
GUIDANCE NOTES AND COMMON ADJUSTMENTS 


(Antecedent Valuation Date (AVD) 1st April 2015)
Click on Section below for Full details and scales / tables
Section 

1.   Introduction 

2.   Use of the Guide 

3.   Procedure 

4.   Basis of Costings 

5.   Location Factors 

6.   Contract Size Adjustment 

7.   Fees and Charges
8.   Allowance Scales 

9.   Maintenance of the Rating List 

10. Indexation of Known Building Costs 

11. Decapitalisation Rate
1. Introduction

This is the sixth edition of the Valuation Office Agency's Rating Cost Guide (The Guide).

The Guide has been prepared for the Valuation Office Agency (VOA) and Scottish Assessors Association (SAA) to use solely in connection with the 2017 Rating Revaluation.

The Guide must not be used for any other purpose, such as the preparation of asset or insurance valuations. Whilst every effort has been made to ensure the accuracy of the information given in the Guide, the VOA and SAA do not in any way accept liability for loss of any kind resulting from the use made by any person of such information. 

These guidance notes explain the basis on which the information has been compiled and the recommended adjustments and considerations necessary to produce realistic and reliable replacement cost estimates for rating purposes. 

Instructions given in the Rating Manual covering individual classes or policy issues take precedence over the Guide. 

The Agency acknowledges the contribution made by the Scottish Assessors Association in the preparation of the Guide as part of the Harmonisation process of rating principles and practice. 

The agency also acknowledge the assistance of the Royal Institute of Chartered Surveyors (RICS) Building Cost Information Service (BCIS) for allowing publication of the tender price indices and location factor adjustments, which provide the basis of the tables included in this publication. 

Some Items do not have pictures and the expression No Photograph Available has been inserted. When suitable picture are available they will be added to the Guide as appropriate. 

All costs have been produced to form levels of “new” costs for rating purposes at the Antecedent Valuation Date (AVD) of 1st April 2015 and are intended for use in assessing the Estimated Replacement Cost (ERC) of the hereditament at Stage 1 of a contractor's test basis of valuation.

Costs of plant and machinery items are an amalgamation of several manufacturers actual “new” costs suitably adjusted in terms of rating valuation. Costs of buildings / civil items have been built up from a variety of actual build costs and estimating publications.

Costs of beacons have been established from analysis of actual costs of that hereditament or part of it.

Information in respect of cost adjustments and considerations is described more fully in the body of the Guidance Notes and the appendices thereto.

All photographs contained within the 2017 Cost Guide are for identification only and are a     “typical” example of an item within the range under consideration. The photographs have been taken in a working environment and do not represent the only manufacturers of the item. Photographs of buildings are generally “typical” of type whereas pictures of “beacon” buildings are of the actual costed item.
2. Use of the Guide

2.1 Scope 

The Guide provides levels of costs at the Antecedent Valuation Date (AVD) of 1 April 2015 and is intended for use in assessing the Estimated Replacement Cost (ERC) of the hereditament at Stage 1 of the contractor's basis of valuation. 

2.2 General 

The Agency is committed to the adoption of a uniform level of costs and the cost figures given in the Guide should therefore be used wherever possible. 
Valuers may need to search wider than simply on the item they intend to value. For example, some costs for Specialist Class Items do not include external works and these should be costed separately. Costs may require additional adjustment for location and/or size of contract before any addition is made for fees. 

The costs contained in the Guide reflect the standard of specification described in each item. Adapting these costs for specific items should reflect any differences from this standard. 

Where the specification of an item to be costed is the same as that in the Guide, the cost should not be altered without the prior approval of the Head of the Building and Machinery Specialists team (BAMS) Team. In cases where the specification of the item differs from that in the Guide, an appropriate ERC figure can be derived either by extrapolation/interpolation or by adjusting the cost for items of similar construction, which may be found elsewhere in the Guide. 

The BAMS Team can provide further assistance on building and civil items and for plant and machinery (P & M) the Non Domestic Rating P&M specialist in the National Specialists Unit (NSU) Crown and Industrial team should be consulted. 

Where an item is not included in the Guide or is so different that a de novo cost is required, a request for advice should be submitted to the BAMS team (bams.rating @voa.gsi.gov.uk) or the NSU P&M Specialist.

Evidence of actual costs that appear to conflict with the Cost Guide should be accepted only after consultation with the Head of the BAMS team.

