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This Guidance Note

· Explains the New Indicative Cost (NIC) system for use by RSLs, developers and Grant Providers throughout Scotland,

· Updates and supersedes Communities Scotland’s Guidance Note CSGN 2003/10, and,
· Contains, in the attached excel workbook, the latest updates for the Housing Tender Price Index (HTPI) and Location Factors.
This update essentially reproduces CSGN 2003/10 to give access to the latest NIC On Line on the Scottish Government website (see below). The opportunity has been taken to make a number of minor improvements; notably inclusion of floor area tables and an expanded worked example of how additional costs for sustainability features should be treated. 
The NIC system replaces the Indicative Cost (IC) system, which was the former tool, used to appraise and analyse construction costs of public sector housing. Implementation date was 1st November 2003.
With reference to HAG funded projects (or Route 1 programmes), any proposals will initially be tested in terms of grant requirement. If the amount of grant being proposed (the HAG Subsidy Target, or HST) is below a certain level, known as the Benchmark, then a project would normally be approved without further scrutiny. If the Benchmark were exceeded, then a more detailed scrutiny would be carried out. Part of this scrutiny would involve the appraisal of construction costs.

That is the purpose of the NIC system; to establish the indicative cost and an indication of the Value for Money (VFM) of the construction cost of any given housing project. The NIC system is a cost appraisal and analysis tool which will enable a consistent and accurate process to be used across Scotland.  

The Guidance Note discusses the background to the NIC system, the process undertaken to develop it, and the key differences between this and the old IC system. A detailed calculation methodology is provided at annex 1, along with in depth instructions and explanatory notes on each step of the methodology at annex 2. The NIC allowances tables can be located at NIC Allowances Tables.xls.



A working Excel model is available for use and can be located at New Indicative Costs on Line.xls
Please note that the NIC system remains essentially unchanged; but at Tender stage the HAG Tender Return should be used. See HIGN 2008/07. At Feasibility, Acquisition and/or Cost Plan stage, you should continue to use the NIC On Line and at Tender Stage you should use the HAG Tender  Return for all projects (unless there is a unique aspect which prevents  you from completing this). 

If you have any questions about this Guidance Note, you should contact the Grant Provider, HID or the relevant local authority responsible for managing development funding.
This guidance is accessible on the Scottish Government website under  http://www.scotland.gov.uk/Topics/Built-Environment/Housing/investment/guidancenotes
INTRODUCTION

1. The purpose of the New Indicative Cost (NIC) system is to establish the indicative cost and to determine an indication of the Value for Money (VFM) of any given housing project. NICs show the VFM for what is being proposed, but this does not necessarily mean that what is being proposed is eligible for grant funding. The existence of any given allowance does not necessarily mean that it would be applicable in any circumstance.

2. Any grant setting or appraisal system requires a method of verifying the capital costs. For over 25 years the system for appraising and analysing construction costs of public sector housing was the Indicative Cost (IC) system. 

3. Although the system was well proven and very effective, it had not been adjusted since 1982 to take into account, amongst other things, new Building Regulations, legislative changes (e.g. Aggregate and Landfill Tax) and changing design standards (e.g. Housing for Varying Needs [HfVN]). In addition, it was necessary to ensure that the system was sufficiently flexible to build in allowances for sustainable development and whole life costing. These deficiencies, along with differences in interpretation, led to confusion and inconsistency of application.

PROCESS

4. In 2000 it was agreed internally within Communities Scotland that the IC system would be updated to reflect current standards and practice and that it would be developed into an IT based system. 

5. A corporate commitment to introducing the revised Indicative Costs and updating the process was made in the Communities Scotland action plan launched in connection with the ‘Building a Better Deal’ procurement guide for RSLs.

6. Consultants JR Knowles carried out a research project which identified all the changes since 1982 that have impacted on housing development design and costs and calculated the cost effect for every house type. The research was completed in July 2002.This information was combined with the original cost allowances tables, which were duly updated for tender price inflation. 

7. A new format for calculating the NICs, including the facility for sustainable development, was then devised, in consultation with Communities Scotland technical staff.  

8. The ‘Proposals for the New Indicative Cost System’ paper, the new cost allowances tables and calculation format were issued for consultation to the wider audience of the Scottish Federation of Housing Associations (SFHA), RSLs and consultants at the New Indicative Costs seminar at the SFHA Development Conference in December 2002. 

