
NRM 1: Order of cost estimating and cost planning for capital building works

The RICS new rules of measurement (NRM) is a suite of documents issued by the RICS Quantity
Surveying and Construction Professional Group.

The rules have been written to provide a standard set of measurement rules that are understandable by
all those involved in a construction project. They provide advice and best practice guidance to RICS
members involved in the cost management of construction projects worldwide.

This volume, NRM 1: Order of cost estimating and cost planning for capital building works, provides
fundamental guidance on the quantification of building works for the purpose of preparing cost estimates
and cost plans. Direction on how to quantify other items forming part of the cost of a construction
project, but which are not reflected in the measurable building work items, is also provided – i.e.
preliminaries, overheads and profit, project team and design team fees, risk allowances, inflation, and
other development and project costs.

NRM 1 is the ‘cornerstone’ of good cost management of construction projects – enabling more effective
and accurate cost advice to be given to clients and other project team members, as well as facilitating
better cost control.

Although written primarily for the preparation of order of cost estimates and cost plans, the rules will be
invaluable when preparing approximate estimates.

In addition, the rules can be used as a basis for capturing historical cost data in the form required for
order of cost estimates and elemental cost plans, thereby completing the ‘cost management cycle’.

These rules provide essential guidance to all those involved in, as well as those who wish to be better
informed about, the cost management of construction projects.

The second edition of NRM 1 strengthens the link between methods of measurement and how building
projects are now procured, and provides a common elemental and cost breakdown structure applicable
to all stages of measurement.

The RICS new rules of measurement are based on UK practice but the requirements for a coordinated
set of rules and underlying philosophy behind each section have worldwide application.
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Foreword to the first edition

Since 1922 the Standard Method of Measurement (SMM) has provided quantity surveyors with rules of
measurement for building works. However, these rules were specifically drafted to advise quantity surveyors
on how to measure building work items for inclusion in bills of quantities which, in turn, are used for the
purpose of obtaining a tender price for a building project. Previous SMMs did not provide specific guidance
on the measurement of building works for the purpose of producing cost estimates or cost plans. In the
absence of any rules for measuring and describing building works for estimates and cost plans, quantity
surveyors have generally adopted the principles described in the SMM. This, however, has resulted in
inconsistent approaches being used by quantity surveyors to the measurement and description of building
works for estimates and cost plans. This lack of consistency in measurement and description makes it
extremely difficult for the employer and project team to understand what is included in the cost estimate,
cost limit or cost target advised by the quantity surveyor; often resulting in doubts about the cost advice
provided. Moreover, this lack of uniformity afforded a just ground of complaint on the part of the employer,
as the employer was often left in doubt as to what was really included in a cost estimate or cost plan.

A Steering Group was set up by the RICS Quantity Surveying and Construction Professional Group to
research the problems associated with the measurement of building works at all stages of the design and
construction process. The Steering Group recognised that both the employer and the project/design team
members need to have confidence in the measurement and cost information provided by the quantity
surveyor; and quickly came to the conclusion that it was essential that guidance be made available to quantity
surveyors so that a common and consistent basis is used to measure areas and building works items for the
purpose of order of cost estimates and cost plans; as well as giving guidance on providing a structured
approach for dealing with the other constituents needed to calculate cost estimates, cost limits or cost
targets. Hence, it was decided that a bespoke set of measurement rules were required for the preparation of
order of cost estimates and elemental cost plans.
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Foreword to the second edition
Although the first edition of the RICS new rules of measurement: Order of cost estimating and elemental
cost planning was published in February 2009, a number of factors have combined to cause the need
for a second edition. As part of the review of the first edition, the opportunity was also taken to
simplify and augment certain aspects the rules. The main changes incorporated in the second
edition are:

+ the title of the rules has been changed to the RICS new rules of measurement: Order of cost
estimating and cost planning for capital building works to distinguish between the rules for capital
building works and building maintenance works.

+ the renumbering of group element 9: Facilitating works as group element 0 (i.e. making
facilitating works the first group element); with the group elements now being 0 to 8 (being
group elements 1 to 9 in the first edition of the RICS new rules of measurement: Order of cost
estimating and elemental cost planning);

+ the renumbering of group elements 10 to 15 as 9 to 14, with group elements 9 to 14 being
main contractor’s preliminaries, main contractor’s overheads and profit, project/design team
fees, other development/project costs, risks and inflation respectively;

+ to restructure group element 1: Substructure. This now comprises a single element (1.1:
Substructure), which is divided into five sub-elements, namely: 1.1.1: Standard foundations,
1.1.2: Specialist foundation systems, 1.1.3: Lowest floor construction, 1.1.4: Basement
excavation, and 1.1.5: Basement retaining walls;

+ to rename and restructure the sub-elements within element 2.2: Upper floors.This element is
now divided into three sub-elements, namely: 2.2.1: Floors, 2.2.2: Balconies, and 2.2.3: Drainage
to balconies;

+ to rename element 5.13: Special installations/systems and restructure the sub-elements within,
namely: 5.13.1: Specialist piped supply installations, 5.13.2: Specialist refrigeration systems,
5.13.3: Other specialist mechanical installations/ systems, 5.13.4: Specialist electrical/ electronic
installations/ systems, and 5.13.5:Water features;

+ to change the headings of a few of the elements and sub-elements; again so that both the NRM
and BCIS elemental breakdown structures are fully aligned (e.g. element 5.1 has been changed
from ‘Sanitary appliances’ to ‘Sanitary installations’, element 5.9 from ‘Gas and other fuel
installations’ to ‘Fuel installations/ systems’ and sub-element 5.8.5 has been changed from
‘Transference devices’ to ‘Local electricity generation systems’);

+ to omit the sub-elements relating to testing and commissioning of services and incorporating
these works within each sub-element to which such work applies; and

+ to place the rules of measurement for compiling an elemental cost model within Part 2
(Measurement rules for order of cost estimating) of the rules – Paragraph 2.8 (Measurement
rules for elemental method of estimating), thereby making clearer the purpose and use of this
cost management tool.These measurement rules were incorporated within an appendix in the
first edition of the rules.

The revised logic and arrangement of the group elements, elements and sub-elements (i.e. levels 1
to 3) for elemental cost planning can be found at Appendix E to these rules.

First and foremost, changes (1) to (7) referred to above have been made so that both the RICS
NRM and RICS BCIS (Building Cost Information Service) elemental breakdown structures are fully
aligned. Notwithstanding these changes, the basic organisation of the second edition of the RICS
new rules of measurement: Order of cost estimating and cost planning for capital building works remains
the same as the first edition. Change (8) has been made simply to make clear the purpose and use
of the elemental method of estimating to establish an initial cost model before embarking on the
preparation of formal cost plan 1, and how these rules can be used as a basis for the preparation of
cost analyses and benchmark data.

Account has also been taken to make minor amendments and corrections to the text of the
second edition, as well as to simplify and augment certain aspects the rules. Other than the changes
referred to above, there are no changes in principle or in the general arrangement of the RICS new
rules of measurement: Order of cost estimating and cost planning for capital building works.
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The Steering Group is indebted to a number of organisations and individuals who have contributed
comments and suggestions for amendment, in particular David Benge of Gleeds Cost Management
Limited for his invaluable advice and assistance throughout.

The work of analysing the comments and suggestions and drafting the second edition of the RICS
new rules of measurement: Order of cost estimating and cost planning for capital building works was
undertaken by David Benge of Gleeds Cost Management Limited.

This second edition will become operative on 1 January 2013 and is post dated accordingly.
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Introduction

Status of the RICS new rules of measurement
These rules have the status of a guidance note. Where recommendations are made for specific
professional tasks, these are intended to represent ‘best practice’, i.e. recommendations which in
the opinion of RICS meet a high standard of professional competence.

Although members are not required to follow the recommendations contained in the note, they
should take into account the following points.

When an allegation of professional negligence is made against a surveyor, a court or tribunal may
take account of the contents of any relevant guidance notes published by RICS in deciding whether
or not the member had acted with reasonable competence.

In the opinion of RICS, a member conforming to the practices recommended in this note should
have at least a partial defence to an allegation of negligence if they have followed those practices.
However, members have the responsibility of deciding when it is inappropriate to follow the
guidance.

It is for each surveyor to decide on the appropriate procedure to follow in any professional task.
However, where members do not comply with the practice recommended in this note, they should
do so only for a good reason. In the event of a legal dispute, a court or tribunal may require them
to explain why they decided not to adopt the recommended practice. Also, if members have not
followed this guidance, and their actions are questioned in an RICS disciplinary case, they will be
asked to explain the actions they did take and this may be taken into account by the Panel.

In addition, guidance notes are relevant to professional competence in that each member should be
up to date and should have knowledge of guidance notes within a reasonable time of their coming
into effect.

Document status defined

RICS produces a range of standards products. These have been defined in the table below. This
document is a guidance note.

Type of document Definition Status

RICS practice statement Document that provides members with
mandatory requirements under Rule 4 of
the Rules of Conduct for members

Mandatory

RICS code of practice Standard approved by RICS, and endorsed
by another professional body that provides
users with recommendations for accepted
good practice as followed by conscientious
practitioners

Mandatory or recommended
good practice (will be
confirmed in the document
itself)

RICS guidance note Document that provides users with
recommendations for accepted good
practice as followed by competent and
conscientious practitioners

Recommended good practice

RICS information paper Practice based information that provides
users with the latest information and/or
research

Information and/or
explanatory commentary
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The RICS new rules of measurement (NRM) suite of
documents in context
The RICS new rules of measurement (NRM) is a suite of documents issued by the RICS Quantity
Surveying and Construction Professional Group.The rules have been written to provide a standard
set of measurement rules that are understandable by anyone involved in a construction project.

The rules provide essential guidance to all those involved in, as well as those who wish to be better
informed about, the cost management of construction projects. Although the RICS new rules of
measurement are principally based on UK practice, the requirements for a coordinated set of rules
and underlying philosophy behind each volume have worldwide application.

+ NRM 1: Order of cost estimating and cost planning for capital building works

+ NRM 2: Detailed measurement for building works

+ NRM 3: Order of cost estimating and cost planning for building maintenance works.

The NRM suite comprises the following three volumes:

NRM 1: Order of cost estimating and cost planning for capital building
works

This volume provides indispensable guidance on the quantification of building works for the
purpose of preparing cost estimates and cost plans. Direction on how to quantify other items
forming part of the cost of a construction project, but which are not reflected in the measurable
building work items, is also provided – i.e. preliminaries, overheads and profit, project team and
design team fees, risk allowances, inflation, and other development and project costs.

NRM 1 is the ‘cornerstone’ of good cost management of construction projects – enabling more
effective and accurate cost advice to be given to clients and other project team members, as well as
facilitating better cost control.

Although written primarily for the preparation of order of cost estimates and cost plans, the rules
will be invaluable when preparing approximate estimates.

In addition, the rules can be used as a basis for capturing historical cost data in the form required
for order of cost estimates and elemental cost plans, thereby completing the ‘cost management
cycle’.

NRM 2: Detailed measurement for building works

This volume provides fundamental guidance on the detailed measurement and description of
building works for the purpose of obtaining a tender price.The rules address all aspects of bill of
quantities (BQ) production, including setting out the information required from the employer and
other construction consultants to enable a BQ to be prepared, as well as dealing with the
quantification of non-measurable work items, contractor designed works and risks. Guidance is
also provided on the content, structure and format of BQ, as well as the benefits and uses of BQ.

While written mainly for the preparation of bill of quantities, quantified schedules of works and
quantified work schedules, the rules will be invaluable when designing and developing standard or
bespoke schedules of rates.

These rules provide essential guidance to all those involved in the preparation of bill of quantities,
as well as those who wish to be better informed about the purpose, use and benefits of bill of
quantities.

NRM 3: Order of cost estimating and cost planning for building
maintenance works

This volume provides essential guidance on the quantification and description of maintenance
works for the purpose of preparing initial order of cost estimates during the preparation stages of
a building project, cost plans during the design development and pre-construction stages, and
detailed, asset-specific cost plans during the pre-construction phases of a building project. The
guidance provided by the rules also aids the procurement and cost control of maintenance works.

NRM 1: ORDER OF COST ESTIMATING AND COST PLANNING FOR CAPITAL BUILDING WORKS
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The rules follow the same framework and premise as NRM 1: Order of cost estimating and cost
planning for capital building works. Consequently, they give direction on how to quantify and measure
other items associated with maintenance works, but which are not reflected in the measurable
maintenance work items – i.e. maintenance contractor’s management and administration charges,
overheads and profit, other maintenance-related costs, consultants’ fees and risks in connection
with maintenance works.

Unlike capital building works projects, maintenance works are required to be carried out from the
day a building or asset is put to use until the end of its life.Accordingly, while the costs of a capital
building works project are usually incurred by the building owner/developer over a relatively
short-term, costs in connection with maintenance works are incurred throughout the life of the
building – over the long-term. Consequently, the rules provide guidance on the measurement and
calculation of the time value of money, guidance on using the measured data to inform life cycle of
cost plans and forward maintenance plans, as well as VAT, and taxation.

NRM 3: Cost estimating and cost planning for building maintenance works, together with NRM 1: Order
of cost estimating and cost planning for capital building works, presents the basis of good cost
management of capital building works and maintenance works – enabling more effective and
accurate cost advice to be given to clients and other project team members, as well as facilitating
better cost control.

Identity
The rules are called NRM 1: Order of cost estimating and cost planning for capital building works.

Enquiries
Enquiries concerning the rules may be made in the first instance to the Quantity Surveying and
Construction Professional Group at RICS.

RICS QS & Construction Professional Group

The Royal Institution of Chartered Surveyors (RICS)

Parliament Square

London SW1P 3AD

United Kingdom

e: qsandc.professionalgroup@rics.org

Any suggestions for future revisions are welcomed and may also be sent to the Quantity Surveying
and Construction Professional Group at RICS.

INTRODUCTION
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Part 1: General
1.1 Introduction

1.1.1 This part places order of cost estimating and cost planning in context with the RIBA Plan of Work
and OGC Gateway Process, and explains the symbols, abbreviations and definitions used in the
rules.

1.2 Measurement in context with the RIBA Plan of
Work and OGC Gateway Process

1.2.1 Throughout this document, references are made to both the RIBA Plan of Work and the OGC
Gateway Process and the RIBA Work Stages/OGC Gateways within.

1.2.2 The RIBA Plan of Work is a construction industry recognised framework that organises the
process of managing and designing building projects and administering building contracts into a
number of key Work Stages.The RIBA Plan of Work has 11 sequential steps. Despite its apparent
linear nature, it should be recognised that the sequence or content of RIBA Work Stages may need
to be varied or overlapped to suit the proposed procurement method. Consequently, when two or
more Work Stages are combined, it is not always transparent when a building project is moving
from one stage to another.As such, it is an ideal tool, provided that it is conceptualised as providing
the basic outline of the building project process.

1.2.3 As an alternative to the RIBA Plan of Work, central civil government, the health sector, local
government and the defence sector have adopted the OGC Gateway Process as best practice for
managing and designing building projects. The process examines programmes and projects at key
decision points in their life cycle. It looks ahead to provide assurance that the employer can
progress to the next stage. Project reviews are carried out under OGC Gateway Reviews 1 to 5.
Typically a project will undergo three reviews before commitment to invest, and two looking at
service implementation and confirmation of the operational benefits.

1.2.4 Both models are recognised frameworks for managing and designing building project.

1.2.5 Cost estimates and cost plans will need to be prepared by the quantity surveyor/cost manager at
various stages of the RIBA Plan of Work or at various gateways in the OGC Gateway Process,
whichever management process is applicable.To address this requirement RICS has determined a
series of formal cost estimating and elemental cost planning stages.These formal stages are shown
in Figure 1.1 in the context of the RIBA Work Stages and OGC Gateways. Notwithstanding this,
some employers may require the preparation of cost plans at different RIBA Work Stages. For
example, some employers may ask for Formal Cost Plan 1 to be prepared atWork Stage C+ (Work
Stage C+ being an employer-defined work stage, which occurs at a point between the completion
of Work Stage C: Concept and Work Stage D: Design Development).Work Stage C+ would usually
comprise the deliverables that the employer requires prior to submitting a building project for
planning approval. It is essential, therefore, that the quantity surveyor/cost manager ascertains from
the employer if there is to be any deviation from the recommended formal cost planning stages
before commencing the cost planning process.

1.2.6 Figure 1.1 (overleaf) illustrates the various cost estimating, cost planning and tender document
preparation stages in context with the RIBA Work Stages and OGC Gateways.
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Figure 1.1 Cost estimating, elemental cost planning and tender document preparation
stages in context with the RIBA Work Stages and OGC Gateways

Notes:
(1) The tender document preparation stages referred to in Figure 1.1 above relate to traditional contract
strategies (i.e. using a bill of quantities, schedule of works or works schedule as the basis for obtaining a price
from contractors for the works). Were a design and build or design and construct contract strategy is to be
adopted, procurement can occur at any RIBA Work Stage; with the employer’s requirements most commonly
being based on RIBA Work Stages C, D or E design information.
(2) A prerequisite of OGC Gateway Review 3: Investment Decision, is that the design brief, concept design and
detailed design have been approved and signed off by the Senior Responsible Owner (SRO). For the purpose
of comparing the OGC Gateway Process with the RIBA Work Stages, these two decision points are referred
to as OGC Gateway 3A (Design Brief and Concept Approval) and OGC Gateway 3B (Detailed Design
Approval); with OGC Gateway 3C representing the final OGC Gateway Review 3 (Investment Decision).

NRM 1: ORDER OF COST ESTIMATING AND COST PLANNING FOR CAPITAL BUILDING WORKS
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1.3 Purpose of NRM 1

1.3.1 The RICS new rules of measurement have been written to provide a standard set of measurement
rules that are understandable by all those involved in a construction project, including the
employer; thereby aiding communication between the project/design team and the employer. In
addition, the RICS new rules of measurement should assist the quantity surveyor/cost manager in
providing effective and accurate cost advice to the employer and the project/design team.

1.3.2 The document provides rules of measurement for the preparation of order of cost estimates and
elemental cost plans. Direction on how to describe and deal with costs and allowances forming
part of the cost of a building, but which are not reflected in the measurable building work items, is
also provided.

1.3.3 The RICS new rules of measurement do not explain estimating methods, cost planning techniques,
procurement methods or contract strategies; advice on these is obtainable in other RICS
publications and from other external publications.

1.3.4 The RICS new rules of measurement are based on UK practice but the requirements for a
coordinated set of rules and underlying philosophy behind each section have worldwide
application.

1.4 Use of NRM 1

1.4.1 The RICS new rules of measurement: Order of cost estimating and cost planning for capital building works
provides a structured basis for measuring building work and presents a consistent approach for
dealing with other key cost components associated with a building project when preparing order
of cost estimates and elemental cost plans.The rules represent the essentials of good practice.

1.4.2 The rules deal with measurement for the preparation of:

+ order of cost estimates, including ‘rough’ order of cost estimates;

+ elemental cost models;

+ cost plans;

+ cost analyses; and

+ benchmark analyses.

1.4.3 Users of the rules are advised to adopt metric units as the standard system of measurement.
Where the employer requires reference to imperial units these may be provided as supplementary
information (e.g. in parenthesis).

1.4.4 Although the British Standard BS 8888:2006 Technical Product Specification (for defining, specifying
and graphically representing products) recommends the inclusion of a comma rather than a point
as a decimal marker, and a space instead of a comma as a thousands separator, the traditional UK
convention has been adopted in these rules (i.e. a point as a decimal marker and a comma as a
thousands separator). Users should take care to ensure that this does not conflict with employer
requirements.

1.5 Structure of NRM 1

1.5.1 The RICS new rules of measurement: Order of cost estimating and cost planning for capital building works
is divided into four parts with supporting appendices:

+ Part 1 places cost estimating and elemental cost planning in context with the RIBA Plan of
Work and the OGC Gateway Process and explains the symbols, abbreviations and definitions
used in the rules.

PART 1: GENERAL
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+ Part 2 describes the purpose and content of an order of cost estimate; defines its key
constituents; explains how to prepare an order of cost estimate; and sets out the rules of
measurement for the preparation of order of cost estimates using the floor area method,
functional unit method and elemental method.

+ Part 3 describes the purpose of elemental cost plans; explains their key constituents; and
explains how to prepare an elemental cost plan.

+ Part 4 comprises the tabulated rules of measurement for the preparation of formal cost
plans.

+ Appendices:

Appendix A: Core definition of gross internal area (GIA)

Appendix B: Commonly used functional units and functional units of measurement

Appendix C: Core definition of net internal area (NIA)

Appendix D: Special use definitions for shops

Appendix E: Logic and arrangement of levels 1 to 3 for elemental cost planning

Appendix F: Information requirements for formal cost plans

Appendix G:Template for elemental cost plan (based on level 1 codes)

Appendix H:Template for elemental cost plan (based on level 2 codes)

1.6 Symbols, abbreviations and definitions
Symbols, abbreviations and certain key words and phrases used in the rules are as detailed below.

1.6.1 Symbols used for measurement

ft2 square foot

ha hectare

kg kilogramme

kN kilonewton

kW kilowatt

m linear metre

m2 square metre

m3 cubic metre

mm millimetre

nr number

t tonne

1.6.2 Abbreviations

Cost/ft2 of GIFA cost per square foot of gross internal floor area

Cost/m2 of GIFA cost per square metre of gross internal floor area

EUQ element unit quantity

EUR element unit rate

GEA gross external area (gross external floor area)

GIFA (GIA) gross internal floor area (gross internal area)

NIA net internal area (net internal floor area)

OCE order of cost estimate

OGC Office of Government Commerce
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PC Sum prime cost sum

RIBA Royal Institute of British Architects

RICS Royal Institution of Chartered Surveyors

RPI retail price index (or indices)

SA site area

TPI tender price index (or indices)

Note: The names of UK government departments are frequently changed. This applies to the
Office of Government Commerce. Notwithstanding this, the acronym OGC has not been changed
as it is a construction industry recognised phrase.

1.6.3 Definitions

Authorised budget (or approved estimate) – See the definition for cost limit.

Base cost estimate – means an evolving estimate of known factors without any allowances for
risk and uncertainty, or element of inflation.The base cost estimate is the sum of the works cost
estimate, the project/design team fees estimate and the other development/project costs estimate.

Base date of cost data – means the date on which rates and prices contained within cost
analyses or benchmark analyses are taken as a basis for calculations.

Building work (or building works) – means all components measured and incorporated in
group elements 1 to 8 (i.e. Substructure; Superstructure; Internal finishes; Fittings, furnishings and
equipment; Services; Prefabricated buildings and building units; Work to existing buildings; and
External works).

Building works estimate – means the sum of the cost targets for group elements 1 to 8 (i.e.
Substructure; Superstructure; Internal finishes; Fittings, furnishings and equipment; Services;
Prefabricated buildings and building units; Work to existing buildings; and External works). It
excludes facilitating works estimate, as well as those relating to main contractor’s preliminaries,
main contractor’s overheads, profit/design team fees estimate, other development/project costs
estimate and risk allowances.

Component – means a measured item that forms part of an element or a sub-element. The
quantity of one or more items will be measured and the cost estimated to ascertain the cost target
for an element or a sub-element.

Construction inflation – means an allowance included in the order of cost estimate or cost plan
for fluctuations in the basic prices of labour, plant and equipment, and materials during the period
from the date of tender return to the mid-point of the construction period. See also the definition
for tender inflation.

Cost checks (cost check or cost checking) – take place during all design stages and are concerned
with comparing current estimated costs against cost targets previously set for elements or
sub-elements of the building.

Cost control – means the process of planning and controlling the costs of building(s).Takes place
throughout complete duration of the construction project.

Cost limit (or authorised budget or approved estimate) – means the maximum expenditure that
the employer is prepared to make in relation to the completed building.

Cost per functional unit (or functional unit cost) – is the unit rate which, when multiplied by the
number of functional units, gives the total building works estimate (i.e. works cost estimate less
main contractor’s preliminaries and main contractor’s overheads and profit). The total
recommended cost limit (i.e. cost limit, including inflation) can also be expressed as a cost per
functional unit when reporting costs.
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Cost per m2 of gross internal floor area (or cost/m2 of GIFA) – is the unit rate which, when
multiplied by the gross internal floor area (GIFA), gives the total building works estimate (i.e. works
cost estimate less main contractor’s preliminaries and main contractor’s overheads and profit).
Other cost estimates that form part of an order of cost estimate or a cost plan should also be
converted to costs/m2 of GIFA when reporting costs to the employer and project team (i.e. to
express cost targets for group elements, elements, sub-elements, as well as the cost limit).They are
also used in cost analyses and benchmarking as a means of documenting costs of previously
completed building projects.

Cost plan – See the definition for elemental cost plan.

Cost target – means the recommended total expenditure for an element. The cost target for
each element is likely to be derived from a number of sub-elements and components.

Deflation – means a downward movement in the average level of prices and or costs (i.e. the
opposite of inflation).

Design team – means architects, engineers and technology specialists responsible for the
conceptual design aspects and their development into drawings, specifications and instructions
required for construction of the building or facility and associated processes.The design team is a
part of the project team.

Element – means a major part of a group element (e.g. the elements that create group element 3:
Internal finishes are 3.1:Wall finishes, 3.2: Floor finishes, and 3.3: Ceiling finishes). A separate cost
target can be established for each element.

Element unit quantity (EUQ) – is a unit of measurement that relates solely to the quantity of
the element or sub-element itself (e.g. the area of the external walls, the area of windows and
external doors and the number of internal doors).

Element unit rate (EUR) – means the total cost of an element divided by the element unit
quantity (EUQ). For example, the EUR for external walls is the total cost of the external walls
divided by EUQ for external walls. EURs include all the cost of all materials, labour, plant,
subcontractor’s preliminaries, subcontractor’s design fees and subcontractor’s overheads and profit.
EURs exclude main contractor’s preliminaries, main contractor’s overheads and profit and other
allowances, such as project/design team fees, other development/project costs, risk allowances and
inflation.These items are to be assessed separately.

Elemental cost analysis (or cost analysis) – is a full appraisal of costs involved in previously
constructed buildings and is aimed mainly at providing reliable information that will assist in
accurately estimating cost of future buildings. It provides a product-based cost model, providing
data on which initial elemental estimates and elemental cost plans can be based.

Elemental cost plan (or cost plan) – is the critical breakdown of the cost limit for the building(s)
into cost targets for each element of the building(s). It provides a statement of how the design
team proposes to distribute the available budget among the elements of the building, and a frame of
reference from which to develop the design and maintain cost control. It also provides both a work
breakdown structure (WBS) and a cost breakdown structure (CBS), which, by codifying, can be
used to redistribute work in elements to construction works packages for the purpose of
procurement.

Elemental method – is a budget setting technique which considers the major elements of a
building and provides an order of cost estimate based on an elemental breakdown of a building
project.The elemental method can also be used to develop an initial cost model as a prerequisite
to developing an elemental cost plan. The method involves the use of element unit quantities
(EUQ) and element unit rates (EUR).

Employer – means the owner and/or the developer of the building; in some cases the ultimate
user. The terms Senior Responsible Owner (SRO) and Project Sponsor are used by central civil
government and the defence sector; being the representatives empowered to manage the building
project and make project specific decisions. For the purpose of these measurement rules, the term
employer shall also mean Senior Responsible Owner (SRO) or Project Sponsor.

Enabling works – means works executed ahead of the main building contract. Enabling works are
employer and/or project team specified works, which might include a mixture of facilitating works
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and new building works (e.g. site preparatory works such as major demolition, removal of
contaminated materials, reptile mitigation measures, and soil stabilisation; together with new
sewers, new access road, new drainage, new retaining walls, and minor new building works).

Estimate base date – means the date on which the cost limit (excluding inflation – i.e. the sum
of the works cost estimate, project/design team fees estimate, other development/project costs
estimate and risk allowance estimate) is established as a basis for calculating inflation, changes or
other related variances.

Facilitating works – means all components measured and incorporated in group element 0 (i.e.
Facilitating works). Includes specialist works which, normally, need to be completed before any
building works can commence (e.g. major demolition works, soil stabilisation works and or
temporary diversion of mains drainage).

Facilitating works estimate – means the sum of the cost targets for group element 0 (i.e.
Facilitating works). It excludes the building works estimate, as well as those relating to main
contractor’s preliminaries, main contractor’s overheads, profit/design team fees estimate, other
development/project costs estimate and risk allowances.

Facilitating works and building works estimate – means the sum of the cost targets for
group elements 0 to 8 (i.e. Facilitating works; Substructure; Superstructure; Internal finishes; Fittings,
furnishings and equipment; Services; Prefabricated buildings and building units; Work to existing
buildings; and External works). It excludes cost targets relating to main contractor’s preliminaries
and main contractor’s overheads, profit/design team fees estimate, other development/project
costs estimate and risk allowances.

Formal Cost Plan – is the elemental cost plan which is reported to the employer on completion
of a specific RIBA Work Stage or OGC Gateway.