2.3 Numbering

Each item has a unique Cost Guide reference number, many of which can be traced back through past Cost Guides. Some items that have been costed and appear in valuation sheets do not have this number, as the specification does not fit exactly the specification used previously.

New additions to the Guide will have new unique numbers. No old number will be used again.

In some cases technological advances mean that some examples are no longer manufactured, for example oil circuit breakers might be replaced with vacuum circuit breakers depending upon the capacity. The principle being followed is that the cost given in the Cost Guide is the cost for the modern equivalent substitute item 

For the 2017 list the number of codes has been rationalised considerably so there are fewer cost guide codes for many items, such as factory, workshop and warehouse buildings where they are now replaced with industrial building codes.

Provision has been made in Non Bulk Server Application (NBS) valuations, which use obsolete codes, to replace them automatically, or where this is not possible the users will see a warning.  This applies to valuations which are linked to the cost guide for 2010 (i.e. Sewage treatment works, National Specialists Unit, Minerals and Plant and Machinery)

It should be remembered that this fixes the Stage 1 costs only. The valuation being undertaken is of what is on the site and all adjustments should be made with this in mind.

3. Procedures

3.1 Estimated Replacement Cost (ERC) 

The ERC of a hereditament should be prepared using the costs contained in the Guide. During this exercise it may be necessary to undertake a number of searches either on: - 

(a) The hereditament as a whole if the property to be valued can be identified as a Specialist Class Item 

Or

(b) The component parts of the item or hereditament, 

First, ascertain whether the property can be costed as a whole or in parts. For example a Community Centre would be costed as a whole using the relevant Specialist Class Item information. {See category listing – Category [Community Centres] / Main Item [Day Care] / Sub item [small]} whereas the various buildings, plant and machinery, and structures comprising a Sewage Treatment Works would be costed in parts using costs for Buildings, Common Elements & Structures, and, Plant & Machinery. {These can be identified separately under the Category Listings}. 

Each cost chosen from the Guide must be considered and adjusted to reflect the differences in specification (e.g. size and / or quality) between the selected item and the item being costed. The resulting cost may require further modification to reflect the actual cost of the item on a particular site and as part of a contract for the whole hereditament.

Such adjustments should be applied in the following sequence: 

a) Location (see section 5 location) 
b) Contract size (see section 6 contract size) 
c) Professional fees & other charges (see section 7 fees and charges) 

Each item should be costed at a unit rate, which reflects location and contract size. However the adjustment for the latter, at the initial valuation stage, cannot be established until all the items, including location factor, have been costed and totalled. When this initial valuation is prepared manually therefore, such adjustments should be made to the total ERC, rather than to each individual rate (see also paragraphs 5.6 & 6.6). 

The relevant Non Bulk Server (NBS) Contractor's Basis Spreadsheet to be used may be either:-

(a) The Generic Contractor's spreadsheet,

(b)  The Plant and Machinery Spreadsheet specifically designed where P & M is found on a hereditament that is valued on a rentals valuation method, 

Or

(c) A spreadsheet specifically designed for the subject being valued e.g. Sewage Treatment Works).

All spreadsheets either, automatically adjust costs for location, fees and contract size and provide the facility to take these adjustments into account when valuing a hereditament, or, have the facility to activate the above automatically.

All items of P&M are subject to adjustment for contract size and fees. However, care must be taken to ensure that the location factor to be applied is not used to adjust items, which are not subject to a location factor adjustment. (See individual item sheets). By using the correct “code” (see spreadsheet) the adjustments for location are automatically added where appropriate.

The 2017 Generic Contractor's Spreadsheet has been developed to ensure that all valuations within the same specialist category (SCAT) code or type are produced in a similar format and that each stage of the valuation is undertaken in the required order. 

Use of the spreadsheet will automatically calculate in the prescribed order, location factors, contract size adjustments and allowances (based on the age of the item under consideration). The “Industrials” spreadsheet will allow the relevant location, fees and contract size adjustments to be made to a valuation on a rental comparison basis but requiring additional     P&M items to be added. 

Recording of the Cost Guide’s unique number for individual items is important when using the spreadsheets. Use of the 2017 Generic Contractor's spreadsheet together with specific codes will prevent errors in location factor additions et cetera, and unify the approach for similar properties within the same SCAT code. 

3.2 Adjusted Replacement Cost 

Stage 2 of the contractor's basis seeks to adjust the costs obtained at Stage 1 (ERC) to reflect any deficiencies in the item. Adjustments should be made to individual costs obtained at Stage 1, as these are likely to vary from item to item.

