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Summary

The 2nd edition of ICMS has undergone extensive global consultation. Following the preparation of a draft 
by the ICMS Standards Setting Committee (SSC) in January 2019, there were two public consultations. 
After the first consultation, the SSC met to consider the comments and a revised draft was prepared for 
the second consultation.

Statistical summaries of the responses received for each consultation are as follows:

• first public consultation: January 2019–March 2019
 – downloads (PDF) from the ICMS Coalition website: 840
 – participants: 50
 – comments: 52

• second public consultation: May 2019–July 2019
 – downloads (PDF) from the ICMS Coalition website: 368
 – participants: 18
 – comments: 40

There were also separate disseminations by the Coalition organisations to their members and other 
contacts.

All comments received were considered and reviewed by the ICMS SSC in their regular meetings. It is not 
possible to respond to every comment received and therefore a summary of the key points and decisions 
is recorded here. A comprehensive list of actions taken by the SSC following comments received after the 
two public consultations is included in Appendix A.

Generally, comments that were received fell into one of the following four categories:

• taxonomy and classification

• composition of Cost Groups and Cost Sub-Groups

• content of the values and attributes and

• detailed comments on definitions and wording.

Taxonomy and classification

It has always been the aim of ICMS to be as simple as possible, while maintaining a useful level of detail 
when comparing costs across different markets. Some comments related to the fact that the classification 
scheme was not sufficiently definitive and that it was different from national classification systems. 
Other comments related to the linkage of the proposed classification to building information modelling 
(BIM) standards, accounting standards and facility management practices. These suggestions led to 
some revisions of the classification and changes to the definitions to aid clarity. The aim was to maintain 
simplicity in the number of hierarchical levels to ease subsequent data collection and reduce the potential 
for inconsistency.
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Composition of Cost Groups and Cost Sub-Groups

The purpose of ICMS is to harmonise different national standards at a high level and therefore, not 
unsurprisingly, many comments were received relating to discrepancies from accepted national practice. 
This covered two principal areas. Firstly, the ICMS cost grouping does not strictly follow elemental cost 
planning methods used for buildings in some parts of the world. Secondly, to connect buildings and civil 
engineering, ICMS adopted a structure that differs from conventional infrastructure cost headings. In both 
cases, the SSC considered that mapping between these different structures was possible, particularly as 
data collection becomes more flexible with enhanced technologies. In fact, since ICMS uses a structure 
based on key construction design disciplines, it is more likely to align with data from building information 
models and avoid the problems associated with separate design and cost classifications.

Content of the Project Attributes and Values

Project Attributes and Values were included in ICMS to describe the key qualitative and quantitative 
cost drivers for each type of project or sub-project. Comments were received from sector specialists that 
allowed important refinement of these parameters. Again, the tendency was for the comments to add 
extra layers of detail, which, in some cases, the SSC felt would be counterproductive in the collection of 
data. Since ICMS allows the reporting of costs through the project life cycle, comments were received on 
how cost base dates, inflation and like would be accommodated. After consideration, it was decided that 
the fundamental parameters relating to project stage, base date and inflationary composition of the costs 
were the key minimum requirements.

Detailed comments on definitions and wording

While it was recognised that many definitions of terms exist in other international standards for 
construction, and some of these are referenced in ICMS, the overriding aim of the SSC was to use simple, 
plain, professionally-recognised language that can be easily translated and understood. This is particularly 
important in a cost standard that transcends building and civil engineering, since terminology in these 
sectors is not consistent and mitigates against common approaches. Many of the detailed comments 
received were useful in correcting inconsistencies, anomalies and generally ensuring the clarity of the 
document.

The SSC would like to thank all the professionals who downloaded, reviewed and provided comments on 
the consultation documents. This process improved the final document.



3

ICMS: Basis for conclusions

Appendix A: Comments received during the consultation period that 
led to changes to the draft standard

Comments beginning with ‘C1’ are from the first public consultation, while those beginning with ‘C2’ are 
from the second public consultation. The full text of the comments can be reviewed on request.

Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C1–3 Welcome section Coding structures must be 
harmonized to the coding 
structures that will enable 3D, 
4D, 5D, 6D and 7D BIM software 
to exchange data between them 
but also link to ERP software 
modules.

Finalise the ICMS coding structure 
and add a statement explaining 
the link between ICMS and BIM in 
section 1.1.

C1–9 Welcome section Will ICMS be taking account of 
ISO 19650?