Formal Cost Plan stage – is the point at which the quantity surveyor/cost manager formally
submits an elemental cost plan to the employer for consideration.The formal cost plan stages are
interlinked with the appropriate RIBA Work Stages and OGC Gateways.

Functional unit – means a unit of measurement used to represent the prime use of a building or
part of a building (e.g. per bed space, per house and per m2 of retail area). It also includes all
associated circulation space.

Functional unit method – is a rough budget-setting technique which consists of selecting a
suitable standard functional unit of use for the project, and multiplying the projected number of
units by an appropriate cost per functional unit.

Gross external area (GEA) – is the area of a building measured externally (i.e. to the external
face of the perimeter walls) at each floor level.The rules of measurement of gross external floor
area are defined in the latest edition of the RICS Code of Measuring Practice.

Gross internal floor area (GIFA) (or gross internal area (GIA)) – is the area of a building
measured to the internal face of the perimeter walls at each floor level.The rules of measurement
of gross internal floor area are defined in the latest edition of the RICS Code of Measuring Practice.

Group element – means the main headings used to describe the facets of an elemental cost plan
(i.e. Substructure; Superstructure; Internal finishes; Fittings, furnishings and equipment; Services;
Complete buildings and building units;Work to existing buildings; External works; Facilitating works;
Main contractor’s preliminaries; Main contractor’s overheads and profit; Project/design team fees;
Other development/project costs; Risks; and Inflation).

Inflation – means an upward movement in the average level of prices and or costs (i.e. the
opposite of deflation). It is included as an allowance in the order of cost estimate or cost plan for
fluctuations in the basic prices of labour, plant and equipment and materials. Refer to definitions for
tender inflation and construction inflation.

Main contractor (or prime contractor) – means the contractor responsible for the total
construction and completion process of the building project. The term prime contractor is often
used to mean main contractor in central civil government and the defence sector.The term is used
synonymously, irrespective of the contract strategy used (e.g. traditional, design and build, design
and construct, design and manage or management contracting).
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Main contractor’s overheads and profit – means the main contractor’s costs associated with
head office administration proportioned to each building contract plus the main contractor’s
return on capital investment. Main contractor’s preliminaries exclude costs associated with
subcontractor’s overheads and profit, which are to be included in the unit rates applied to building
works.

Main contractor’s preliminaries – are items which cannot be allocated to a specific element,
sub-element or component. Main contractor’s preliminaries include the main contractor’s costs
associated with management and staff, site establishment, temporary services, security, safety and
environmental protection, control and protection, common user mechanical plant, common user
temporary works, the maintenance of site records, completion and post-completion requirements,
cleaning, fees and charges, sites services and insurances, bonds, guarantees and warranties. Main
contractor’s preliminaries exclude costs associated with subcontractor’s preliminaries, which are to
be included in the unit rates applied to building works.

Net internal area (NIA) – is the usable area within a building measured to the internal face of
the perimeter walls at each floor level.The rules of measurement of net internal area are defined in
the latest edition of the RICS Code of Measuring Practice.

OGC Gateway Process – is a process that examines programmes and projects at key decision
points in their lifecycle. It looks ahead to provide assurance that the employer can progress to the
next stage. Project reviews are carried out under OGC Gateway reviews 1 to 5.Typically a project
will undergo three reviews before a commitment to invest, and two looking at service
implementation and confirmation of the operational benefits.The process is best practice in central
civil government, the health sector, local government and the defence sector.The emphasis of the
OGC Gateway Process is to examine the business case, which requires an assessment of the total
development cost of the building project.

OGC Gateways (or OGC Gateway) – are key decision points within the OGC Gateway Process.

Option cost – is an estimate of the cost of alternative design solutions to achieve the employer’s
objectives; so that they can be compared and appraised. Option costs will be incorporated in the
overarching cost report.

Order of cost estimate – means the determination of possible cost of a building(s) early in
design stage in relation to the employer’s fundamental requirements. This takes place prior to
preparation of a full set of working drawings or bills of quantities and forms the initial build-up to
the cost planning process.

Other development/project costs – means costs that are not necessarily directly associated
with the cost of constructing the building, but form part of the total cost of the building project to
the employer (e.g. land acquisition costs, fees for letting agents, marketing costs and contributions
associated with Section 106 Agreements).

Overheads and profit – See definition for main contractor’s overheads and profit.

Preliminaries – See definition for main contractor’s preliminaries.

Price stability – is the boundary between inflation and deflation.

Prime cost sum (PC Sum) – means a sum of money included in a unit rate to be expended on
materials or goods from suppliers (e.g. supply only ceramic wall tiles at £36.00/m2, supply only door
furniture at £90.00/door or supply only facing bricks at £390.00/1,000). It is a supply only rate for
materials or goods where the precise quality of those materials and goods are unknown. PC Sums
exclude all costs associated with fixing or installation, all ancillary and sundry materials and goods
required for the fixing or installation of the materials or goods, subcontractor’s design fees,
subcontractor’s preliminaries, subcontractor’s overheads and profit, main contractor’s design fees,
main contractor’s preliminaries and main contractor’s overheads and profit.

Project team – means employer, project manager, quantity surveyor/cost manager, design team
and all other consultants responsible for the delivery of the building project on time, on cost and
to the required performance criteria (design and quality). The project team will include the main
contractor where the main contractor has been engaged by the employer to provide
pre-construction services.
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Project/design team fee(s) – means project team and design team consultants’ fees for
pre-construction, construction and post-construction related services, other consultants’ fees, fees
and charges for intrusive site investigations, specialist support consultants’ fees and main
contractor’s fees for the provision of pre-construction services. See group element 11:
Project/design team fees for an indicative list of project/design team fees.

Project/design team fees estimate – means the total estimated cost of all project/design team
fees at the estimate base date (i.e. excluding tender inflation and construction inflation).

Residual risk (or retained risk) – means the risks retained by the employer.

Retail area – means the net internal area (NIA).The rules of measurement of the retail area of a
shop are defined in the latest edition of the RICS Code of Measuring Practice.

RIBA Outline Plan of Work – summarises the deliverables required under each RIBA Work
Stage.

RIBA Plan of Work – is a model procedure dealing with basic steps in decision making for a
medium-sized building project. The RIBA Plan of Work sets out a logical structure for building
projects, starting with the brief and ending with post-occupancy evaluation.The procedures identify
the responsibilities of the design team at each stage of the design and contract administration
process. Each step is referred to as a RIBA Work Stage.The full title of the RIBA Plan of Work is
The Architect’s Plan of Work, published by RIBA, but it is commonly known and referred to as the
RIBA Plan of Work in the building construction industry.

RIBA Work Stage (or RIBA Work Stages) – means the stage into which the process of designing
building projects and administering building contracts may be divided. Some variations of the RIBA
Work Stages apply for design and build procurement.

Risk allowance – means the amount added to the base cost estimate for items that cannot be
precisely predicted to arrive at the cost limit.

Risk register (or risk log) – means a schedule of identified risks.

Risk value – means an estimate of the cost of the individual risk.

Site area – means the total area of the site within the site title boundaries (or the total area
within the site title boundaries defined by the employer as the site for the building), measured on
a horizontal plane.

Subcontractor – means a contractor who undertakes specific work within the building project;
known as specialist, works, trade, work package, and labour only subcontractors.

Subcontractor’s preliminaries – are preliminaries that relate specifically to building work which
is to be carried out by a subcontractor. Costs associated with subcontractor’s preliminaries are to
be included in the unit rates applied to sub-elements and individual components.

Sub-element – means a part of an element. As with elements, a separate cost target can be
established for each sub-element (e.g. the sub-elements that comprise element 2: Superstructure
are 2.1 Frame; 2.2: Upper floors; 2.3: Roof; 2.4: Stairs and ramps; 2.5: External walls; 2.6:Windows
and external doors; 2.7: Internal walls and partitions; and 2.8: Internal doors.

Tender inflation – means an allowance included in the order of cost estimate or cost plan for
fluctuations in the basic prices of labour, plant and equipment, and materials during the period from
the estimate base date to the date of tender return. See also the definition for construction
inflation.

Total development cost – means the cost limit (including inflation – i.e. the total of the works
cost estimate, the project/design team fees estimate, other development/project costs estimates,
tender inflation and construction inflation) for the building project.

Unit rate(s) – means the monetary rate applied to an element, sub-element or component per
unit of measurement (e.g. cost per m, cost per m2 and cost per m3). The term also includes
costs/m2 of GIFA and cost per functional unit (or functional unit cost).
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Works cost estimate – means the combined total estimated cost of the building works estimate,
the main contractor’s preliminaries and the main contractor’s overheads and profit prepared using
prices current at the time the estimate is prepared (or updated).The works cost estimate contains
no allowance for project/design team fees, other development/project costs, risk allowances, tender
inflation and construction inflation.
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Part 2: Measurement rules for order of
cost estimating
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Part 2: Measurement rules for order of
cost estimating
2.1 Introduction

2.1.1 Part 2 of the rules describes the purpose and content of an order of cost estimate, puts order of
cost estimates in context with the RIBA Plan of Work and OGC Gateway Process, and sets out the
rules of measurement for the preparation of order of cost estimates using the following estimating
methods:

(a) floor area method;

(b) functional unit method (e.g. per bed space, per house type and per m2 of retail area); and

(c) elemental method (i.e. individual elements).

2.1.2 The content and application of unit rates (i.e. costs/m2 of GIFA, functional unit rates and element
unit rates (EURs)) to measured quantities to generate the base cost of the building works is also
described; together with the method of dealing with cost allowances for main contractor’s
preliminaries, main contractor’s overheads and profit, project/design team fees, other
development/project costs, risk allowances, inflation and Value Added Tax (VAT).

2.1.3 In addition, the basic information requirements needed (from the employer and other project team
members) by the quantity surveyor/cost manager to complete order of cost estimates are
outlined. The essential content of the quantity surveyor’s/cost manager’s order of cost estimate
report to the employer is also described.

2.1.4 The rules of measurement for element unit quantities used for the elemental method of estimating
can also be used as a basis for measuring element unit quantities (EUQs) for the cost analysis of
building projects.

2.2 Purpose of an order of cost estimate

2.2.1 Order of cost estimates are produced as an intrinsic part of RIBA Work Stages A:Appraisal and B:
Design Brief, or OGC Gateways 1 (Business Justification) and 2 (Delivery Strategy).The
requirements of RIBA Work Stages A and B, as described in the RIBA Outline Plan of Work, are as
follows:

(a) RIBA Work Stage A:Appraisal:

‘Identification of [employer’s] needs and objectives, business case and possible constraints on
development. Preparation of feasibility studies and assessment of options to enable the
[employer] to decide whether to proceed.’

OGC Gateway 1 (Business Justification) can be compared with RIBA Work Stage A.

(b) RIBA Work Stage B: Design Brief

‘Development of initial statement of requirements into the Design Brief by or on behalf of
the [employer] confirming key requirements and constraints. Identification of procurement
method, procedures, organisational structure and range of consultants and others to be
engaged for the project.’

OGC Gateway 2 (Delivery Strategy) can be compared with RIBA Work Stage B.

Project stages from the RIBA Outline Plan of Work 2007, copyright Royal Institute of British Architects, are
reproduced here with the permission of the RIBA.

2.2.2 The purpose of an order of cost estimate is to establish if the proposed building project is
affordable and, if affordable, to establish a realistic cost limit for the building project.The cost limit
is the maximum expenditure that the employer is prepared to make in relation to the completed
building project, which will be managed by the project team (i.e. authorised budget).
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2.2.3 As part of RIBA Work Stages A and B or Gateways 1 and 2, it may be necessary to estimate the
cost of a number of alternative building types or development scenarios for a site. Such alternative
scenarios are known as option costs or option costings.

2.3 Information requirements for order of cost
estimates

2.3.1 To enable preparation of an order of cost estimate, information will be required from the
employer as follows:

(a) Location of the site and the availability of the site for commencement of the building project.

(b) A statement of building use.

(c) A statement of floor area (or number of functional units) and schedule of accommodation –
in conjunction with the architect.

(d) Requirements for refurbishment (if the project comprises rehabilitation of an existing
building) – in conjunction with the architect. Details of the new use and any outstanding
maintenance or repairs necessary to give the building fabric the required life expectancy are
required.

(e) Initial project/design brief, including statement of quality, sustainability requirements and
‘fit-out’ requirements – in conjunction with the architect.

(f) Details of any enabling works, decanting or other specific requirements.

(g) Indicative programme, including key dates (e.g. planning application and occupation dates).

(h) Details of any particular restraints to be imposed by the employer, local planners or statutory
undertakers – in conjunction with the architect (e.g. work in a secure area, limitations on
building position, work in a conservation area, work to a historic or listed building, external
appearance and number of storeys).

(i) Details of any particular site conditions – in conjunction with the architect (e.g. sloping site,
likelihood of contaminated ground, demolition of existing buildings, adequacy and condition
of existing mains services).

(j) Budget/cash flow constraints.

(k) Initial views (if any) on construction procurement options and contract strategies.

(l) Life span (e.g. 10 year, 25 year or 60 year target life span).

(m) An indication of the proposed storey heights of the building – in conjunction with the
architect. The introduction of raised access floors for IT cabling or deep suspended ceiling
voids for mechanical and electrical services installations could significantly increase storey
height, thus increasing estimated costs.Where such requirement is known, it is recommended
that this is stated.

(n) Particular requirements in respect of mechanical and electrical services installations – in
conjunction with the architect (and mechanical and electrical services engineer – if
appointed).

(o) Requirements in respect of:

+ treatment of project/design team fees;

+ approach to other development/project costs;

+ treatment of inflation; and

+ treatment of Value Added Tax (VAT).

(p) Other considerations (e.g. approach to dealing with capital allowances, land remediation and
grants).
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2.3.2 To enable preparation of an order of cost estimate, information will be required from the
architect as follows:

(a) Design study sketches or drawings for each alternative design/development option to a
suitable scale, comprising:

+ floor plans (for each different floor plate configuration/shape and use);

+ roof plan(s);

+ elevations; and

+ sections.

(b) Schedule of gross external areas (GEA), gross internal floor areas (GIFA), net internal areas
(NIA) – (i.e. usable area for shops, supermarkets and offices) on a floor by floor basis and site
area (SA).

(c) Minimum storey heights.

(d) Schedule of accommodation – in conjunction with the employer.

(e) Number of car parking spaces and whether above ground or below ground.

(f) Indicative specification/design intent for building option(s).

(g) Indicative environmental/sustainability strategy – in conjunction with the mechanical and
electrical services engineer.

(h) Advice on likely site constraints.

(i) Advice on likely planning constraints.

(j) Definition of ‘fit-out’.

(k) Initial risk register/log.

2.3.3 To enable preparation of an order of cost estimate, information will be required from the
mechanical and electrical services engineer (if appointed) as follows:

(a) Indicative services specification/design intent for building option(s).

(b) Indicative environmental/sustainability strategy – in conjunction with the architect.

(c) Advice on availability and/or adequacy of utility services connections to the site.

(d) Initial risk register/log.

2.3.4 To enable preparation of an order of cost estimate, information will be required from the
structural engineer (if appointed) as follows:

(a) Advice on probable ground conditions.

(b) Indicative services specification/design intent for building option(s).

(c) Initial risk register/log.

2.3.5 The accuracy of an order of cost estimate is dependent on the quality of the information supplied
to the quantity surveyor/cost manager. The more information provided, the more reliable the
outcome will be. Where little or no information is provided, the quantity surveyor/cost manager
will need to qualify the order of cost estimate accordingly.
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2.4 Constituents of an order of cost estimate

2.4.1 The key constituents of an order of cost estimate are as follows.

Constituent

Facilitating works estimate (1) See paragraph 2.5

Building works estimate (2) see paragraph 2.6

Main contractor’s preliminaries estimate (3) See paragraph 2.10

Sub-total (4) [(4) = (1) + (2) + (3)]

Main contractor’s overheads and profit estimate (5) See paragraph 2.11

Works cost estimate (6) [(6) = (4) + (5)]

Project/design team fees estimate (if required) (7) See paragraph 2.12

Sub-total (8) [(8) = (6) + (7)]

Other development/project costs estimate (if required) (9) See paragraph 2.13

Base cost estimate (10) [(10) = (8) + (9)]

Risk allowances estimate (11) [(11) = (11(a)) + (11(b)) + (11(c))+
(11(d))]

See paragraph 2.14

(a) Design development risks estimate (11(a))

(b) Construction risks estimate (11(b))

(c) Employer change risks estimate (11(c))

(d) Employer other risks estimate (11(d))

Cost limit (excluding inflation) (12) [(12) = (10) + (11)]

Tender inflation estimate (13) See paragraph 2.15

Cost limit (excluding construction inflation) (14) [(14) = (12) + (11)]

Construction inflation estimate (15) See paragraph 2.16

Cost limit (including inflation) (16) [(16) = (14) + (15)]

VAT assessment See paragraph 2.17

2.4.2 The base cost estimate is the total of the building works estimate, main contractor’s preliminaries
estimate and main contractor’s overheads and profit estimate, project/design team fee estimate and
the other development/project costs estimate.The base cost estimate is to contain no allowances
for risk or inflation.

2.4.3 Allowances for risk and inflation are to be calculated separately and added to the base cost
estimate to determine the cost limit for the building project.

2.5 Measurement rules for facilitating works

2.5.1 Facilitating works is a term used to describe specialist works which, normally, need to be
completed before any building works can commence (e.g. demolition works, works involving the
removal of hazardous and deleterious materials, and soil stabilisation).The terms facilitating works
and enabling works must not be confused. Enabling works is a term commonly used to define a
package of works, which often includes facilitating works, temporary works and new permanent
works (e.g. a combination of major demolition works, intrusive site investigations, a new access
road, and the provision of mains services by statutory undertakings).

2.5.2 Quantities for facilitating works shall be based on either the site area (SA), the area affected (in
m2), linear meters (m), enumerated (nr) or itemised (item) as deemed appropriate. Where the
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quantity is based on the SA, the SA is the total area of the site within the site title boundaries (or
the total area within the site title boundaries defined by the employer as the site for the building or
buildings), less the footprint of any existing buildings, measured on a horizontal plane.

2.6 Measurement rules for building works

2.6.1 Quantities for building works shall be determined by measuring the total gross internal floor area
(GIFA) of the building or buildings (using the floor area method) or by projecting the number of
functional units (using the functional unit method). In certain circumstances, a combination of both
floor area methods and functional unit methods may need to be employed.

(a) Floor area method

(i) The total gross internal floor area (GIFA) of the building or buildings is measured and
multiplied by an appropriate cost/m2 of GIFA. The equation for calculating the total
estimated cost of building works is therefore:

c = a x b

where:

a = GIFA

b = cost/m2 of GIFA for building works

c = building works estimate (i.e. total estimated cost of building works)

(ii) The gross internal floor area (GIFA) is to be measured in accordance with the ‘Core
definition: gross internal area (GIA)’ of the RICS Code of Measuring Practice, which is
reproduced in Appendix A of these rules.

(iii) Where measurement is for more than one building, the measurement for each
building is to be shown separately.

(iv) Where a single building comprises more than one user function (e.g. residential, retail
and offices), then the GIFA of each function is to be calculated and quantified
separately.The sum total of the GIFA for each separate function is to be equal to the
GIFA for the whole building. For the purpose of establishing the GIFA of each separate
building function, the centre line of the party wall shall be used to delineate the
functions.

(v) Where the external works is to be measured separately, the site area (SA) is to be
measured.The SA is the total area of the site within the site title boundaries (or the
total area within the site title boundaries defined by the employer as the site for the
building or buildings), excluding the footprint of the new building(s), measured on a
horizontal plane.

(b) Functional unit method

(i) Functional units are a unit of measurement used to represent the prime use of a
building or part of a building. Each functional unit includes all circulation necessary. It is
essential that the functional unit is clearly identified when measurements are
expressed in this way. A list of commonly used functional units and functional units of
measurement for buildings is provided in Appendix B of these rules.

(ii) A suitable functional unit of use for the building is to be selected.The total number of
functional units is determined and multiplied by an appropriate cost per functional unit
(or functional unit cost). The equation for calculating the total estimated cost of
building works is therefore:

c = a x b

where:

a = number of functional units

b = cost per functional unit (or functional unit cost)

c = building works estimate (i.e. total estimated cost of building works)
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(iii) Where measurement for the functional unit is to be ‘net internal area’, the net internal
area (NIA) is to be measured in accordance with the ‘Core definition: net internal area
(NIA)’ of the RICS Code of Measuring Practice, which is reproduced in Appendix C of
these rules.

(iv) Where measurement for the functional unit is to be expressed as ‘retail area’, the
retail area of the shop is to be measured in accordance with the ‘Special Use
Definition: Shops’ of the RICS Code of Measuring Practice, which is reproduced in
Appendix D of these rules.

(v) A functional unit includes all circulation necessary.

(vi) Where the external works is to be measured separately, the site area (SA) is to be
measured.The SA is the total area of the site within the site title boundaries (or the
total area within the site title boundaries defined by the employer as the site for the
building or buildings), excluding the footprint of the new building(s), measured on a
horizontal plane.

2.7 Elemental method

2.7.1 The elemental method is an alternative approach for calculating the total estimated cost of building
works (i.e. the building works estimate).The elemental method considers the major elements of a
building and provides an order of cost estimate based on an elemental breakdown of the building
project. Ordinarily, the group elements and elements used in the elemental method are the same as
those used in the elemental cost planning process (see Parts 3 and 4 of these rules). However, the
choice and number of elements used to break down the cost of building works will be dependent
on the information available.The major elements commonly used when preparing an order of cost
estimate using the elemental method are listed in the following table:

Group element Element

0 Facilitating works –

1 Substructure 1.1 Substructure

2 Superstructure 2.1 Frame
2.2 Upper floors
2.3 Roof
2.4 Stairs and ramps
2.5 External walls
2.6 Windows and external doors
2.7 Internal walls and partitions
2.8 Internal doors

3 Internal finishes 3.1 Wall finishes
3.2 Floor finishes
3.3 Ceiling finishes

4 Fittings, furnishings and equipment 4.1 Fittings, furnishing and equipment
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5 Services 5.1 Sanitary installations
5.2 Services equipment
5.3 Disposal installations
5.4 Water installations
5.5 Heat source
5.6 Space heating and air conditioning
5.7 Ventilation
5.8 Electrical installations
5.9 Fuel installations
5.10 Lift and conveyor installations
5.11 Fire and lightning protection
5.12 Communication, security and control
systems
5.13 Specialist installations
5.14 Builder’s work in connection with services

6 Prefabricated buildings and building units

7 Work to existing buildings

8 External works

Note: See Appendix E: Logic and arrangement of levels 1 to 3 for elemental cost planning, which provides a detailed
list of all the group elements and elements used for elemental cost planning.

2.7.2 The method of measuring and the unit of measurement for each of the elements are set out in
Table 2.1.

2.7.3 If suitable information is available, then element unit quantities (EUQ) are measured for an element
in accordance with the rules and priced with suitable element unit rates (EUR) to ascertain the
cost target for an element.Where insufficient information is available for a particular element, the
EUQ for the element is based on the GIFA. The equation for calculating the cost target for an
element is therefore:

c = a x b

where:

a = EUQ

b = EUR

c = cost target (for element)

2.7.4 The total estimated cost of building works (i.e. the building works estimate) is ascertained by
adding together the cost target for each element.The equation for calculating the building works
estimate using the elemental method is therefore:

b = ∑ (a1 + a2 + a3 + a 4 + a5 + a6 + a7 + a8 + a9)

where:

a1, a2, a3, etc. = cost target for element

b = building works estimate

2.7.5 Where measurement is to be based on the gross internal floor area (GIFA), the area is to be
measured in accordance with the ‘Core definition: gross internal floor area (GIA)’ of the RICS Code
of Measuring Practice, which is reproduced in Appendix A of these rules.

2.7.6 Where a building project comprises more than one building, the measurement for each building is
to be shown separately.

PART 2: MEASUREMENT RULES FOR ORDER OF COST ESTIMATING

EFFECTIVE FROM 1 JANUARY 2013 RICS NEW RULES OF MEASUREMENT | 25



2.7.7 The elemental method can also be used to generate an initial cost model (or an outline elemental
cost plan) at the commencement of RIBA Work Stage C: Concept or OGC Gateway 3A: Design
Brief and Concept Approval, whichever is applicable.This elemental breakdown provides a frame of
reference from which Formal Cost Plan 1 can be developed (see Part 3 of these rules).The initial
EUQs and EURs will eventually be superseded by more detailed measurement of elements,
sub-elements and components and unit rates once suitable design information has been prepared
and the elemental cost plan evolves.

2.7.8 The measurement rules for the elemental method of estimating in Table 2.1 (opposite) can also be
used as a basis for measuring element unit quantities (EUQs) for the purpose of cost analysis and
benchmark analysis of building projects.The content of each group and element is defined in Part 4:
Tabulated rules of measurement for elemental cost planning.

2.8 Measurement rules for elemental method of
estimating

2.8.1 Table 2.1 comprises the rules of measurement for element unit quantities (EUQs), which can be
used to develop an order of cost estimate using the elemental method of estimating.The rules are
tabulated.

2.8.2 The table comprises the rules of measurement for building works (i.e. for group elements 0 to 8).
The table is structured as follows:

+ The first column lists the group elements.

+ The second column lists the elements.

+ The third column lists the unit of measurement for group elements and elements, as
appropriate.

+ The fourth column contains the rules for measuring EUQs for group elements and elements,
as appropriate.

+ The last column contains further advice on measuring EUQs.

+ Horizontal lines divide the tables to denote the end of a group element or element.

+ The rules are written in the present tense.

2.8.3 The definition of each group element and element used in the elemental method of cost estimating
are the same as those defined for elemental cost plans in Part 4:Tabulated rules of measurement
for elemental cost planning.

2.8.4 If suitable information is available, then EUQs are measured for a group element or element in
accordance with the rules and priced with suitable element unit rates (EUR) to ascertain the cost
target for an element.

2.8.5 Where insufficient information is available for a particular element, the EUQ for that element is to
be the GIFA.

2.8.6 The measurement rules for the elemental method of estimating in Table 2.1 can also be used as a
basis for measuring EUQs for the purpose of measuring quantities for the purpose of preparing
cost analyses and benchmark analyses of tendered building projects.

Notes:

+ Used to develop order of cost estimates using the elemental method of estimating.

+ Where insufficient information is available for a particular element, the EUQ for that element
is to be the gross internal floor area (GIFA or GIA).
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Table 2.1: Rules of measurement for elemental method of estimating

Group element Element Unit Measurement rules Notes

0 Facilitating works 1 Toxic/hazardous/
contaminated
material treatment

m2 The area measured
is the site area (i.e.
the total area of the
site).

Costs to be
separately shown
for each type of
toxic/hazardous
material to be
removed.

2 Major demolition
works

1 The area
measured is the
gross internal floor
area (GIFA) of the
building(s)
demolished.
2 The area
measured is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

Costs to be
separately shown
for each building
demolished.

3 Temporary
support to adjacent
structures

The area measured
is the area of wall
to be supported.

Costs to be
separately shown
for each structure
to be supported.

4 Specialist
groundworks

The area measured
is the site area (i.e.
the total area of the
site).

Costs to be
separately shown
for each element.

5 Temporary
diversion works

6 Extraordinary site
investigation works

1 Substructure 1 Substructure m2 1 The area
measured is the
area of the lowest
floor measured to
the internal face of
the external
perimeter walls.
2 The area of the
lowest floor shall be
measured in
accordance with the
rules of
measurement for
ascertaining the
gross internal floor
area (GIFA).
3 Areas of
basements to be
shown separately.
4 The area of
basements shall be
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.
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Group element Element Unit Measurement rules Notes

2 Superstructure 1 Frame m2 1 The area
measured is the
area of the floors
related to the
frame.
2 The area of the
frame shall be
measured in
accordance with the
rules of
measurement for
ascertaining the
gross internal floor
area (GIFA).

Buildings with
open ground
floors and the like
exclude the area
of the open
ground floor (i.e.
for a completely
framed building
this would equate
to the GIFA).

2 Upper floors 1 The area
measured is the
total area of upper
floor(s).
2 The area of the
upper floors shall
be measured in
accordance with the
rules of
measurement for
ascertaining the
gross internal floor
area (GIFA).
3 Sloping surfaces
such as galleries,
tiered terraces and
the like are to be
measured flat on
plan.
4 Areas for
balconies, galleries,
tiered terraces,
service floors,
walkways, internal
bridges, external
links, and roofs to
internal buildings
shall be shown
separately.

Where balconies
are included, the
sum of the upper
floors and lowest
floor will exceed
the GIFA.
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Group element Element Unit Measurement rules Notes

3 Roof m2 The area measured
is the area of the
roof on plan.
2 The area
measured is the
area of the roof on
plan measured to
the inside face of
the external walls.

4 Stairs and ramps nr 1 Enumerate; giving
total number of
storey flights, i.e. the
number of
staircases or ramps
multiplied by the
number of floors
served (excluding
the lowest floor
served in each
case).
2 The total vertical
rise of each
staircase or ramp is
to be stated,
measured from top
of structural floor
level to top of
structural floor
level.

