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Throughout 2022, we have seen an unprecedented 
rise in costs across the board. Inflation has been 
impacted by several factors in the market, with prices 
being driven by the cost of oil, Russia’s invasion of 
Ukraine and the sanctions imposed on Russia. 

There is a high European dependency on Russian fuels (gas & oil) which 
has caused increases to the market. Natural gas is particularly vital 
as it fuels cement kilns as part of the production process, increased 
gas costs have led to increased production costs and thus increased 
finished material costs. Electricity has seen a 202% base rate increase 
from October 2020 to October 2022 which has impacted the running 
costs of contractor’s head offices, increasing overhead costs, along with 
impacting onsite costs such as site cabins, tower cranes, hoists, temporary 
lighting packages. This will have a significant impact on main contractor 
preliminaries and overheads. 

As we look forward into 2023, there is still an expectation of some level of 
volatility with price increases expected in January for concrete, insulation, 
plasterboard on top of the BCIS predicting 6% inflation. However, following 
the government announcement that the UK is in a recession, this may help 
offset some of the market volatility with reduced construction activities 
leaving gaps in some contractors’ workbooks. In a fight against inflation, 
contractors are attempting to mitigate these impacts by looking further 
afield for their supply chain across Western and Eastern Europe, specifically 
for cladding, glazing, brick and other high value items. It is thought that this 
supply chain will start to be used during mid-2023, once there is comfort 
that this supply chain meets all relevant British guidelines and standards.

As a team of Project Managers and Cost Consultants working across the 
built environment, it is important that we continue to provide our clients 
with the best advice, exploring new technologies and materials, whilst 
continuing to engage with the market. 

Foreword Cement & Concrete

Shortage of ready-mix concrete and mortar
UK ready-mix concrete and mortar suppliers continue 
to be selective about which projects they commit to and 
which they don’t in order to help manage the flow of 
material into the market.  

A shortage of GGBS (Ground Granulated Blast-furnace 
Slag) has increased pressure on cement demand, as 
ready mix concrete providers are unable to blend cement 
and GGBS to produce mixes. The price of GGBS has also 
increased by circa 25% (c£40.00 per tonne) during the 
12 month period between May 2021 – May 2022, which 
has again increased pressure on cement demand. 

The price of cement and concrete has continued to grow 
in the period and cost has risen from circa £160 per m3 
May 2021 to circa £210 per m3 in 3rd Quarter 2022 with a 
further increase of £15 per m3 expected in January 2023. 

Impacted packages include groundworks (piles, pile caps 
and substructure), concrete frame, concrete columns, 
concrete upper floors, precast units and brick and 
concrete based retention structures.

Cement & concrete pricing growth
Q2 2021 – Q1 2023

£160 £210 £225

*Projected figure Source: Cumming Group

Q2 2021 Q3 2022 Q1 2023*

per m3 per m3 per m3
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Steel

Rebar pricing growth
Price of unbent rebar April 2021 ranged 
between £620 per tonne to £660 per tonne 
which equates to £1,200 to £1,250 per 
tonne laid. Current market is indicating 
£1,200 unbent which equates to circa 
£1,800 per tonne laid giving an increase of 
around £550 per tonne which is an increase 
of circa 44%. Current rates are tracking 
to around £1,800 per tonne on the larger 
projects with more significant quantities, 
with circa £2,000 on the smaller projects 
with lesser quantities.

Price rise forecasts
The supply price of Structural Sections has increased by 
£650 per tonne in the year. British Steel issued frequent price 
increase bulletins in the first three quarters of 2022, owing 
to the sensitivity of energy, raw materials and labour on steel 
production. Steel prices have stabilised in 4th quarter 2022, with 
current allowances at circa £3,000 as a general rate per tonne. 

The rate per tonne will fluctuate based on size and depth of the 
members, the fabrication such as castellated beams which will 
be a further uplift of circa 25%.

It is estimated 
that over the next 
2-3 years large 
infrastructure 
projects will add 
around 300,000 
to 400,000 tonnes 
of additional rebar 
into the market, 
thus adding further 
pressure to pricing 
and supply.”

Average price of  
unbent rebar
Price per tonne

*Projected figure

£6
40

£9
60

Apr  
2021

Nov 
2022

Jan 
2023*

+50%

+25%

£1
,2

00Reinforcement

Structural sections

In 2021 Metinvest provided just over 40% of 
Ukraine’s 21.4 million metric tonnes of steel 
output. They also produced 31.3 million 
metric tonnes of iron ore concentrate.” 