EFFECT OF THE NEW INDICATIVE COSTS (NIC) SYSTEM

9. The NIC system will not increase costs and grant levels. The cost effect of new Building Regulations, HfVN etc. has already impacted on costs and grant levels, as all projects must now comply with all the various criteria.

10. The NIC system is simply a cost appraisal and analysis tool, which means that a consistent and accurate process can be applied across Scotland. In essence, the NICs have standardised and simplified the ad hoc, piecework and project-by-project evaluation already carried out by consultants, RSLs and technical staff of the Grant Provider. 

KEY FEATURES OF NICS AND KEY DIFFERENCES BETWEEN THE NEW NIC SYSTEM AND THE OLD ICs
11.

· Calculation of site area has been simplified;

· Basic allowances have been fully updated to reflect current legislation, standards and practices;

· Definitions of what is included within the allowances have been made clear;

· Site Development and Servicing (SDS) has been renamed Roads, Parking and Footpaths (RPF) to avoid the constant inconsistencies that were experienced;

· Car Space Density Allowance has been removed. This is covered by the clarification of treatment of Density/Built Form discrepancies;

· Covered Car Allowances have been removed. These are now covered by HfVN allowances;

· Calculation of Site Slope Allowances has been simplified and clarified;

· Suite of Allowances for compliance with HfVN has been incorporated;

· Application of Additional Regional Variation Factor (Rural Ad Hoc) has been clarified;

· Updating for inflation has been automated (linked directly to The Scottish Executive’s Housing Tender Price Index [HTPI]);

· Allowances for Fixed Price have been removed. These are now automatically covered by the HTPI;

· Facility for Sustainability/Whole Life Costing benefits have been incorporated;

· (Actual Cost) Allowances for play/recreation areas and Secured by Design have been incorporated; 

· Link between abnormal costs and site valuation has been clearly articulated;

· Definition and treatment of Ad Hoc costs has been clarified and simplified;

· Allowable parameters are clearly stated;

· Allowable excess over GIC of 10% has been altered to an acceptable range of +/-5%. This is due to the NICs being realistic about the reasonable cost of housing. 
IT ENABLING

A working Excel model is available for use and can be located at New Indicative Costs on Line.xls 
Annex 1

NEW INDICATIVE COSTS  (Version 02-07-08)

CALCULATION METHOD

Refer to the Guidance Notes in annex 2
1. Calculate site density in persons per hectare.

2. From the Base Table calculate the Basic Indicative Cost allowances (BIC) of Substructure, Superstructure and External Works.

3. Calculate density in units per hectare.

4. From the Roads, Parking and Footpaths (RPF) table calculate the BIC allowances of RPF.

5. Calculate the slope of the site.

6. From the Site Slope table calculate the site slope allowances. These are to be apportioned amongst the three elements (Substructure, Superstructure, and External Works) depending on the construction method(s) used to accommodate the site slope.

7. From the Housing for Varying Needs (HfVN) table calculate the allowances for compliance with the Desirable, Older/Disabled and Wheelchair requirements.

8. From the additional areas table calculate the allowances for additional ‘non-mainstream’ facilities and compliance with HfVN Part 2.

9. Total all the above table allowances.

10. Multiply table allowances by Small Contracts factor if appropriate.

11. Then multiply by Location factor.

12. Then multiply by Additional Regional Variation factor if appropriate.

13. Then multiply by Housing Tender Price Index (HTPI) factor.

14. The resulting total is the BIC of the project.
15. Add calculated reduction in grant-funded works costs from reduced grant requirement of self-financing sustainability features.

16. Add actual cost of lifts in buildings of less than 6 storeys if appropriate.

17. Add actual cost of play/recreation areas.

18. Add actual costs of specialist equipment for bespoke housing or compliance with HfVN Part 2.

19. Add actual costs of compliance with Secured by Design requirements.

20. Identify all other site-specific abnormal items (Ad Hocs).

21. Calculate and add extra-over costs of Ad Hocs.

22. The resulting total is the Provisional Gross Indicative Cost (PGIC).

23. Calculate works costs elementally.

24. Compare the works cost of each element with the PGIC.

If the comparison with PGIC shows a negative figure in Substructure, Superstructure or External Works then any Ad Hocs within that element are to be restricted so that Gross Indicative Cost (GIC) matches works costs or Ad Hocs are reduced to zero.