The Rating Manual guidance on the Contractor’s Basis gives details on how to adjust ERC to ARC including standard scales of allowances.  R2017 Practice Notes will give details of scales to adopt where these are not the standard scales.
Use of the NBS Application & Contract Size Adjustment

Contract size is always determined on total ERC (excluding the land element). The NBS spreadsheet automatically adjusts for these items and should always be used when valuing a hereditament on a rental comparable basis, where five or more items of plant and machinery are to be valued. Discretion is needed if you are dealing with less than five items of P&M as the NBS spreadsheet may still prove more convenient than performing a manual calculation.

Even though you may be valuing the majority of the hereditament on a rentals basis an estimate of the likely ERC for the buildings actually valued under the rentals basis is required to ensure that the fees and contract size adjustments are made correctly. The contract size adjustment should be used where the “buildings” rateable value can be entered in order to calculate an estimated cost figure for the buildings. Essentially, the whole hereditament, including P&M is assumed to be provided under a single building contract, even though you are valuing mostly on a rental basis, and this facility calculates the correct contract size adjustment.

The addition to the ARC for fees will be at the same percentage as that applied to the ERC from which total the percentage level is derived. Where the minimum fee applies this should be reduced in the ratio ARC to ERC.

4. Basis of Costings

4.1 Costs for individual categories have been prepared in accordance with the following: 


(i) The whole hereditament is constructed under a single contract assuming competitive tendering in the open market. 


Note:   Extensions and adaptations often include extra costs and utilise existing facilities, which are not reflected in the figures given. 


(ii) The ERC is required for the whole of the work based on costs/prices prevailing at the AVD 

(iii) A cleared level site is available without the need for abnormal works. 

Note: Where information is required concerning abnormal costs on a particular site the BAMS team should be consulted. 

(iv) All mains services (where required) are available adjacent to the site. 

Note: Where information is required concerning the cost of works outside the site boundary the BAMS team should be consulted. 

(v) At AVD, the estimated tender price index published by the RICS Building Cost Information Service (BCIS) was 260.

 Note: 260 is the VOA adopted figure as at the 1st April 2015 (AVD) (see section 10 ). 

Note: RICS Building Cost Information Service Index (BCIS) is applicable to BUILDINGS only 

(vi)  Where actual costings identified with a “0” entry are not given in the Cost Guide and enquiries in respect of CIVIL items are required contact the BAMS Team.

(vii) Where actual costing’s identified with a “0” entry are not given in the Cost Guide and enquiries in respect of Structural Steelwork is required contact the BAMS Team

 (viii) Where actual costings  identified with a “0” entry are not given in the Cost Guide and enquiries in respect of general Plant and Machinery items are required contact the BAMS team.

(ix) The cost figures and Specialist Class Items have been derived from a variety of locations but analysis has been adjusted to a location factor of 1.00. 

Note: (see section 5 ) for adjustments for location. 

(x) Professional fees, or other charges, are not included in the rates unless otherwise stated. 

Note: (see section 7 ) for fees and other charges 

(xi) Value Added Tax has not been included in any of the costs. 

(xii) The costs of Specialist Class properties reflect the contract size adjustment for that size of hereditament and ALSO show the cost adjusted to a contract in the order of £3 million. 
For other properties the costs reflect rates for a contract of the order of £3 million. 

Note: See (see section 6 ) concerning contract size adjustment. 

(xiii) The cost figures apply to the unit of measurement shown in each case.

 
Note: For most buildings the relevant unit is Gross Internal Area (GIA) as defined in the VOA Code of Measuring Practice (see latest edition). 

4.2 Cost adjustment of P & M Items 


The figures appearing in the ERC columns have been fully adjusted to take account of: - 

(i) Design, manufacture, transportation to site, installation, testing and costs involved with the placement of the item on site. 

(ii) All other costs involved in the installation of specific P & M items are included in the ERC provided and it is unlikely further adjustments will have to be considered. Full details of what is and what is not included for each item are noted in the relevant Cost Guide item.

Costs incurred by the main contractor for installing the P & M item on site i.e. the provision of security, sanitary accommodation and welfare facilities for manufacturers employees, site electricity, temporary water and lighting supply, standing craneage and standing scaffolding for example, [Known as preliminaries or on-costs ], are included in the ERC. 