ICMS as a high-level cost 
classification system is in line with 
and can be mapped to most BIM 
standards. Add a statement on 
BIM in section 1.1.

C1–12 Section 2.2 The ‘scope’ items are a bit 
vague, and need a review. It 
should be possible to do without 
the words ‘other’ and ‘all’ if 
scopes are properly defined. For 
example under maintenance, 
‘Architectural works’ excludes 
‘external drainage’, but ‘Services’ 
specifically excludes ‘external 
underground drainage’, but 
neither mention external 
surface drainage, although 
both categories are included 
in the subsequent item. 
Also there’s no mention of 
internal drainage, surface, 
underground or otherwise. Waste 
management includes removal 
but not carriage/ transportation. 
Preliminaries includes site 
management, etc, but not off-
site management. These are only 
examples, however. Can we look 
at this in total?

Given the global nature of the 
classification system, such terms 
cannot be avoided.

Change the scope definition 
of ‘Architectural works’ from 
‘excluding services, equipment 
and underground drainage’ to 
‘excluding services, equipment, 
and surface and underground 
drainage’.

Change the scope definition of 
‘Services and equipment’ from 
‘excluding external underground 
drainage’ to ‘excluding surface and 
underground drainage’.

Change the scope definition 
of ‘Surface and underground 
drainage’ from ‘All external 
surface and underground drainage 
systems specifically serving the 
Project’ to ‘All underground or 
external surface drainage systems 
excluding those inside basement 
or underground construction’.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C1–18 Section 2.3 Is Project Values the correct term 
to use where we are referring 
to costs? Also why mention 
currencies here only. Does this 
point not apply universally?

Change ‘Project Values’ to ‘Project 
Attributes and Values’.

C1–22 Section 2.4 Is the net present value 
calculation under the heading of 
‘project values’ going to cause 
confusion?

Change to ‘Project Attributes and 
Values’. See C1–18.

C1–32 Welcome section The concept of ICMS 
classification in Edition 2 gives 
us the opportunity to classify 
‘things’ in different ways in the 
built environment now with 
3D Modelling, not only as a 
system for designers to map 
their classifications to elements 
but also to help us identify 
object costs using additional 
classification for estimators 
within the shared parameters 
within a 3D model. By 
standardizing such information 
using the ICMS Elemental 
Class, communication among 
architects, engineers, specifiers, 
contractors, and suppliers can be 
made far easier for estimators 
to collaborate and for owner-
operators in understanding their 
requirements, timelines and 
budgets far better for O&M as 
well as helping the project team 
with understanding 5D BIM life 
cycle.

Add a statement on the 
importance of BIM to section 1.1.

C1–38 Section 1.1 Research from the World 
Economic Forum and McKinsey 
Global Institute have (replace 
have with has).

Change ‘have’ to ‘has’ and omit 
the reference to McKinsey Global 
Institute.

C1–41 Section 1.3 Where cost report... (replace 
Where with Wherever).

Change ‘Where’ to ‘Wherever’.

C1–42 Section 1.3 ICMS can be used to report, 
analyse and compare (the logic 
flow is ‘ICMS can be used to 
analyse, compare and report’).

Change the order to ‘classify, 
define, measure, record, analyse, 
present and compare’.

C1–43 Section 1.3 This applies (replace applies with 
can be applied).

Change ‘applies’ to ‘can be 
applied’.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C1–53 Section 2.2 Figure 3: It is better to keep Level 
1 similar to the one mentioned in 
Figure 2, therefore I recommend 
revising the first box to be: Level 
1: Project/Sub-Project because 
not all projects may have sub-
projects.

Change Figure 3 to read ‘Projects 
or Sub-Projects’.

C1–54 Section 2.2 Page 13: Project and Sub-Project 
(Level 1): Please name the table 
of ‘Project Codes’. It is also 
possible to use a combination 
of Sub-Projects within a Project 
to report a collection of Projects 
under the names of ‘programme’ 
or ‘portfolio’. Make the first letter 
of programme and portfolio a 
capital letter (‘Programme’ and 
‘Portfolio’) and make it bold 
similar to Projects.

Add table numbers and names. 

Projects, programmes and 
portfolios are explained in the text 
of the standard. No further change 
is needed.

C1–57 Section 2.2 Page 14: Please name the table. Add table numbers and names.
C1–58 Section 2.2 Cost Categories (Level 2): It 

is better to keep within one 
colour code since all items are 
within the same level, because 
different colours for the same 
level may confuse the user. If 
required, one colour for the Non-
Construction Cost and one for 
the Construction Cost.