5 External walls m2 The area measured
is the area of the
external wall,
measured on the
internal perimeter
(i.e. the internal
face) of the
external wall, less
the area of
windows.

1 It is unlikely that
the thickness of
external wall
construction will
be known the
RIBA Work Stages
A (Appraisal) and
B (Design Brief) or
OGC Gateways 1
(Business
Justification) and 2
(Delivery Strategy).
2 Costs to be
separately shown
for each type of
external wall
system.
3 Sub-element
includes costs in
connection with
forming openings
for windows and
external doors.

6 Windows and
external doors

The area measured
is the area of
windows and
external doors
measured over
frames.

Costs in
connection with
forming openings
for windows and
external doors to
be included in
sub-element 2.5:
External walls.
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Group element Element Unit Measurement rules Notes

7 Internal walls and
partitions

m2 The area measured
is the area of
internal walls and
partitions, measured
on the centre line
of the internal wall
or partition. No
deduction is made
for door openings,
screens or the like.

Costs to be
separately shown
for each type of
internal wall or
partition.

8 Internal doors nr Enumerate; giving
total number of
internal doors.

Irrespective of
door type.

3 Internal finishes 1 Wall finishes m2 The area measured
is the total area of
wall finishes (i.e. the
area of wall to
which finishes are
applied).

2 Floor finishes The area measured
is the total area of
floor finishes (i.e.
the area of floor to
which finishes are
applied).

3 Ceiling finishes The area measured
is the total area of
ceiling finishes (i.e.
the area of ceiling
to which finishes
are applied).

4 Fittings, furnishings and
equipment

m2 1 The area
measured is the
gross internal floor
area (GIFA).
2 The area
measured is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

5 Services 1 Sanitary
installations

nr 1 Enumerate; giving
total number of
appliances.
2 The total number
of appliances
enumerated is the
total number of
items listed below:
(a) domestic
sanitary appliances
(nr)
(b) specialist
sanitary appliances
(nr)
(c) bathroom pods
(nr)
(d) toilet pods (nr)
(e) shower room
pods (nr).
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Group element Element Unit Measurement rules Notes

2 Services
equipment

nr 1 Enumerate; giving
total number of
items.
2 The total number
of items
enumerated is the
total number of
items listed below:
(a) commercial
catering equipment
(nr)
(b) sinks supplied as
an integral part of
catering equipment
(nr)
(c) food storage
equipment (nr)
(d) specialist
equipment (nr).

3 Disposal
installations

1 Enumerate; giving
total number of
above ground waste
installations to
sanitary appliances
and services
equipment, and
entry chutes to
refuse disposal
installation.
2 The total number
of items
enumerated is the
total number of
items listed below:
(a) waste points
sanitary appliances
(nr)
(b) waste points to
services equipment
(nr)
(c) waste points for
laboratory and
industrial liquid
waste (nr)
(d) entry points to
rubbish chutes (nr)
(e) entry points to
chemical and
industrial waste
appliances (nr).

1 Do not
separately
enumerate
ancillary
fittings/items. Costs
of ancillary
fittings/items to be
included in unit
cost for item.
2 Costs and
measurements to
be separately
shown for:
(a) drainage to
sanitary appliances
(b) drainage to
services equipment
(e.g. sinks)
(c) drainage for
laboratory and
industrial liquid
waste
(d) refuse disposal
installations
(e) chemical and
industrial refuse
disposal
installations.
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Group element Element Unit Measurement rules Notes

4 Water installations nr 1 Enumerate; giving
total number of
draw-off points.
2 The total number
of draw-off points
enumerated is the
total number of
items listed below:
(a) mains supply
draw-off points (nr)
(b) cold water
draw-off points (nr)
(c) hot water
draw-off points (nr)
(d) steam and
condensate
draw-off points (nr).

Costs to be
separately shown
for each:
(a) mains supply
draw-off points
(b) cold water
draw-off points
(c) hot water
draw-off points
(d) steam and
condensate
draw-off points.

5 Heat source kW State total number
of kilowatts (kW).

1 Costs to be
separately shown
for each heat
source.
2 State number
and type of each
heat source.
3 Rating in
kilowatts (kW) to
be stated for each
heat source.

6 Space heating and
air conditioning

m2 1 The area
measured is the
area serviced by the
system.
2 The area serviced
is measured in
accordance with the
rules of
measurement for
ascertaining the
gross internal floor
area (GIFA).
3 Where more than
one system is
employed, the area
measured for each
system is the area
serviced by the
system. Areas to
measured using the
rules of
measurement for
ascertaining the
GIFA.

Costs to be
separately shown
for each type of
system.

7 Ventilation

8 Electrical
installations

9 Fuel installations
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Group element Element Unit Measurement rules Notes

10 Lift and
conveyor
installations

nr Enumerate; giving
total number of lift
and conveyor
installations.

1 Costs to be
separately shown
for each type of lift
and/or conveyor
installation:
(a) lifts (passenger,
goods, fire fighting,
etc); also state
number of levels
served
(b) enclosed
hoists; also state
number of levels
served
(c) escalators; also
state number of
levels served (nr),
rise (m) and length
of travel (m)
(d) moving
pavements; also
state length of
travel (m)
(e) powered
stairlifts
(f) conveyors
(passenger or
goods); also length
of travel (m)
(g) dock levellers
and scissor lifts;
also state total rise
(m) and designed
load (kN)
(h) cranes and
unenclosed hoists;
also state total rise
(m) and designed
load (kN)
(i) car lifts; also
state number of
levels served
(j) car stacking
systems; also state
capacity
(k) car/lorry
turntables and the
like
(l) document
handling systems
(m) other lift and
conveyor
installations.
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Group element Element Unit Measurement rules Notes

11 Fire and lightning
protection

m2 1 The area
measured is the
area serviced by the
system.
2 The area serviced
is measured in
accordance with the
rules of
measurement for
ascertaining the
gross internal floor
area (GIFA).
3 Where more than
one system is
employed, the area
measured for each
system is the area
serviced by the
system. Areas to
measured using the
rules of
measurement for
ascertaining GIFA.

Costs to be
separately shown
for each type of
system.

12 Communication,
security and control
systems

13 Specialist
installations

14 Builder’s work in
connection with
services

1 The area
measured is the
gross internal floor
area (GIFA).
2 The area
measured is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

6 Prefabricated buildings and
building units

1 Prefabricated
buildings and
building units

m2 1 The area
measured is the
gross internal floor
area (GIFA) of the
complete buildings
or prefabricated
room units.
2 The area
measured is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

Costs to be
separately shown
for each:
(a) complete
prefabricated
building
(b) type of
prefabricated room
unit (stating
number of units).
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Group element Element Unit Measurement rules Notes

7 Work to existing buildings 1 Minor demolition
and alteration
works

m2 1 The area
measured is the
gross internal floor
area (GIFA) of the
building(s)
demolished or
altered.
2 The area
measured is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

Costs to be
separately shown
for each building
demolished or
altered.

2 Repairs to
existing services

3 Damp-proof
courses/fungus and
beetle eradication

1 The area
measured is the
gross internal floor
area (GIFA) of the
room(s) treated.
2 The area of the
rooms treated is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

4 Facade retention The area measured
is the area of facade
to be retained.

5 Cleaning existing
surfaces

The area measured
is the surface area
of the surface to be
cleaned. No
deduction for voids.

Costs to be
separately shown
for each type of
surface.

6 Renovation works The area measured
is the area to be
renovated.

Costs to be
separately shown
for each type of
surface to be
renovated.
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Group element Element Unit Measurement rules Notes

8 External works 1 Site preparation
works

m2 The area measured
is the site area (SA),
less the footprint of
the building (or
buildings) measured
on the horizontal
plane.

Costs to be
separately shown
for each element.2 Roads, paths,

pavings and
surfacings

3 Soft landscapes,
planting and
irrigation systems

4 Fencing, railings
and walls

5 External fixtures

6 External drainage

7 External services

8 Minor building
works and ancillary
buildings

1 The area
measured is the
gross internal floor
area (GIFA) of the
building(s).
2 The area
measured is
measured in
accordance with the
rules of
measurement for
ascertaining GIFA.

9 Main contractor’s
preliminaries

% The cost of main
contractor’s
preliminaries as a
percentage of the
total cost of
facilitating works
and building works.

10 Main contractor’s overheads
and profit

The cost of main
contractor’s
overheads and
profit as a
percentage of the
total cost of
facilitating works,
building works and
costs of main
contractor’s
preliminaries.

2.9 Unit rates and element unit rates (EURs) used to
estimate the cost of facilitating works and building
works

2.9.1 Unit rates used are to be current at the time the order of cost estimate is produced.That is, they
must exclude any allowances for future inflation or deflation (refer to paragraph 2.16
(Measurement rules for inflation)).

2.9.2 Unit rates applied to measured quantities are to be applicable to the method of measurement used
(i.e. rates based on cost/m2 of GIFA to be used for measured quantities determined using the floor
area method, a cost per functional unit for measured quantities calculated using the functional unit
method and appropriate element unit rates (EURs) where measured quantities are derived using
the elemental method).
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2.9.3 Both unit rates (i.e. cost/m2 of GIFA or cost per functional unit (or functional unit cost)) and
element unit rates (EURs) used to estimate the total cost of building works are to include the cost
of all materials, labour and plant that are specifically required to construct the building or element.
Unit rates and EURs are also to include allowances for any subcontractors’ or suppliers’ design
fees, subcontractors’ preliminaries and subcontractors’ overheads and profit. Unit rates and EURs
are to exclude allowances for main contractor’s preliminaries, main contractor’s overheads and
profit and other allowances, such as project/design team fees, other development/project costs, risk
allowances and inflation.These items are to be assessed separately and added to the estimated cost
of facilitating works and building works (i.e. the building works estimate).

2.9.4 Costs per functional unit (or functional unit costs) include costs connected with all circulation
space associated with the functional unit.

2.9.5 The cost/m2 of GIFA, the cost per functional unit (or functional unit cost) and EURs can be
interpolated from cost analyses or from benchmark analyses of previous buildings of a similar type.
Unit rates ascertained from cost analyses or benchmark analyses of previous buildings should, if
necessary, be adjusted to reflect changes in specification level between the previous building and
the proposed building.Time and regional variation of costs should also be considered.

2.9.6 When using unit rates from cost analyses and benchmark analyses, it is recommended that such
rates are adjusted to reflect prices current at the time the order of cost estimate is prepared (i.e.
adjusted to remove allowances included for construction inflation). Consider the following
scenario:

A cost analysis is to be prepared on a building project, where:

Tender return date: 7 December 2012

Original contract sum (i.e. the agreed tender price): 30,600,900

Possession of the site (and commencement date of
the contract period):

11 February 2013

Contract period (i.e. construction period): 30 months

Date for completion: 6 August 2015

Tender price index (TPI) to be stated in cost analysis: December 2012 (or 4th quarter
2012)

Based on the above scenario, the original contract sum (and rates and prices within) will include an
allowance by the main contractor for construction inflation (i.e. an allowance to cover the risks of
inflation during the period from the ‘tender return date’ to the ‘date for completion’). If no
adjustment is made to the original contract sum (and rates and prices within) for construction
inflation in the cost analysis, and the TPI is given as the ‘tender return date’, then there is a
significant risk that a quantity surveyor/cost manager will over allow for construction inflation
when developing an order of cost estimate. Therefore, it is recommended that all construction
inflation is omitted from cost analyses and benchmark analyses data.

2.9.7 It is further recommended that cost analyses (and benchmark analyses) be based on the agreed
tender price (i.e. the original contract sum); not on the final contract sum (i.e. the agreed final
account sum).The two main reasons for this are:

(a) The cost analysis (or benchmark analyses) would not be available until after the final account
sum had been agreed, which could be three or four years after an analysis undertaken at
tender stage.

(b) It is much more difficult to analyse both the original contract sum and variation account than
to analyse the original contract sum alone.
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2.10 Updating unit rates and other costs to current
estimate base date

2.10.1 The estimate base date is to be established for an order of cost estimate. It is essential, therefore,
that the unit rates used from cost analyses and benchmark analyses are updated to bring them into
line with the estimate base date established for the order of cost estimate.

2.10.2 To update a unit rate from cost analyses or benchmark analyses data to the current estimate base
date, the unit rate is increased by the amount of inflation occurring during the period from the
base date of cost data to the current estimate base date.The equation for calculating the updated
unit rate is therefore:

Ra2 = Ra1 + (Ra1 x p)

where:

Ra1 = unit rate at base date of cost data

Ra2 = unit rate at current estimate base date p = percentage addition for inflation

The percentage addition for inflation (p) can be computed using published indices (i.e. tender price
indices (TPI), building cost indices or retail price indices (RPI)). Alternatively, the percentage
addition can be derived from in-house sources of indices. Using published indices, the equation for
calculating the percentage addition for inflation is therefore:

p = ((index 2 – index 1) ÷ index 1) x 100

where:

index 1 = index at base date of cost data

index 2 = index at current estimate base date

p = percentage addition for inflation

Note: Care should be taken not to update previous rates that were based on percentage additions
(e.g. main contractor’s preliminaries, main contractor’s overheads and profit and project/design
team fees). Such items will be systematically updated when the percentage addition is applied to the
updated unit rates (and other rates).

2.11 Measurement rules for main contractor’s
preliminaries

2.11.1 Main contractor’s preliminaries are to be added as a percentage to the total cost of building works
(i.e. to the building works estimate). The percentage addition to be applied for main contractor’s
preliminaries can be derived from a properly considered assessment of cost analyses of previous
building projects. The percentage can be ascertained by calculating the main contractor’s
preliminaries as a percentage of the total cost of all elements forming the building works.
Benchmark data from previously completed building projects can also be used to assess the level of
main contractor’s preliminaries to be applied to a new building project.

2.11.2 The estimated cost of main contractor’s preliminaries is to be calculated by applying the selected
percentage addition for main contractor’s preliminaries to the cost of the building works. The
equation for calculating the total estimated cost of main contractor’s preliminaries is therefore:

c = a x p

where:

a = building works estimate (i.e. total estimated cost of building works)

p = percentage for main contractor’s preliminaries
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c = main contractor’s preliminaries estimate (i.e. total estimated cost of main contractor’s
preliminaries)

2.11.3 The main contractor’s preliminaries estimate is added to the building works estimate.

2.11.4 If known at this early stage, costs relating to known site constraints, special construction methods,
sequencing of works or other non-standard requirements are to be assessed and identified
separately.

2.11.5 Allowance for subcontractors’ preliminaries, design fees, risk allowances and overheads and profit
are to be incorporated in the cost/m2 of GIFA, cost per functional unit (or functional unit cost) or
element unit rates (EURs) used to estimate the cost of building works (i.e. to calculate the building
works estimate).

2.11.6 A list of typical items found within main contractor’s preliminaries, is provided at Part 4:Tabulated
rules of measurement for elemental cost planning (group element 9: Main contractor’s
preliminaries).This list is not meant to be definitive or exhaustive, but is simply a guide.

2.12 Measurement rules for main contractor’s overheads
and profit

2.12.1 Main contractor’s overheads and profit is to be based on a percentage addition.The estimated cost
of any main contractor’s overheads and profit is to be calculated by applying the selected
percentage addition for overheads and profit to the combined total cost of the building works
estimate and the main contractor’s preliminaries estimate. The equation for calculating the total
estimated cost of main contractor’s overheads and profit is therefore:

c = (a + b) × p

where:

a = building works estimate (i.e. total estimated cost of building works)

b = main contractor’s preliminaries estimate (i.e. total estimated cost of main contractor’s
preliminaries)

p = percentage for main contractor’s overheads and profits

c = main contractor’s overheads and profit estimate (i.e. total estimated cost of main
contractor’s overheads and profit).

2.12.2 The percentage addition to be applied for main contractor’s overheads and profit is to be derived
from a properly considered assessment of main contractor’s overheads and profit found on
previous building projects.

2.12.3 The main contractor’s overheads and profit estimate is added to the combined total of the building
works estimate and the main contractor’s preliminaries estimate. This gives the works cost
estimate.The equation for calculating the works cost estimate is therefore:

d = a + b + c

where:

a = building works estimate

b = main contractor’s preliminaries estimate

c =main contractor’s overheads and profit estimate

d = works cost estimate

2.12.4 A typical list of items to be found within main contractor’s overheads and profit, is provided at Part
4:Tabulated rules of measurement for elemental cost planning (group element 10: Main contractor’s
overheads and profit).This list is not meant to be definitive or exhaustive, but is simply a guide.
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2.13 Measurement rules for project/design team fees

2.13.1 Project/design team fees are the fees associated with the project/design team and other specialist
consultants required for the building project. Project/design team fees may also include main
contractor’s pre-construction fees. A typical list of project/design team fees, including items to be
found within main contractor’s pre-construction fees, is provided at Part 4: Tabulated rules of
measurement for elemental cost planning (group element 11: Project/design team fees).This list is
not meant to be definitive or exhaustive, but is simply a guide.

2.13.2 Project/design team fees are to be included in order of cost estimates unless specifically excluded
at the request of the employer.

2.13.3 It is recommended that a single allowance be made for project/design team fees.

2.13.4 For the purpose of order of cost estimates, it is recommended that project/design team fees be
based on a percentage addition. Project/design team fees are to be calculated by applying the
selected percentage addition for project/design team fees to the works cost estimate.The equation
for calculating project/design team fees is therefore:

c = a x p

where:

a = works cost estimate

p = percentage for project/design team fees

c = project/design team fees estimate (i.e. total estimated cost of project/design team fees)

2.13.5 The project/design team fee estimate is added to the works cost estimate.

2.14 Measurement rules for other development/project
costs

2.14.1 Other development/project costs are for costs that are not necessarily directly associated with the
works costs or project/design team fees, but form part of the total cost of the building project to
the employer; for example, insurances, planning fees, fees in connection with party wall awards,
decanting and relocation costs, marketing costs and contributions associated with planning
permissions (such as Section 106 and Section 278 Agreements in the United Kingdom). Examples
of other development/project costs are provided in Part 4: Tabulated rules of measurement for
elemental cost planning (group element 12: Other development/project costs).These examples do
not provide a definitive or exhaustive list of items, but are simply a guide.

2.14.2 Other development/project costs are to be included in order of cost estimates unless specifically
excluded at the request of the employer. Other development/project costs are to be added as a
lump sum allowance.

2.14.3 The nature of other development/project costs and the extent of the lump sum allowance to be
included in the order of cost estimate are to be ascertained in conjunction with the employer.

2.14.4 The total estimated cost of other development/project costs is added to the combined total of the
works cost estimate and the project/design team fees estimate.

2.14.5 The combined total of the works cost estimate, the project/design team fees estimate and the
other development/project costs estimate is the base cost estimate (i.e. the risk-free estimate).
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2.15 Measurement rules for risk

2.15.1 All building projects involve risks; some obvious, some less so. The proper management of risk
saves time and money. Risks can occur at any point in a building project and it is essential that they
are identified, assessed, monitored and controlled.

2.15.2 Risk exposure (i.e. the potential effect of risk) changes as the building project progresses;
continually managing the risks is therefore essential. As the design evolves, more of the project
requirements are defined, and a risk response can be decided. For example:

(a) Risk avoidance: where risks have such serious consequences on the project outcome that
they are totally unacceptable. Risk avoidance measures might include a review of the
employer’s brief and a reappraisal of the project, perhaps leading to an alternative
development mix, alternative design solution or its cancellation.

(b) Risk reduction: where the level of risk is unacceptable. Typical action to reduce risk can
take the form of:

(i) Redesign: combined with improved value engineering.

(ii) More detailed design or further site investigation: to improve the information on
which cost estimates and programmes are based.

(iii) Different materials or engineering services: to avoid new technology or unproven
systems or long delivery items.

(iv) Different methods of construction: to avoid inherently risky construction techniques.

(v) Changing the project execution plan: to package the work content differently, or to
carry out enabling works.

(vi) Changing the contract strategy: to allocate risk between the project participants in a
different way.

(c) Risk transfer: where accepting the risk would not give the employer best value for money.

The object of transferring risk is to pass the responsibility to another party able to better
control the risk.Whenever risk is transferred there is usually a premium to be paid (i.e. the
receiving party’s valuation of the cost of the risk).To be worthwhile, risk transfer should give
better overall value for money to the employer (the total cost of the risk to the employer is
reduced by more than the cost of the risk premium). Risk transfer measures include taking
out insurance cover where appropriate.

(d) Risk sharing: occurs when risk is not entirely transferred and the employer retains some
element of risk.

(e) Risk retention: risks retained by the employer that are not necessarily controllable. This
remaining risk is called the residual risk exposure.

2.15.3 Considering the limited information about the building project and site conditions, the risk
allowance at the RIBA Preparation Work Stage (i.e.A:Appraisal and B: Design Brief) and the OGC
Business Justification and Delivery Strategy Gateways can be a significant percentage of the total
estimated cost; whereas, after completion (when all accounts are settled) the requirement for a
risk allowance will be zero. Proper risk identification, assessment, monitoring and control are
therefore a prerequisite of realistic cost estimates and of minimising the consequential costs arising
from the employer’s residual risk exposure.

2.15.4 It is recommended that risk allowances are not a standard percentage, but a properly considered
assessment of the risk, taking into account the completeness of the design and other uncertainties
such as the amount of site investigation done.

2.15.5 It is recommended that separate allowances be made for each of the following:

(a) Design development risks – an allowance for use during the design process to provide for
the risks associated with design development, changes in estimating data, third party risks
(e.g. planning requirements, legal agreements, covenants, environmental issues and pressure
groups), statutory requirements, procurement methodology and delays in tendering.

PART 2: MEASUREMENT RULES FOR ORDER OF COST ESTIMATING

EFFECTIVE FROM 1 JANUARY 2013 RICS NEW RULES OF MEASUREMENT | 41



(b) Construction risks – an allowance for use during the construction process to provide for
the risks associated with site conditions (e.g. access restrictions/limitations, existing buildings,
boundaries, and existing occupants and users), ground conditions, existing services and delays
by statutory undertakers.

(c) Employer change risks – an allowance for use during both the design process and the
construction process to provide for the risks of employer driven changes (e.g. changes in
scope of works or brief, changes in quality and changes in time).

(d) Employer other risks – an allowance for other employer risks (e.g. early handover,
postponement, acceleration, availability of funds, liquidated damages or premiums on other
contracts due to late provision of accommodation, unconventional tender action and special
contract arrangements).

2.15.6 Lists of typical risks for each category of risk are at Part 4: Tabulated rules of measurement for
elemental cost planning (group element 13: Risks). These lists are not meant to be definitive or
exhaustive, but are simply a guide.

2.15.7 Risk allowances are to be included in the order of cost estimates. Even at the RIBA Preparation
Work Stage and the OGC Business Justification and Delivery Strategy Gateways, it is
recommended that the size of the initial risk allowance is based on the results of a formal risk
analysis. If the risk characteristics are not acceptable to the employer, it is advisable that the risk
allowance is not determined until management action has been taken to review the employer’s risk
exposure and to identify suitable risk responses that will reduce this exposure to an acceptable
level. It is recommended that a revised risk analysis is undertaken to determine the most likely
out-turn cost and the risk allowance.

2.15.8 Throughout the RIBA Preparation Work Stage and the OGC Business Justification and Delivery
Strategy Gateways of a building project, it is advisable that effort is concentrated upon the main
sources of risk. It may be beneficial, even at this stage of the project, to prepare a project specific
risk register incorporating the major risks identified and a risk management strategy. It is
recommended that risks are not excluded without due consideration.Take care not to allow the
natural optimism which surrounds the early stages of a building project to influence the realism of
judgments which are to be made.

2.15.9 The risks, which can influence the cost of a project, change as the building project progresses
through the subsequent RIBA Work Stages. It is recommended that risk registers and risk
estimates are reassessed at regular intervals throughout the various formal stages of cost planning
which follow once the cost limit has been authorised by the employer.

2.15.10 For the purpose of order of cost estimates, risk allowances for design development risks,
construction risks and employer’s risks based on the application of percentage additions are to be
calculated by multiplying the base cost estimate by the selected percentage additions.The equation
for calculating the risk allowances for design development risk, construction risk and employer’s
risk are therefore:

for design development risks: R1 = a x p1

for construction risks: R2 = a x p2

for employer change risks: R3 = a x p3

for employer other risks: R4 = a x p4

where:

a = base cost estimate

p1 = percentage risk allowance for design development risks

p2 = percentage risk allowance for construction risks

p3 = percentage risk allowance for employer change risks

p4 = percentage risk allowance for employer other risks
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R1 = risk allowance estimate for design development risks (i.e. total estimated cost of risk
allowance for design development risks)

R2 = risk allowance estimate for construction risks (i.e. total estimated cost of risk
allowance for construction risks)

R3 = risk allowance estimate for employer change risks (i.e. total estimated cost of risk
allowance for employer change risks)

R4 = risk allowance estimate for employer other risks (i.e. total estimated cost of risk
allowance for employer other risks)

2.15.11 The equation for calculating the total risk allowance estimate is therefore:

RA = R1 + R2 + R3 + R4

where:

R1 = risk allowance estimate for design development risks

R2 = risk allowance estimate for construction risks

R3 = risk allowance estimate for employer change risks

R4 = risk allowance estimate for employer other risks

RA = risk allowances estimate

2.15.12 The risk allowance estimate is added to the base cost estimate.This gives the proposed cost limit
(excluding inflation).The equation for calculating the cost limit (excluding inflation) is therefore:

CL = a + b

where:

a = base cost estimate

b = risk allowances estimate

CL = cost limit (excluding inflation)

2.16 Measurement rules for inflation

2.16.1 An order of cost estimate is to be prepared using rates and prices current at the time the estimate
is prepared. However, it is also necessary to consider possible future effects of inflation on these
rates and prices over a period of time (i.e. from the estimate base date to construction
completion).The rules divide inflation over a period of time into two categories; namely:

(a) to date of tender (i.e. tender inflation); and

(b) during the construction period (i.e. construction inflation).

2.16.2 For the purpose of order of cost estimates, the period used to ascertain the effects of inflation are
as follows:

(a) Tender inflation: the period from the estimate base date to the date of tender return.

(b) Construction inflation: the period from the date of tender return to the mid-point of the
construction period.

2.16.3 For the purpose of order of cost estimates, a simple approach can be used to ascertain the amount
of tender inflation and construction inflation to be included.

2.16.4 The amount of tender inflation is ascertained by applying a single percentage rate for tender
inflation to the cost limit (excluding inflation).The addition of tender inflation gives the projected
cost limit (excluding construction inflation) for the building project.The equation for calculating the
amount of tender inflation is therefore:

t = CL x p
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where:

CL = cost limit (excluding inflation)

p = percentage for tender inflation

t = tender inflation estimate

The percentage for tender inflation (p) can be computed using published indices (i.e. tender price
indices (TPI), building cost indices or retail price indices (RPI)). Alternatively, the percentage
addition can be derived from in-house sources of indices.

2.16.5 The tender inflation estimate is added to the cost limit (excluding inflation).This gives the proposed
cost limit (excluding construction inflation). The equation for calculating the cost limit (excluding
construction inflation) is therefore:

CL2 = CL1 + t

where:

CL1 = cost limit (excluding inflation)

CL2 = cost limit (excluding construction inflation)

t = tender inflation estimate

2.16.6 The amount of construction inflation is ascertained by applying a single percentage rate for
construction inflation to the cost limit (excluding construction inflation). The addition of
construction inflation gives the projected cost limit (including inflation) for the building project.The
equation for calculating the amount of construction inflation is therefore:

c = CL x p

where:

CL = cost limit (excluding construction inflation)

p = percentage for construction inflation

c = construction inflation estimate

The percentage for construction inflation (p) can be computed using published indices (i.e. tender
price indices (TPI), building cost indices or retail price indices (RPI)). Alternatively, the percentage
addition can be derived from in-house sources of indices.

2.16.7 The construction inflation estimate is added to the cost limit (excluding inflation). This gives the
proposed cost limit (including inflation). The equation for calculating the cost limit (including
inflation) is therefore:

CL2 = CL1 + c

where:

CL1 = cost limit (excluding construction inflation)

CL2 = cost limit (including inflation)

c = construction inflation estimate

Note: Care should be taken to ensure that the rates used to calculate an order of cost estimate
that were derived from cost analyses or benchmark analyses have been adjusted to reflect prices
current at the time the order of cost estimate is prepared (i.e. adjusted to remove allowances
included for construction inflation). Refer to paragraph 2.9.6 of these rules.

2.16.8 It is recommended that potential cost increases caused by tendering conditions and the effects of
changes in the market are also considered, such as price increases associated with particular
materials or products or the impact of major projects sapping resources (home and abroad);
particular specialist, works, trade, work package, and labour only subcontractors; or other
countries buying major quantities of raw materials (e.g. China). However, it is recommended that
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such potential cost increases caused by tendering conditions and the effects of changes in the
market be initially dealt with under risk allowances.