(iii) Number of items adjustment. 
The costs in the guide do not represent the cost of a single item where it would be expected on an average site containing such items there would be a number of similar items. It is assumed that the item forms part of an “average size specialist industrial complex”. Therefore where it would be normal to find more than one item in such a hereditament the ERC stated has been adjusted to reflect any number, quantity discount. 

In such circumstances the figures are NOT one off figures.

5. Location Factors ( click for location factor table )

5.1 The cost of construction (buildings and civil engineering) is affected by many localised variables, including demand for, and supply of, labour and materials. This indicates that certain areas of the country tend to have different tender levels from others. From research the BAMS team in conjunction with BCIS has identified all relevant factors relating to regional variations that impact on construction costs. 

5.2 The Location table show pricing levels relative to the National Average and the stated factors should be used in all contractors’ valuations. These are provided regionally for all of the identified regions based on the BCIS boundary data for the year 2000 and for London are sub divided into the various boroughs.

5.3 Each item requiring an adjustment for location is separately identified in the Guide. Generally P & M items that are specifically designed and manufactured under a separate contract with specialist suppliers will NOT attract a location factor adjustment (e.g.: - compressors, pumps, boilers). This is because manufactured items of P & M will attract, within reason, the same unit price irrespective of location. 

The 2017 Generic Contractor Spreadsheet automatically adjusts for location factor between P & M and Civil / Building items having reference to the code type of the item being costed. (See relevant spreadsheet)

When using the relevant Contractor's Basis Spreadsheet it will automatically default to the appropriate location factor for the hereditament based on the factor chosen from the drop-down menu. 

5.4 Any adjustments for location must be reflected in all ERC calculations, before the addition of professional fees. 

5.5 Costs in the Guide are based on a UK mean of 1.00. The factors for England, Wales, and Scotland will be found in the guide under Location Factors (see section 5). 

5.6 Each individual rate derived from the Guide, other than for manufactured P & M, should be multiplied by the appropriate location factor to produce the rate applicable to the hereditament being valued before calculating the total ERC or making any contract size adjustment (see section 6)

6. Contract size adjustment  ( click for contract size adjustment scales )

6.1 The size of contract has a direct influence on tender prices and small projects will usually cost more per unit (project) than larger ones. Although economies of scale reduce prices on larger contracts, on very large multi-million pound projects this tends to be offset by the limited number of contractors able to undertake them and this may cause reduced competitiveness and the likelihood of increased administration costs. 

6.2 Over the wide range of contract sizes likely to be encountered, and with contracts taking up to three years to complete, overall costs can vary by up to 10% reflecting economies of scale. This is not a quantity allowance adjustment but an allowance normally available reflecting the prudent management of the total monies involved. The smaller the total monies involved in the contract the less scope there is for savings.

 6.3 Each Specialist Class Item cost in the Guide is adjusted for a notional £3 million contract. The actual cost of the hereditament will also be shown. When a Specialist Class Item is used as a guide to the costing of a different sized hereditament, adjustment may be needed. (In such cases it would be more appropriate to seek advice from the BAMS team).

6.4 Common Elements and Structures in the Cost Guide reflect an overall contract size in the order of £3 million after adjustment for location but before any addition for professional fees (or site value).  The ERC for P & M items should be added to this figure where applicable.

These costs should be used for those classes where the ERC will be built up using unit rates (this also applies where P and M items are additional to a rental comparison basis property). 

6.5 If the built-up cost of a particular hereditament, (Contractor's Basis), or the built-up cost of the additional P & M (buildings rental with P & M additions), totals more or less than £3 million, the appropriate adjustment for contract size should be made using the scale shown (see section 6) to reflect the higher or lower adjustments which would be appropriate having regard to the resultant ERC (an addition of the buildings and P & M but not the land). 

The 2017 Contractor's Basis spreadsheet automatically adjusts the valuation for the contract size adjustment and provides the facility to adjust the contract size where part of the valuation has been made on a rental comparison basis. 

Hereditaments valued by way of a scheme should be costed in accordance with the schemes instructions. Certain specialised building costs have been adjusted to that of a £3m contract. 

6.6 The contract size adjustment should be made using the total ERC, excluding the land element. (I.e. after adjustment for location but before the addition for fees). 

Plant and machinery 

6.7 The TOTAL ERC of all plant and machinery items is required to be added to the TOTAL ERC of the buildings in order to calculate the correct Contract Size Adjustment. Where the buildings are valued on a rentals basis with P & M as an addition, enter in the ADDITIONAL RV FOR CSA box ( bottom right hand side of the spreadsheet ) the RV of the buildings calculated on a rentals basis. 