Adopt the suggested colour code.

C1–70 Section 1.1 The second sentence of first 
paragraph may be amended 
to read: ‘This edition of ICMS 
provides a structure and 
format for classifying, defining, 
measuring, analysing and 
presenting construction and 
other life cycle costs’.

Change to ‘classifying, defining, 
measuring, recording, analysing 
and presenting’.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C1–74 Appendix A My suggestions are as follows: 

1. Incorporate some allowance 
for risk in Acquisition Cost head.

2. Probably all or some fraction 
of Design development risk 
allowance may be under 
Acquisition cost head.

3. Procurement risk allowance 
may be provisioned.

4. May add for renewable 
sources of electricity in services.

Change the description in 
Appendix A from ‘Acquisition Costs 
(AC) (each Cost Group includes 
relevant Taxes and Levies)’ to 
‘Acquisition Costs (AC) (each Cost 
Group includes Risks Allowances)’. 
This was the intended 
arrangement. Cost Sub-Groups 
have been provided for Taxes and 
statutory charges already.

C1–76 Section 2.2 1. It would be helpful to have a 
note highlighting that Cost codes 
for Construction costs, Renewal 
costs and Maintenance costs 
should all be the same.

2. For buildings the split between 
Cost code 3 Structure and Cost 
code 4 Architectural works/
Non-structural works will not 
be apparent until the design 
is agreed. A note to this effect 
would be helpful and guidance on 
how to report the cost groups in 
order of cost estimates at ‘pre-
design’ stages would be helpful.

Add ‘Cost Categories CC, RC and 
MC use the same Cost Groups’ to 
Table 2.

C1–78 Appendix G In the table for ‘Mixed Projects - 
Grand Summary’ could you add 
a legend to say what <P>, <Q>, 
<R>, <S> and <T> are.

Add the following sentences:

‘<P>, <Q>, <R>, <S> are different 
numbers of years lapsed.’ 

and 

‘<T> is number of years of annual 
payments.’
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C1–83 Section 4.1 • Client: The entity who pays 
for the works and services 
provided. (.... who/which ....).

• GEFA: Gross external floor area 
(First letter to be capitalised: 
Gross External Floor Area).

• GIFA: Gross internal floor area 
(First letter to be capitalised: 
Gross Internal Floor Area).

• IPMS definition should be 
before IPMS 1 & IPMS 2.

• IPMS 1: to be replaced with 
IPMS-E.

• IPMS 2: to be replaced with 
IPMS-I.

• Net present value or cost: (First 
letters to be capitalised: Net 
Present Value – NPV).

Change to ‘Gross External Floor 
Area’, ‘Gross Internal Floor Area’ 
and ‘Net Present Value’. 

Change to ‘IPMS 1 (EXTERNAL)’ 
and ‘IPMS 2 (INTERNAL)’.

C1–98 Appendix B and C We agree on grouping all 
mechanical and electrical fire 
services (05.080). However, 
smoke extraction should also be 
included.

Include ‘smoke extraction’ in 
05.010.130 for buildings in 
Appendix B only.

C1–187 Part 3, Tunnels There does not appear to be a 
cost group listed in the document 
for either ‘cross passages’ within 
a ‘tunnels’ project or ‘stations’ 
or ‘platforms’ within a ‘railways’ 
project.

Add ‘number of cross passages 
separated by a dividing wall’ to 
Tunnels’ project attributes.

C1–188 Part 3, Tunnels Perhaps a ‘railway’ project 
should also include information 
about numbers of platforms 
and stations and perhaps 
‘tunnel’ projects should include 
information on numbers/size of 
any portal structures.

Add ‘number and size of portal 
structures’ to Tunnels’ project 
attributes.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C2–4 Part 3, Chemical 
plants

I consider that the table 
concerning Chemical Plants 
should contain more relative 
information, such as waste 
handling/treatment/storage, fuel 
and gas (CO2) emissions per day. 
Also, at Project Complexity, a 
reference about the number of 
products would be useful.

Add ‘Specify the products 
produced and the principal source 
of energy (oil, gas, electricity, etc) 
and number of types or varieties 
of products’ and ‘waste treatment 
and storage facility’ to Chemical 
plants’ project attributes.

C2–6 Part 3, Railways Suggest addition of ‘Renewal’ to 
two existing categories. Much rail 
work is carried out to increase 
capacity on existing lines so 
‘capacity enhancement’ ought to 
be considered for addition.