2.17 Value Added Tax (VAT) assessment

2.17.1 Value Added Tax (VAT) in relation to buildings is a complex area.Therefore, it is recommended that
VAT is excluded from order of cost estimates.

2.17.2 It is recommended that specialist advice is sought on VAT matters to ensure that the correct rates
are applied to the various aspects of a building project.

2.18 Other considerations

2.18.1 Other considerations include:

(a) capital allowances for taxation purposes;

(b) land remediation relief; and

(c) grants.

2.18.2 Taxation allowances, taxation relief and grants can provide valuable financial aid to an employer on
certain types of building project. However, it is recommended that specialist advice is sought to
maximise the availability and quantum of capital allowances, land remediation relief and grants. For
that reason, it is recommended that allowances in connection with capital allowances, land
remediation relief and grants be excluded from order of cost estimates.

2.19 Reporting of order of cost estimates

2.19.1 Costs are to be expressed as ‘cost/m2 of GIFA’.

2.19.2 Where appropriate and/or required by an employer, costs may be expressed as a ‘cost per
functional unit’ (or ‘functional unit cost’) as an alternative to, or in addition to, the cost/m2 of GIFA.
The functional unit may be an employer defined unit. It is essential, therefore, that the functional
unit is clearly identified when costs are expressed in this way.

2.19.3 Order of cost estimates, as with all estimates, are to be of forecast out-turn cost, with stated
allowances for project/design team fees, other development/project costs, risk allowances, inflation
and VAT as appropriate.

2.19.4 Items included in and excluded from the estimated cost are to be clearly communicated to the
employer when reporting the order of cost estimate.

2.19.5 Typical items to be included in order of cost estimates reports are:

(a) project title;

(b) project description;

(c) a statement of cost (including cost limit);

(d) details of the information and specification on which the cost plan was prepared;

(e) a statement of the floor areas;

(f) basis of cost estimates (i.e. assumptions);

(g) estimate base date (i.e. to which inflation has been applied);

(h) estimated costs of and a request for decisions on any alternative proposals (i.e. summary of

(i) option costs); and

(j) inclusions and exclusions (i.e. a clear and unambiguous statement of what is included in and
excluded from the order of cost estimate).
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Part 3: Measurement rules for cost
planning
3.1 Introduction

3.1.1 Part 3 of the rules describes the purpose and content of elemental cost plans and explains the
rules of measurement for the preparation of formal cost plans.The formal cost planning stages are
also put in context with the RIBA Plan of Work and the OGC Gateway Process.

3.1.2 The content and application of unit rates to measured quantities to generate the base cost of the
building works is also described; together with the method of dealing with cost allowances for main
contractor’s preliminaries, main contractor’s overheads and profit, project/design team fees, other
development/project costs, risk allowances, inflation,Value Added Tax (VAT) and capital allowances.

3.1.3 In addition, the basic information requirements needed (from the employer and other project team
members) by the quantity surveyor/cost manager to complete an elemental cost plan are outlined.
The essential content of the quantity surveyor’s/cost manager’s cost reports to the employer is
also described.

3.1.4 The measurement rules for elemental cost planning can also be used as a basis for measuring
quantities for the application to whole life cycle costing.

3.2 Purpose of cost planning

3.2.1 Elemental cost plans are produced as an intrinsic part of RIBA Work Stages C: Concept, D: Design
Development, E: Technical Design and F: Production Information; or, when the OGC Gateway
Process is used, Gateways 3A (Design Brief and Concept Approval) and 3B (Detailed Design
Approval).The requirements of RIBA Work Stages C, D, E and F, as described in the RIBA Outline
Plan of Work, are as follows:

(a) RIBA Work Stage C: Concept:

‘Implementation of Design Brief and preparation of additional data. Preparation of Concept
Design including outline proposals for structural and building services systems, outline
specifications and [Formal Cost Plan 1]. Review of procurement route.’

OGC Gateway 3A (Design Brief and Concept Approval) can be compared with RIBA Work
Stage C.

(b) RIBA Work Stage D: Design Development:

‘Development of concept design to include structural and building services systems, updated
outline specifications and cost plan. Completion of Project Brief. Application for detailed
planning permission.’

Note: Application for detailed planning permission may be moved to suit project
requirements.

(c) RIBA Work Stage E:Technical Design:

‘Preparation of technical design(s) and specifications, sufficient to co-ordinate components
and elements of the project and information for statutory standards and construction safety.’

Note: Information for statutory standards and construction safety may be moved to suit
project requirements.

OGC Gateway 3B (Detailed Design Approval) can be compared with RIBA Work Stages D
and E.

(d) RIBA Work Stage F: Production Information:

‘F1 Preparation of production information in sufficient detail to enable a tender or tenders to
be obtained.Application for statutory approvals.’

Note: Application for statutory approvals may be moved to suit project requirements.
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‘F2 Preparation of further information for construction required under the building contract.’
Note: Further information for construction may be moved to suit project requirements.
OGC Gateway 3B (Detailed Design Approval) can be compared with RIBA Work Stages D
and E.

Project stages from the RIBA Outline Plan of Work 2007, copyright Royal Institute of British Architects, are
reproduced here with the permission of the RIBA.

3.2.2 The main purpose of elemental cost planning is to:

(a) ensure that employers are provided with value for money;

(b) make employers and designers aware of the cost consequences of their desires and/or
proposals;

(c) provide advice to designers that enables them to arrive at practical and balanced designs
within budget;

(d) keep expenditure within the cost limit approved by the employer; and

(e) provide robust cost information upon which the employer can make informed decisions.

3.2.3 Elemental cost planning (or cost planning) is a budget distribution technique that is implemented
during the design stages of a building project. It involves a critical breakdown of the cost limit (i.e.
the employer’s authorised budget) for the building(s) into cost targets for each element of the
building(s). Cost targets are the recommended expenditure for each element (e.g. substructure,
frame, upper floors and roof).

3.2.4 The elemental cost plan (or cost plan) that results is a statement of how the project team
proposes to distribute the available budget among the elements of the building. It provides a frame
of reference from which to develop the design and maintain cost control. It also provides both a
work breakdown structure (WBS) and a cost breakdown structure (CBS) which, by codifying, can
be used to redistribute works in elements to construction works packages for the purpose of
procurement.

3.2.5 Elemental cost planning is an iterative process, which is performed in steps of increasing detail as
more design information becomes available.
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3.3 Constituents of a cost plan

3.3.1 The key constituents of an elemental cost plan are:

Constituent

Facilitating works estimate (1) See paragraph 3.10

Building works estimate (2) See paragraph 3.11

Main contractor’s preliminaries estimate (3) See paragraph 3.14

Sub-total (4) [(4) = (1) + (2) + (3)]

Main contractor’s overheads and profit estimate (5) See paragraph 3.15

Works cost estimate (6) [(6) = (4) + (5)]

Project/design team fee estimate (7) [(7) = (7(a)) + (7(b)) +
(7(c))]

See paragraph 3.16

(a) Consultants’ fees (7(a))

(b) Main contractor’s pre-construction fee estimate (if applicable)
(7(b))

(c) Main contractor’s design fees estimate (if applicable) (7(c))

Sub-total (8) [(8) = (6) + (7)]

Other development/project costs estimate (8) See paragraph 3.17

Base cost estimate (10) [(10) = (8) + (9)]

Risk allowances estimate (11) [(11) = (11(a)) + (11(b)) + (11(c))
+ (11(d))]

See paragraph 3.18

(a) Design development risks estimate (11(a))

(b) Construction risks estimate (11(b))

(c) Employer change risks estimate (11(c))

(d) Employer other risks estimate (11(d))

Cost limit (excluding inflation) (12) [(12) = (10) + (11)]

Tender inflation estimate (13) See paragraph 3.19

Cost limit (excluding construction inflation) (14) [(14) = (12) +
(13)]

Construction inflation estimate (15) See paragraph 3.19

Cost limit (including inflation) (16) [(16) = (14) + (15)]

VAT assessment See paragraph 3.20

3.3.2 The base cost estimate is the total estimated cost of the building works, main contractor’s
preliminaries and main contractor’s overheads and profit.The base cost estimate is to contain no
allowances for risk or inflation (i.e. the risk-free estimate).

3.3.3 Allowances for risk and inflation are to be calculated separately and added to the base cost
estimate to determine the cost limit for the building project.
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3.4 Formal cost planning stages

3.4.1 There are a number of formal cost planning stages, which are comparable with the RIBA Design
and Pre-Construction Work Stages and OGC Gateways 3A (Design Brief and Concept Approval)
and 3B (Detailed Design Approval) for a building project.The employer is required to ‘approve’ the
cost plan on completion of each RIBA Work Stage before authorising commencement of the next
RIBA Work Stage.

3.4.2 For most building projects, formal cost plans are to be completed, and submitted to the employer
for approval, for each of the following RIBA Work Stages or OGC Gateways:

Formal Cost Plan RIBA Work Stage

1 C: Concept

2 D: Design Development

3 E:Technical Design

F: Production Information

Formal Cost Plan OGC Gateway

1 3A: Design Brief and Concept Approval

2 and 3 3B: Detailed Design Approval

3.4.3 Formal Cost Plan 1 is prepared at a point where the scope of work is fully defined and key criteria
are specified but no detailed design has commenced. Formal Cost Plan 1 will provide the frame of
reference for Formal Cost Plan 2. Likewise, Formal Cost Plan 2 will provide the frame of reference
for Formal Cost Plan 3. Neither Formal Cost Plans 2 nor 3 involve the preparation of a completely
new elemental cost plan; they are progressions of the previous formal cost plans, which are
developed through the cost checking of cost significant components and cost targets as more
design information and further information about the site becomes available.

3.4.4 Whether or not a formal cost plan is prepared at each RIBA Work Stage or OGC Gateway is
dependent on the procurement strategy selected. For example, the preparation of an updated cost
plan might not be required at Work Stage F: Production Information where a design and build
contract strategy is selected.

3.4.5 The cost targets within each formal cost plan approved by the employer will be used as the
baseline for future cost comparisons. Each subsequent cost plan will require reconciliation with the
preceding cost plan and explanations relating to changes made. In view of this, it is essential that
records of any transfers made to or from the risk allowances and any adjustments made to cost
targets are maintained, so that explanations concerning changes can be provided to both the
employer and the project team.

3.4.6 To avoid unnecessary conflict, it is essential that employers and other project/design team
members are aware of what is included in each element of the cost plan.

3.5 Reviewing and approving cost plans

3.5.1 Prior to the employer authorising commencement of the next RIBA Work Stage or OGC Gateway,
the formal cost plan for the preceding RIBA Work Stage or OGC Gateway is to be reviewed by the
employer and the project team to ensure that:

(a) the building project is affordable;

(b) the cost target for each element of the project is reasonable and up to date; and

(c) the cost limit has not been exceeded.

NRM 1: ORDER OF COST ESTIMATING AND COST PLANNING FOR CAPITAL BUILDING WORKS

52 | RICS NEW RULES OF MEASUREMENT EFFECTIVE FROM 1 JANUARY 2013



3.5.2 Following the review, the employer will sign off the cost plan and give any necessary instructions
and/or authorise commencement of the next RIBA Work Stage or OGC Gateway.

3.6 Cost control in procurement

3.6.1 The cost plan becomes a fundamental cost control mechanism where a building project is procured
by the use of separate work packages. By using codified cost plans, the components allocated to
each element and sub-element can simply be redistributed into the required work packages.
Redistributing components into work packages will provide cost targets for each package, which
can be used as a cost management tool during both the RIBA Pre-Construction and Construction
Work Stages and OGC Gateway 4 (Readiness for Service).

3.6.2 The method of codifying and redistributing cost targets from elements to work packages is at
paragraph 4.5 of Part 4 of these rules.

3.7 Building projects comprising multiple buildings

3.7.1 Where a building project comprises more than one type of building, it is recommended that a
separate cost plan be prepared for each building; culminating in a ‘summary cost plan’ for the entire
building project (see Figure 3.1).

Figure 3.1: Typical cost plan breakdown structure for building projects comprising
multiple components or buildings

3.8 Information requirements for formal cost plans

3.8.1 The information base of the building project continues to expand during the RIBA Design and
Pre-Construction Work Stages and OGC Gateways 3A (Design Brief and Concept Approval), 3B
(Detailed Design Approval) and 3C (Investment Decision), as more project/design team, main
contractor, specialist subcontractor and employer interaction takes place.

3.8.2 A list of the key information required to enable preparation of formal cost plans is at Appendix G
of these measurement rules.
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3.9 Format, structure and content of elemental cost
plans

3.9.1 Examples of templates showing the format, structure and content of elemental cost plans, based on
level 1 and level 2 code levels, are provided at Appendix G and Appendix H to these rules.

3.10 Measurement rules for facilitating works

3.10.1 The rules of measurement for facilitating works (i.e. group element 0) are detailed in Part 4:
Tabulated rules of measurement for elemental cost planning.

3.10.2 The measurement rules applicable to facilitating works shall be the same those for the
measurement of building works, as given in paragraphs 3.11.2 to 3.11.5, inclusive, of these rules.

3.11 Measurement rules for building works

3.11.1 The rules of measurement for building works (i.e. group elements 1 to 8) are detailed in Part 4:
Tabulated rules of measurement for elemental cost planning.

3.11.2 The degree of detail to be measured for building work is to be related to the cost significance of
the elements in the particular design.Where sufficient information is available, cost significant items
are to be measured by means of approximate quantities. Composite items are measured by
combining or grouping together work items to common forms of measurement. Non-cost
significant items (such as minor items and labours on cost significant items) are ignored in
measurement, but are to be accounted for by increasing the applicable unit rate by an appropriate
percentage or by other appropriate methods.

3.11.3 Quantities shall be given to the nearest whole unit except that any quantity less than one whole
unit shall be given as one unit. Quantities measured in tonnes shall be given to two places of
decimals.

3.11.4 The method of measuring quantities for each formal cost plan shall be as follows:

(a) Formal Cost Plan 1

(i) This is the first formal cost plan. It coincides with the completion of the concept
design at the point where the scope of works is fully defined and key criteria are
specified but no detailed design has commenced.

(ii) Cost Plan 1 will provide the frame of reference for Cost Plan 2.

(iii) The key information required from the employer and other project/design team
members to enable preparation of Formal Cost Plan 1 is set out in Appendix G of
these rules.

(iv) For Cost Plan 1, a condensed list of elements is used, which will be developed into a
full list of elements, sub-elements and components as more design and other
information becomes available as the building project progresses.

(v) Quantities for building works shall be determined in accordance with Part 4:Tabulated
rules of measurement for elemental cost planning (i.e. group elements 1 to 8).

(vi) Where insufficient design information is available from which to quantify building
works in accordance with the rules of measurement for elemental cost planning, then
the quantity measured is to be the GIFA.

(b) Formal Cost Plan 2

(i) This is the second formal cost plan, which coincides with the completion of the design
development. Formal Cost Plan 2 is a progression of Formal Cost Plan 1. It is
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developed by cost checking of cost significant cost targets for elements as more
detailed design information is made available from the design team.

(ii) Cost Plan 2 will provide the frame of reference for Cost Plan 3.

(iii) The key information required from the employer and other project/design team
members to enable preparation of Formal Cost Plan 2 is set out in Appendix G of
these rules.

(iv) The cost checks are to be carried out against each pre-established cost target.

(v) Quantities for building works shall be determined in accordance with Part 4:Tabulated
rules of measurement for elemental cost planning (i.e. group elements 1 to 8).

(vi) Where insufficient design information is available from which to quantify building
works in accordance with the rules of measurement for elemental cost planning, then
the quantity measured is to be the GIFA.

(c) Formal Cost Plan 3

(i) This third formal cost plan stage is based on technical designs, specifications and
detailed information for construction. Formal Cost Plan 3 is a progression of Formal
Cost Plan 2. It is developed by cost checking of cost significant cost targets for
elements as more detailed design information is made available from the design team.

(ii) Cost Plan 3 will provide the frame of reference for appraising tenders.

(iii) The key information required from the employer and other project/design team
members to enable preparation of Formal Cost Plan 3 is set out in Appendix H of
these rules.

(iv) The cost checks are to be carried out against each pre-established cost target.

(v) Quantities for building works shall be determined in accordance with Part 4:Tabulated
rules of measurement for elemental cost planning (i.e. group elements 1 to 8).

(vi) Where insufficient design information is available from which to quantify building
works in accordance with the rules of measurement for elemental cost planning, then
the quantity measured is to be the GIFA.

3.11.5 Contractor designed work:

(a) As the procurement strategy is developed it is likely that the employer will require the
transfer of the design liability for all, or some, elements of the works to the contractor.When
the contractor is to be liable for the design of specific elements only (i.e. not the entire
building project), this is referred to as ‘contractor designed work’. Contractor designed
works include any works that require the contractor to undertake its design, whether
directly or via a work package subcontractor. Contractor designed work is sometimes
referred to as the ‘Contractor Designed Portion (CDP)’.

(b) Elements, sub-elements and components for which the contractor is required to take
responsibility for the design, such as foundations, windows, pre-cast concrete components,
roof trusses and/or mechanical and electrical engineering services, the work items shall be
identified and described separately in the cost plan as ‘contractor designed works’.

(c) The rules for dealing with contractor designed work, where design liability for the entire
building project is to be transferred to the contractor, are at paragraph 3.16.7 (Main
contractor’s design fees) of these rules.

3.12 Unit rates used to estimate the cost of building
works

3.12.1 The unit rates (including element unit rates (EUQs) and composite unit rates) used to estimate the
total cost of building works are to include the cost of all materials, labour and plant that are
specifically required to construct the item. Costs are also to include any subcontractors’
preliminaries, design fees, risk allowances, and overheads and profit.
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3.12.2 Unit rates used to estimate the cost of building works (i.e. building works estimate) are to exclude
main contractor’s preliminaries, main contractor’s overheads and profit and other allowances, such
as project/design team fees, other development/project costs, risk allowances and inflation. These
items are to be assessed separately and added to the building works estimate.

3.12.3 When using unit rates from cost analyses and benchmark analyses, care should be taken to ensure
that such rates have been adjusted to reflect prices current at the time the cost plan is prepared
(i.e. adjusted to remove allowances included for construction inflation). Refer to paragraph 2.9.6 at
Part 2 of these rules

3.13 Updating unit rates and other costs to current
estimate base date

3.13.1 The estimate base date is to be re-established at each formal cost plan.Therefore, before using the
preceding order of cost estimate or formal cost plan to progress the next formal cost plan, it is
essential that the unit rates and other rates used in the preceding order of cost estimate or formal
cost plan are updated to bring them into line with the estimate base date established for the next
formal cost plan.

3.13.2 To update a unit rate and other rate from the previous estimate base date to the current estimate
base date, the unit rate (or other rate) is increased by the amount of inflation occurring during the
period from the previous estimate base date to the current estimate base date.The equation for
calculating the updated unit rate (or other rate) is therefore:

Ra2 = Ra1 + (Ra1 x p)

where:

Ra1 = unit rate (or other rate) at previous estimate base date

Ra2 = unit rate (or other rate) at current estimate base date

p = percentage addition for inflation

The percentage addition for inflation (p) can be computed using published indices (i.e. tender price
indices (TPI), building cost indices or retail price indices (RPI)). Alternatively, the percentage
addition can be derived from in-house sources of indices. Using published indices, the equation for
calculating the percentage addition for inflation is therefore:

p = ((index 2 – index 1) ÷ index 1) x 100

where:

Index 1 = index at base date of cost data

Index 2 = index at current estimate base date

p = percentage addition for inflation

Note: Care should be taken not to update previous rates that were based on percentage additions
(e.g. main contractor’s preliminaries, main contractor’s overheads and profit and project/design
team fees). Such items will be updated when the percentage addition is applied to the updated unit
rates (and other rates). Similarly, updating percentages are not to be applied to items for which
fixed costs have been agreed (e.g. consultants’ fees where based on a fixed lump sum).

3.14 Measurement rules for main contractor’s
preliminaries

3.14.1 Main contractor’s preliminaries are a cost significant element in most construction projects, which
are directly influenced by the choice of construction method more than any other element. The
cost checking of main contractor’s preliminaries is an iterative process which is repeated for each
formal cost plan.
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3.14.2 The methods of estimating the cost of the preliminaries will vary according to the RIBA Work
Stage or OGC Gateway reached.To begin with, for Formal Cost Plan 1 (prepared for RIBA Work
Stage C: Concept or OGC Gateway 1: Business Justification), the estimated cost of main
contractor’s preliminaries will be based on a percentage addition derived from a properly
considered assessment of cost analyses of previous buildings. However, as more information
becomes available a more detailed approach to cost checking the cost target for main contractor’s
preliminaries is to be taken.

3.14.3 When preparing Formal Cost Plans 2 and 3 (i.e. at RIBA Work Stages D, E, and F or at OGC
Gateways 3A and 3B), to ensure that the previous cost target is sufficient, it is essential that
thorough cost checks are carried out on cost significant items of main contractor’s preliminaries.To
facilitate the cost checking process, it is recommended that the checklist of main contractor’s
preliminaries items included in these rules of measurement be used as an aide memoire. (Refer to
Part 4:Tabulated rules of measurement for elemental cost planning; paragraph 4.2.5.)

3.14.4 Where the estimated cost of main contractor’s preliminaries, or any part of the main contractor’s
preliminaries, is to be based on a percentage addition, the estimated cost is to be calculated by
applying the selected percentage addition for main contractor’s preliminaries to the cost of the
building works estimate.The equation for calculating the total estimated cost of main contractor’s
preliminaries is therefore:

c = a x b

where:

a = building works estimate (i.e. total estimated cost of building works)

b = percentage for main contractor’s preliminaries

c = main contractor’s preliminaries estimate (i.e. total estimated cost of main contractor’s
preliminaries)

3.14.5 Alternatively, the estimated cost of all or part of the main contractor’s preliminaries can be
assessed as a lump sum.

3.14.6 The main contractor’s preliminaries estimate is added to the building works estimate.

3.14.7 Allowance for subcontractors’ preliminaries is to be made in the unit rates applied to measured
quantities.

3.14.8 Where the main contractor has been appointed early (e.g. as part of a two stage tendering
process), the actual agreed level of main contractor’s preliminaries is to be included in the cost
plan.Any compensating adjustments are to be made to the applicable cost targets.

3.14.9 It is recommended that the allowance for main contractor’s preliminaries be treated as a separate
cost target.

3.15 Measurement rules for main contractor’s overheads
and profit

3.15.1 When preparing a cost estimate for main contractor’s overheads and profit, overheads and profit
can be either combined as a single cost centre or treated as two separate cost centres (i.e. one
being main contractor’s overheads and the other main contractor’s profit). Main contractor’s
overheads and profit are to be based on a percentage addition. The estimated cost of any main
contractor’s overheads and profit is to be calculated by applying the selected percentage addition
for overheads and profit to the combined total cost of the building works estimate and the main
contractor’s preliminaries estimate.

3.15.2 Where main contractor’s overheads and profit are to be combined as a single cost centre, the
equation for calculating the total estimated cost of main contractor’s overheads and profit is:
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d = (a + b) x c

where:

a = building works estimate (i.e. total estimated cost of building works)

b = main contractor’s preliminaries estimate (i.e. total estimated cost of main contractor’s
preliminaries)

c = percentage for main contractor’s overheads and profit

d = main contractor’s overheads and profit estimate (i.e. total estimated cost of main
contractor’s overheads and profit)

3.15.3 The percentage addition to be applied for combined main contractor’s overheads and profit is to
be derived from a properly considered assessment of main contractor’s overheads and profit found
on previous building projects.

3.15.4 The main contractor’s overheads and profit estimate is added to the combined total of the building
works estimate and the main contractor’s preliminaries estimate. This gives the works cost
estimate.The equation for calculating the works cost estimate is therefore:

d = a + b + c

where:

a = building works estimate

b = main contractor’s preliminaries estimate

c = main contractor’s overheads an profit estimate

d = works cost estimate

3.15.5 Where main contractor’s overheads and profit are to be treated as two separate cost centres, the
equations for calculating the total estimated cost of main contractor’s overheads and profit are as
follows:

(a) For main contractor’s overheads:

d = (a + b) x c

where:

a = building works estimate (i.e. total estimated cost of building works)

b = main contractor’s preliminaries estimate (i.e. total estimated cost of main
contractor’s preliminaries)

c = percentage for main contractor’s overheads

d = main contractor’s overheads estimate (i.e. total estimated cost of main
contractor’s overheads)

(b) For main contractor’s profit:

e = (a + b) x c

where:

a = building works estimate (i.e. total estimated cost of building works)

b = main contractor’s preliminaries estimate (i.e. total estimated cost of main
contractor’s preliminaries)

c = percentage for main contractor’s profit

e = main contractor’s profit estimate (i.e. total estimated cost of main contractor’s
profit)

3.15.6 The percentages addition to be applied for main contractor’s overheads and main contractor’s
profit are to be derived from a properly considered assessment of main contractor’s overheads
and profit found on previous building projects.
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3.15.7 The main contractor’s overheads and main contractor’s profit estimates are added to the
combined total of the building works estimate and the main contractor’s preliminaries estimate.
This gives the works cost estimate. The equation for calculating the works cost estimate is
therefore:

e = a + b + c + d

where:

a = building works estimate

b = main contractor’s preliminaries estimate

c = main contractor’s overheads estimate

d = main contractor’s profit estimate

e = works cost estimate

3.15.8 Where the main contractor has been appointed early (e.g. as part of a two-stage tendering
process), the actual agreed level of overheads and profit is to be included in the cost plan. Any
compensating adjustments are to be made to the applicable cost targets.

3.15.9 It is recommended that the allowance for main contractor’s overheads and profit be treated as a
separate cost target.

3.16 Measurement rules for project/design team fees

3.16.1 Project/design team fees are the fees associated with the project/design team and other specialist
consultants required for the building project (i.e. consultants’ fees). Project/design team fees also
include main contractor’s pre-construction fees.

3.16.2 A list of typical project/design team fees is included in Part 4:Tabulated rules of measurement for
elemental cost planning (group element 11). The tables are intended to be used by the quantity
surveyor/cost manager to assist in the cost estimating and cost checking process.The lists are not
meant to be definitive or exhaustive, but are merely a guide.

3.16.3 It is recommended that separate allowances be made for:

(a) consultants’ fees;

(b) main contractor’s pre-construction fees (if applicable); and

(c) main contractor’s design fees (if applicable).

3.16.4 Project/design team fees are to be included in cost plans unless specifically excluded at the request
of the employer.

3.16.5 Consultants’ fees:

(a) Estimates of consultants’ fees are to be based on a percentage addition.

(b) The estimated cost of consultants’ fees is to be calculated by applying the selected
percentage addition for consultants’ fees to the works cost estimate (i.e. the combined total
of the building works estimate, main contractor’s preliminaries and main contractor’s
overheads and profit).The equation for calculating project/design team fees is therefore:

c = a x b

where:

a = works cost estimate

b = percentage for consultants’ fees

c = consultants’ fees estimate (i.e. total estimated cost of consultants’ fees)

(c) The percentage addition to be applied for project/design team fees is to be derived from a
properly considered assessment of project/design team fees on other similar previous
building projects.
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(d) Where actual project/design team fees are known (e.g. the architect’s fees), the actual fee is
to be included in the cost plan. Any compensating adjustments are to be made to the
applicable cost targets.

(e) Care is to be taken to ensure that the scope of services agreed between the employer and a
consultant is sufficient to complete the building project when estimating the cost of
resources.Any requirement for additional services needs to be identified and allowed for in
the cost plan (e.g. the cost of carrying out detailed reinforcement design would not normally
be included in scope of services (or fee agreement) for the structural engineer, unless
specifically requested by the employer).Thus, cost checks on project/design team fees are to
include checks on the sufficiency of the scope of services.

(f) Where a design and build contract strategy has been selected, the responsibility of design will
be transferred to the main contractor.Therefore, the design team members who are to be
novated to the main contractor, and the timing of the novation, need to be identified.This will
enable the project/design team fees applicable to those design team members to be assessed
and redistributed from the cost target for consultants’ fees to the cost target for main
contractor’s design fees as appropriate (see paragraph 3.16.7).

3.16.6 Main contractor’s pre-construction fee:

(a) Where it has been decided by the employer, in consultation with the project team, to employ
a main contractor (or specialist contractors) to provide pre-construction advice and/or
other services, an allowance for the fee for providing such services is to be determined and
included in the cost plan. The estimated cost of a main contractor’s pre-construction fees
may be calculated by using a percentage addition or derived lump sum.

(b) Where the estimated cost of the main contractor’s pre-construction fee is to be based on a
percentage, the estimated cost is to be calculated by applying the selected percentage
addition for the main contractor’s pre-construction fee to the works cost estimate (i.e. the
combined total of the building works estimate, main contractor’s preliminaries and main
contractor’s overheads and profit).