7. Fees and charges ( click for fee and charges scale )

7.1 The estimated replacement costs in the Guide exclude professional fees and other charges, which are normally payable on overall contracts where building, plant & machinery and civil engineering works are undertaken unless otherwise stated in the individual category items. An overall percentage addition should therefore be made to cover the following: 


Professional fees 
Feasibility Study 
Architect - design/landscape 
CDM coordinator
Quantity surveyor

Consulting engineer - structural/civil 
Mechanical/Electrical engineer

Other charges 
Site investigation 
Planning application 
Building Regulations - prescribed fees 
Professional disbursements 

Some larger contracts are carried out under the control of a project manager, which may increase the total fees payable. 


7.2 Scales of fees recommended by the professional bodies are not mandatory but they frequently form the basis for fee negotiations and fee bidding. The total fees payable are largely dependent on the value, type and complexity of the contract as well as the level of competition. 

7.3 The following percentage additions should be added to the estimated replacement costs (ERC) , excluding the land value, represented by the total sum of all the component parts of the hereditament - including external works - after adjustment for location (see section 5) and contract size (see section 6 ) where appropriate. 

7.4 Since fees will vary, particularly depending on the value, type and complexity of the contract, it is accepted that the following additions for fees may not be appropriate in all cases, but there should be no departure from this approach without the prior approval of the Head of BAMS.

 7.5 When considering evidence of fees and charges, particularly those obtained from Local Authorities and other public bodies, such costs may require an upward adjustment to allow for ‘‘fees’’, which have been incurred and absorbed by the use of "in-house" professional staff. 

7.6 Up to a further 4% should be added to the above scales for hereditaments of a more complex nature i.e. those with a higher mechanical and electrical content and/or requiring more detailed design co-ordination such as: - (click for types of hereditaments that fall within this category) 

7.7 Some large hereditaments (i.e. those with an ERC in excess of £10 million), which are formed of a relatively simple structure of a repetitive nature, may attract professional fees at a lower level. In such cases, after consultation with the BAMS team, the addition for fees and charges may be varied. However, as there may be other criteria to consider besides contract value, the following scale should only be used after careful consideration: - (click for the alternative scale for hereditaments that fall within this category)



8. Stage Two Allowances 
8.1 Allowances should be considered in accordance with the guidance given in the Rating Manual – Volume 4 Section 7, in the Sections dealing with particular classes of hereditament and Volume 4 Section 3 Plant and Machinery.

9. Maintenance of the Rating Lists

9.1 The Guide is the primary means of co-ordinating costs and it should be followed closely for all costs, allowances and instructions when preparing valuations for the 2017 Rating Lists. 

9.2 If appellants wish to query the VO's costs used in the valuation of a hereditament they must provide their own evidence for the VO to consider. 

9.3 Such evidence will need careful adjustment and analysis to identify any conflict with the information in the Guide and it may be appropriate to involve the BAMS Team or for P & M a member of the NSU Crown & Industrial team in negotiations. 

9.4 In instances where differences are referred to a Tribunal hearing, a BAMS Team , or for P & M, a member of the NSU Crown & Industrial team, will be available, if considered appropriate, to provide expert evidence. Requests for such assistance should be submitted to the appropriate team (bams.rating @voa.gsi.gov.uk) or the NSU P&M Specialist.

9.5 The purpose of the Guide is to provide assistance to valuers when preparing cost-based valuations. It is an internal aide memoir based upon advice received from the Agency's costing specialists.

9.6 The Guide provides general levels of cost advice but it would be misleading and incorrect to adopt unit costs straight from the Guide. Such item costs need further adjustment e.g. to reflect the location and contract size of any particular hereditament. 


9.7 It is also incorrect to avoid any stages of a Contractor's Basis valuation by having regard to an end figure analysis of allegedly comparable properties. Each stage (apart from a statutory decapitalisation rate at Stage 4) should reflect site-specific costs, allowances and other adjustments. 

9.8 Adopting the short cut approach could result in misleading or inaccurate figures, even when full details of the comparables are known, particularly if adjustments are required to the end figure, which it is proposed to adopt. 