If the RPF PGIC is greater than actual costs then the actual costs are to be used as the RPF GIC.

The resulting total is the GIC of the project.

Compare the GIC with the works cost.

25. Calculate Ad Hocs as percentage of BIC.

Ad Hocs of up to 10% of BIC can be accepted.

Ad Hocs of 10-20% of BIC will require special justification.

Where Ad Hocs are over 20% consideration should be given to aborting the scheme.

The works cost should fall within the range of +/-5% of GIC.

An excess over GIC of more than 5% would require special justification.

Annex 2
GUIDANCE NOTES FOR THE NIC CALCULATION METHOD  
(Version 02-07-08)
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TABLE ALLOWANCES

Site Density – Persons per Hectare

1.1
The number of persons is the number of bed spaces provided in the 
project.

1.2
The net site area (to the nearest 0.01 hectare) shall include: 

· Space occupied by the dwellings and their curtilages.

· Space occupied by shops, garages, and electricity transformers/substations where these occupy part of the ground floor of housing blocks.

· Open space appropriate to the development including toddlers’ play areas, incidental open space and clothes drying areas.

· Space provided for occupier and visitor’s car parking.

· Space occupied by roads, footpaths and access ways internal to the layout.

· Half the width (up to max 6m) of any surrounding road, where such road gives direct vehicular or pedestrian access to the dwellings in the scheme.

1.3
The net site area shall exclude: 

· Land for public open space intended for general public use including recreational areas other than toddlers’ play areas.

· Land for schools, commercial premises or electricity transformers/substations (except per 1.2).

· Land containing existing buildings where the buildings do not form part of the new housing provision of the scheme.

· Land intended for future disposal.

· Land unfit for building due to ground conditions, topography, statutory bodies’ restrictions or existing services.

These exclusions shall not apply where the land serves a purpose that would normally be required in any event.

Base Table Allowances
2.1
The Base Table is organised in bands reflecting different built forms. If 
the calculated density does not match the built form then the density 
column most appropriate to the built form should be used.
2.2 All allowances are to be taken from the same density column.

2.3 The Base Table allowances have a base date of July 2002, Housing Tender Price Index (HTPI) of 182 and include for all the following: 

· Building (Scotland) Regulations 2004.
· Housing for Varying Needs (HfVN) Part 1 – Houses and Flats – General Needs Basic.

· Full central heating.

· Floor areas as defined in The Scottish Housing Handbook (Bulletin 1) Metric Space Standards. See also 7.2.
· Landfill Tax.

· Aggregates Levy.

· Utility Company Costs, Charges and Specifications.

· Statutory Authorities Costs, Charges and Specifications.

2.4 Substructure allowances include for the following: 

· All excavations and foundations based on standard strip foundations.

· Underbuilding brick/blockwork 1m deep from top of foundation to floor level.

· Damp proof membranes and insulation.

· Ground floor structure.

· Ground floor surface/platform, e.g. floor boarding but excluding screeded finishes.

2.5 Superstructure allowances include for: 

· The cost of all work above ground floor level.

2.6 External works allowances include for: 

· Site clearance.

· Preparatory earth works.

· Paths and steps.

· Fences, walls, gates and hedges.

· House and land drainage and sewers (full cost).

· Water, gas and electrical services including connection charges.

· Soft and hard landscaping including drying areas with poles etc.

Site Density – Units per Hectare

3.1
The site area shall be calculated per 1.1 to 1.3 above.

Roads, Parking and Footpaths (RPF) Allowances
4.1
The allowances are to be taken from the density in the table closest to the calculated density of the site; no need to interpolate.

4.2 RPF allowances include for the costs of the items listed in 2.3 for the following: 

· Carriageways including 300mm capping layer to roads and traffic calming comprising sleeping policemen, treatment of road junctions and street signage.

· Hardstandings for car parking.

· Public footpaths both adjoining and remote from carriageways.

· Street lighting including lighting of all public footpaths.

Site Slope
5.1
The site density shall be calculated per 1.1 to 1.3 above.

5.2 Where the slope of the site is reasonably constant an average slope for the whole site can be taken.

5.3 On more complex sites with sections of different gradients, slope may be calculated for each section.

Site Slope Allowances
6.1
The allowances are to be taken from the slope(s) in the table closest to the calculated slope(s) of the site; no need to interpolate.