Mechanical, electrical  
and plumbing

Post pandemic and  
political implications  
There remains a global shortage of semi-conductor 
chips following the pandemic and an increase in 
remote / mobile working, which led to a higher 
demand for devices. Semi-conductors are a vital 
component of many building and infrastructure 
systems, including fire detection and fire alarms. 
With chips taking three months to manufacture, 
there is no quick solution to the shortage and 
subsequent backlog.

There is also the political impact being felt 
between the US and China. Huawei, for 
example, is a supplier to US chip makers, who 
have been black listed by the US government, 
thus adding further pressures to the market. 
Asia, where many semi-conductor components 
are manufactured, is also reliant on Russian oil.

MEP elements have seen an increase  
of circa 25% over the last 12 months.  
This rise has been led by the increase 
in the cost of raw metal, which has 
impacted the cost of copper cable along 
with the costs of all plant. Fuse boxes 
and other metal encased products have 
also increased in price since these have a 
prominent level of metal components and 
are generally enclosed in metal casings. 
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Inflation Summary

Our expert team has gathered data from across the market and considered research from a number of sources 
including other consultant and the BCIS to undertake a review of 2022 and beyond, highlighted in the charts below: 
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Inflation has been impacted by several factors in the market, with many prices 
being driven by the cost of oil, Russia’s invasion of Ukraine and the sanctions 
imposed on Russia. Profiteering off the back of Covid-19 where there was a 
slowdown in the market, has also contributed to the rise in inflation.

Site running costsHighlights

Electricity

Gas

Labour

Over the past two years, we have have seen a steady rise in the 
cost per kWh of electricity. The movement of this is shown below:

Gas prices have also seen significant rise due to the conflict in 
Russia and Ukraine where the UK have a reliance on the pipeline 
via these routes. Gas prices are due to hit their peak towards 
the end of 2022 and early 2023 with prices likely to drop in 
2024/2025 then rise again from 2025/2027. 

In 2020 the cost for gas was 20p per therm, compared to £2.80 
per therm at the peak in October 2022. It is expected that costs 
will drop to £1.80 per therm in 2023/2024 then to an average of 
£1.20 per therm from 2025 – 2027. Prices will not return to the 
previous 2020 rate and are expected to hold at around the £1.20 
per therm range until 2030.

Based on the above data this impacts all cost where manufacture 
is kiln or furnace-based, meaning that these packages are unlikely 
to drop in price by any significant amount during these periods.

There is an increased demand for skilled workers in the 
construction sector. But the labour and skills gap, prevalent since 
the 2012 recession, has been further exacerbated by Brexit and the 
pandemic and continues to be a major contributor to rising wage 
costs in the UK with a 10-15% increase in labour wages in 2022. 

This will impact the running costs of site cabins,  
tower cranes, hoists, temporary lighting packages and other 
metal encased products, which will have a significant impact 
on main and sub-contractor preliminaries and overheads.

Oct 20–Mar 21 (Base rate)

(+23.5% on base rate)

(+65% on base rate)

(+206% on    
  base rate)

£0.17p

£0.21p

£0.28p

£0.52p

Apr 21–Sep 21

Oct 21–Aug 22

Oct 22

Year-on-Year

Cumulative

5-8.5%

2.5-4.5%

2.25-4.4%

3-6.07%

2022

2022

2023

2023

2024

2024

2025

2025

Consultant Average Cumming Group BCIS Average

Consultant Average Cumming Group BCIS Average

Year 2022 ranges from

Year 2024 ranges from

Year 2025 ranges from

It is anticipated that prices will 
stabilise from 1st Quarter 2023 
with a spike circa 3% in 3rd 
Quarter 2023, however will not 
return to pre-Covid levels, with 
inflation returning to a more 
regular and consistent level to 
match previous years.

Year 2023 has increased  
to a range of between 

(Average 7.4%)

(Average 2.91%)

(Average 2.88%)

(Average 4.41%)
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Cumming Group is a leading international project management and cost consulting 
firm. A talented team of project managers, cost consultants and surveyors throughout 
the U.S. and the EMEA region, provide high quality service and creative solutions 
to ensure that projects within the hospitality, workplace, housing, logistics and 
education sectors are executed on time and within budget. 

Important Note
This report is based on market perceptions and discussions carried out by Cumming Group, as a consultancy firm for the 
property sector.  It is for information and illustrative purposes only and nothing in this report should be relied upon or construed 
as investment or financial advice (whether regulated by the Financial Conducts Authority or otherwise) or information upon 
which key commercial or corporate decisions should be taken.  While every effort has been made to ensure the accuracy of the 
material in this document, Cumming Group will not be liable for any loss or damages incurred through the use of this report.
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