Add ‘capacity enhancement’ to 
Railways’ project attributes.

C2–7 Part 3, Railways Construction rigidity: suggest 
replacing ‘Construction’ with 
‘Trackbed’. Also this would not 
apply to Maglev or monorail, so 
suggest inclusion of ‘other stated’ 
or ‘Not applicable’.

Change ‘construction rigidity’ 
to ‘track rigidity’ and add ‘| 
other stated | not applicable’ to 
the value in Railways’ project 
attributes.

C2–9 Part 3, Railways Signalling system: suggest adding 
‘Inductive Loop’ which is used by 
autonomous train systems.

Add the value ‘inductive loop’ to 
the ‘signalling system’ attribute of 
Railways.

C2–10 Part 3, Railways Project Complexity: nothing 
takes into account switches 
and crossings (such as turnouts 
and crossovers), which are a 
major cost contributor. Suggest 
adding ‘number of point ends’ to 
account for these.

Add ‘number of point ends’ to the 
‘Project Complexity’ attribute of 
Railways.

C2–12 Part 3, Railways Project Quantities> Route 
Length: the proposed method of 
measurement doesn’t include for 
branch lines. Suggest alteration 
to ‘between start and finish 
points of longest route plus start 
and finish points of ancillary 
routes irrespective of number of 
tracks’.

Change the description of the 
‘Route length’ attribute of 
Railways to ‘between start and 
finish points of longest route plus 
start and finish points of ancillary 
routes irrespective of number of 
tracks’.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C2–18 Section 1.1 Page 8: IPMS Measures 
summarised in Appendix I not 
Appendix H. 

Page 9, Paragraph 1: Suggested 
wording: ‘but to provide an 
internationally accepted 
reporting framework into which 
data generated locally can 
be mapped analysed for the 
purposes of comparison’. 

Compatibility with ISO12006-2 
is claimed only at level 4 which 
is discretionary. Should we be 
making the claim?

Change to Appendix I. 

Change to ‘but to provide an 
internationally accepted reporting 
framework into which data 
generated locally can be mapped 
and analysed for comparison’. 

Add ‘generally compatible’.

C2–20 Appendices  –
General notes

General Notes (e) – the stated 
category does not seem 
appropriate for construction 
design costs and where 
construction only is being 
reported this could risk omitting 
construction design altogether.

Change note (e) to:

‘Include design fees payable by the 
Constructor under Construction 
| Renewal | Maintenance Costs 
in the Cost Group and Cost Sub-
Group for which the design is 
provided, as much as possible, 
otherwise include in the 
“Preliminaries | Constructors’ 
site overheads | general 
requirements”.’

C2–26 Part 3, Common 
for all Projects and 
Sub-Project Types

Project Attributes: Include a 
site condition attribute for 
statutory/planning conditions to 
differentiate sites with onerous 
planning requirements (SSSI, 
etc).

Add a ‘statutory planning 
constraints’ attribute to ‘Site 
conditions and constraints’ with 
the values ‘difficult | average | 
easy’.

C2–27 Part 3, Waste water 
treatment works

Waste water treatment works: 
currently includes attribute 
for ‘standard of cleanliness of 
treated water’, should it also 
measure the delta achieved by 
the works (quality coming in vs 
quality going out).

Add ‘(expressed in terms of 
significant parameters, e.g. 
Biological Oxygen Demand, 
Suspended Solids etc.)’ to the 
description of that project 
attribute.

C2–28 Part 3, Waste water 
treatment works

Water treatment works: currently 
includes attribute for ‘standard 
of cleanliness of treated water’, 
should it also measure the delta 
achieved by the works (quality 
coming in vs quality going out).

Add ‘(expressed in terms of 
significant parameters e.g. 
microbial, chemical, radiological, 
appearance, etc.) to ‘standard of 
cleanliness of treated water’ in 
Waste waters treatment works.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C2–32 Section 4.1 Definitions – Add a new definition 
for Salvage Value – The AACE 
Term from 10S-90 is: 
(1) The market value of a machine 
or facility at any point in time 
(normally an estimate of an 
asset’s net market value at the 
end of its estimated life). 
(2) The value of an asset, 
assigned for tax computation 
purposes, which is expected 
to remain at the end of the 
depreciation period.

Add ‘deducting the salvage value 
and other income due to disposal’ 
to the definition of End of Life 
Costs.

