
S AM P L E  PAC K

Full construction takeoff,
measured line by line
Semi-detached dual occupancy · basement + 2 storeys · 528 m²

GFA · Western Sydney

• SAMPLE · PROJECT DETAILS ANONYMISED

From the appendix: ground floor, measured room by room.

CONSTRUCTION  ESTIMATING HYKSOS .AU



WHAT  YOU  GE T

What's in the pack
A full construction takeoff for a semi-detached dual occupancy: basement plus

two storeys, 528 m² GFA. Built the same way we build every HYKSOS takeoff:

measured on screen, tagged by confidence, and handed over with nothing left

silent.

01 Measured Bill of Quantities

Almost 150 lines across demolition, substructure, superstructure, finishes,

services and externals. Every quantity sourced back to a drawing.

02 Marked-up drawing set

Every measured element shown against the original plans, page by page, so the

number and the drawing it came from are never more than a glance apart.

03 Assumptions and RFI register

What's confirmed, what's assumed, and what needs an answer from the design

team before it gets priced.

04 Exclusions stated

Scope boundaries spelled out on the page, not left for someone downstream to

guess at.

METHOD

Measured on screen from the full CDC set: architectural, structural and stormwater. Every quantity

carries a tag: measured, calculated, per schedule or assumed. Nothing rounded up and hidden in a

lump sum.

Brickwork was measured two independent ways (floor plans and elevations) and reconciled: the

methods agree once walls not visible on elevations are accounted for.
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MAR K E D -U P  D R AW I N G  S E T 0 3  /  0 8

Every room, measured and shown

Unit 1 ground floor: envelope, partitions and room fills. The building perimeter traced in green, each

internal partition run measured on screen with its length called out, and every room shaded and

labelled before a single line goes into the BOQ.
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MAR K E D -U P  D R AW I N G  S E T 0 4  /  0 8

Below ground, and the unit next door

Basement envelope and partitions, measured room by room through the plant and storage areas the

stated GFA leaves out entirely. Every partition run called out on the plan as it's measured.

Unit 2 ground floor, including the alfresco: the same envelope, partition and room-by-room measure

repeated for the second dwelling, matched back to its own set of plans.



E XT R AC T S  ·  S T R U C T U R A L 0 5  /  0 8

The structural set, measured the same way.
Footings, slabs, walls and formwork are taken off the structural drawings and

reconciled against the architectural set, so the two never disagree silently.

GROUND  FLOOR  ·  FOOT ING  AND  SLAB  PLAN

F IRST  FLOOR  ·  SUSPENDED  SLAB  PLAN

Address, client and consultant details cropped out. Title blocks excluded.

54.12m3

Strip footings

MEASURED

47.02 t

Reinforcement

CALCULATED

161.9 lm

Dincel walls

MEASURED
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T H E  E S T I M AT E 06  /  08

The same format we price from
Every HYKSOS full construction estimate carries Low, Mid and High rate tiers, a GST-aware total

and a section-by-section roll-up: the same shape whether it is a first-pass feasibility check or a

tender number. Rates are intentionally blank below, this shows the structure, not the price.

PROJECT  SHEET  EXTRACT  ·  1 .  DEMOL IT ION  (MID  T IER  SHOWN )

CODE ELEMENT / ITEM QTY UNIT RATE MID
TOTAL

MID GST? NOTES

01.01 Demolish existing single storey clad
dwelling (tiled roof) incl. slab

1 LS — — Y Footprint 302.64 m²,

measured off site
plan.

01.02 Demolish fibro garage 1 LS — — Y Footprint 61.42 m².

Fibro: asbestos
survey required.

01.03 Demolish colourbond shed + misc.
structures

1 LS — — Y Per site plan.

01.05 Tree removal 6 No. — — Y 6 removal symbols
marked on site plan.

01.06 Disconnect / cap services (elec, water,
sewer, phone)

1 LS — — Y

01.08 Breakup existing paving / driveways 60 m² — — Y Area scaled off site
plan.

DEMOLITION SUBTOTAL —

8 of 176 lines shown. The full sheet carries Low / Mid / High rate and total columns side by side across nine sections; Mid tier shown here for
legibility.

SUMMARY  ROLL-UP  ·  HYK-SAMPLE -01 ,  DUAL  OCCUPANCY,  528  M ²  GFA

SECTION LOW EX-GST MID EX-GST HIGH EX-GST

1. Demolition — — —

2. Siteworks & substructure — — —

3. Superstructure — — —

4. Finishes — — —

5. Services — — —

6. External works — — —

7. Project final — — —

8. PC sums & provisional items — — —

9. Prelims & margins — — —

Grand total (ex GST) — — —

GST (10% on GST-able portion) — — —

Grand total (inc GST) — — —

Rates intentionally blank: the structure is the deliverable here. A fully priced Low / Mid / High workbook,
formulas live, is issued on engagement.
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WHAT  T H E  D R AW I N G S  DON ' T  SAY 07  /  0 8

Catching what the drawings miss
A takeoff that only reports what's drawn is only half the job. This is the register that

goes out with every HYKSOS BOQ: what we've assumed, and what we're still asking

the design team.

ASSUMPTIONS  STATED RF IS  RAISED  ON  THIS  SET

An estimate is only as good as what it admits it does not

know.
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Finish split

Carpet to bedrooms, tile to wet areas and living.

Sample assumption pending a finishes schedule.

Party wall

The two dwellings are structurally separate, with

two independent FRL boundary walls (not one

shared party wall), confirmed on screen. Unit 1's

wall was measured; Unit 2's matching wall is

assumed identical, mirrored, pending its own

measure.

Site works allowance

Applied where landscape drawings were not

issued at time of takeoff.

Duplicate pit reference

Stormwater plan uses one pit number for two

separate pits.

OSD data box error

One unit's on-site detention box carries the

other unit's figures.

No pier schedule

Bored piers shown on plan with no schedule

issued for size or depth.

Unsized beam

One beam type (TB0) is called up on the

structural set without a size given.

Glazing not drawn

Five units listed on the window schedule, not

shown on any elevation.



CON S T R U C T I O N  E S T I M AT I N G

Formwork  takeoffs  · Fu l l  construct ion  BOQs  · Tender  est imates

Call 0421 125 249 or hyksos.au

ABN  79  792  063  092  ·  WETHERILL  PARK  NSW



AP P END I X

A P P E N D I X  ·  MA R K E D  U P  P L A N S

The pages we measured.
Every sheet that carries measurement markup from this takeoff,

exactly as delivered. Address, client and consultant details are

redacted from every sheet.
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HYKSOS  SAMPLE  ·  DETAILS  REDACTED



HYKSOS  SAMPLE  ·  DETAILS  REDACTED






