6.2 Site slope may be catered for in many different ways such as cut and fill, retaining walls, stepped foundations, stepped superstructure etc. An estimate should be made as to what proportion of the costs of catering for the site slope apply to each of the elements, Substructure, Superstructure or External Works, and the allowances should be apportioned accordingly.

HfVN Part 1 

7.1
The Base Table includes for full compliance with HfVN Part 1 – Houses and Flats – General Needs Basic requirements.

7.2 HfVN General Needs Basic requirements can be accommodated within the old Bulletin 1 floor areas (except as undernoted). The additional floor areas required for wheelchair housing have been calculated and added to the basics. The ‘benchmark’ floor areas incorporated in the NICs are tabled below:

	
	Number of Persons (Bedspaces)

	
	1
	2
	3
	4
	5
	6
	7

	Flats
	32.5
	47.5
	60.0
	73.5
	82.5
	90.0
	

	Maisonettes
	
	
	
	75.5
	85.5
	96.0
	111.5

	Houses
	
	
	
	
	
	
	

	1 storey
	33.0
	48.5
	61.0
	71.5
	80.0
	88.5
	

	2 storey - semi or end
	
	
	66.0
	76.5
	86.5
	97.0
	114.5

	  - mid terrace
	
	
	68.0
	79.0
	89.5
	97.0
	114.5

	3 storey
	
	
	
	
	98.5
	102.5
	118.5

	
	
	
	
	
	
	
	

	Wheelchair Housing
	
	
	
	
	
	
	

	Flats
	42.5
	57.5
	74.0
	87.5
	100.5
	108.0
	

	Maisonettes
	
	
	
	89.5
	103.5
	114.0
	133.5

	Houses
	
	
	
	
	
	
	

	1 storey
	43.0
	58.5
	75.0
	85.5
	98.0
	106.5
	

	2 storey semi or end
	
	
	80.0
	90.5
	104.5
	115.0
	136.5

	  - mid terrace
	
	
	82.0
	93.0
	107.5
	115.0
	136.5

	3 storey
	
	
	
	
	116.5
	120.5
	140.5


Some of the Desirable features within HfVN generate additional floor areas, and these have been catered for in the various allowances.

7.3 Additional downstairs WC requirement in 3 and 4 person two-storey housing is a Basic requirement. However the item has been included in the Desirable features, as the Base Table does not differentiate between single and two-storey housing.

HfVN Part 2 and Bespoke Housing

8.1 
HfVN Part 2 – Housing with Integral Support and bespoke housing can generate such a large variety of design solutions it is impossible to formulate allowances for generic housing types. It is recommended that, where possible, allowances are taken as per HfVN Part 1 with allowances for additional facilities as follows: 

· Larger living, sleeping, circulation and common areas – More Spacious Compartments square metre allowance.

· Additional living, sleeping, circulation and common areas – Additional Basic Compartments square metre allowance.

· Additional kitchen, bathroom and WC compartments – Additional Serviced Compartments square metre allowance. This allows for standard general needs domestic fittings and fitments. Specialist equipment over and above this should be allowed for at actual cost. See 18.

Total Table Allowances
9.1
All the above table allowances should be totalled separately for Substructure, Superstructure, External Works and RPF.

Small Contracts Factor
10.1 
A Small Contracts Factor of up to 105% for contracts of less than 12 units may be added at the discretion of the Grant Provider.

Location Factor
11.1
The Location Factor multiplier is to take account of the different levels of tender prices in the various Local Authority areas throughout Scotland. The current Location Factors are pre-loaded onto the NIC On Line excel workbook.
Additional Regional Variation Factor
12.1  In certain Local Authority areas it is possible to apply an additional multiplier to take account of different levels of tender prices within a Local Authority area, principally where the site is in a remote area but the housing construction work in the area is concentrated elsewhere e.g. Tyndrum in the Stirling Council area. This additional multiplier shall be at the discretion of the Grant Provider.

Housing Tender Price Index (HTPI) Factor

13.1
The HTPI is published quarterly by the Scottish Government. It measures the movement of prices in competitive tenders for public sector housing throughout the Scottish mainland. The NIC Table Allowances are based on an HTPI of 182. The multiplier to be applied is the latest HTPI figure (whether provisional or not) divided by 182. The current HTPI is pre-loaded on onto the NIC On Line excel workbook.
.