9.9 The costs and allowances contained in the Guide should remain the basic point of reference.

9.10 Obtaining a Copy of the Cost Guide

The Cost Guide is not available for free general distribution to Agents or Ratepayers in total or in large parts but its existence should not be denied and where appropriate in negotiations reference may be made to specific items. In order to discuss assessments with Agents / Ratepayers single items of the Cost Guide can be forwarded to relevant persons without charge.

The General Public and Professional Bodies can purchase a copy of the 2017 Cost Guide from Knowledge and Information Management 
Valuation Office Agency 
Canary Wharf
8th Floor 
10 South Colonade
London 
E14 4PU 

e-mail - dis@voa.gsi.gov.uk

The cost is £1,100 including VAT.

10. Indexation of known building costs (click for indexation of known building costs scale )

10.1 One method of arriving at or checking building costs used in the ERC for Stage 1 of the Contractor's Basis of valuation is to obtain actual cost information and make adjustments to reflect cost levels at the AVD. If similar information can be obtained for P & M items, advice on the most appropriate method of adjustment should be obtained from the BAMS team. 

10.2 The effects of inflation and changing legislation will make such results less reliable as the time span increases and pre-2010 costs should be regarded as unsuitable. Costs of alteration or extension works should also be treated with care because these are frequently distorted by costs of demolition or by the use of existing services or other facilities. 

The most accurate results will be achieved only when full cost information is available, either in the form of priced bills of quantities or from a fully detailed final account. In addition, details of the form of contract are required together with copies of small-scale plans and sections showing all site and building works. 

Useful results however can be obtained from less extensive cost information which may be more readily available. Details of any non-rateable items are required, so that these can be omitted, together with any work which may have been carried out separately, location factors, professional fees, VAT, etc. 

10.3 Cost information is most likely to be available in one of three forms each of which needs to be adjusted from a different date by applying the Tender Price Index in accordance with the relevant formulae. By using one of these calculations (depending on the available information) it is possible to establish the likely cost of the completed works at the AVD. 

[A.] Where the variation of price tender (VOPT) is being used, the tender base date (TBD) is required. The tender base date is the date by reference to which costs are adjusted to produce the final account. This method is now rarely used.


Index figure at AVD x VOPT = ERC at AVD 
Index figure at TBD 

[B.] Where the final account (FA) figure is being used, the actual mid- contract point (AMCP) is required. That is the date midway between the contract base date and the authorised completion date. 


Index figure at AVD x FA = ERC at AVD 
Index figure at AMCP 


[C.] Where the firm price tender (FPT) figure is being used, the notional mid- contract point (NMCP) is required. That is the date mid-way between the start and completion dates stated in the tender documents 


Index figure at AVD x FPT = ERC at AVD 
Index figure at NMCP 


[B.] Is the preferred method but care must be taken to adjust for contractors claims, the expenditure of provisional sums and contingencies as well as variations that have occurred during the course of the contract. Considerable caution is also needed when adjusting actual costs where the contract period involves a falling market. 

If the variation of price tender figure is known, to determine costs at the AVD (method A) care must be taken to ensure that the scope of the work has not materially changed between commencement and completion. 

10.4 Indexation of known building costs should be checked against a replacement cost estimate prepared using the appropriate Guide figures and taking into account any differences in the basis of costing (Section 4). If there is a substantial difference between the adjusted actual cost and the ERC the BAMS should be consulted. 

Note 1: The formulae given assume a consistent rise or fall in the level of inflation and interim payments of equal amounts to the contractor. 

11. Decapitalisation Rate

11.1    The Statutory Decapitalisation Rate should generally be used to adjust the costs to value.

	6. Contract Size Adjustment
	


	
	

	ERC £
	% Adjustment

	Up to 0.25 million
	+ 10% max

	0.5 million
	+ 8%

	0.75 million
	+6%

	1.0 million
	+4%

	1.5 million
	+2%

	2.0 million
	+1%

	3.0 million
	ZERO

	4.0 million
	-1%

	5.0 million
	-2%

	7.0 million
	                         -3%

	10.0 million
	-4%

	15.0 million
	-5%

	18.0 million
	-6%

	20.0 million
	-7%

	25.0 million
	-8%

	35.0 million
	-9%

	Over 40.0 million
	- 10.0% MAX

	NB. Intermediate figures may be interpolated.


