rd lining and emulsion to wall surfaces generally: 4,540m2 @ £30
C e ramic tiling: 2,200m2 @ £40
A l l owance fo r acoustic treatments: item @ £50,000

0 7 Cost bre a kd own: secondary school
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£ g i fa
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£ g i fa
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F l o o r f i n i s h e s 7 2 4 , 5 0 0 6 5 . 8 6 3 . 8 6

7 0 m m -deep screed: 1,980m2 @ £15
Raised floor: 9,020m2 @ £30

Carpet tile; hard wood skirtings: 7,150m2 @ 25
Stone tiling: 660m2 @ £130
C e ramic tiling: 1,100m2 @ £60
V i nyl flooring, coved skirtings: 1,650m2 @ £40
Epoxy floor paint: 440m2 @ £15
E n t rance matting and matwells: item @ £21,000

Ceiling finishes 4 1 9 , 0 0 0 3 8 . 0 9 2 . 2 4

P l a s t e r b o a rd ceilings on MF framing, emulsion paint finish: 2,610m2 @ £32
M i n e ra l - f i b re concealed-grid ceiling; plasterboard margins and bulkheads; genera l l y :
4 , 1 8 0 m2 @ £40
S e a l e r to exposed concrete soffits: 3,660m2 @ £5
E x t ra fo r acoustic treatments: item @ £150,000

F u r n i t u re and fittings 3 1 9 , 0 0 0 2 9 . 0 0 1 . 7 0

F i x t u res, fittings and equipment (excludes loose FF&E and catering equipment):
1 1 , 0 0 0 m2 @ £29

Sanitary installations 1 1 0 , 0 0 0 1 0 . 0 0 0 . 5 9

WCs, hand basins, urinals, disabled sanitary fittings, cleaners’ sinks, showe r t rays
( e xcludes sinks to kitchens, laboratories, hand driers, drinks fountains): 11,000m2

@ £10

Service equipment 2 3 0 , 0 0 0 2 0 . 9 1 1 . 2 3

Kitchen, servery; complete: item @ £230,000

Disposal installations 1 8 7 , 0 0 0 1 7 . 0 0 1 . 0 0

Waste, soil and vent pipework to sanitary appliances, kitchens, classrooms, chemi-
c a l - resistant waste to laboratories: 11,000m2 @ £12
Ra i nwa t e r installation; syphonic drainage: 11,000m2 @ £5

Hot and cold wa t e r i n s t a l l a t i o n s 4 9 5 , 0 0 0 4 5 . 0 0 2 . 6 4

Mains wa t e r service, treatment, cold-wa t e r s t o rage and distribution, hot-wa t e r s t o r-
age and distribution: 11,000m2 @ £30
Ra i nwa t e r h a r vesting and solar hot wa t e r c o l l e c t o rs: 11,000m2 @ £15

Space heating, air t reatment and
ve n t i l a t i o n 1 , 8 3 7 , 0 0 0 1 6 7 . 0 0 9 . 8 0

G a s - f i red boiler installation: 11,000m2 @ £14

Low - t e m p e ra t u re hot-wa t e r connections to air-handling units, low - t e m p e ra t u re hot-
wa t e r heating installations, ove rd o o r h e a t e r to main entrance, cooling to ICT s e r ve r
rooms, mechanical ventilation to kitchen/dining areas, music, dance and dra m a :
1 1 , 0 0 0 m2 @ £100
Mechanical extract to toilets, changing rooms, ducts to fume cupboards, food tech-
n o l o g y, multi-materials wo r kshops: 11,000m2 @ £18

A l l owance fo r sustainability enhancements, biomass boiler, earth ducts, heat pumps
and energy piles: 11,000m2 @ £35

Electrical installation 1 , 5 1 6 , 0 0 0 1 3 7 . 8 2 8 . 0 9

Mains and sub-mains distribution: 11,000m2 @ £25

Small powe r g e n e rally: 11,000m2 @ £30
Electrical supplies to mechanical plant and equipment generally: item @ £45,000
Lighting generally; selected controls: 11,000m2 @ £70

E m e rgency lighting: 11,000m2 @ £6
External lighting generally: item @ £30,000

Gas installations 9 9 , 0 0 0 9 . 0 0 0 . 5 3

Incoming gas supply and distribution: 11,000m2 @ £9

Lift installations 1 1 0 , 0 0 0 1 0 . 0 0 0 . 5 9

1 0 - p e rson traction lift serving three floors: 2nr @ £55,000

P ro t e c t i ve installations 5 5 , 0 0 0 5 . 0 0 0 . 2 9

Lightning protection: 11,000m2 @ £2
E m e rgency powe r - off to science, food and design technology classro o m s :
1 1 , 0 0 0 m2 @ £2

Earthing and bonding: 11,000m2 @ £1

Communication installations 7 4 0 , 0 0 0 6 7 . 2 7 3 . 9 5

F i re alarm and smoke detection; interface with door-hold system; disabled ref u g e
communications system; induction-loop alarm interfa c e :

1 1 , 0 0 0 m2 @ £15
Security system, intruder alarm, CCT V, public address system: 11,000m2 @ £15
Induction loop: item @ £20,000
Disabled WC alarm system: item @ £5,000
Data network, including containment: 11,000m2 @ £35

Specialist installations 3 3 0 , 0 0 0 3 0 . 0 0 1 . 7 6

Building management system controls: 11,000m2 @ £30

B u i l d e r ’s work in connection 1 4 3 , 0 0 0 1 3 . 0 0 0 . 7 6

1 1 , 0 0 0 m2 @ £13

P reliminaries 2 , 9 7 2 , 8 0 0 2 7 0 . 2 5 1 5 . 8 6

Management costs, site establishment and site supervision; 
c o n t ra c t o r ’s preliminaries, overheads and profit @ 15%:
item @ £2,406,800
Testing and commissioning of building services installations; operation and mainte-
nance manuals: item @ £20,000
A l l owance fo r design re s e r ve @ 3%: item @ £546,000

Total construction cost – building only (m2 rate based on gifa) 
18,750,000 1,704.53 1 0 0

0 7 Cost bre a kd own – secondary school (continued)

Total cost £ / m2 %
£ g i fa

Total cost £ / m2 %
£ g i fa

P reviously …
18 A p r i l Tra c ke r, Building 
I n t e l l i g e n c e
11 A p r i l Specialist cost 

u p d a t e
4 A p r i l Lead times

Coming up …
2 May M a r ket fo re c a s t
9 May Country focus 1 6
M ay Tra c ke r
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