Basic Indicative Cost (BIC)

14.1
The resulting totals at this stage aggregate to the scheme’s BIC. This is the basic works cost to be expected of a normal housing development, allowing for particular needs provision but otherwise with no unusual cost aspects.
ADDITIONAL ALLOWABLE COSTS

Sustainability Features
15.1 
Costs incurred in applying the principles of the Sustainable Housing Design Guide are allowable to the extent that they are self-financing in terms of reduced grant requirement. This could be e.g. by way of increased rents for energy efficient housing and/or reduced maintenance allowances due to low maintenance materials and/or a grant from another agency, such as Energy Savings Trust (EST).
15.2 
Costs above this level for sustainability features are to be treated as Ad 
Hocs. See 20.3.

15.3 
Worked example: 


RSL ’A’ wishes to include certain sustainability features in a 
development. The additional unit costs are as follows: -

	
	Works Costs
	Fees, VAT Etc @ 12.5%
	Total

	Additional Insulation
	1,500
	188
	1,688

	Low Maintenance Materials
	1,000
	125
	1,125

	District Heating System
	2,000
	250
	2,250

	Total Sustainability Costs
	4,500
	563
	5,063



(Note: 12.5% Fees, VAT, etc. is a notional figure. The actual figures 
should be used.)

The RSL has a rent setting mechanism that adds £100 per annum to the 
rent per unit for energy efficient housing.


The RSL has carried out a life cycle costing exercise which 
demonstrates a saving of £50 per annum on their maintenance costs and 
has therefore reduced the standard maintenance allowance by that 
amount.


This means that a total of £150 is available towards private finance. 
Using the current private finance multiplier this means an additional 
£3,265 private finance is available.


A third party grant of £750 is also available which means that a total of 
£4,015 of non-HAG funding is being raised: -

	Increase in Projected Rents Per Annum
	100

	Reduced Projected Maintenance Allowances P.A.
	50

	Increased Net Rent P.A.
	150

	Private Finance Multiplier
	21.7646

	Increased Private Finance
	3,265

	External Grant
	750

	Total Increased Other Funding
	4,015



The additional capital costs up to £4,015 are therefore accepted 
without question. This leaves a total of £1,048 for which HAG funding is 
being sought: -

	
	Works Costs
	Fees, VAT Etc @ 12.5%
	Total

	Increased Costs
	4,500
	563
	5,063

	Reduced Grant - Allowance
	3,569
	446
	4,015

	Net Grant Increase – Ad Hoc
	931
	117
	1,048



The RSL makes a detailed case for the additional funding. This could 
include the reduced energy costs for the tenant (addressing fuel 
poverty), environmental benefits (including reduced CO2 emission 
figures), health benefits etc. The grant provider would then balance the 
additional cost of £1,048 against these benefits and come to a decision 
as to the acceptability of the costs.


It is envisaged that normally the cost/benefit comparisons would be 
done for the whole package of sustainability measures proposed, 
however, it may be more appropriate to analyse each measure 
separately and decisions made individually as to the acceptability of 
each individual measure.

Lift Allowances

16.1
Costs of lifts are allowable if either of the following criteria is met: 

· Building is 5 storeys with top floor accommodation flatted (i.e. not maisonettes) and density column falls mainly in the Low Rise/Medium Rise Mix or Medium Rise bands.

· Building is less than 6 storeys with requirement for lift due to client group and density column falls mainly in the Low Rise/Medium Rise Mix or Medium Rise bands.

Play/Recreation Areas

17.1  Costs of the play/recreation areas are allowable but refer Introduction 
item 1.

Specialist Equipment
18.1 The costs of specialist equipment as required for bespoke housing or compliance with HfVN Part 2 are allowable but refer Introduction item 1.

Secured by Design
19.1 
Costs incurred in obtaining Secured by Design status are allowable. It will require to be demonstrated to the Grant Provider’s satisfaction that the costs are not disproportionate to the benefit accruing.

AD HOC ALLOWANCES
Ad Hocs Eligibility

20.1 Ad Hoc Allowances are primarily for the cost of items which are not covered in the BIC or Additional Allowances, but which are inescapable features outwith the control of the design team. It will require to be demonstrated to the Grant Provider’s satisfaction, firstly, that the additional costs are valid and, secondly, that the design solution is the most cost effective.