	7. Fees and charges


	


Estimated Replacement Cost Addition for Fees/Charges 


Sums up to £750,000 12% 

£750,000 to £1,500,000 11% (min fee £90,000) 

£1,500,000 to £4,000,000 9.5% (min fee £165,000) 

£4,000,000 to £7,500,000 8.5% (min fee £380,000)

£7,500,000 to £15,000,000 7.5% (min fee £637,500)

Over £15,000,000 7% (min fee £1,125,000)


Up to a further 4% should be added to the above scales for hereditaments of a more complex nature. This is for highly serviced buildings where the design and co-ordination is greater due to more complex services and environmental controls. 

Buildings that would attract a 2% premium are such as ambulance, police and fire stations, branch libraries, educational establishments, recreation and leisure facilities, community centres and conference centres. 

Examples of the buildings attracting a 4% premium are crematoria, law courts, main libraries, public conveniences, laboratories, hospitals, microelectronic factories and other such buildings. 

	5. Location factors
	


NORTH EAST
	Durham County
	
	0.98

	Northumberland 
	  
	1.02

	Tees Valley
	  
	1.01

	Tyne & Wear 
	  
	0.98


NORTH WEST
	Cheshire
	
	0.91

	Greater Manchester
	Bolton, Bury, Manchester, Oldham, Rochdale, Salford, Stockport, Tameside, Trafford and Wigan
	0.91

	Lancashire
	  
	0.91

	Merseyside 
	Knowsley, Liverpool, Sefton, St. Helens and Wirral
	0.91

	Cumbria
	Allerdale, Barrow-in-Furness, Carlisle, Copeland, Eden, South Lakeland  
	0.91


YORKSHIRE AND THE HUMBER 
	East Riding and North Lincolnshire
	East Riding of Yorkshire, Kingston Upon Hull, North East Lincolnshire and North Lincolnshire
	0.91

	North Yorkshire
	  
	0.97

	South Yorkshire
	  
	0.93

	West Yorkshire
	  
	0.91


EAST MIDLANDS 
	Derbyshire
	  
	1.06

	Leicestershire and Rutland
	
	1.04

	Lincolnshire
	  
	1.05

	Northamptonshire
	  
	1.10

	Nottinghamshire
	  
	1.04


WEST MIDLANDS REGION 
	Herefordshire
	  
	0.91

	Shropshire 
	  
	0.93

	Staffordshire 
	  
	0.92

	Warwickshire 
	  
	0.96

	West Midlands 
	  
	0.94

	Worcestershire
	
	0.96


EAST of ENGLAND
	Bedfordshire
	  
	1.03

	Cambridgeshire
	  
	0.99

	Essex
	  
	1.04

	Hertfordshire
	
	1.07

	Norfolk
	
	0.96

	Suffolk 
	
	0.98


LONDON 
	Inner London Boroughs
	
	

	Camden 
	  
	1.19

	City of London
	
	1.11

	Hackney
	
	1.15

	Hammersmith & Fulham
	
	1.18

	Haringey
	
	1.18

	Islington
	
	1.16

	Kensington & Chelsea
	
	1.23

	Lambeth
	
	1.17

	Lewisham 
	  
	1.10

	Newham 
	  
	1.08

	Southwark 
	  
	1.17

	Tower Hamlets
	
	1.15

	Wandsworth
	
	1.19

	Westminster
	
	1.19

	Outer London Boroughs
	  
	

	Barking and Dagenham
	
	1.06

	Barnet
	  
	1.09

	Bexley
	
	1.12

	Brent
	
	1.11

	Bromley
	
	1.09

	Croydon 
	  
	1.12

	Ealing 
	  
	1.16

	Enfield 
	  
	1.08

	Greenwich
	
	1.13

	Harrow
	
	1.06

	Havering
	
	0.98

	Hillingdon
	
	1.07

	Hounslow
	
	1.06

	Kingston Upon Thames 
	  
	1.14

	Merton 
	  
	1.13

	Redbridge 
	  
	1.05

	Richmond Upon Thames 
	  
	1.12

	Sutton 
	  
	1.10

	Waltham Forest 
	  
	1.07


SOUTH EAST
	Berkshire
	
	1.12

	Buckinghamshire
	
	1.11

	East Sussex
	
	1.14

	Hampshire
	
	1.09

	Isle of Wight
	
	1.08

	Kent
	
	1.13

	Oxfordshire
	
	1.08

	Surrey
	
	1.17

	West Sussex
	
	1.12


SOUTH WEST 
	Cornwall
	  
	1.03

	Devon 
	
	1.01

	Dorset 
	
	1.03

	Gloucestershire
	
	1.02

	North Somerset
	Bath and North East Somerset, Bristol, North Somerset and South Gloucestershire
	1.01

