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WELCOME  
Thank you for joining. The event will begin shortly

Aims of the 1947 Club
• Furtherance of Social and Professional Contacts
• Providing assistance to Branch RICS Matrics

• Preservation of the history and tradition of the 1947 Club

1947 Club
IPMS and Measurement CPD

Tom Pugh, Director – Measured Surveys

Introduction by Phil Hirst – Senior Associate – Newcastle Office

Agenda

 Introduction to Hollis
 IPMS Purpose
 IPMS Overview
 Why you need measurement
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Introduction to Hollis
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We’ve been around a long time 
and we’re experienced
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5 countries

1strong team

400+
people

Projects

DilapidationsTDD

M&E

Rights 
of light & 
party walls

Other20+ services
to get more out 
of your real estate

7
sectors

10+ industry 
awards
over the past 
three years

We’re international

UK and Ireland

Ashford
Belfast
Birmingham
Bristol 
Cambridge
Cardiff
Dublin
Edinburgh
Exeter
Glasgow
Leeds
Liverpool
London Battersea
London City
Manchester
Milton Keynes
Newcastle
Nottingham
Welwyn Garden City
Winchester

Mainland Europe

Amsterdam
Berlin
Madrid
Munich

24
offices
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We have a wide range
of services and skills

Services
 Access consultancy 
 Building defects 
 Cost management 
 Development monitoring 
 Dilapidations 
 Dispute resolution 
 Drone surveys and data capture
 Energy and sustainability
 Environmental consultancy 
 Fire engineering
 Health and safety
 Leasehold advice 
 Measured surveys and area 

referencing
 Mechanical and electrical 
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 Party walls and 
neighbourly matters 

 Planned maintenance 
 Project management 
 Reinstatement 

cost assessments
 Rights of light and 

daylight and sunlight 
 Schedules of condition
 Service charges 
 Technical due diligence 
 Tenant alterations
 Vertical transportation 
 Workspace consultancy

Skills
 Surveyors
 Engineers
 Technical specialist 
 Consultants 
 Project managers

Our clients
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Welcome

Tom Pugh
Director – Measured Surveys

tom.pugh@hollisglobal.com

• Graduated from Newcastle University

• Chartered Land Surveyor  

• Fellow of RICS in 2019

• Director of Measured Surveys at Hollis 
leading a team of 30 surveyors

• Member of IPMS Standard Setting 
Committee

• Member of RICS Property Measurement 
Standard Drafting Group.

IPMS: 
Isn’t 

Property
Measurement 

Simple?

Why do I need my property measured?

 Contractual Obligation

 Energy Performance

 Design & Development

 Lease Agreement

 Occupational Efficiency

 Planning

 Project Costing

 Reinstatement Cost Assessment

 Service Charge Calculation

 Technical Due Diligence

 Valuation

Why is a new standard needed?
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Why is a new standard needed? Scope of the professional statement

Standard of Measurement not 
valuation

Valuation should reflect usability

What will IPMS bring?

• Consistency of reporting

• Transparency of data

• Comparability against different markets

• Reduced distortion when analysing 
property

• Global Standard is needed to reduce the 
impact on the global property market of 
fluctuations

What measurement standards are there?
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IPMS and the RICS Professional Statement

 Sections of the RICS Professional Statement 
are based on the relevant IPMS Document

 2nd Edition incorporates Residential –
Implemented on 1st May 2018

 CoMP still used for asset classes not yet 
covered (Industrial & Retail)

What is happening with IPMS?

© Malcolm Hollis LLP 2019
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What is happening with IPMS?

© Malcolm Hollis LLP 2019

 IPMS - Office
• IPMS 1
• IPMS 2
• IPMS 3

 IPMS – Residential
• IPMS 1
• IPMS 2
• IPMS 3A, 3B & 3C

 IPMS – Industrial
• IPMS 1
• IPMS 2
• IPMS 3A & 3B

 IPMS – Retail
• IPMS 1
• IPMS 2
• IPMS 3A, 3B & 3C

What is different with the new IPMS document?

Coming Soon

• Clearer diagrams showing the concepts

• New standard provides a clearer definition of how the 
measurement extents are defined

• No real change to IPMS1 or IPMS2 definitions

• IPMS 3.1 and IPMS 3.2 provide analysis of areas of 
exclusive occupation to the External and Internal 
Extents

• IPMS 4.1 and IPMS 4.2 allows a defined area to be 
measured

© Malcolm Hollis LLP 2019 20

IPMS 1

IPMS 1 – External Extents on a floor by floor 
basis

“The Floor Area measured to the external 
extent of the External Walls and to any 
Notional Boundaries, External Floor Areas or 
Sheltered Areas.”