(c) The percentage addition, or lump sum, to be applied for the main contractor’s
pre-construction fee (or specialist contractor’s fees) is to be derived from a properly
considered assessment of fees charged on other similar previous building projects; taking
account of the type of services required and the duration of the pre-construction period.The
equation for calculating the main contractor’s pre-construction fees is therefore:

c = a x b

where:

a = works cost estimate

b = percentage for main contractor’s pre-construction fees

c = main contractor’s pre-construction fees estimate (i.e. total estimated cost of
main contractor’s pre-construction fees)

(d) Care needs to be taken when estimating the cost of pre-construction fees, to ensure that
sufficient allowance has been made for main contractor’s overheads and profit on the
pre-construction fee.

3.16.7 Main contractor’s design fees:

(a) Where design liability is to be transferred to the main contractor for the entire building
project (i.e. where a design and build or other main contractor led design contract strategy
is to be used) and all, or some, of the consultants within the design team are to be novated,
the balance of the consultants’ fees due after novation has occurred are to be transferred
from the cost target for consultants’ fees to the cost target for main contractor’s design fees.

(b) The allowance for main contractor’s design fees is to be derived from a properly considered
assessment of main contractor’s design fees found on previous building projects.

3.16.8 The equation for calculating the total project/design team fees estimate is therefore:

a = F1 + F2 + F3

where:
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F1 = consultants’ fees estimate

F2 = main contractor’s pre-construction fees estimate

F3 = main contractor’s design fees estimate

a = project/design team fee estimate

3.16.9 The project/design team fee estimate is added to the works cost estimate.

3.16.10 The rules for dealing with contractor designed work, where design liability for only specific
elements and/or components of building project is to be transferred to the contractor, are at
paragraph 3.11.5 (Contractor designed work) of these rules.

3.17 Measurement rules for other development/project
costs

3.17.1 Other development/project costs are for costs that are not necessarily directly associated with the
cost of the building works, but form part of the total cost of the building project to the employer
(e.g. insurances, planning fees, fees in connection with party wall awards, decanting and relocation
costs, marketing costs and contributions associated with planning permissions).

3.17.2 Other development/project costs are to be included in cost plans unless specifically excluded at
the request of the employer. Other development/project costs are to be added as a lump sum
allowance.

3.17.3 The nature of other development/project costs and the extent of the lump sum allowance to be
included in the cost plan are to be ascertained in conjunction with the employer.

3.17.4 The total estimated cost of other development/project costs is added to the combined total of the
works cost estimate and the project/design team fees estimate.

3.17.5 A tabulated list of typical other development/project costs is included in Part 4:Tabulated rules of
measurement for elemental cost planning (group element 12). The examples provided do not
provide a definitive or exhaustive list of items, but are simply a guide.

3.17.6 It is recommended that the allowance for other development/project costs be treated as a
separate cost target.

3.17.7 The combined total of the works cost estimate, the project/design team fees estimate and the
other development/project costs estimate is the base cost estimate.

3.18 Measurement rules for risk allowances

3.18.1 Risk allowances, based on the results of a formal risk analysis, are to be included in each formal
cost plan. Risk allowances are to reflect the employer’s risk exposure. In setting the amount of the
risk allowances, the possible consequences of the employer’s residual risk should be taken into
account. The only satisfactory way to ensure that risk allowances provide for the risks to the
project is to determine the size of the allowances from the results of risk analysis. Risk allowances
are not to be standard percentages, but a properly considered assessment of the risk, taking
account of the completeness of the design and other uncertainties such as the amount of site
investigation completed to date.

3.18.2 The need to undertake a formal risk analysis to identify the employer’s risk exposure and to make
considered risk allowances for risks is explained in section 2.15 (Measurement rules for risk) in
Part 2: Measurement rules for order of cost estimating.
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3.18.3 Risk registers and risk estimates are to be reassessed at regular intervals throughout the various
RIBA Work Stages and OGC Gateways to ensure that estimates, formal cost plans and cash flows
realistically reflect the potential impact of any residual risks.

3.18.4 Successive assessments are to show decreasing risk due to reducing uncertainty as a consequence
of the increasing definition of the project itself and decreasing uncertainty as a result of decisions
which are made as the project progresses. However, it should be noted that risk does not always
decrease.

3.18.5 It is recommended that risk allowances be treated as three separate cost targets, which are used
to ‘top up’ other overspending cost targets as the project progresses. As an element overruns its
cost target, a transfer is made from the appropriate risk allowance to allow for the increase.
Similarly, if a cost target is likely to under run, the surplus is transferred into the appropriate risk
allowance.The recommended cost targets are:

(a) design development risks;

(b) construction risks;

(c) employer change risks; and

(d) employer other risks.

Note: See paragraph 2.15.5 (risk allowances) in Part 2: Measurement rules for order of cost
estimating for definitions of the above categories of risk allowance.

3.18.6 Main contractor’s design development risk:

(a) Where design liability is to be transferred to the main contractor (i.e. where a design and
build or other main contractor led design contract strategy is to be used), it is recommended
that an allowance for main contractor’s design development risk be included in the risk
allowance for design development risk.

(b) Main contractor’s design development risk is a risk allowance that the main contractor may
incorporate in its tender price as the risk of accepting the novation of all, or some, of the
employer’s design team members (e.g. the architect, the structural engineer and the building
services engineer).

3.18.7 Where any aspects of risk allowances for design development risks, construction risks and
employer risks are to be based on a percentage addition, the allowances are to be calculated by
multiplying the base cost estimate by the selected percentage additions. The equations for
calculating the risk allowances for design development risk, construction risk and employer risk are
therefore:

for design development risks: R1 = a x p1

for construction risks: R2 = a x p2

for employer change risks: R3 = a x p3

for employer other risks: R4 = a x p4

where:

a = base cost estimate

p1 = percentage risk allowance for design development risks

p2 = percentage risk allowance for construction risks

p3 = percentage risk allowance for employer change risks

p4 = percentage risk allowance for employer other risks

R1 = risk allowance estimate for design development risks (i.e. total estimated cost of risk
allowance for design development risks)

R2 = risk allowance estimate for construction risks (i.e. total estimated cost of risk
allowance for construction risks)
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R3 = risk allowance estimate for employer change risks (i.e. total estimated cost of risk
allowance for employer change risks)

R4 = risk allowance estimate for employer other risks (i.e. total estimated cost of risk
allowance for employer other risks)

3.18.8 The equation for calculating the total risk allowance estimate is therefore:

RA = R1 + R2 + R3 + R4

where:

R1 = risk allowance estimate for design development risks

R2 = risk allowance estimate for construction risks

R3 = risk allowance estimate for employer change risks

R4 = risk allowance estimate for employer other risks

RA = risk allowances estimate

3.18.9 The risk allowance estimate is added to the combined total of the base cost estimate,
project/design team fee estimate and the other development/project costs estimate.This gives the
proposed cost limit (excluding inflation). The equation for calculating the cost limit (excluding
inflation) is therefore:

CL = a + b

where:

a = base cost estimate

b = risk allowances estimate

CL = cost limit (excluding inflation)

3.18.10 Lists of typical design development risks, construction risks and employer risks are included in Part
4:Tabulated rules of measurement for elemental cost planning (group element 13: Risks).The lists
are intended to be used by the quantity surveyor/cost manager to assist in the cost estimating and
cost checking process. The lists are not meant to be definitive or exhaustive, but are merely a
guide.

3.19 Measurement rules for inflation

3.19.1 Elemental cost plans are to be prepared using rates and prices current at the time the cost plan is
prepared. However, it is also necessary to consider possible future effects of inflation on these
rates and prices over a period of time (i.e. from the estimate base date to construction
completion). Inflation can be either an upward or downward movement in the average level of
prices (i.e. inflation or deflation), or stable (i.e. price stability – the boundary between inflation and
deflation).The rules divide this period of time into two categories; namely, inflation:

(a) to date of tender (tender inflation); and

(b) during the construction period (construction inflation).

3.19.2 For the purpose of cost planning, the period used to ascertain the effects of inflation are as follows:

(a) Tender inflation: the period from the estimate base date to the date of tender return.

(b) Construction inflation: the period from the date of tender return to the mid-point of the
construction period.

3.19.3 It is recommended that the allowances for inflation be treated as two separate cost targets (tender
inflation and construction inflation).

3.19.4 Tender inflation: The amount of tender inflation is ascertained by applying a single percentage
rate for tender inflation to the cost limit (excluding inflation).The addition of tender inflation gives
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the projected cost limit (excluding construction inflation) for the building project.The equation for
calculating the amount of tender inflation is therefore:

t = CL x p

where:

CL= cost limit (excluding inflation)

p = percentage for tender inflation

t = tender inflation estimate

The percentage for tender inflation (p) can be computed using published indices (i.e. tender price
indices (TPI), building cost indices or retail price indices (RPI)). Alternatively, the percentage
addition can be derived from in-house sources of indices.

Note:This is a simplistic approach to estimating an allowance for tender inflation.Where a building
project is to be procured by the use of separate works packages, it will be necessary to ascertain
a separate allowance for tender inflation for each works package; based on the procurement
programme for each works package. This is because each works package will be procured at
different times throughout the construction period.The method of calculating tender inflation for
each works package is the same as described above, but with discrete percentages applied to each
works package.As part of the cost control process, the original allowances for inflation will need to
be redistributed to each works package from the original cost centre.

3.19.5 The tender inflation estimate is added to the cost limit (excluding inflation).This gives the proposed
cost limit (excluding construction inflation). The equation for calculating the cost limit (excluding
construction inflation) is therefore:

CL2 = CL1 + t

where:

CL1= cost limit (excluding inflation)

CL2 = cost limit (excluding construction inflation)

t = tender inflation estimate

3.19.6 Construction inflation: The amount of construction inflation is ascertained by applying a single
percentage rate for construction inflation to the cost limit (excluding construction inflation). The
addition of construction inflation gives the projected cost limit (including inflation) for the building
project.The equation for calculating the amount of construction inflation is therefore:

c = CL x p

where:

CL = cost limit (excluding construction inflation)

p = percentage for construction inflation

c = construction inflation estimate

The percentage for construction inflation (p) can be computed using published indices (i.e. tender
price indices (TPI), building cost indices or retail price indices (RPI)). Alternatively, the percentage
addition can be derived from in-house sources of indices.

Notes:

(a) This is a simplistic approach to estimating an allowance for construction inflation. Where a
building project is to be procured by the use of separate works packages, it will be necessary
to ascertain a separate allowance for construction inflation for each works package; based on
the procurement programme for each works package. This is because each works package
will be procured at different times throughout the construction period. The method of
calculating construction inflation for each works package is the same as described above, but
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with discrete percentages applied to each works package. As part of the cost control
process, the original allowances for inflation will need to be redistributed to each works
package from the original cost centre.

(b) Care should be taken to ensure that the rates used to calculate an order of cost estimate
that were derived from cost analyses or benchmark analyses have been adjusted to reflect
prices current at the time the order of cost estimate is prepared (i.e. adjusted to remove
allowances included for construction inflation). Refer to paragraph 2.9.6 at Part 2 of these
rules.

3.19.7 The construction inflation estimate is added to the cost limit (excluding construction inflation).This
gives the proposed cost limit (including inflation). The equation for calculating the cost limit
(including inflation) is therefore:

CL2 = CL1 + c

where:

CL1 = cost limit (excluding construction inflation)

CL2 = cost limit (including inflation)

c = construction inflation estimate

3.19.8 It is recommended that potential cost increases caused by tendering conditions and the effects of
changes in the market are also considered, such as price increases associated with particular
materials or products or the impact of major projects sapping resources (home and abroad); or
other countries buying major quantities of raw materials (e.g. China). However, it is recommended
that such potential cost increases caused by tendering conditions and the effects of changes in the
market be dealt with under risk allowances.

3.20 Value Added Tax (VAT) assessment

3.20.1 Value Added Tax (VAT) in relation to buildings is a complex area. Furthermore, in the UK, capital
allowances are given against the net capital cost to the taxpayer.Therefore, as VAT is part of that
capital cost, employers will incur differing overall capital expenditure for the same building
component depending on whether they can or cannot fully recover, or recover a portion of, the
VAT. In view of these complexities, it is recommended that VAT is excluded from cost plans.

3.20.2 It is recommended that specialist advice is sought on VAT matters to ensure that the correct rates
are applied to the various aspects of a building project.

3.21 Other considerations

3.21.1 Capital allowances for taxation purposes:

Capital allowances provide tax relief for certain items of capital expenditure on buildings.This is a
valuable form of tax relief that, in most cases, is either under-claimed or not claimed due to the lack
of understanding or application of the legislation governing the availability of relief.

It is recommended that specialist advice is sought to maximise the availability and quantum of
capital allowances.

3.21.2 Land remediation allowances:

Land remediation tax relief provides considerable tax relief for expenditure in remediating
contaminated land. Expenditure must be incurred on the prevention, remediation or mitigation of
the effects of the pollutant or on the restoration of the land to its former state.The expenditure
must be directly linked to the remediation and, as such, general site clearance will not apply.

It is recommended that specialist advice is sought to maximise the availability and quantum of the
tax relief.
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3.21.3 Grants:

Grants provide valuable financial aid to funding certain types of building project. These can be
significant allowances.

It is recommended that specialist advice is sought to maximise the availability and quantum of the
grants.

Taxation allowances, taxation relief and grants can provide valuable financial aid to an employer on
certain types of building project. However, it is recommended that specialist advice is sought to
maximise the availability and quantum of capital allowances, land remediation relief and grants. For
that reason, it is recommended that allowances in connection with capital allowances, land
remediation relief and grants be excluded from cost plans.

3.22 Reporting of elemental cost plans

3.22.1 Costs are to be expressed as ‘cost/m2 of GIFA’.

3.22.2 Where appropriate and/or required by an employer, costs may be expressed as a cost/ft2 of GIFA
or a cost per functional unit (or functional unit cost) as an alternative to, or in addition to, the
cost/m2 of GIFA.The functional unit may be an employer defined unit. It is essential, therefore, that
the functional unit is clearly identified when costs are expressed in this way.

3.22.3 Items included in and excluded from the estimated cost are to be clearly communicated to the
employer when reporting cost plans.

3.22.4 Typical items to be included in cost plan reports are as follows:

(a) executive summary;

(b) project title;

(c) project description;

(d) status of cost plan;

(e) a statement of cost (including cost limit);

(f) details of the information and specification on which the cost plan was prepared;

(g) a statement of the floor areas;

(h) the cost plan;

(i) basis of cost estimates (i.e. assumptions);

(j) estimate base date (i.e. to which inflation has been applied);

(k) reasons for changes to previous cost targets (explaining the transfers and adjustments that
have taken place against the previous cost plan);

(l) estimated costs of and a request for decisions on any alternative proposals;

(m) value engineering options;

(n) conclusions;

(o) recommendations;

(p) cash flow forecast, where appropriate; and

(q) inclusions and exclusions (i.e. a statement of what is included in and excluded from the order
of cost estimate).
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Part 4:Tabulated rules of
measurement for elemental cost
planning
4.1 Introduction

4.1.1 Part 4 of the rules comprises the rules of measurement for elemental cost planning. It explains the
use of the tabulated rules and describes how to codify elemental plans.Advice is also given on how
to reallocate costs from elements and sub-elements to works packages where building works are
to be procured through the use of works packages.

4.1.2 The rules of measurement for elemental cost planning can also be used as a basis for measuring
quantities for the application to whole life cycle costing.

4.2 Use of tabulated rules of measurement for
elemental cost planning

4.2.1 The rules of measurement for elemental cost planning are set out in tables.Tables are provided for
each of the following group elements:

Group element 0: Facilitating works

Group element 1: Substructure

Group element 2: Superstructure

Group element 3: Internal finishes
Building
worksGroup element 4: Fittings, furnishings and equipment

Group element 5: Services

Group element 6: Prefabricated buildings and building
units

Group element 7: Work to existing buildings

Group element 8: External works

Group element 9: Main contractor’s preliminaries

Group element 10: Main contractor’s overheads and profit

Group element 11: Project/design team fees

Group element 12: Other development/project costs

Group element 13: Risks

Group element 14: Inflation

4.2.2 Facilitating works and building works: The tables for group elements 0 to 8, inclusive,
comprise the rules of measurement for facilitating works (group element 0) and building works
(group elements 1 to 8). Each table is structured as follows:

(a) The group element is given in the first heading.

(b) The element is given in the second heading.

(c) The left hand column lists the sub-elements and contains the definition rules applicable to
each sub-element.

(d) The second and third columns list the components and the unit of measurement for
components respectively.
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(e) The fourth column contains the rules for measuring components.

(f) The next two columns describe the items included and excluded from each element and
sub-element. Where exclusions are stated, cross references to the appropriate element or
sub-element is given.

(g) Horizontal lines divide the tables to denote the end of a sub-element.

(h) The symbol ‘/’ used between two or more units of measurement in the third column (unit of
measurement), means ‘or’.

(i) The rules are written in the present tense.

4.2.3 The tabulated measurement rules are based on four principal levels. Levels 1 to 3 in the rules are
headings under which actual work items (i.e. group element, element and sub-element) are
allocated. Level 4 are the rules of measurement for components.

(a) Level 1: group element: The primary classifications used for grouping elements (i.e.
headings).

(b) Level 2: element: Key part of a group element.

(c) Level 3: sub-element: Part of an element. One or more sub-element will constitute an
element.

(d) Level 4: component: A building work item which forms part of a sub-element. One or
more components will be measured to ascertain the cost of an element or sub-element.

4.2.4 These levels provide the basis of a codified framework for elemental cost planning, which can be
used both as a frame of reference for cost checking cost targets and the overall cost limit as more
design information becomes available.They provide both a work breakdown structure (elements)
and a cost breakdown structure (cost targets) for a building project.

4.2.5 Main contractor’s preliminaries:The table for group element 9 comprises lists of typical items
included in main contractor’s preliminaries. The table is intended to be used by the quantity
surveyor/cost manager to assist in the cost estimating and cost checking process.The lists are not
meant to be definitive or exhaustive, but are merely a guide.The table is structured as follows:

(a) The group element is given in the first heading.

(b) The element is given in the second heading.

(c) The sub-element is given in the third heading.

(d) The left hand column lists the components.

(e) The second column describes the items included in each element and sub-element.The third
column identifies the appropriate unit of measurement for included items.The fourth column
describes the excluded items. Where exclusions are stated, cross references to the
appropriate group element, element or sub-element are given.

(f) Horizontal lines divide the tables to denote the end of a component.

4.2.6 Main contractor’s overheads and profit: The table for group element 10: Main contractor’s
overheads and profit is structured as follows:

(a) The group element is given in the first heading.

(b) The element is given in the first column.

(c) The second and third columns describe the items included and excluded from each element.

(d) Where exclusions are stated, cross references to the appropriate element are given

(e) Horizontal lines divide the tables to denote the end of an element.

4.2.7 Project/design team fees: The table for group element 11 comprises lists of typical
project/design team fees.The table is intended to be used by the quantity surveyor/cost manager to
assist in the cost estimating and cost checking process.The lists are not meant to be definitive or
exhaustive, but are merely a guide.The table is structured as follows:

(a) The group element is given in the first heading.

(b) The element is given in the second heading.
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(c) The left hand column (component) comprises a list of typical project/design team fee
headings.

(d) The second column describes the items included in each element and sub-element.The third
column identifies the appropriate unit of measurement for included items.The fourth column
describes the excluded items. Where exclusions are stated, cross references to the
appropriate element are given.

(e) Horizontal lines divide the tables to denote the end of a component.

4.2.8 Other development/project costs:The table for group element 12 comprises a tabulated list of
typical other development/project costs.The lists are not meant to be definitive or exhaustive, but
are merely a guide.The table is structured as follows:

(a) The group element is given in the first heading.

(b) The element is given in the second heading.

(c) The left hand column (component) comprises a list of typical other development/project
cost headings.

(d) The second column describes the items included in each element and sub-element.The third
column identifies the appropriate unit of measurement for included items.The fourth column
describes the excluded items. Where exclusions are stated, cross references to the
appropriate element are given.

(e) Horizontal lines divide the tables to denote the end of a component.

4.2.9 Risks: Group element 13 comprises lists of typical risks.The lists are not meant to be definitive or
exhaustive, but are merely a guide.

(a) The group element is given in the first heading.

(b) The element is given in the second heading.

(c) The lists set out examples of risk.

4.2.10 Inflation:The table for group element 14: Inflation is structured as follows:

(a) The group element is given in the first heading.

(b) The element is given in the first column.

(c) The second column describes the items included in each element, the third column gives the
unit of measurement, and the fourth column gives the items excluded from each element.
Where exclusions are stated, cross references to the appropriate element are given.

(d) Horizontal lines divide the tables to denote the end of an element.

4.3 Work not covered by the rules of measurement for
elemental cost planning

4.3.1 Rules of measurement adopted for components not covered by the rules of measurement for
elemental cost planning shall be stated in the cost plan. Such rules shall, as far as possible, conform
to those rules given in the rules of measurement for similar components.

4.4 Method of codifying elemental cost plans

4.4.1 The logic and arrangement of levels for elemental cost plans is shown at Appendix E of these rules.

4.4.2 Codes for levels 1 to 3 are provided by the measurement rules, while codes for level 4 (i.e.
components) will be user defined.This is because of the number of variable components that could
be generated for any one sub-element. It is recommended, therefore, that each component
measured be numbered sequentially within the sub-element.This will allow a unique level 4 code to
be established for each component. For example:

+ Level 1: Superstructure: group element number (2)

+ Level 2: Frame: element number (1)
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+ Level 3: Concrete frames: sub-element number (4)

+ Level 4: Beams (1200mm x 800mm): component number (3) – user defined

+ Level 4: Beams (2000mm x 800mm): component number (4) – user defined

Based on this example, the code for the 1200mm x 800mm beams would be: 3.1.4.3; and the code
for the 2000mm x 800mm beams would be: 3.1.4.4.

Further code levels can be added to suit user requirements. For example, a user defined level 5
code can be introduced if there is a need to break down the frame into sub-components. For
example:

+ Level 5: Concrete: Number (1)

+ Level 5: Formwork: Number (2)

+ Level 5: Reinforcement: Number (3)

Based on this example, the code for the reinforcement sub-component to the 1200mm x 800mm
beams would be: 3.1.4.3.3.

4.4.3 It is essential, therefore, that each component be continuously and sequentially numbered under
the sub-element. Additional code levels can be integrated as necessary to meet other user
requirements.This will result in each component being given a unique code.

4.5 Method of codifying elemental cost plans for works
packages

4.5.1 Where the building project is to be procured through the use of works packages, the works
allocated to elements and sub-elements can be reallocated to the applicable work package.This can
be achieved by simply introducing one or more numeric suffix to each item in the cost plan (see
Figure 4.1 (opposite)).

4.5.2 Alternatively, one or more character(s) can be used as a suffix to identify a work package.

4.5.3 If elements need to be further broken down, additional levels of code may be introduced to meet
user requirements.
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Figure 4.1: Example of works package codification framework

Work package Suffix

Main contractor’s preliminaries /001

Substructure and groundworks /002

Piling /003

Concrete works (including precast components) /004

Structural steelwork /005

Carpentry /006

Masonry (brickwork and blockwork) /007

Roof systems and rainwater goods /008

Joinery (including internal doors, toilet cubicles and vanity units) /009

Windows and external doors /010

Curtain walling /011

Dry linings and partitions /012

Tiling /013

Decorating/painting /014

Floor coverings /015

Suspended ceilings /016

Mechanical and electrical services installations (including sanitary appliances) /017

Lifts /018

Loose fittings, furnishings and equipment /019

External drainage /020

External works – soft landscape works /021

External works – hard landscape works /022

Main contractor’s overheads and profit /023
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.
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b-
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st

or
ag

e/
re

te
nt

io
n

ta
nk

s
an

d
ve

ss
el

s:
de

ta
ils

to
be

st
at

ed
.

4
Pr

ot
ec

tiv
e

co
m

po
un

ds
,

fe
nc

in
g,

st
or

ag
e

ra
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at
io

ns
an

d
th

e
lik

e:
de

ta
ils

to
be

st
at

ed
.

6
Ba

se
s

fo
r

se
rv

ic
es

eq
ui

pm
en

t:
de

ta
ils

,
in

cl
ud

in
g

siz
e,

to
be

st
at

ed
.

nr

7
O

th
er

bu
ild

er
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s
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ra
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in

gs
:d

et
ai

ls,
in

cl
ud

in
g

G
IF

A
(m

2
),

to
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at
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d
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ra
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ra
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ra
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ra
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ra
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Appendix B: Commonly used functional units and functional units of measurement
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Appendix G: Template for elemental cost plan (based on level 1 codes)

Appendix H: Template for elemental cost plan (based on level 2 codes)
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Appendix A: Core definition of gross
internal area (GIA)

The definitions and diagrams in this appendix are reproduced from the RICS Code of Measuring
Practice (6th edition).

Core definitions: gross internal area

2.0 Gross Internal Area (GIA)

Gross Internal Area is the area of a building measured to the internal face of the perimeter walls at each floor
level (see note GIA 4).

Including Excluding

2.1 Areas occupied by internal walls and partitions 2.18 Perimeter wall thicknesses and external
projections

2.2 Columns, piers, chimney breasts, stairwells,
lift-wells, other internal projections, vertical ducts,
and the like

2.19 External open-sided balconies, covered ways
and fire escapes

2.20 Canopies

2.3 Atria and entrance halls, with clear height above,
measured at base level only

2.21 Voids over or under structural, raked or
stepped floors

2.4 Internal open-sided balconies, walkways, and the
like

2.22 Greenhouses, garden stores, fuel stores, and the
like in residential property

2.5 Structural, raked or stepped floors are to be
treated as a level floor measured horizontally

2.6 Horizontal floors, with permanent access, below
structural, raked or stepped floors

2.7 Corridors of a permanent essential nature (e.g.
fire corridors, smoke lobbies)

2.8 Mezzanine floor areas with permanent access

2.9 Lift rooms, plant rooms, fuel stores, tank rooms
which are housed in a covered structure of a
permanent nature, whether or not above the
main roof level

2.10 Service accommodation such as toilets, toilet
lobbies, bathrooms, showers, changing rooms,
cleaners’ rooms, and the like

2.11 Projection rooms

2.12 Voids over stairwells and lift shafts on upper
floors

2.13 Loading bays

2.14 Areas with a headroom of less than 1.5m (see
APP 6)

2.15 Pavement vaults

2.16 Garages

2.17 Conservatories
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Applications
(when to use GIA)

Notes
(how to use GIA)

APP 4 Building cost estimation – GIA is a
recognised method of measurement for
calculating building costs

GIA 1 Diagrams – diagrams C and D illustrate how
to apply GIA

APP 5 Estate agency and valuation – GIA is a basis
of measurement for the marketing and
valuation of industrial buildings (including
ancillary offices), warehouses, department
stores, variety stores and food superstores.
For the avoidance of doubt the basis of
measurement should be stated

GIA 2 Separate buildings – GIA excludes the
thickness of perimeter walls, but includes the
thickness of all internal walls.Therefore, it is
necessary to identify what constitutes a
separate building

APP 6 Rating – GIA is the basis of measurement in
England and Wales for the rating of industrial
buildings, warehouses, retail warehouses,
department stores, variety stores, food
superstores and many specialist classes valued
by reference to building cost (areas with a
headroom of less than 1.5m being excluded
except under stairs)

GIA 3 Advice – apart from the applications shown,
GIA tends to have specialist valuation
applications only.Valuers and surveyors who
choose this definition for marketing purposes
must have regard to the provisions of the
Property Misdescriptions Act 1991 and Property
Misdescriptions (Specified Matters) Order 1992
(see Introduction on page 1)

APP 7 Property management – GIA is a basis of
measurement for the calculation of service
charges for apportionment of occupiers’
liabilities

GIA 4 Internal face – means the brick/block work
or plaster coat applied to the brick/block
work, not the surface of internal linings
installed by the occupier

APP 8 New homes valuation – a modified version of
GIA is an accepted basis of measurement for
the valuation and marketing of residential
dwellings, particularly in new developments
(see NSA on page 32)

GIA 5 Lift rooms, etc. – the items covered by 2.9
should be included if housed in a roofed
structure having the appearance of
permanence (e.g. made of brick or similar
building material)

GIA 6 Level changes – the presence of steps or a
change in floor levels is to be noted

GIA 7 Voids – attention is drawn to the exclusion
of voids over atria at upper levels (see 2.3)
and the inclusion of voids over stairs, etc.
(see 2.12). Where an atrium-like space is
formed to create an entrance feature and
this also accommodates a staircase, this does
not become a stairwell but remains an
atrium measurable at base level only

Supplementary definitions: Gross internal area
The following definitions have been adapted from the BCIS Standard Form of Cost Analysis, (4th
edition)

1 Areas of open ground floors and the like shall be excluded.
2 Walkways across an atrium at upper levels shall be included in the measurement of upper floors.
3 Areas in the roof space intended for use with permanent access shall be included in the gross internal area –

measured to the internal face of the enclosing wall, or, where the extremities of roof space are used, the roof space at
floor level.