	Somerset
	
	1.00

	Wiltshire
	
	1.02


WALES 
	North Wales
	
	0.93

	Flintshire
	
	0.90

	Conwy
	
	0.94

	Denbighshire
	
	0.91

	Gwynedd
	
	0.98

	Isle of Anglesey
	  
	0.96

	Wrexham
	  
	0.93

	Mid Wales
	  
	

	Carmarthenshire
	
	0.98

	Ceredigion
	
	1.01

	Powys
	
	0.99

	Pembrokeshire
	
	0.93

	South Wales
	
	

	Blaenau Gwent
	  
	0.97

	Bridgend 
	  
	0.95

	Caerphilly
	
	0.95

	Cardiff
	
	0.96

	Monmouthshire
	
	1.01

	Neath Port Talbot
	
	0.90

	Newport
	
	0.96

	Rhondda, Cynon, Taff
	
	0.94

	Merthyr Tydfil
	  
	0.95

	Swansea
	  
	0.94

	Torfaen 
	  
	0.94

	Vale of Glamorgan
	  
	0.98


SCOTLAND
	Scotland
	  
	0.98


Islands

	Isle of Man, Isles of Scilly and Channel Islands
	
	1.18


	Year
	Quarter
	Index
	Year
	Quarter
	Index
	Year
	Quarter
	Index

	1996
	1
	127
	2003
	1
	196
	2010
	1
	209

	
	2
	131
	
	2
	198
	
	2
	218

	
	3
	131
	
	3
	198
	
	3
	219

	
	4
	130
	
	4
	195
	
	4
	220

	
	
	
	
	AVD : 01.04.03 taken as 195
	
	
	
	

	1997
	1
	134
	2004
	1
	200
	2011
	1
	219

	
	2
	137
	
	2
	215
	
	2
	223

	
	3
	140
	
	3
	213
	
	3
	220

	
	4
	140
	
	4
	225
	
	4
	223

	
	AVD : 01.04.98 taken as 140
	
	
	
	
	
	
	

	1998
	1
	141
	2005
	1
	221
	2012
	1
	215

	
	2
	147
	
	2
	228
	
	2
	230

	
	3
	148
	
	3
	221
	
	3
	223

	
	4
	146
	
	4
	226
	
	4
	224

	
	
	
	
	
	
	
	
	

	1999
	1
	147
	2006
	1
	228
	2013
	1
	234

	
	2
	149
	
	2
	231
	
	2
	236

	
	3
	152
	
	3
	228
	
	3
	234

	
	4
	154
	
	4
	232
	
	4
	239

	
	
	
	
	
	
	
	
	

	2000
	1
	158
	2007
	1
	239
	2014
	1
	246

	
	2
	158
	
	2
	241
	
	2
	258

	
	3
	162
	
	3
	248
	
	3
	254

	
	4
	167
	
	4
	251
	
	4
	256

	
	
	
	
	AVD : 01.04.08 taken as 250
	
	
	AVD : 01.04.15 taken as 260
	

	2001
	1
	170
	2008
	1
	249
	2015
	1
	259*

	
	2
	171
	
	2
	247
	
	2
	263*

	
	3
	177
	
	3
	246
	
	3
	266*

	
	4
	177
	
	4
	240
	
	4
	268*

	
	
	
	
	
	
	
	
	

	2002
	1
	182
	2009
	1
	223
	2016
	1
	270*

	
	2
	189
	
	2
	216
	
	2
	274*

	
	3
	188
	
	3
	216
	
	3
	277*

	
	4
	190
	
	4
	212
	
	4
	281*

	
	
	
	
	
	
	
	
	


Note: All figures marked with an * are forecast figures

Forecast
	Note 1:
	The index figures relate to a mean of 100 for the base year 1985.

	Note 2:
	The antecedent valuation date 1.4.15 is at the start of the second quarter and should be regarded as firm at 260.

	Note 3:
	Additional Index figures can be obtained from the BAMS team..

	Note 4:
	The Tender Price Index measures the trend of contractors' accepted tenders and therefore reflects movements in the prices paid for completed buildings. It should not be confused with the General Building Cost Index which measures changes in costs of labour, materials and plant to contractors and is not relevant in the context of this guide.

	Note 5:
	With careful application one of the three calculations suggested should produce realistic results. It is not suggested, however, that these will equal the accuracy possible from more complex calculations using fully detailed information.