20.2 It is crucial that proper site investigations are carried out prior to acquisition of a site. Abnormal cost items (Ad Hocs) should be identified and costed at this stage and the costs (inclusive of fees etc.) taken into consideration in the site valuation. Ad Hoc claims for items relating to site conditions not considered in the valuation are liable to be rejected.
20.3 Ad Hocs for sustainability features (see 15.) will require justification. Benefits to the housing provider, occupier, environment and/or society should be detailed. These will be balanced by way of cost/benefit comparison and the Grant Provider shall make judgement as to the acceptability of the Ad Hoc costs.

Allowable Ad Hoc Costs

21.1 Demolition and Site Clearance (External Works) – Costs in excess of the normal site strip.

21.2 Ground Conditions - Abnormal Substructure, External Works and RPF costs due to items such as poor bearing capacity, rock, existing substructures etc. This would include imported topsoil.

21.3 Planning Etc. Conditions – Additional costs within any element for complying with any statutory bodies’ requirements. This would include, but is not restricted to, Planning and Roads, Scottish Water and SEPA. Examples would include architectural features/specification of materials due to Planning status, special sewerage or land water treatment, noise abatement measures, site screening and cattle grids/stock proof fencing.

It should be noted that some items within this category might not, strictly speaking, be mandatory statutory requirements but practicable and/or eminently desirable measures.

21.4 Existing Services – Costs for diverting (External Works) or working round/protecting (Substructure, External Works or RPF) existing services. Where these services serve the site an ad hoc is only applicable to the extent that the actual services costs are more than would have been incurred for completely new services.

21.5 Utilities Charges – Ad hocs for utilities charges (External Works) will be applicable only in exceptional circumstances where there is only 1 potential supplier in a monopoly position. In these circumstances connection charges over £500 may be considered.

21.6 Boundary Retaining Walls – The Site Slope Allowances cater for retaining walls if used as the design solution for a sloping site. However, on otherwise level sites, retaining walls may be required at the site boundaries or to support existing infrastructure.

21.7 Off Site/Future Development – Costs of works outwith the boundary of the site and/or infrastructure works within the site, the costs of which are properly chargeable to housing not forming part of the scheme.

21.8 Sustainability Features – See 15 and 20.3.

21.9 Other – The above list is not exhaustive. Other potential ad hocs should be discussed with the Grant Provider.

WORKS COMPARISON WITH G.I.C.
Provisional Gross Indicative Cost (PGIC)

22.1
The total of all the above allowances is the PGIC. This should be compared with the Works Costs.

Works Costs

23.1  Works costs are to include Preliminaries but exclude fees, VAT, 
etc.

23.2  Works costs are to be broken down elementally into Substructure, Superstructure, External Works and RPF, with the definitions per 2. and 4. above.

Comparison with PGIC and GIC
24.1  Works costs are to be compared with the PGIC.

24.2
If the comparison with PGIC shows a negative figure in substructure, superstructure or external works then any ad hocs within that element are to be restricted so that Gross Indicative Cost (GIC) matches works costs or ad hocs are reduced to zero.

24.3
If the RPF PGIC is greater than actual costs then the actual costs are to be used as the RPF GIC.

24.4 The one exception to 24.2 and 24.3 is when due to, e.g., site restrictions, the design solution includes works normally in one element elsewhere. Examples would be underground parking included within substructure or roof gardens being included in superstructure. In this case due allowance can be made by allowing negative excesses in the relevant elements.

24.5
The resulting figure is the scheme’s GIC with which the works costs should be compared.

Allowable Parameters.
25.1 Ad hocs, after restrictions if applicable, should be compared with the BIC. Ad hocs of up to10% can be accepted. Ad hocs of 10-20% will require special justification. Where ad hocs are over 20%, consideration should be given to aborting the scheme.

25.2 Where the site valuation has explicitly been reduced to take account of abnormal costs then this can be taken into consideration when making ad hoc comparisons, and may justify an otherwise unacceptable ad hoc level.

25.3 Similarly, where there is a legally binding agreement in place to the effect that costs incurred in offsite/infrastructure works will be reimbursed when the future development proceeds, then this can be taken into consideration when making ad hoc comparisons, and may justify an otherwise unacceptable ad hoc level.
25.4 Works Costs comparison with GIC should fall within the range of +/-5%. An excess of over 5% will require special justification.
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