4 Re-entrant balconies, i.e. open sided balconies within the predominant line of the eternal wall should be treated as
open sided balconies and excluded.
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Diagram C – Example of appropriate dimensions for
GIA defined industrial/warehouse unit
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Diagram D – Example of appropriate dimensions for
GIA defined industrial/warehouse unit
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Diagram M – Example of appropriate dimensions for
GIA floor area defined at each level – Leisure
facilities

[Note: Numbers in brackets are cross references to the Core definitions: gross
internal area.]
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Appendix B: Commonly used
functional units and functional units of
measurement
Function Functional unit of measurement

Car parking

Car parking per car parking space

Administrative facilities

Offices per m2 of net internal area (NIA)

Commercial facilities

Shops per m2 of retail area (m2)

Department stores per m2 of retail area (m2)

Shopping centres per m2 of retail area (m2)

Retail warehouses per m2 of retail area (m2)

Industrial facilities

Factories per m2 of net internal area (NIA)

Warehouses/stores per m2 of net internal area (NIA)

Livestock buildings – farms (pig pens, milking parlours and the
like)

per animal

Residential facilities

Houses (private developer and affordable) per house type (based on number of bedrooms)

Bungalows (private developer and affordable) per bedroom

Apartments/flats (private developer and affordable) per apartment/flat type (based on number of bedrooms)

Hotels/motels per bedroom

Hotel furniture, fittings and equipment per bedroom

Student accommodation per bedroom

Youth hostels per bedroom

Religious

Churches, chapels, temples, mosques and the like per pew or per seat

Education, scientific, information facilities

Schools per child or per student

Universities, colleges and the like per student

Conference centres number of places

Health and welfare facilities

Hospitals per bed space

Nursing homes per bed space

Doctors’ surgeries per doctor consulting room

Dentists’ surgeries per dentist workspace

Protective facilities

Fire stations per fire tender space

Ambulance stations per ambulance vehicle space

Law courts per courtroom

Prisons per cell
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Function Functional unit of measurement

Recreational facilities

Theatre per seat

Cinemas per seat or per screen

Concert halls per seat

Restaurants per seat

Squash courts, tennis courts and the like per court

Football stadia per seat
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Appendix C: Core definition of net
internal area (NIA)

The definitions and diagrams in this appendix are reproduced from the RICS Code of Measuring
Practice (6th edition).

Core definitions: net internal area

3.0 Net Internal Area (NIA)

Net Internal Area is the usable area within a building measured to the internal face of the perimeter walls at
each floor level. (See note NIA 3)

Including Excluding

3.1 Atria with clear height above, measured at
base level only (but see 3.11)

3.11 Those parts of entrance halls, atria, landings and
balconies used in common (see 3.1 and 3.2)

3.2 Entrance halls (but see 3.11) 3.12 Toilets, toilet lobbies, bathrooms, cleaners’ rooms,
and the like

3.3 Notional lift lobbies and notional fire
corridors

3.13 Lift rooms, plant rooms, tank rooms (other than
those of a trade process nature), fuel stores, and
the like

3.4 Kitchens 3.14 Stairwells, lift-wells and permanent lift lobbies

3.5 Built-in units, cupboards, and the like
occupying usable areas

3.15(a) Corridors and other circulation areas where
used in common with other occupiers

3.6 Ramps, sloping areas and steps within usable
areas

3.15(b) Permanent circulation areas, corridors and
thresholds/recesses associated with access, but
not those parts that are usable areas

3.7 Areas occupied by ventilation/heating grilles 3.16 Areas under the control of service or other
external authorities including meter cupboards
and statutory service supply points

3.8 Areas occupied by skirting and perimeter
trunking

3.17 Internal structural walls, walls enclosing excluded
areas, columns, piers, chimney breasts, other
projections, vertical ducts, walls separating
tenancies and the like

3.9 Areas occupied by non-structural walls
subdividing accommodation in sole occupancy

3.18(a) The space occupied by permanent and
continuous air-conditioning, heating or cooling
apparatus, and ducting in so far as the space it
occupies is rendered substantially unusable

3.10 Pavement vaults 3.18(b) The space occupied by permanent, intermittent
air-conditioning, heating or cooling apparatus
protruding 0.25m or more into the usable area

3.19 Areas with a headroom of less than 1.5m

3.20 Areas rendered substantially unusable by virtue
of having a dimension between opposite faces of
less than 0.25m. See diagram E

3.21 Vehicle parking areas (the number and type of
spaces noted)

EFFECTIVE FROM 1 JANUARY 2013 RICS NEW RULES OF MEASUREMENT | 337



Applications
(when to use NIA)

Notes
(how to use NIA)

APP 9 Estate agency and valuation – NIA is the
basis of measurement for the valuation and
marketing of the following types of buildings:
– Shops and supermarkets;
– offices; and
– business use (except those in APP 5)

NIA 1 Usable area – an area is usable if it can be
used for any sensible purpose in connection
with the purposes for which the premises
are to be used

NIA 2 Diagrams – diagrams E, F, G, H, K, and L
illustrate how to apply NIA

APP 10 Rating – NIA is the principal basis of
measurement for rating of shops including
supermarkets, offices, business use (except
those in APP 6), and composite hereditaments

NIA 3 Internal face – means the brick/block work
or plaster coat applied to the brick/block
work, not the surface of internal linings
installed by the occupier

APP 11 Property management – NIA is a basis of
measurement for the calculation of service
charges for apportionment of occupiers’
liability

NIA 4 Full-height glazing – where there is
full-height glazing, measurements should be
taken to the glazing unless elements of the
window structure or design render the space
substantially unusable.

NIA 5 Advice – when dealing with rent reviews or
lease renewals, the exclusions are generally
intended to relate to the premises as
demised. Unless otherwise indicated by
statutory provision or the terms of the lease,
it will not normally be appropriate to
exclude demised usable space which has
been subsequently converted by a tenant to
any of the exclusions listed

NIA 6 Level changes – the presence of steps or a
change in floor levels is to be noted for
valuation and marketing purposes

NIA 7 Restricted headroom – when marketing on
an NIA basis it may be appropriate to
identify floor areas below full height but
above 1.5m

NIA 8 Perimeter trunking – when marketing on an
NIA basis reference to the inclusion of
perimeter trunking may be appropriate in
order not to mislead

NIA 9 Corridors – whether or not a wall defining
a corridor is structural or permanent (see
3.15 and 3.17), is a matter of fact. It depends
upon the circumstances of the particular
case. When marketing on an NIA basis
reference to the inclusion of corridors may
be appropriate
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Diagram E – Example of appropriate dimensions for
NIA floor area defined purpose designed offices
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Diagram F – Example of appropriate dimensions for
NIA floor area defined offices converted from
dwelling house
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Diagram G – Example of appropriate dimensions for
NIA floor areas defined offices (open plan) multiple
occupation
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EFFECTIVE FROM 1 JANUARY 2013 RICS NEW RULES OF MEASUREMENT | 341



Diagram H – Net Internal Area (NIA) – Examples of
appropriate points from which to measure in respect
of various types of heating installations
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Appendix D: Special use definitions for
shops

The definitions and diagrams in this appendix are reproduced from the RICS Code of Measuring
Practice (6th edition).

Special use definitions: Shops

16.0 Retail Area (RA)

The retail area of the shop is the Net Internal Area (NIA)

Including Excluding

16.1 Storerooms and ancillary accommodation formed by
non-structural partitions, the existence of which
should be noted

16.3 Storerooms and ancillary accommodation
formed by structural partitions

16.2 Recessed and arcaded areas of shops created by the
location and design of the window display frontage

16.4 Display cabinets which should be identified
separately

17.0 Storage Area (StoA)

The NIA of a shop which does not form part of the RA (see 16.0) and which is usable exclusively for storage
purposes

18.0 Ancillary Areas (AA)

All NIA not included in RA and StoA but capable of beneficial use

19.0 Gross Frontage (GF)

The overall external measurement in a straight line across the front of the building, from the outside of
external walls, or the centre line of party walls

20.0 Net Frontage (NF)

The overall external frontage on the shop line measured between the internal face of the external walls, or
the internal face of support columns

Including Excluding

20.1 The display window frame and shop entrance 20.2 Recesses, doorways or access to other
accommodation

21.0 Shop Width (SW)

Internal width between inside faces of external walls at front of shop or other point of reference

22.0 Shop Depth (SD)

Measurement from the notional display window to the rear of the retail area

Including

22.1 The thickness of the display window (or any support structure)

23.0 Built Depth (BD)

Maximum external measurement from front to rear walls of a building at ground level
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Applications
(when to use)

Notes
(how to use)

APP 19 Estate agency and valuation – RA is the basis
of measurement for the valuation and
marketing of shops and supermarkets

RA 1 Diagrams – diagrams E to H, K and L
illustrate how to apply NIA; diagrams K and
L are specific to shops

RA 2 Zoning – the use of zones when assessing
the values of shops is a valuation, not a
measurement, technique. Consequently it is
not part of this Code. Market custom shall
prevail

RA 3 Display window – location for the purpose
of assessing GEA, GIA or NIA, in the case of
shop property where the display window
forms the non-structural ‘fourth wall’, its
location should be assumed to be at the
forward-most point at which a shop display
window could be installed

AA 1 Ancillary areas – include staff rooms,
kitchens, training rooms, offices, and the like

GF 1 Return gross frontage – to be measured in
the same way as Gross Frontage

NF 1 Return net frontage – to be measured in
the same way as Net Frontage

NF 2 Display windows – the existence and nature
of display windows and integral shop fronts
are to be noted

SW 1 Shop width – if the shop width is not
reasonably constant throughout the whole
sales area, then this should be stated and
additional measurements may need to be
provided

ShD1 Notional display window – the notional
display window is to be assumed placed at
the forward-most point at which a shop (see
RA 3) display window could be installed

ShD2 Shop depth – if the depth is not reasonably
constant throughout the whole sales area,
then this should be stated and additional
measurements may need to be provided

ShD3 Building line – the position of the building
line is to be noted
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Diagram K – An example of NIA in practice in a
retail context
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Diagram L – An example of NIA in practice in a
retail context
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Appendix E: Logic and arrangement of
levels 1 to 3 for elemental cost
planning
LEVEL 1
Group element

LEVEL 2
Element

LEVEL 3
Sub-element

0 Facilitating works 1 Toxic/Hazardous/contaminated material
treatment

1 Toxic or hazardous material removal

2 Contaminated land

3 Eradication of plant growth

2 Major demolition works 1 Demolition works

2 Soft strip works

3 Temporary support to adjacent
structures

1 Temporary support to adjacent structures

4 Specialist groundworks 1 Site dewatering and pumping

2 soil stabilisation measures

3 Ground gas venting measures

5 Temporary diversion works 1 Temporary diversion works

6 Extraordinary site investigation works 1 Archaeological investigation

2 Reptile/wildlife mitigation measures

3 Other extraordinary site investigation works

1 Substructure 1 Substructure 1 Standard foundations

2 Specialist foundations

3 Lowest floor construction

4 Basement excavation

5 Basement retaining walls

2 Superstructure 1 Frame 1 Steel frames

2 Space frames/decks

3 Concrete casings to steel frames

4 Concrete frames

5 Timber frames

6 Specialist frames

2 Upper floors 1 Floors

2 Balconies

3 Drainage to balconies

3 Roof 1 Roof structure

2 Roof coverings

3 Specialist roof systems

4 Roof drainage

5 Rooflights, skylights and openings

6 Roof features

4 Stairs and ramps 1 Stair/ramp structures

2 Stair/ramp finishes

3 Stair/ramp balustrades and handrails

4 Ladders/chutes/slides

5 External walls 1 External enclosing walls above ground level
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LEVEL 1
Group element

LEVEL 2
Element

LEVEL 3
Sub-element

2 External enclosing walls below ground level

3 Solar/rain screening

4 External soffits

5 Subsidiary walls, balustrades and proprietary balconies

6 Facade access/cleaning systems

6 Windows and external doors 1 External windows

2 External doors

7 Internal walls and partitions 1 Walls and partitions

2 Balustrades and handrails

3 Moveable room dividers

4 Cubicles

8 Internal doors 1 Internal doors

3 Internal finishes 1 Wall finishes 1 Wall finishes

2 Floor finishes 1 Finishes to floors

2 Raised access floors

3 Ceiling finishes 1 Finishes to ceilings

2 False ceilings

3 Demountable suspended ceilings

4 Fittings, furnishings
and equipment

1 Fittings, furnishings and equipment 1 General fittings, furnishings and equipment

2 Domestic kitchen fittings and equipment

3 Special purpose fittings, furnishings and equipment

4 Signs/notices

5 Works of art

6 Non-mechanical and non-electrical equipment

7 Internal planting

8 Bird and vermin control

5 Services 1 Sanitary installations 1 Sanitary appliances

2 Sanitary ancillaries

2 Services equipment 1 Services equipment

3 Disposal installations 1 Foul drainage above ground

2 Chemical, toxic and industrial liquid waste drainage

3 Refuse disposal

4 Water installations 1 Mains water supply

2 Cold water distribution

3 Hot water distribution

4 Local hot water distribution

5 Steam and condensate distribution

5 Heat source 1 Heat source

6 Space heating and air conditioning 1 Central heating

2 Local heating

3 Central cooling

4 Local cooling

5 Central heating and cooling

6 Local heating and cooling

7 Central air conditioning
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LEVEL 1
Group element

LEVEL 2
Element

LEVEL 3
Sub-element

8 Local air conditioning

7 Ventilation 1 Central ventilation

2 Local and special ventilation

3 Smoke extract/control

8 Electrical installations 1 Electrical mains and sub-mains distribution

2 Power installations

3 Lighting installations

4 Specialist lighting installations

5 Local electricity generation systems

6 Earthing and bonding systems

9 Fuel installations 1 Fuel storage

2 Fuel distribution systems

10 Lift and conveyor installations 1 Lifts and enclosed hoists

2 Escalators

3 Moving pavements

4 Powered stairlifts

5 Conveyors

6 Dock levellers and scissor lifts

7 Cranes and unenclosed hoists

8 Car lifts, car stacking systems, turntables and the like

9 Document handling systems

10 Lift and conveyor systems

11 Fire and lightning protection 1 Fire fighting systems

2 Fire suppression systems

3 Lightning protection

12 Communication, security and control
systems

1 Communication systems

2 Security systems

3 Central control/building management systems

13 Specialist installations 1 Specialist piped supply installations

2 Specialist refrigeration systems

3 Specialist mechanical installations

4 Specialist electrical/electronic installations

5 Water features

14 Builder’s work in connection with
services

14 Builder’s work in connection with services

6 Prefabricated
buildings and building
units

1 Prefabricated buildings and building
units

1 Complete buildings

2 Building units

3 Pods

7 Work to existing
buildings

1 Minor demolition works and alteration
works

1 Minor demolition and alteration works

2 Repairs to existing services 1 Repairs to existing services

3 Damp-proof courses/fungus and
beetle eradication

1 Damp-proof courses

2 Fungus/beetle eradication

4 Facade retention 1 Facade retention

5 Cleaning existing surfaces 1 Cleaning existing surfaces
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LEVEL 1
Group element

LEVEL 2
Element

LEVEL 3
Sub-element

2 Protective coatings to existing surfaces

6 Renovation works 1 Masonry repairs

2 Concrete repairs

3 Metal repairs

4 Timber repairs

5 Plastics repairs

8 External works 1 Site preparation works 1 Site clearance

2 Preparatory groundworks

2 Roads, paths, pavings and surfacings 1 Roads, paths and pavings

2 Special surfacings and pavings

3 Soft landscaping, planting and irrigation
systems

1 Seeding and turfing

2 External planting

3 Irrigation systems

4 Fencing, railings and walls 1 Fencing and railings

2 Walls and screens

3 Retaining walls

4 Barriers and guardrails

5 External fixtures 1 Site/street furniture and equipment

2 Ornamental features

6 External drainage 1 Surface water and foul water drainage

2 Ancillary drainage systems

3 External chemical, toxic and industrial liquid waste
drainage

4 Land drainage

7 External services 1 Water mains supply

2 Electricity mains supply

3 External transformation devices

4 Electricity distribution to external plant and equipment

5 Gas mains supply

6 Telecommunications and other communication system
connections

7 External fuel storage and piped distribution systems

8 External security systems

9 External/street lighting systems

10 Local/district heating installations

11 Builder’s work in connection with external services

8 Minor building works and ancillary
buildings

1 Minor building works

2 Ancillary buildings and structures

3 Underpinning to external site boundary walls

9 Main contractor’s
preliminaries

1 Employer’s requirements 1 Site accommodation

2 Site records

3 Completion and post-completion requirements

2 Main contractor’s cost items 1 Management and staff

2 Site establishment

3 Temporary services
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LEVEL 1
Group element

LEVEL 2
Element

LEVEL 3
Sub-element

4 Security

5 Safety and environmental protection

6 Control and protection

7 Mechanical plant

8 Temporary works

9 Site records

10 Completion and post-completion requirements

11 Cleaning

12 Fees and charges

13 Site services

14 Insurance, bonds, guarantees and warranties

10 Main contractor’s
overheads and profit

1 Main contractor’s overheads

2 Main contractor’s profit

11 Project/design team
fees

1 Consultants’ fees 1 Project/design team consultants’ fees

2 Other consultants’ fees

3 Site investigation fees

4 Specialist support consultants’ fees

2 Main contractor’s pre-construction
fees

1 Management and staff

2 Specialist support services fees

3 Temporary accommodation, services and facilities
charges

4 Main contractor’s overheads and profit

3 Main contractor’s design fees 1 Main contractor’s design consultants’ fees

12 Other
development/project
costs

1 Other development/project costs 1 Land acquisition costs

2 Employer finance costs

3 Fees

4 Charges

5 Planning contributions

6 Insurances

7 Archaeological works

8 Other specialist fieldwork

9 decanting and relocation costs

10 Tenant’s costs/contributions

11 Marketing costs

12 Other employer costs

13 Risk 1 Design development risks

2 Construction risks

3 Employer change risks

4 Employer other risks

14 Inflation 1 Tender inflation

2 Construction inflation
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Appendix F: Information requirements
for formal cost plans

This appendix comprises a list of the key information required to enable preparation of formal cost
plans.

1 Formal Cost Plan 1
To enable preparation of Formal Cost Plan 1 (at RIBA Work Stage C: Concept or OGC Gateway 3A:
Design Brief and Concept Approval), key information will be required as follows.

(a) From the employer:

(i) Confirmation of the cost limit (i.e. the authorised budget). Where alternative cost
options were reported to the employer, confirmation of the preferred design/
development option and cost limit is required.

(ii) Confirmation of the project/design brief, including statement of quality and ‘fit-out’
requirements.

(iii) Confirmation of programme, including timetable of critical events (including timetable
for design, construction start date, construction time, construction completion date
and required occupation dates).

(iv) Confirmation of requirements in respect of:

+ procurement strategy, including phasing of construction works, temporary access
requirements and the like;

+ contract strategy;

+ phasing, including requirements relating to decanting, temporary access and the
like;

+ facilitating works, including demolition, preparatory site works, and early
infrastructure works (e.g. mains services connections and roadworks);

+ treatment of project/design team fees;

+ insurances;

+ approach to dealing with other development/project costs (e.g. Section 106
contributions, party wall works and decanting costs);

+ planning contribution requirements (e.g. and Section 106 and 278 requirements)
required to be incorporated in the building design and/or building works
contract(s);

+ treatment of employer’s risks;

+ treatment of inflation;

+ treatment of Value Added Tax (VAT); and

+ other considerations (e.g. approach to dealing with capital allowances, land
remediation allowances and grants).

(v) Post-completion requirements.

(vi) Authority to commence the next RIBA Work Stage or proceed to the next OGC
Gateway.
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(b) From the architect:

(i) Concept design drawings to a suitable scale, comprising:

+ general arrangement plans (for all floors, including basement levels, and roofs);

+ general elevations (with materials clearly annotated);

+ general sections;

+ external landscaping – general arrangement plan(s);

+ plans of key building functions;

+ detailed elevations showing construction of external walls, roofs, ground floor
construction and upper floor construction;

+ sketches showing key details/interfaces (e.g. interface between curtain walling
system and structure, balconies and the like);

+ concept design for rooms and common areas; and

+ site constraints plan.

(ii) Schedule of gross external areas (GEA), gross internal floor areas (GIFA), and net
internal areas (NIA – i.e. usable area for shops, supermarkets and offices) and site area
(SA).

(iii) Outline specification information, including:

+ specification/design intent for all main elements;

+ statement of required quality;

+ outline specification for components, materials and finishes;

+ acoustics/vibration requirements;

+ outline performance criteria for main element;

+ schedule of finishes; and

+ details of alternative specifications.

(iv) Room data sheets.

(v) Schedules of key fittings, furnishings and equipment.

(vi) Strategies, including:

+ environmental/sustainability (in conjunction with the mechanical and electrical
services engineer), including:

– measures to achieve required environmental rating;

– Building Regulations requirements;

– sustainability requirements and assumptions;

– renewable energy requirements and assumptions;

– employer’s specific requirements;

+ car parking, including motorcycles and bicycles;

+ vertical movement (in conjunction with the mechanical and electrical services
engineer);

+ information technology (IT);

+ fire;

+ acoustics;

+ security;

+ DDA (Disability Discrimination Act);
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+ window cleaning;

+ refuse/waste disposal;

+ public art;

+ conservation/listed buildings and the like (if applicable); and

+ other important aspects of the building project.

(vii) Reports, including:

+ archaeological assessment/report (desktop study);

+ measured survey (i.e. topographical survey).

(viii) Phasing and outline construction methodology.

(ix) Definition of ‘fit-out’.

(x) Risk register/log.

(c) From the mechanical and electrical services engineer:

(i) Concept design drawings to a suitable scale, comprising:

+ general arrangement for each main system;

+ schematic diagrams for each major system;

+ plant room layouts, including roof plant layout;

+ single line diagrams showing primary service routes; and

+ typical layouts of landlord’s areas, service areas and cores.

(ii) Outline specification information, including:

+ mechanical services;

+ electrical services;

+ transportation systems (e.g. lifts, hoists and escalators);

+ protective installations;

+ communication, security and control systems;

+ special installations;

+ plant/equipment schedule (for primary plant/equipment);

+ approximate duties, output, and sizes of primary plant/equipment;

+ schedule of cost significant builder’s work in connection with mechanical and
electrical engineering services installations/systems; and

+ details of alternative specifications.

(iii) Strategies, including:

+ environmental/sustainability (in conjunction with the architect), including:

– measures to required environmental rating;

– Building Regulations requirements;

– sustainability requirements and assumptions;

– renewable energy requirements and assumptions;

– employer’s specific requirements.

+ vertical movement (in conjunction with the architect); and

+ removal/decommissioning of existing plant and or equipment.

(iv) Reports, including:
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+ survey of underground services.

(v) Identification of requirements for any abnormal mechanical and electrical engineering
services installations/systems.

(vi) Details of utilities services connections, including:

+ connections;

+ upgrading requirements; and

+ diversions.

(vii) Methodology for facilitating works (i.e. early provision of mains services to site).

(viii) Risk register/log.

(d) From the structural engineer:

(i) Reports based on desktop studies, including:

+ environmental contamination (Phase 1 audit – i.e. to establish the nature of any
subsurface contaminated soil and/or groundwater);

+ geotechnical properties; and

+ bombs.

(ii) Reports based on fieldwork, sampling and analysis (where commissioned by the
employer), including:

+ environmental contamination (Phase 2 audit): and

+ geotechnical properties.

Note: Fieldwork comprises trial pits, auger holes, window samplers, boreholes,
probing and the like.

(iii) Environmental risk assessment.

(iv) Advice on ground conditions.

(v) Concept design drawings to a suitable scale, comprising:

+ general arrangement;

+ frame configuration.

+ layout of shear walls, core walls, columns and beams;

+ sections;

+ foundation layouts, including pile (and pile cap and ground beam) layouts;

+ sections, showing ground slab construction, basement wall construction, pile caps
construction and the like; and

+ indicative drainage solution.

(vi) Formation and excavation levels.

(vii) Outline specification information, including:

+ specification/design intent for all main elements;

+ outline specification for components and materials;

+ structural performance criteria (e.g. design loadings);

+ pile sizes, including indicative lengths;

+ statement on strategy for integration of mechanical and electrical engineering
services with structural components; and

+ details of alternative specifications.

(viii) Estimates of reinforcement content for all reinforced concrete components.
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(ix) Mass of steelwork in steel framed structures.

(x) Methodologies for:

+ facilitating works, including demolition, preparatory site works, and early
infrastructure works (e.g. roadworks and drainage);

+ temporary works;

+ alterations; and

+ drainage (indicative solution).

(xi) Risk register/log.

2 Formal Cost Plan 2
To enable preparation of Formal Cost Plan 2 (at RIBA Work Stage D: Design Development or OGC
Gateway 3B: Detailed Design Approval), key information will be required as follows.

(a) From the employer:

(i) Confirmation that Formal Cost Plan 1 prepared at RIBA Work Stage C: Concept, or
OGC Gateway 3A: Design Brief and Concept Approval, is acceptable.

(ii) Confirmation of any preferred alternatives given in cost report for Cost Plan 1.

(iii) Confirmation of the project/design brief, including statement of quality and ‘fit-out’
requirements.

(iv) Confirmation of programme, including timetable of critical events (including timetable
for design, construction start date, construction time, construction completion date
and required occupation dates).

(v) Confirmation of requirements in respect of:

+ procurement strategy, including phasing of construction works, temporary access
requirements and the like;

+ contract strategy;

+ phasing, including requirements relating to decanting, temporary access and the
like;

+ facilitating works, including demolition, preparatory site works, and early
infrastructure works (e.g. mains services connections and roadworks);

+ treatment of project/design team fees;

+ insurances;

+ approach to dealing with other development/project costs (e.g. Section 106
contributions, party wall works and decanting costs);

+ planning and Section 106 and 278 requirements required to be incorporated in
the building design and/or building works contract(s);

+ treatment of employer’s risks;

+ treatment of inflation;

+ treatment of Value Added Tax (VAT); and

+ other considerations (e.g. approach to dealing with capital allowances, land
remediation allowances and grants).

(vi) Post-completion requirements.

(vii) Acceptance of any other matters within the cost report for Cost Plan 1.

(viii) Authority to commence the next RIBA Work Stage or proceed to the next OGC
Gateway.
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(b) From the architect:

(i) Detailed design drawings to a suitable scale, comprising:

+ general arrangement plans (for all floors, including basement levels, and roofs);

+ general elevations (with materials clearly annotated);

+ general sections;

+ external landscaping – general arrangement plan(s);

+ plans of key building functions;

+ detailed elevations;

+ detailed sections, showing construction of external walls, roofs, ground floor
construction and upper floor construction;

+ drawings showing key details/interfaces (e.g. interface between curtain walling
system and structure, balconies and the like);

+ detailed floor plans, showing the layout of rooms and common areas.

(ii) Updated site constraints plan.

(iii) Schedule of gross external areas (GEA), gross internal floor areas (GIFA), and net
internal areas (NIA – i.e. usable area for shops, supermarkets and offices) and site area
(SA).

(iv) Updated outline specification information, including:

+ specification/design intent for all main elements;

+ statement of required quality;

+ outline specification for components, materials and finishes;

+ acoustics/vibration requirements;

+ outline performance criteria for main element;

+ schedule of finishes; and

+ details of alternative specifications.

(v) Updated room data sheets.

(vi) Updated schedules of key fittings, furnishings and equipment.

(vii) Updated strategies, including:

+ environmental/sustainability (in conjunction with the mechanical and electrical
services engineer), including:

– measures to achieve required environmental rating;

– Building Regulations requirements;

– sustainability requirements and assumptions;

– renewable energy requirements and assumptions;

– employer’s specific requirements;

+ car parking, including motorcycles and bicycles;

+ vertical movement (in conjunction with the mechanical and electrical services
engineer);

+ information technology (IT);

+ fire;

+ acoustics;

+ security;
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+ DDA (Disability Discrimination Act);

+ window cleaning;

+ refuse/waste disposal;

+ public art;

+ conservation/listed buildings and the like (if applicable); and

+ other important aspects of the building project.

(viii) Updated reports, including:

+ archaeological assessment/report (desktop study); and

+ measured survey (i.e. topographical survey).

(ix) Updated phasing and outline construction methodology.

(x) Updated risk register/log.

(c) From the mechanical and electrical services engineer:

(i) Detailed design drawings to a suitable scale, comprising:

+ general arrangement for each main system;

+ schematic diagrams for each major system;

+ plant room layouts, including roof plant layout;

+ single line diagrams showing primary service routes; and

+ typical layouts of landlord’s areas, service areas and cores.

(ii) Updated outline specification information, including:

+ mechanical services;

+ electrical services;

+ transportation systems (e.g. lifts, hoists and escalators);

+ protective installations;

+ communication, security and control systems;

+ specialist installations;

+ plant/equipment schedule (for primary plant/equipment);

+ approximate duties, output, and sizes of primary plant/equipment; and

+ schedule of cost significant builder’s work in connection with mechanical and
electrical engineering services installations/systems.