C2–37 Appendix B Add a paragraph that discusses 
the fact that Construction Cost 
(CC), Renew Costs (RC) and 
Maintenance Costs (MC) all use 
the same structures shown in 
Appendix B.

Add ‘Cost Categories CC, RC and 
MC use the same Cost Groups’ to 
Appendices B and C.

C2–38 Appendix B Appendix B – Group 5.150 Waste 
Water Treatment – Rename 
to be Water and Wastewater 
Treatment Equipment.

Change to ‘Water and waste water 
treatment equipment’.

C2–39 Appendix B Appendix B – Group 06. Surface 
and Underground Drainage – Add 
a new Level 4 code for 06.060 
Buried Process Pipe.

Add ‘06.060 Buried Process Pipe’ 
in Appendix B.

C2–40 Appendix B Appendix B – Group 07.070 
External Services – Add a 
new Level 4 code for 015 – 
Wastewater Discharge.

Change 06.030 to ‘Foul and waste 
water drainage’ in Appendices B 
and C.

C2–42 Appendix E Appendix E – 03. Demolition and 
reclamation – Change Title to 
be Demolition, Reclamation and 
Salvage.

Change item in Appendix E to 
‘Demolition, reclamation and 
salvage’.

C2–43 Appendix E Appendix E – Add new Level 4 
code for 03.030 Salvage Value.

Add ‘03.030 Salvage’ to Appendix 
E.

C2–44 Part 3, Railways For Railways it would be 
good to include Cuttings and 
Embankments in a similar 
way that they are used in the 
preceding Roads section.

Add ‘| in cutting | on embankment’ 
to the values of the ‘position’ 
attribute of Railways.

C2–45 Part 3, Railways Train power systems overhead 
AC | overhead DC | third or 
contact rail(s) DC | diesel electric 
| other stated ADD to train power 
systems ‘bi-mode’.

Add ‘bi-mode’ to the values of the 
‘train power systems’ attribute of 
Railways.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C2–50 Section 2.2 Time Value of Money suggest: 
‘The rest of the lifecycle costs 
should be the forecast costs after 
the completion of construction 
until the end of life or a shorter 
defined Period of Analysis.’ 
‘ICMS can be used to record, 
collect and analyse actual 
costs.’ – suggested rewording: 
‘ICMS can be used to report and 
compare actual costs which have 
been collected, recorded and 
analysed.’

Change wording to ‘ICMS can be 
used to report and compare actual 
costs which have been collected, 
recorded and analysed.’

C2–51 Part 3, Tunnels (a) = 
(b) = ...etc. 
 
It is not clear what these 
attributes mean or how values/
units are intended to be allocated 
to them. Some explanatory text 
or a reference is necessary to 
clarify this. 
In general it is clear that we have 
Attribute Sets which apply to:
 
1. The whole 
2. A Function such as a Refinery 
3. A Structural Form such as a 
Bridge 
 
For usability and flexibility 
of benchmarking processes, 
consideration should be given to 
logically separating them in this 
way. 
 
Project Attributes and Values, 
Tunnels 
 
Suggest adding the equated track 
or lane length for road or rail 
tunnels as a measure of capacity.

Add ‘equated track length | lane 
length’ for Tunnels as a measure of 
capacity.

C2–52 Section 4.1 Is the term ‘rates’ internationally 
understood? Consider 
substituting ‘(local property) 
taxes’.

Change to ‘taxes’.
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Comment 
number

Reference to 
consultation draft

Summary of content received Description of change

C2–61 Figure 1 I still don’t fully agree with the 
structure of the WLC provided on 
the ICMS Framework. 

If we take the ISO 15686-5 
guidance, the ‘Occupancy Costs’ 
are not taken into consideration 
on the structure above. On the 
WLC model we developed in 
WYG, this forms part of the 
‘Occupancy Costs’: 

Internal moves (churn) 
Reception and customer hosting  
Security  
Helpdesk  
Switchboard / telephones  
Post room - mail services / 
courier and external distribution 
services  
ICT and IT services  
Library services  
Catering and hospitality  
Laundry  
Vending  
Occupier’s furniture, fittings and 
equipment (FF&E) 
Internal plants and landscaping  
Stationery and reprographics  
Porters  
Car parking charges  
Client definable costs

Provide clarification on Occupancy 
cost in Figure 1 and change the 
definition of Occupancy cost 
to state ‘“Occupancy costs” are 
considered part of the “Non-
Construction Costs”’.