Similar to Gross External Area (GEA)

− Balconies and Terraces are included

− Lightwells, Atriums and Open Stairs 
excluded

IPMS 2

IPMS 2 – Internal Extents on a floor by floor 
basis

“The Floor Area measured to the internal 
extent of the Internal Dominant Face (IDF) 
and to any Notional Boundaries and External 
Floor Areas.”

Similar to Gross Internal Area (GIA)

− Measurement extents to the Internal 
Dominant Face

− Balconies & Terraces included in area

What Is Internal Dominant Face?

The Internal Dominant Face (IDF) is the inside surface area comprising more than 50 per 
cent of the lowest 2.75 metres measured vertically from the structural floor surface, or to the 
ceiling if lower, for each Wall Section.

Examples
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Examples IPMS 3.1 & 3.2

IPMS 3.1 – Area of exclusive occupation 
measured to the external extents

IPMS 3.2 – Area of exclusive occupation 
measured to the internal extents

IPMS 3.2 likely to replace Net Internal Area 
(NIA)

− Measurement extents to the Internal 
Dominant Face

− Columns are included 

− Balconies & Terraces included in area

 “Limited Use Areas” –
able to highlight areas 
e.g. Areas of Restricted 
Headroom

Converting between IPMS 3.2 and NIA Converting between IPMS 3.2 and NIA

Converting between IPMS 3.2 and NIA Converting between IPMS 3.2 and NIA
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Examples of Limited Use Areas

Columns & 
Structural walls

Terraces

Examples of Limited Use Areas

Heaters

Restricted Headroom

Difference between 
perimeter extents

Converting IPMS to RICS figures

IPMS 2: 790.0 sqm / 8513 sqft GIA: 786.8 sqm / 8469 sqft

IPMS 2: 830.7 sqm / 8942 sqft
IPMS 3: 700.5 sqm / 7540 sqft

GIA: 816.2 sqm / 8786 sqft
NIA: 680.4 sqm / 732.4 sqft

Example: 140 London Wall

Main differences are:

• Perimeter measurement taken to 
glazing instead of face of heater

• Inclusion of columns in IPMS 3

• Inclusion of heaters in IPMS 3

Heater area can be (and should be) 
quoted as a limited use area

Areas occupied by columns can be 
(and should be) quoted

 ‘Interface Adjustment’ quoted –
difference between GIA measured
line and IPMS 2 measured line

Example: 140 London Wall

 GEA: 8318 sq ft

 GIA: 8037 sq ft

 NIA: 6143 sq ft

 IPMS 1: 8318 sq ft

 IPMS 2: 8188 sq ft

 (1.9 % Difference)

 IPMS 3: 6495 sq ft 

(5.7% Difference)

IPMS 4.1 & 4.2

Measurement of selected parts of a building. 
Measured to Finished Surface rather than 
Internal Dominant Face

IPMS 4.1 – Area includes columns and walls

IPMS 4.2 – Area excludes columns and walls

Examples of a potential selected part(s) of a Building are shown below:

 defining and verifying a client space requirement;

 the area of departments within an organisation’s space;

 the area required given a desired density of occupancy;

 the size of a maternity wing in a hospital;

 room areas within a residence.
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Use of Professional Statement Where do I need to take care?

 New terminology and 
definitions

 Building areas may change

 Clear reporting is a must

 What basis is the Target 
Area to measured against?

 Having consistency across 
your business

Why do I need my property measured?

 Existing information can often be:

• Out of date

• Incomplete

• Unreliable

• Contradictory

• Just a figure with no back up

Detailed Design
Title Plan Verification

Detailed Design
Topographical and Buried Utilities Surveys

© Malcolm Hollis LLP 2021 42

Importance of Measured Surveys

Client said that nothing had changed!

“I have had these plans for years they look ok to me”
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Construction Verification – Bank House, Newcastle

© Malcolm Hollis LLP 2021 43

Verification throughout construction

 CAD based exercise

 Confirming pile positions

 Measurement of slab

 Final as-built area measurement

Contact us

Philip Hirst
Senior Associate 

Newcastle 

M: +44 7766 508150
E: philip.hirst@hollisglobal.com
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Tom Pugh
Director

Measured surveys 

M: +44 7341 562 524
E: tom.pugh@hollisglobal.com

NEXT EVENT
Friday 12th November, 2021

Direct Property Investment. Are there other options to 
consider? 

Presented by Aidan Dunstan/Rikky Shoker

Are you a Chartered surveyor and interested in becoming a 
Member of the 1947 Club? – contact a Committee 
member or send a message through Linkedin

www.the1947club.co.uk
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