(iii) Updated strategies, including:

+ environmental/sustainability (in conjunction with the architect), including:

– measures to achieve required environmental rating;

– Building Regulations requirements;

– sustainability requirements and assumptions;

– renewable energy requirements and assumptions;

– employer’s specific requirements;

+ vertical movement (in conjunction with the architect); and

+ removal/decommissioning of existing plant and or equipment.

(iv) Identification of requirements for any abnormal mechanical and electrical engineering
services installations/systems.
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(v) Details of utilities services connections, including:

+ connections;

+ upgrading requirements;

+ diversions; and

+ quotations from statutory undertakers.

(vi) Updated methodology for facilitating works (i.e. early provision of mains services to
site).

(vii) Updated risk register/log.

(d) From the structural engineer:

(i) Reports based on fieldwork, sampling and analysis (where commissioned by the
employer), including:

+ environmental contamination (Phase 2 audit).

+ geotechnical properties.

Note: Fieldwork comprises trial pits, auger holes, window samplers, boreholes,
probing and the like.

(ii) Environmental risk assessment.

(iii) Updated advice on ground conditions.

(iv) Detailed design drawings to a suitable scale, comprising:

+ general arrangement;

+ layout of shear walls, core walls, columns and beams;

+ frame configuration.

+ foundation layouts, including pile (and pile cap and ground beam) layouts;

+ sections, showing ground slab construction, basement wall construction, pile caps
construction and the like; and

+ indicative drainage solution.

(v) Formation and excavation levels.

(vi) Updated outline specification information, including:

+ specification/design intent for all main elements;

+ outline specification for components and materials;

+ structural performance criteria (e.g. design loadings);

+ pile sizes, including indicative lengths;

+ statement on strategy for integration of mechanical and electrical engineering
services with structural components;

+ details of alternative specifications.

(vii) Updated estimates of reinforcement content for all reinforced concrete components.

(viii) Mass of steelwork in steel framed structures.

(ix) Updated methodologies for:

+ facilitating works, including demolition, preparatory site works, and early
infrastructure works (e.g. roadworks and drainage);

+ temporary works;

+ alterations; and

+ drainage (indicative solution).
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(x) Risk register/log.

(e) From the specialist consultants:

(i) Design development drawings.

(ii) Outline specification information.

3 Formal Cost Plan 3
To enable preparation of Formal Cost Plan 3 (at RIBA Work Stages E: Technical Design and
F: Production Information and OGC Gateway 3B: Detailed Design Approval), key information will be
required as follows.

(a) From the employer

(i) Confirmation that Formal Cost Plan 2 prepared at RIBA Work Stage D: Design
Development, or OGC Gateway 3B: Detailed Design Approval, is acceptable.

(ii) Confirmation of any preferred alternatives given in cost report for Cost Plan 2.

(iii) Confirmation of the project/design brief, including statement of quality and ‘fit-out’
requirements.

(iv) Confirmation of programme, including timetable of critical events (including timetable
for design, construction start date, construction time, construction completion date
and required occupation dates).

(v) Confirmation of requirements in respect of:

+ procurement strategy, including phasing of construction works, temporary access
requirements and the like;

+ contract strategy;

+ phasing, including requirements relating to decanting, temporary access and the
like;

+ facilitating works, including demolition, preparatory site works, and early
infrastructure works (e.g. mains services connections and roadworks);

+ treatment of project/design team fees.

+ insurances.

+ approach to dealing with other development/project costs (e.g. Section 106
contributions, party wall works and decanting costs);

+ planning contribution requirements (e.g. and Section 106 and 278 requirements)
required to be incorporated in the building design and/or building works
contract(s);

+ treatment of employer’s risks;

+ treatment of inflation;

+ treatment of Value Added Tax (VAT); and

+ other considerations (e.g. approach to dealing with capital allowances, land
remediation allowances and grants).

(vi) Post-completion requirements.

(vii) Acceptance of any other matters within the cost report for Cost Plan 2.

(viii) Authority to commence the next RIBA Work Stage or proceed to the next OGC
Gateway.

(b) From the architect

(i) Final design drawings to a suitable scale, including:

+ final plans/layouts;
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+ elevations;

+ sections;

+ location drawings;

+ assembly drawings; and

+ component drawings.

(ii) Updated site constraints plan.

(iii) Schedule of gross external areas (GEA), gross internal floor areas (GIFA), and et
internal areas (NIA – i.e. usable area for shops, supermarkets and offices) and site area
(SA).

(iv) Final specification information, including:

+ specification/design for all main elements;

+ statement of required quality;

+ final specification for components, materials and finishes;

+ acoustics/vibration requirements;

+ final performance criteria for main element;

+ schedule of finishes; and

+ details of alternative specifications.

(v) Final room data sheets.

(vi) Final schedules of key fittings, furnishings and equipment.

(vii) Final strategies, including:

+ environmental/sustainability (in conjunction with the mechanical and electrical
services engineer), including:

– measures to achieve required environmental rating;

– Building Regulations requirements;

– sustainability requirements and assumptions;

– renewable energy requirements and assumptions;

– employer’s specific requirements;

+ car parking, including motorcycles and bicycles;

+ vertical movement (in conjunction with the mechanical and electrical services
engineer);

+ information technology (IT);

+ fire;

+ acoustics;

+ security;

+ DDA (Disability Discrimination Act);

+ window cleaning;

+ refuse/waste disposal;

+ public art;

+ conservation/listed buildings and the like (if applicable); and

+ other important aspects of the building project.

(viii) Updated reports, including:
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+ archaeological assessment/report (desktop study); and

+ measured survey (i.e. topographical survey).

(ix) Final phasing and outline construction methodology.

(x) Updated risk register/log.

(c) From the mechanical and electrical services engineer:

(i) Detailed design drawings to a suitable scale.

(ii) Final specification information, including:

+ mechanical services;

+ electrical services;

+ transportation systems (e.g. lifts, hoists and escalators);

+ protective installations;

+ communication, security and control systems;

+ specialist installations;

+ plant/equipment schedule (for primary plant/equipment);

+ duties, output, and sizes of primary plant/equipment; and

+ schedule of cost significant builder’s work in connection with mechanical and
electrical engineering services installations/systems.

(iii) Final strategies, including:

+ environmental/sustainability (in conjunction with the architect), including:

– measures to achieve required environmental rating;

– Building Regulations requirements;

– sustainability requirements and assumptions;

– renewable energy requirements and assumptions;

– employer’s specific requirements;

+ vertical movement (in conjunction with the architect); and

+ removal/decommissioning of existing plant and or equipment.

(iv) Details of utilities services connections, including:

+ connections;

+ upgrading requirements;

+ diversions; and

+ quotation from statutory undertakers.

(v) Final methodology for facilitating works (i.e. early provision of mains services to site).

(vi) Updated risk register/log.

(d) From the structural engineer:

(i) Reports based on fieldwork, sampling and analysis (where commissioned by the
employer), including:

+ environmental contamination (Phase 2 audit); and

+ geotechnical properties.

Note: Fieldwork comprises trial pits, auger holes, window samplers, boreholes,
probing and the like.

(ii) Updated environmental risk assessment.

NRM 1: ORDER OF COST ESTIMATING AND COST PLANNING FOR CAPITAL BUILDING WORKS

362 | RICS NEW RULES OF MEASUREMENT EFFECTIVE FROM 1 JANUARY 2013



(iii) Updated advice on ground conditions.

(iv) Final design drawings to a suitable scale, including:

+ general arrangement;

+ layout of shear walls, core walls, columns and beams;

+ frame configuration;

+ foundation layouts, including pile (and pile cap and ground beam) layouts;

+ sections, showing ground slab construction, basement wall construction, pile caps
construction and the like; and

+ final drainage solution.

(v) Formation and excavation levels.

(vi) Final specification information, including:

+ specification/design for all main elements;

+ final specification for components and materials;

+ structural performance criteria (e.g. design loadings);

+ pile sizes, including indicative lengths; and

+ statement on strategy for integration of mechanical and electrical engineering
services with structural components.

(vii) Updated estimates of reinforcement content for all reinforced concrete components.

(viii) Mass of steelwork in steel framed structures.

(ix) Final methodologies for:

+ facilitating works, including demolition, preparatory site works, and early
infrastructure works (e.g. roadworks and drainage);

+ temporary works;

+ alterations; and

+ drainage.

(x) Updated risk register/log.

(e) From the specialist consultants:

(i) Final design drawings to a suitable scale.

(ii) Final specification information.
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Appendix G:Template for elemental
cost plan (condensed – based on level
1 codes)

Cost plan no. Project title:

GIFA: …………………m2

COST
CENTRE

GROUP ELEMENT/ELEMENT COST/M2 OF
GIFA

TOTAL COST OF
ELEMENT
(TARGET COST)

£ £

FACILITATING WORKS AND BUILDING WORKS

0 Facilitating works

1 Substructure

2 Superstructure

3 Internal finishes

4 Fittings, furnishings and equipment

5 Services

6 Prefabricated buildings and building units

7 Work to existing buildings

8 External works

SUB-TOTAL: FACILITATING WORKS AND BUILDING WORKS
(A)

9 Main contractor’s preliminaries (B)

SUB-TOTAL: FACILITATING WORKS AND BUILDING WORKS
(including main contractor’s preliminaries) (C) [C = A + B]

10 Main contractor’s overheads and profit (D)

TOTAL: BUILDING WORKS ESTIMATE (E) [E = C + D]

PROJECT/DESIGN TEAM FEES AND OTHER
DEVELOPMENT/PROJECT

11 Project/design team fees (F)

12 Other development/project costs (G)

TOTAL: PROJECT/DESIGN TEAM FEES AND OTHER
DEVELOPMENT/PROJECT COSTS ESTIMATE (H) [H = F +
G]

BASE COST ESTIMATE (I) [I = E + H]

13 TOTAL: RISK ALLOWANCE ESTIMATE (J)

COST LIMIT (excluding inflation) (K) [K = I + J]

14 TOTAL: INFLATION ALLOWANCE (L)

COST LIMIT (excluding VAT assessment) (M) [M = K + L]

16 VAT ASSESSMENT excluded (See Note)
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1. Base date of cost plan: …………………………….

2. All transfers are to be to/from the risk allowance cost centres and balanced by an
equal but opposite adjustment to the risk allowance cost centres.

Note: Value Added Tax (VAT) in relation to buildings is a complex area. Therefore, it is
recommended that VAT be excluded from order of cost estimates. It is recommended that specialist
advice is sought onVAT matters to ensure that the correct rates are applied to the various aspects
of a building project.

APPENDIX G:TEMPLATE FOR ELEMENTAL COST PLAN (CONDENSED – BASED ON LEVEL 1 CODES)
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Appendix H:Template for elemental
cost plan (expanded – based on level 2
codes)

Cost plan no. Project title:

GIFA: ………………… m2

COST
CENTRE

GROUP ELEMENT/ELEMENT COST/M2 OF
GIFA

TOTAL COST OF
ELEMENT
(TARGET COST)

£ £

FACILITATING WORKS AND BUILDING WORKS

0 Facilitating works [insert summation of all
sub-elements]

0.1 Toxic/hazardous/contaminated material removal

0.2 Major demolition works

0.3 Specialist groundworks

0.4 Temporary diversion works

0.5 Extraordinary site investigation works

1 Substructure [insert summation of all
sub-elements]

1.1 Substructure

2 Superstructure [insert summation of all
sub-elements]

2.1 Frame

2.2 Upper floors

2.3 Roof

2.4 Stairs and ramps

2.5 External walls

2.6 Windows and external doors

2.7 Internal walls and partitions

2.8 Internal doors

3 Internal finishes [insert summation of all
sub-elements]

3.1 Wall finishes

3.2 Floor finishes

3.3 Ceiling finishes

4 Fittings, furnishings and equipment [insert summation of all
sub-elements]

4.1 Fittings, furnishings and equipment

5 Services [insert summation of all
sub-elements]

5.1 Sanitary installations

5.2 Services equipment
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5.3 Disposal installations

5.4 Water installations

5.5 Heat source

5.6 Space heating and air conditioning

5.7 Ventilation

5.8 Electrical installations

5.9 Fuel installations

5.10 Lift and conveyor installations

5.11 Fire and lightning protection

5.12 Communication, security and control systems

5.13 Specialist installations

5.14 Builder’s work in connection with services

6 Complete buildings and building units [insert summation of all
sub-elements]

6.1 Prefabricated buildings and units

7 Work to existing buildings [insert summation of all
sub-elements]

7.1 Minor demolition works and alteration works

7.2 Repairs to existing services

7.3 Damp-proof courses/fungus and beetle eradication

7.4 Facade retention

7.5 Cleaning existing surfaces

7.6 Renovation works

8 External works [insert summation of all
sub-elements]

8.1 Site preparation works

8.2 Roads, paths, pavings and surfacings

8.3 Soft landscaping, planting and irrigation systems

8.4 Fencing, railings and walls

8.5 External fixtures

8.6 External drainage

8.7 External services

8.8 Minor building works and ancillary buildings

SUB-TOTAL: FACILITATING AND BUILDING WORKS (A)

9 Main contractor’s preliminaries (B) [insert summation of all
sub-elements]

9.1 Employer’s requirements

9.2 Main contractor’s cost items

SUB-TOTAL: FACILITATING AND BUILDING WORKS
(including main contractor’s preliminaries) (C) [C = A + B]

10 Main contractor’s overheads and profit (D) [insert summation of all
sub-elements]

10.1 Main contractor’s overheads

10.2 Main contractor’s profit

TOTAL: BUILDING WORKS ESTIMATE (E) [E = C + D]

PROJECT/DESIGN TEAM FEES AND OTHER
DEVELOPMENT/PROJECT

11 Project/design team fees (F) [insert summation of all
sub-elements]

11.1 Consultants’ fees

APPENDIX H:TEMPLATE FOR ELEMENTAL COST PLAN (EXPANDED – BASED ON LEVEL 2 CODES)
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11.2 Main contractor’s pre-construction fees

11.3 Main contractor’s design fees

12 Other development/project costs (G) [insert total cost of element]

TOTAL: PROJECT/DESIGN TEAM FEES AND OTHER
DEVELOPMENT/PROJECT COSTS ESTIMATE (H) [H = F +
G]

BASE COST ESTIMATE (I) [I = E + H]

13 Risks

13.1 Design development risks

13.2 Construction risks

13.3 Employer change risks

13.4 Employer other risks

TOTAL: RISK ALLOWANCE ESTIMATE (J)

COST LIMIT (excluding inflation) (K) [K = I + J]

14 Inflation

14.1 Tender inflation

14.2 Construction inflation

TOTAL: INFLATION ALLOWANCE (L)

COST LIMIT (excluding VAT assessment) (M) [M = K+ L]

15 VAT ASSESSMENT excluded (See Note)

1. Base date of cost plan: …………………………….

2. All transfers are to be to/from the risk allowance cost centres and balanced by an
equal but opposite adjustment to the risk allowance cost centres.

Note: Value Added Tax (VAT) in relation to buildings is a complex area. Therefore, it is
recommended that VAT be excluded from order of cost estimates. It is recommended that
specialist advice is sought on VAT matters to ensure that the correct rates are applied to the
various aspects of a building project.

NRM 1: ORDER OF COST ESTIMATING AND COST PLANNING FOR CAPITAL BUILDING WORKS
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Index
A

Abbreviations 10; 11
Accommodation see Site accommodation and

equipment
Air conditioning

central air conditioning systems (element 5.6)
183

central cooling (element 5.6) 179; 180
combined central heating and cooling (element

5.6) 181
combined local heating and cooling (element 5.6)

182
local air conditioning (element 5.6) 184; 185
local cooling (element 5.6) 180

Air extract/supply systems see Ventilation
Alteration works

minor alterations to existing buildings (element
7.1) 226–228

Ancillary buildings and structures
external works (element 8.8) 274–276

Archaeological investigation works
facilitating works (element 0.6) 86
fees and charges (element 12.1) 317

Architects
fees see Project/design team fees
order of cost estimate, information requirements

building options, indicative specification/design
intent 21

car parking space numbers 21
constraints 21
design study sketches 21
environmental/sustainability strategy 21
fit out, definition of 21
minimum storey heights 21
risk register/log 21
schedule of accommodation 21
schedule of gross external areas 21

Authorised budget
meaning 11

B

Balconies
drainage to (element 2.2) 116
internal and external (element 2.2) 115

Base cost estimate
meaning 11; 22

Base date of cost data
meaning 11

Basements
excavation (element 1.1) 98
retaining walls (element 1.1) 99–102

Beetle eradication
work to existing buildings (element 7.3) 230;

231
Benchmark analysis see Cost analysis

Bird and vermin control
installations and equipment (element 4.1) 159

Bonds
main contractor’s costs (element 9.2.14) 304

Budget/cash flow constraints
order of cost estimate information requirements

20
Building work/works

complete buildings and building units see
Prefabricated buildings and units

cost plans see Cost plans
estimate

ascertainment 25
meaning 11; 13

external works see External works
fittings/furnishings and equipment see

Fittings/furnishings and equipment
internal finishes see Internal finishes
meaning 11
quantities see Quantities
services see Services
substructure see Substructure
superstructure see Superstructure
tables for group elements 1 to 8 69; 70
work to existing buildings see Existing buildings

C

Caissons
foundations (element 1.1) 91–93

Capital allowances
cost plans 65
order of cost estimate 45

Cars
lifts/stacking systems/turntables and the like

(element 5.10) 203
parking spaces, information requirements 21

Catering equipment
installations (element 5.2) 165; 166

Ceilings
applied finishes (element 3.3) 147
demountable suspended ceilings (element 3.3)

149
false ceilings (element 3.3) 148

Chemical waste
disposal (element 5.3) 167; 168

Codifying cost plans
beams (level 4) 72
concrete (level 5) 72
concrete frames (level 3) 72
formwork (level 5) 72
frame (level 2) 71
reinforcement (level 5) 72
superstructure (level 1) 71
works packages 72

Cold rooms see Refrigeration systems
Cold water distribution see Water installations
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Cooling systems see Air conditioning; Heating
systems

Comma
use of 9

Communication systems
external connection works (element 8.7) 268
IT systems, site establishment (element 9.2) 286
temporary systems, main contractor’s costs

(element 9.2) 289
visual/audio and data installations (element 5.12)

208; 209
builders work in connection with (element 5.14);

(element 8.7) 217; 273
Complete buildings and building units see

Prefabricated buildings and units
Completion and post-completion

employer’s requirements (element 9.1) 280
main contractor’s costs (element 9.2.10) 302

Component
meaning 11

Compressed air systems
specialist piped supply systems (element 5.13)

213; 214
Concrete floors see Floors
Concrete frames see Frames
Concrete repairs

existing buildings (element 7.6) 233; 234
Condensate distribution see Water installations
Construction inflation

cost plans
calculation of amount 64
computation of percentage 64
element 14.2 327
proposed cost limit 74

meaning 11
order of cost estimate

calculation of amount 44
computation of percentage 44
proposed cost limit 44

Consultants’ fees see Project/design team fees
Contaminated material

removal (element 0.1) 76–78
Contractor designed work

transfer of design liability 55
Control systems

central control/building management systems
(element 5.12) 211

Conveyor installations see Lift and conveyor
installations

Cost analysis
meaning 12
unit rates 37

updating 38
Cost check/checking

meaning 11
Cost control

meaning 11
Cost estimating see Order of cost estimate
Cost limit

meaning 11
Cost per functional unit

meaning 11
Cost per meter squared of gross internal floor area

meaning 12
Cost plans

approving 52; 53
building works 54; 55
capital allowances 65
codifying, method of 71; 72
constituents 51
consultants’ fees 59; 60
content 54
contractor designed work 55
facilitating works 54
formal cost plans

building works 54; 55
information requirements 53; 54; 352–363
meaning 13
OGC Gateway 52
planning stages 52
quantities 54; 55
RIBA Work Stage 52
stage meaning 13

format 54
grants 66
inflation 63–65
information requirements 53; 54
land remediation relief 65
main contractors

design fees 59; 60
overheads and profit 57–59
pre-construction fee 60
preliminaries 56; 57

meaning 12
multiple components/buildings, projects

comprising 53
OGC Gateway Process 52
other development/project costs 60
procurement, cost control in 53
project/design team fees 59–61
purpose of cost planning 49–50
reporting 66
reviewing 52; 53
RIBA Work Stages 52
risk allowances 61–63
structure 54
tables for group elements see Group elements

and elements
templates, examples of

level 1 codes 54; 364; 365
level 2 codes 54; 366

unit rates 56; 56
value added tax 65
work not covered by rules of measurement 71

Cost target
meaning 12

Cranes
lifting and movement of goods (element 5.10)

203

INDEX
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main contractor’s costs
mobile cranes (element 9.2.7) 297; 298
tower cranes (element 9.2.7) 296; 297

D

Damp-proof courses
foundations (element 1.1) 89–91
work to existing buildings (element 7.3) 230

Decimal marker
use of comma/point 9

Definitions 11–16
Deflation

meaning 12
Demolition works

existing buildings, minor demolition works
(element 7.1) 226–228

soft strip works (element 0.2) 80; 81
taking down to ground level (element 0.2) 79;

80
Design team

fees see Project/design team fees
meaning 12

Disposal installations see Drainage installations
Diversion works see Temporary diversion works
Dock levellers

lifting systems (element 5.10) 202
Document handling systems

handling/delivery/warehouse picking systems and
the like (element 5.10) 204

Doors
external (element 2.6) 136
internal (element 2.8) 141

Drainage installations
chemical/toxic and industrial liquid waste drainage

(element 5.3) 167; 168
external works

ancillary drainage systems (element 8.6) 259
laboratory and industrial liquid waste (element

8.6) 260
land drainage (element 8.6) 261
surface water and foul water (element 8.6) 257;

258
foul drainage above ground (element 5.3) 166;

167
builder’s work in connection with (element 5.14);

(element 8.7) 217; 218
roofs 120; 121
temporary systems, main contractor’s costs

(element 9.2) 290
testing and commissioning

external works (element 8.6) 256–261
foundations (element 1.1) 89; 95–97
upper floors (element 2.2) 109; 116

E

Earthing and bonding systems see Electrical
installations

Electrical installations

builder’s work in connection with (element 5.14);
(element 8.7) 217; 273

earthing and bonding systems (element 5.8) 195
electrical mains and sub-mains distribution

(element 5.8) 189
elemental cost planning (element 5.8) 189–195
lighting installations (element 5.8) 191; 192
local electricity generation systems

local generation equipment (element 5.8) 193
transformation devices (element 5.8) 194

order of cost estimate information requirements
20

power installations (element 5.8) 190
specialist installations (element 5.13) 216

Electrical services engineer
order of cost estimate, information requirements

20
Electricity

distribution to external plant and equipment
(element 8.7) 266

mains supply (element 8.7) 264
temporary supply, main contractor’s costs

(element 9.2) 288
transformation devices (element 5.8); (element

8.7) 194; 195; 265
Electronic installations

specialist installations (element 5.13) 216; 219
Element see also Group elements and elements

meaning 12
Elemental cost analysis see Cost analysis
Elemental cost planning see Cost plans
Elemental method

meaning 12
order of cost estimate

building works estimate 25
complete buildings and building works 34
element unit quantities (EUQ) 25
external works 36
facilitating works 27
fittings/furnishings and equipment 37
gross internal floor area (GIFA) 25
group elements and elements 24; 25
initial cost model/outline elemental cost plan 26
internal finishes 37
logic and arrangement levels 25; 347–351
main contractor’s overheads and profits 36
main contractor’s preliminaries 36
more than one building 25
services 30–34
substructure 27
superstructure 27–30
work to existing buildings 35

Element unit quantity (EUQ)
meaning 12
order of cost estimate 25

Element unit rate (EUR)
cost planning 55; 56
meaning 12
order of cost estimate 25; 35; 36

Employer

INDEX
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finance costs (element 12.1) 317
meaning 12

Employer’s requirements
completion and post-completion (element 9.1)

280
level 1 to 3, logic and arrangement 350
site accommodation (element 9.1) 278
site records (element 9.1) 279

Enabling works
meaning 12; 22
order of cost estimate information requirements

20
Energy generation

wind turbines/photovoltaic devices/solar
collectors (element 5.8); (element 8.7) 194;

265
Environmental protection

main contractor’s costs (element 9.2.5) 294
Environmental/sustainability strategy

information requirements 21
Escalators

conveyor systems (element 5.10) 200
Estimate base data

meaning 13
order of cost estimate 38
updating unit rates and other costs 38

Existing buildings
cleaning existing surfaces (element 7.5) 232
concrete repairs (element 7.6) 233; 234
damp-proof courses (element 7.3) 230
elemental cost planning

element 7 225–235
levels 1 to 3, logic and arrangement of 348; 349

elemental method of estimating 35
facade retention (element 7.4) 231
fungus/beetle eradication (element 7.3) 230; 231
masonry repairs (element 7.6) 233
metal repairs (element 7.6) 234
minor demolition works/alteration works

(element 7.1) 226–228
plastic repairs (element 7.6) 235
protective coatings (element 7.5) 232
renovation works (element 7.6) 233–235
repairs to existing services (element 7.2) 229
timber repairs (element 7.6) 235

External services see Services
External walls see Walls
External works

drainage (element 8.6) 256–261
elemental cost planning

element 8 237–276
levels 1 to 3, logic and arrangement of 349

elemental method of estimating 36
fencing/railings and walls (element 8.4) 249–253
irrigation systems (element 8.3) 248
pavings and surfacings (element 8.2) 240–243
roads/paths (element 8.2) 240–243
services (element 8.7) 262–273
site preparation works (element 8.1) 238; 239

site/street furniture and equipment (element 8.5)
254; 255

soft landscaping and planting (element 8.3)
244–248

Extraordinary site investigation works see Site
investigation works

F

Facades
access and cleaning systems (element 2.5) 134
cleaning/coating existing surfaces (element 7.5)

232
retention (element 7.4) 231

Facilitating works
cost planning 54

levels 1 to 3, logic and arrangement of 346
table for group element 0 69; 70; 76–87

estimate, meaning 13
extraordinary site investigation works (element

0.6) 86; 87
major demolition works (element 0.2) 79–81
meaning 13; 22
order of cost estimate 22; 23; 27
quantities, base for 22; 23
specialist groundworks (element 0.4) 82–84
temporary diversion works (element 0.5) 85
temporary supports to adjacent structures

(element 0.3) 81
toxic/hazardous/contaminated material removal

(group element 0.1) 76–78
Fees and charges see also Other

development/project costs; Project/design
team fees

consultants see Project/design team fees
main contractors

building control/oversailing fees (element 9.2.12)
303

design fees 60; 61
pre-construction fee 60
rates and licences (element 9.2.12) 303

project/design team see Project/design team fees
Fencing/railings and walls

barriers and guardrails (element 8.4) 253
external works (element 8.4) 249–253
prevention of access/light or noise screening

(element 8.4) 249; 250
retaining walls (element 8.4) 251; 252

Fire protection
main contractor’s costs (element 9.2.5) 292
piped distribution systems

fire fighting systems (element 5.11) 205
fire suppression systems (element 5.11) 206

Fittings/furnishings and equipment
bird and vermin control (element 4.1) 159
domestic kitchen fittings and equipment (element

4.1) 153
elemental cost planning

element 4 151–159
levels 1 to 3, logic and arrangement of 348
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elemental method of estimating 30
equipment, non-mechanical/non-electrical

(element 4.1) 157
internal planting (element 4.1) 158
other development/project costs (element 12.1)

318
signs/notices (element 4.1) 156
special purpose (element 4.1) 154; 155
works of art (element 4.1) 156; 157

Floor area method
quantities for building works 23

Floors
finishes (element 3.2) 144; 145
lowest floor (element 1.1) 95–97
raised access floors (element 3.2) 145; 146
upper floors

balconies (element 2.2) 115; 116
concrete floors (element 2.2) 110; 111
precast/composite decking systems (element 2.2)

111; 112
structural screeds (element 2.2) 114
suspended floor slabs (element 2.2) 111; 112
timber floors (element 2.2) 113

Formal cost plans see Cost plans
Foul water disposal see Drainage installations
Foundations see Substructure
Frames

concrete casings to steel frames (element 2.1)
105

concrete frames (element 2.1) 105; 106
space frames/decks (element 2.1) 104
specialist frames (element 2.1) 118
steel (element 2.1) 103; 104
timber (element 2.1) 107

Fuel installations
distribution systems (element 5.9) 197
external storage and piped distribution systems

(element 8.7) 269
storage tanks and vessels (element 5.9) 196

Functional units
commonly used 334; 335
costs

meaning 11
unit rates 38

meaning 13; 23
method

meaning 13
quantities for building works 23; 24

reporting order of cost estimate 45
Fungus eradication

work to existing buildings (element 7.3) 230;
231

Furnishings see Fittings/furnishings and equipment

G

Gas supply
builder’s work in connection with (element 5.14);

(element 8.7) 217; 273
main supply (element 8.7) 267

piped gas supply systems (element 5.9) 197
specialist piped supply systems (element 5.13)

212; 213
storage tanks and vessels (element 5.9) 196
temporary, main contractor’s costs (element

9.2.3) 288
Gas venting

facilitating groundworks (element 0.4) 84
Giant hogweed

eradication (element 0.1) 78
Glazed roofs see Roofs
Grants

cost plans 66
order of cost estimate 41

Gross external areas (GEA)
meaning 13
schedule information requirements 21

Gross internal area (GIA) see also Gross internal
floor area (GIFA)

core definitions 330
examples of appropriate dimensions 332–334
floor area method 23
how and when to use 331

Gross internal floor area (GIFA)
meaning 13
quantities, determination 23
schedule information requirements 21

Ground conditions
information requirements 21

Groundworks
ground gas venting measures (element 0.4) 84
site clearance (element 8.1) 238
site dewatering and pumping (element 0.4) 82
site preparation (element 8.1) 239
soil stabilisation measures (element 0.4) 83

Group elements and elements
cost planning tables 69

building works (1 to 8) 69; 70
complete buildings and building units (6) see

Prefabricated buildings and units
external works (8) see External works
facilitating works (0) see Facilitating works
fittings/furnishings and equipment (4) see

Fittings/furnishings and equipment
internal finishes (3) see Internal finishes
inflation (14) 71
main contractor’s overheads and profits (10) 70
main contractor’s preliminaries (9) 70
other development/project costs (12) 71
principal levels 70
project/design team fees (11) 70; 71
risks (13) 71
services (5) see Services
structure of 69; 70
substructure (1) see Substructure
superstructure (2) see Superstructure
work to existing buildings (7) see Existing

buildings
group element meaning 13
order of cost estimate elemental method tables

INDEX
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complete buildings and building units 25
external works 25
facilitating works 24
fittings/furnishings and equipment 24
internal finishes 24
services 25
substructure 24
superstructure 24
works to existing buildings 25

Guarantees
main contractor’s costs (element 9.2.14) 304

H

Hazardous material
removal (element 0.1) 76–78

Health and safety
main contractor’s costs

barriers and safety scaffolding (element 9.2.5)
293

safety programme (element 9.2.5) 292
Heating systems see also Air conditioning

builder’s work in connection with (element 5.14);
(element 8.7) 217; 273

central heating (element 5.6) 176; 177
combined central heating and cooling (element

5.6) 181
combined local heating and cooling (element 5.6)

182
heat source (element 5.5) 174; 175
local/district heating installations (element 5.6);

(element 8.7) 178; 272
Hoists

enclosed/unenclosed (element 5.10) 199; 203
main contractor’s costs (element 9.2.7) 298

Hot water distribution see Water installations

I

Indicative programme
order of cost estimate information requirements

20
Industrial liquid waste see Drainage installations
Inflation

construction inflation
calculation of amount 44; 64
computation of percentage 44; 64
element 14.2 327
proposed cost limit 44; 65

cost plans
construction inflation 64; 65; 327
element 14 327
future effects 63
level 1 to 3, logic and arrangement of 350
period of time, categories 63
tender inflation 63; 64; 327
unit rates, percentage addition for inflation 56

meaning 13
order of cost estimate

construction inflation 44

future effects 43
information requirements 20
period of time, categories 43
tender inflation 43
unit rates, percentage addition for inflation 38

table for group element 14 71
tendering conditions/changes in the market, taking

into consideration 44; 65
tender inflation

calculation of amount 43; 64
computation of percentage 43; 64
element 14.1 327
proposed cost limit 43; 64

Information requirements
cost plans 54
order of cost estimate

accuracy of 21
architects, from 21
budget/cash flow constraints 20
capital allowances 20
construction procurement options initial views

20
contract strategies, initial views 20
enabling works 20
grants 20
indicative programme 20
inflation 20
initial project/design brief 20
land remediation 20
life span 20
location and availability of site for commencement

of building project 20
mechanical and electrical services engineer, from

21
mechanical and electrical services installations 20
other development/project costs 20
project/design team fees 20
proposed storey heights 20
refurbishment 20
restraints 20
site conditions 20
statement of building use 20
statement of floor area 20
statement of quality 20
structural engineer, from 21
value added tax 20

Initial project/design brief
order of cost estimate information requirements

20
Inspections and monitoring

main contractor’s costs (element 9.2.6) 294
Insurance

main contractor’s costs (element 9.2.14) 304;
305

other development/project costs (element 12.1)
318

Internal finishes
ceiling finishes (element 3.3) 147–149
elemental cost planning

element 3 143–149
levels 1 to 3, logic and arrangement of 347
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elemental method of estimating 30
floor finishes (element 3.2) 144–146
wall finishes (element 3.1) 143; 144

Irrigation systems
landscaped areas (element 8.3) 248

IT systems see Telecommunication and IT systems

J

Japanese knotweed
eradication (element 0.1) 78

K

Kitchen fittings
units/appliances and equipment (element 4.1)

153

L

Laboratories
external drainage (element 8.6) 260
specialist piped supply systems (element 5.13)

212; 213
Labour

multi-service gang, main contractor’s costs
(element 9.2.13) 304

Land acquisition
costs (element 12.1) 317

Land drainage
disposal systems for waterlogged ground

(element 8.6) 261
Land remediation relief

cost plans 65
order of cost estimate 45

Landscaping
external planting (element 8.3) 246; 247
irrigation systems (element 8.3) 248
seeding and turfing (element 8.3) 245

Lift and conveyor installations
car lifts/car stacking systems/turntables and the

like (element 5.10) 203
conveyors (element 5.10) 202
cranes and unenclosed hoists (element 5.10)

203
dock levellers and scissor lifts (element 5.10)

202
document handling systems (element 5.10) 204
enclosed hoists (element 5.10) 199
escalators (element 5.10) 202
lifts (element 5.10) 198; 199
moving pavements (element 5.10) 201
other lift and conveyor installations (element

5.10) 204
powered stairlifts (element 5.10) 201

Lighting installations see Electrical installations;
Site/street lighting

Lightning protection
installations (element 5.11) 207

M

Machinery and plant
main contractor’s costs

access plant (element 9.2.7) 298
common user (element 9.2.7) 296
concrete plant (element 9.2.7) 299
hoists (element 9.2.7) 298
mobile cranes (element 9.2.7) 297; 298
small plant and tools (element 9.2.7) 299
tower cranes (element 9.2.7) 296; 297

Main contractors
cost items see Main contractor’s costs
design development risk 62; 63
design fees 60; 61

list of typical consultants (element 11.3) 315
meaning 13
overheads and profit see Overheads and profit
pre-construction fees 60

management and staff (element 11.2) 313
specialist support services fees (element 11.2)

313
temporary accommodation/services and facilities

(element 11.2) 314
preliminaries see Main contractor’s preliminaries

Main contractor’s costs
bonds (element 9.2.14) 305
cleaning (element 9.2.11) 303
completion and post-completion requirements

(element 9.2.10) 302
control and protection 294–296

environmental control of building (element 9.2.6)
296

protection of works (element 9.2.6) 295
samples (element 9.2.6) 295
setting out (element 9.2.6) 294
surveys, inspections and monitoring (element

9.2.6) 294
fees and charges (element 9.2.12) 303
guarantees (element 9.2.14) 305
insurance (element 9.2.14) 304; 305
level 1 to 3, logic and arrangement of 351
management and staff

extraordinary support costs (element 9.2.1) 282
project specific (element 9.2.1) 281
staff travel (element 9.2.1) 283
visiting (element 9.2.1) 282

mechanical plant and equipment
access plant (element 9.2.7) 298
common user (element 9.2.7) 296
concrete plant (element 9.2.7) 299
hoists (element 9.2.7) 298
mobile cranes (element 9.2.7) 297; 298
small plant and tools (element 9.2.7) 299
tower cranes (element 9.2.7) 296; 297

safety and environmental protection
barriers and safety scaffolding (element 9.2.5)

293
environmental protection measures (element

9.2.5) 294
safety programme (element 9.2.5) 292
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scaffolding (element 9.2.8) 300
security (element 9.2.4) 291
site establishment

brought in services (element 9.2.2) 287
consumables and services (element 9.2.2) 286
furniture and equipment (element 9.2.2) 285
IT systems (element 9.2.2) 286
site accommodation (element 9.2.2) 283; 284
sundries (element 9.2.2) 287
temporary works in connection with (element

9.2.2) 284
site records (element 9.2.9) 301
site services

multi-service gang (element 9.2.13) 304
temporary works (element 9.2.13) 304

temporary services
drainage (element 9.2.3) 290
electricity supply (element 9.2.3) 288
gas supply (element 9.2.3) 288
telecommunication systems (element 9.2.3) 289
water supply (element 9.2.3) 288

temporary works (element 9.2.8) 300
warranties (element 9.2.14) 305

Main contractor’s preliminaries
calculation 38
cost items see Main contractor’s costs
cost plans 56; 57

element 9 277–305
level 1 to 3, logic and arrangement of 349; 350

employer’s requirements (element 9.1) 278; 279
lump sum, assessment as 57
meaning 14
method of estimating 36; 57
order of cost estimate 36; 38; 39
percentage addition 38; 57
table for group element 9 70

Major demolition works see Demolition works
Management and staff

extraordinary support costs (element 9.2.1) 282
project specific (element 9.2.1) 281
staff travel (element 9.2.1) 283
visiting (element 9.2.1) 282

Marketing
costs (element 12.1) 319

Masonry repairs
existing buildings (element 7.6) 233

Mechanical services engineer
order of cost estimate, information requirements

21
Mechanical services installations

order of cost estimate information requirements
20

Medical and laboratory gas supply systems
specialist piped supply systems (element 5.13)

212; 213
Metal repairs

existing buildings (element 7.6) 234
Metric units

use of 9
Minor building works

external works (element 8.8) 274–276
Moving pavements

conveyor systems (element 5.10) 201
Multiple components/buildings

cost plans 53

N

Net internal areas (NIA)
core definition 336
examples of appropriate dimensions 339–341
examples of appropriate measurement points

where heating installations 341
how and when to use 337
meaning 14
schedule information requirements 21
shops, examples 344; 345

O

OGC Gateways
alternative to RIBA Plan of Work 7
business justification (1) 8; 19; 57

risk allowances 41; 42
cost plans 8; 49; 50; 52; 53; 54; 55
delivery strategy (2) 8; 19

risk allowances 41; 42
design brief and concept approval (3A) 8

cost plans
49; 52; 54; 57
order of cost estimating elemental method 26

detailed design approval (3B) 8; 49; 50; 52; 57
investment decision (3C) 16; 60
meaning 14
operational review and benefits realisation (5) 8
order of cost estimating 8; 19; 26; 41; 42
readiness for services (4) 8; 53
tender documentation preparation 8

Oil supply
storage tanks and vessels (element 5.9) 196

Operation and maintenance services
completion and post-completion, employer’s

requirements (element 9.1) 280
Option cost

meaning 14
Order of cost estimate

accuracy of 21
base cost estimate 22
capital allowances 45
constituents 22
elemental method see Elemental method
element unit rates 36; 37
estimate base date, updating unit rates 36
facilitating works 22; 23
grants 45
inflation see Inflation
information requirements see Information

requirements
land remediation relief 45
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main contractors
overheads and profits 39
preliminaries 38; 39

meaning 14
OGC Gateway Process see OGC Gateways
other development/project costs 40
project/design team fees 39; 40
purpose of 19; 20
quantities, determination

floor area method 23
functional unit method 23; 24

reporting 45
RIBA Work Stages see RIBA Work Stages
risk see Risk
unit rates 36; 37

updating 37; 38
value added tax assessment 45

Other development/project costs
archaeological fieldwork (element 12.1) 318
charges (element 12.1) 318
cost plans 62

element 12 317–319
level 1 to 3, logic and arrangement of 350

decanting and relocation (element 12.1) 318
employer finance costs (element 12.1) 317
fees (element 12.1) 317
fittings/furnishings and equipment (element 12.1)

318
insurances (element 12.1) 318
land acquisition costs (element 12.1) 317
lump sum allowances 40; 62
marketing costs (element 12.1) 319
meaning 14; 40
order of cost estimate 40
other employer costs (element 12.1) 319
planning contributions (element 12.1) 318
specialist fieldwork (element 12.1) 318
table for group element 12 71
tenant’s cost/contributions (element 12.1) 318
total estimated cost 40; 61

Overheads and profit
amount of net profit (element 10) 307
calculation 38; 58; 59
combined as single cost centre 57; 58
cost plans 57–59; 307
early appointment 59
elemental method of estimating 36
head office set up and administration (element

10) 307
meaning 14
order of cost estimate 36; 39
percentage addition 39; 58
pre-construction fees (element 11.2) 313
separate cost centres 57; 58
table for group element 10 70
two-stage tendering process 59
works cost estimate 39; 59

P

Pavings and surfacings
external works (element 8.2) 240–243

Photovoltaic devices
energy generation (element 5.8); (element 8.7)

194; 195; 265
Piles

foundations (element 1.1) 91–93
Planning constraints

information requirements 21
Plant and machinery see Machinery and plant
Plant growth

eradication (element 0.1) 78
Planting

internal natural and artificial planting (element
4.1) 158

Plastic repairs
existing buildings (element 7.6) 235

Plumbing see Water installations
Pollution control

main contractor’s costs (element 9.2.5) 294
Powered stairlifts see Lift and conveyor installations
Power installations see Electrical installations
Prefabricated buildings and units

building units (element 6.1) 221; 222
complete buildings (element 6.1) 220; 221
elemental cost planning

element 6 219–223
levels 1 to 3, logic and arrangement of 349

elemental method of estimating 35
pods (element 6.1) 223
testing and commissioning (element 6.1)

219–223
Preliminaries see Main contractor’s preliminaries;

Subcontractor’s preliminaries
Price stability

meaning 14
Prime contractor see Main contractors
Prime cost sum (PC sum)

meaning 14
Procurement

cost control 53
Project/design team fees

calculation 40
consultants’ fees

actual fee inclusion 60
calculation 59; 60
list of typical consultants (element 11.1)

309–312
percentage addition 59; 60
scope of services agreed 60
site investigation fees (element 11.1) 311
specialist support (element 11.1) 312
transfer of design responsibility 60

cost plans 59–61
element 11 309–315
level 1 to 3, logic and arrangement of 351

estimate, meaning 15
inclusion 39
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information requirements 20
main contractors design fees 60; 61

list of typical consultants (element 11.3) 315
main contractors pre-construction fees 60

management and staff (element 11.2) 309
overheads and profit (element 11.2) 310
specialist support services fees (element 11.2)

309
temporary accommodation/services and facilities

(element 11.2) 310
meaning 15; 39
order of cost estimate 39; 40

information requirements 20
percentage addition, based on 40
single allowance 40
table for group element 11 70; 71

Project team
meaning 14

Protection of works
main contractor’s costs (element 9.2.6) 295

Protective coatings
existing buildings (element 7.5) 232

Q

Quantities
cost plans

Formal Cost Plan 1 54; 55
Formal Cost Plan 2 55
Formal Cost Plan 3 55
method of measurement 54; 55
nearest whole element 54

order of cost estimate
facilitating works 22; 23
floor area method 23
functional unit method 23; 24

R

Radio and television studios
specialist electrical/electronic installations/systems

(element 5.13) 214
Radon gas see Gas venting
Ramps see Stairs, ramps and landings
Records

site records
employer’s requirements (element 9.1) 279
main contractor’s costs (element 9.2.9) 301

Refrigeration systems
specialist systems (element 5.13) 215

Refuse disposal
chutes/incineration plant and the like (element

5.3) 168
Refurbishments

order of cost estimate information requirements
20

Relocation
costs (element 12.1) 318

Renovation works
concrete repairs (element 7.6) 233; 234

masonry repairs (element 7.6) 233
metal repairs (element 7.6) 234
plastic repairs (element 7.6) 235
timber repairs (element 7.6) 235

Reports
cost plans 66
order of cost estimate 45

Reptile mitigation measures
facilitating works (element 0.6) 86

Residual risk
meaning 14

Retail shops see Shops
RIBA Outline Plan of Work

meaning 14
RIBA Plan of Work

alternative to see OGC Gateways
meaning 14

RIBA Work Stages
appraisal (A) 8; 19

risk allowances 41; 42
concept (C) 8; 49

order of cost estimating elemental method 25
construction to practical completion (K) 8
cost plans 49; 50; 52; 53; 54; 57
design brief (B) 8; 19

risk allowances 41; 42
design development (D) 8; 49
meaning 14
mobilisation (J) 8
order of cost estimate 19; 26; 41; 42
post practical completion (L) 8
production information (F) 8; 49; 50
technical design (E) 8; 49
tender action (H) 8
tender documentation (G) 8

Risk
allowance

calculation 42; 43; 62; 63
construction risks 41; 62
cost target 62
design development risks 41; 62; 63
employer change risks 41; 61
employer other risks 41; 61
formal risk analysis 61
inclusion in order of cost estimates 42
meaning 15
percentage 41

avoidance 40
construction risks

allowance 46; 62; 63
typical causes, list of (element 13.2) 322; 323

cost plans 61; 63
element 13 321–325
level 1 to 3, logic and arrangement of 350

design development risks
allowance 41; 62; 63
typical causes, list of (element 13.1) 317

employer change risks
allowance 41; 62; 63
typical causes, list of (element 13.3) 319
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employer other risks
allowance 41; 62; 63
typical causes, list of (element 13.4) 324; 325

main contractor’s design development risk 62;
63

order of cost estimate 41–43
project specific risk register 42–43
proposed cost limit 43–44
reassessment 42; 62
reduction 40
register/log

information requirements 21
meaning 15

residual risk, meaning 15
retention 41
separate cost targets 62
sharing 41
successive assessments 62
table for group element 13 71
transfer 41
value, meaning 15

Roads and paths
external works (element 8.2) 240–243
maintenance, main contractor’s costs (element

9.2.11) 303
Roofs

all components (element 2.3) 117; 118
coverings (element 2.3) 119
drainage 120; 121
features not forming part of the main roof

structure (element 2.3) 122
glazed roofs (element 2.3) 120
rooflights/skylights and openings (element 2.3)

121

S

Safety see Health and safety
Samples

main contractor’s costs (element 9.2.6) 295
Sanitary installations

ancillaries, bathroom/toilet and shower fittings
(element 5.1) 164

appliances and accessories (element 5.1) 163
Scaffolding

main contractor’s costs (element 9.2.8) 300
Schedules

information requirements
accommodation 21
gross external areas 21
gross internal areas 21
net internal areas 21
site area 21

Scissor lifts and levellers
systems for goods and people (element 5.10)

202
Screeds see Floors
Security

observation and access control installations and
the like (element 5.12); (element 8.7) 210;

270
staff/equipment, main contractor’s costs (element

9.2.4) 291
Services

builder’s work in connection with (element 5.14)
217

external services (element 8.7) 273
catering equipment (element 5.2) 165; 167
communication/security and control systems

(element 5.12) 208–213
disposal installations (element 5.3) 166–168
electrical installations (element 5.8) 189–195
electricity mains supply (element 8.7) 264
elemental cost planning

element 5 164–217
levels 1 to 3, logic and arrangement of 347

elemental method of estimating 30–34
fire and lightening protection (element 5.11)

205–207
fuel installations (element 5.9) 196; 197
fuel storage and piped distribution systems

(element 8.7) 269
gas mains supply (element 8.7) 267
heat source (element 5.5) 174; 175
lift and conveyor installations (element 5.10)

198–204
local/district heating systems (element 8.7) 272
minor building works and ancillary buildings

(element 8.8) 274–276
repairs to existing services (element 7.2) 229
sanitary installations (element 5.1) 163; 164
security systems (element 8.7) 270
site/street lighting systems (element 8.7) 271
space heating and air conditioning (element 5.6)

176–188
specialist installations (element 5.13) 212–216
telecommunications and other communications

systems (element 8.7) 268
temporary services, main contractor’s costs

(element 9.2.3) 288–290
ventilation (element 5.7) 185–188
water installations (element 5.4) 169–173
water mains supply (element 8.7) 263

Sewage systems see Drainage installations
Shops

estate agency and valuation, application 343
examples of net internal area 345; 346
retail area meaning 15
special use definitions 342

Signs and notices
fittings (element 4.1) 156

Site accommodation and equipment
employer’s requirements (element 9.1) 278; 279
main contractor’s costs (element 9.2) 283–287

Site area
cleaning and tidying (element 9.2.11) 303
constraints, information requirements 21
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dewatering and pumping, facilitating works
(element 0.4) 82

establishment, main contractor’s costs see Main
contractor’s costs

meaning 14
schedule information requirements 21

Site investigation works
archaeological site investigation works (element

0.6) 86
other extraordinary site investigation works

(element 0.6) 87
reptile/wildlife mitigation measures (element 0.6)

86
Site preparation works

preparatory groundworks (element 8.1) 239
site clearance (element 8.1) 238

Site/street furniture and equipment
external use (element 8.5) 254; 255
ornamental features (element 8.5) 255

Site/street lighting
external illumination systems (element 8.7) 271

Smoke extract/control
installations/systems (element 5.7) 188

Soft landscaping see Landscaping
Soil stabilisation measures

facilitating works (element 0.4) 83
Solar collectors

energy generation (element 5.8); (element 8.7)
194; 195; 265

Space heating and air conditioning see Air
conditioning; Heating systems

Specialist groundworks see Groundworks
Specialist installations

electrical/electronic installations/systems (element
5.13) 216; 219

piped supply systems (element 5.13) 212; 213
refrigeration systems (element 5.13) 214
water features (element 5.13) 216

Sports areas
surfacings and pavings (element 8.2) 243

Staff see Management and staff
Stairs, ramps and landings

balustrades and handrails (element 2.4) 124
finishes (element 2.4) 124
ladders/shutes/slides (element 2.4) 125
structures (element 2.4) 126

Steam distribution see Water installations
Steel frames see Frames
Storey heights

information requirements 20; 21
Street furniture see Site/street furniture and

equipment
Structural engineer

order of cost estimate, information requirements
21

Subcontractors
meaning 14

Subcontractor’s preliminaries
allowance for 38; 57

meaning 14
Sub-element

meaning 14
Substructure

basement excavation (element 1.1) 98
basement retaining walls (element 1.1) 99–102
elemental cost planning

element 1 89–102
levels 1 to 3, logic and arrangement of 347

elemental method of cost estimating 27
foundations (element 1.1) 89; 90
lowest floor construction (element 1.1) 95–97
special foundations (element 1.1) 91–94

Superstructure
elemental cost planning

element 2 103–141
levels 1 to 3, logic and arrangement of 346; 347

elemental method of cost estimating 27–29
external walls (element 2.5) 129–134
floors (element 2.2) 109–116
frame (element 2.1) 103–108
internal doors (element 2.8) 141
internal walls and partitions (element 2.7)

137–140
roofs (element 2.3) 117–122
stairs and ramps (element 2.4) 123–125
windows and external doors (element 2.6) 135;

136
Surfacings and pavings

external works (element 8.2) 240–243
Surveys

main contractor’s costs (element 9.2.6) 294
Suspended floors see Floors
Swimming pools

specialist piped supply systems (element 5.13)
212; 213

Symbols used for measurement 10

T

Tables for group elements see Group elements and
elements

Taxation allowances and reliefs
cost planning 65; 66
order of cost estimate 45

Telecommunication and IT systems see also
Communication systems

employer’s requirements (element 9.1) 279
main contractor’s costs, site establishment

(element 9.2.2) 286
Television and radio studios

specialist electrical/electronic installations/systems
(element 5.13) 216

Temporary diversion works
drains/waterways and services (element 0.5) 85

Temporary services
main contractor’s costs (element 9.2.3) 288–290

Temporary supports
adjacent structures (element 0.3) 81
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Temporary works
main contractor’s costs (element 9.2.8); (element

9.2.13) 284; 304
Tenants

costs/contributions (element 12.1) 318
Tender inflation

cost planning
calculation of amount 63; 64
computation of percentage 64
element 14.1 327
proposed cost limit 64

meaning 15
order of cost estimate

calculation of amount 43
computation of percentage 43
proposed cost limit 43

Testing and commissioning
completion and post-completion requirements,

main contractor’s costs (element 9.2.10)
302

drainage installations
external works (element 8.6) 256–261
foundations (element 1.1) 89; 109–110
upper floors (element 2.2) 109; 116

external services 262; 269
irrigation systems (element 8.3) 244; 248
prefabricated buildings and units (element 6.1)

219–223
services (element 5) 162

Timber
existing buildings, fungus/beetle eradication

(element 7.3) 230; 231
floors see Floors
frames see Frames
repairs to existing buildings (element 7.6) 235

Total development cost
meaning 15

Toxic material
disposal of waste (element 5.3) 166; 167
removal (element 0.1) 76–78

Transformation devices see Electrical installations
Transport systems see Lift and conveyor

installations

U

Underpinning
external site boundary walls (element 8.8) 276
foundations (element 1.1) 89

Unit rates
cost plans 55; 56

cost analyses and benchmark analyses 56
equation for calculating updated rate 56
estimate base date 56
exclusions 56
inclusions 56
percentage addition for inflation 56
updating rates 56

meaning 15
order of cost estimate

applicable to measurement method used 36
cost analyses and benchmark analyses 37
costs per functional unit 37
current at time of 36
equation for calculating updated rate 37; 38
inclusions 36; 37
percentage addition for inflation 37
updating rates 36; 37

V

Vacuum cleaning systems
specialist piped supply systems (element 5.13)

212; 213
Value added tax assessment 44; 65
Vehicles

lifting/storage and movement systems (element
5.10) 207

Ventilation
builder’s work in connection with (element 5.14);

(element 8.7) 217; 273
central ventilation systems (element 5.7) 185
local and special ventilation (element 5.7) 186;

187
smoke extract/control systems (element 5.7)

188
Vermin control

installations and equipment (element 4.1) 160

W

Walls see also Fencing/railings and walls
external

above ground level (element 2.5) 126–128
access and cleaning systems (element 2.5) 135
balustrades/handrails/railings and proprietary

balconies (element 2.5) 134
below ground level (element 2.5) 129; 130
cleaning/coating existing surfaces (element 7.5)

232
existing buildings, facade retention (element 7.4)

231
external soffits (element 2.5) 133
solar/rainscreen cladding (element 2.5) 132
subsidiary walls (element 2.5) 134

finishes (element 3.1) 143; 144
internal

balustrades and handrails (element 2.7) 137
cubicles (element 2.7) 138
moveable room dividers (element 2.7) 138
walls and partitions (element 2.7) 136; 137

Warranties
main contractor’s costs (element 9.2.14) 305

Waste disposal
drainage installations see Drainage installations
refuse disposal (element 5.3) 167

Water features
specialist piped supply systems (element 5.13)

212; 213; 216
Water installations
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builder’s work in connection with (element 5.14);
(element 8.7) 217; 273

cold water distribution (element 5.4) 170
hot water distribution (element 5.4) 171; 172
mains water supply (element 5.4); (element 8.7)

169; 263
specialist piped supply systems (element 5.13)

212; 213; 216
steam and condensate distribution (element 5.4)

173
temporary services, main contractor’s costs

(element 9.2.3) 288
Wildlife mitigation measures

facilitating works (element 0.6) 87
Windows

external (element 2.6) 135
Wind turbines

energy generation (element 5.8); (element 8.7)
194; 265

Work cost estimate
meaning 15

Works of art
fittings (element 4.1) 154

Works packages
codifying cost plans 72; 73

Work to existing buildings see Existing buildings
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NRM 1: Order of cost estimating and cost planning for capital building works

The RICS new rules of measurement (NRM) is a suite of documents issued by the RICS Quantity
Surveying and Construction Professional Group.

The rules have been written to provide a standard set of measurement rules that are understandable by
all those involved in a construction project. They provide advice and best practice guidance to RICS
members involved in the cost management of construction projects worldwide.

This volume, NRM 1: Order of cost estimating and cost planning for capital building works, provides
fundamental guidance on the quantification of building works for the purpose of preparing cost estimates
and cost plans. Direction on how to quantify other items forming part of the cost of a construction
project, but which are not reflected in the measurable building work items, is also provided – i.e.
preliminaries, overheads and profit, project team and design team fees, risk allowances, inflation, and
other development and project costs.

NRM 1 is the ‘cornerstone’ of good cost management of construction projects – enabling more effective
and accurate cost advice to be given to clients and other project team members, as well as facilitating
better cost control.

Although written primarily for the preparation of order of cost estimates and cost plans, the rules will be
invaluable when preparing approximate estimates.

In addition, the rules can be used as a basis for capturing historical cost data in the form required for
order of cost estimates and elemental cost plans, thereby completing the ‘cost management cycle’.

These rules provide essential guidance to all those involved in, as well as those who wish to be better
informed about, the cost management of construction projects.

The second edition of NRM 1 strengthens the link between methods of measurement and how building
projects are now procured, and provides a common elemental and cost breakdown structure applicable
to all stages of measurement.

The RICS new rules of measurement are based on UK practice but the requirements for a coordinated
set of rules and underlying philosophy behind each section have worldwide application.

RICS new rules of measurement

RICS new rules
of measurement
Order of cost estimating
and cost planning for
capital building works
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