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Editorial Introduction Sustainability IndicatorsPreface

Dear Madam, Dear Sir,

The real estate industry’s sustainability claim represents a societal challenge for 
every company in that industry, and companies should be well aware of it as a 
task and commitment. Sustainable action is more than just a single-issue focus 
on environmental aspects. Key parameters for lasting corporate success in a 
modern enlightened societal paradigm include economic sustainability (eco-
nomic aspects) and societal responsibility (social aspects).
While thoroughly aware of its theoretical depth and diversity, the ZIA German 
Property Federation takes a hands-on approach to the issue of sustainability in 
the real estate economy. Indeed, the ZIA believes that sustainability in its vari-
ous dimensions is one of the key issues in today’s real estate economy. The ZIA 
has therefore set itself the goal of continuously redeveloping and improving the 
industry’s sustainability performance. Among the preconditions for achieving 
this goal are transparency and the availability of comparable data from the real 
estate portfolios.
This macro-societal task has brought the real estate economy face to face with an 
enormous challenge. It has yet to be determined in what ways owners, occupants, 
and policymakers can help to achieve the climate protection targets in the hous-
ing stock context over a certain extended period of time, and at what costs. It is 
certainly not a job that will be accomplished short-term or through a one-off feat.

The ZIA Committee for Sustainability, Energy, and Environment (abbreviated NEU) 
has spent the past few years studying related issues, such as technological- 
environmental benchmarking and reporting, in depth. Against the background 
of the macro-societal mega-trends like climate change or demographic change, 
it has specifically covered the three dimensions of sustainability (economic, en-
vironmental, and social) insofar as they enter into the corporate reporting on 
opportunities and risks but also on needs and expectations from a corporate 
point of view. Defining a reporting policy also marks the first step towards a 
benchmarking among the various real estate types and real estate portfolios. 
In order to live up to the claim of comparability in regard to the sustainable 
qualities of real estate industry players, the ZIA in 2013 published a first-ever 
recommendation for a uniform reporting policy in the industry that takes its cue 
from the internationally recognised GRI standard.

The new reporting standard is to form the basis for future benchmarking. The 
NEU committee of the ZIA has since discussed first proposals for an indus-
try-wide benchmarking approach to the technological-environmental complex. 

1 Editor‘s Preface
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Initially using examples, the committee demonstrated in what ways concrete-
ly developed benchmarks and their application can lower the costs and en-
hance the performance of properties. What needs to be taken into account in 
this context is not just the resource diversity in buildings but also today’s and 
tomorrow’s legal requirements. The basis for any such benchmarking is an 
energy data management, meaning the process of aggregating and reviewing 
consumption data. Also to be borne in mind are one-off criteria on the demand 
side (target) and the consumption side (actual). The evaluation of benchmarks 
will help to identify both the optimisation needs and the optimisation poten-
tial. The potential for optimisation is subsequently and periodically realised by 
optimising operations and lowering consumption. From a commercial point of 
view, the internal information on benchmarks that companies intend to publish 
need to be discussed. All things considered, the advantages of an environmen-
tal-technological benchmarking are perfectly obvious, because they encourage 
transparency and competition, permit a much more qualified monitoring and 
evaluation of consumption data, keep owners and occupants better up to date, 
and reduce costs and resource depletion.

This “Guideline for the Introduction of an Environmental-Technical Sustainability 
Measurement in Real Estate Portfolios” is the first publication propagating ide-
as for the development of an environmental-technical benchmarking approach. 
The guideline is meant to encourage industry players to consider benchmarking 
as a specific sustainability aspect in order to obtain a uniform overview on the 
company level. It concretises the recommendations for action contained in the 
ZIA Sustainability Guideline and the industry code of conduct it includes. The ZIA 
is aware that the introduction of benchmarking represents a long-term process 
that needs to put the high requirements in context with what is feasible. How-
ever, the guideline before you is meant as a first step in this process. We should 
like to seize the opportunity to thank the company of Drees & Sommer and Dr. 
Peter Mösle, D.En.Sci., for their dedicated professional support in compiling this 
guide.

Klaus-Peter Hesse Matthias Böning 
Managing Director of the ZIA Chairman of the ZIA Committee for
 Sustainability, Energy, and Environment
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This guideline discussing the introduction of technological-environmental sustain-
ability measurements in real estate portfolios was created in conjunction with the 
work of the ZIA Committee on Sustainability, Energy, and Environment (NEU). In 
the benchmarking area, it represents a supplementary contribution to the ongoing 
development and concretisation of the ZIA guideline “Sustainability – Code of Con-
duct, Reports, and Compliance” that was published in the “Perspectives” series. It 
is meant to aid ZIA members particularly in their efforts to standardise their com-
munication and to deepen their understanding of the technological-environmental 
sustainability measurements of existing properties within the industry.
The sustainable construction and operation of buildings has evolved a new outlook 
over the past ten years. This is explained, on the one hand, by the shifting parame-
ters in the natural environment, government policies, the market, and society – as 
exemplified by the phenomenon of climate change, the German energy policy shift, 
and the demographic trend in Germany. On the other hand, the rating and meas-
uring method have been redefined so as to profile the sustainable marketability of 
buildings in more meaningful and more definitive ways. The conventional property 
portfolio management has thus metamorphosed into a sustainability management 
that integrates additional environmental, economic, and social indicators and that 
is used for strategy development.
New building codes and procedures tend to be introduced initially for new build-
ings because they are much easier to integrate into an ongoing development 
process than to implemented through retrofitting. The sustainability performance 
of Germany’s real estate economy will not be substantially enhanced unless it 
involves existing real estate portfolios, too, as roughly 75% of the present property 
stock in Germany was raised before 1979 [1]. At the same time, the mean annual 
refurbishment rate is currently about 1%. This is far from sufficient to meet the 
global requirements in a carbon-neutral building stock by the year 2050. Raising 
the sustainability performance of the legacy building stock will thus be one of the 
primary macro-societal tasks for Germany’s real estate industry. There is no way 
to achieve this in the present market environment unless the refurbishment of a 
given real estate portfolio coincides with its appreciation. This in turn presupposes 
investments in sustainable refurbishments as well as new processes and tasks for 
sustainability management in order to establish the planned capital preservation 
and optimisation in the true sense of the word “sustainable.”

Dr. Peter Mösle
Drees & Sommer

2 Author‘s Editorial
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The “Guideline for the Introduction of a Sustainability Measurement in Real 
Estate Portfolios – Technological-Environmental Aspects” is published by ZIA 
German Property Federation, and supported by the following ZIA members:

®
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The past decade could arguably be considered the formative years for the 
re-definition and application of the term “sustainability” in German society in 
general and in the German real estate industry in particular. The present decade 
is now seeing the application of the foundation laid in the previous one. This 
means the significance of sustainable management will soar, and will inversely 
imply a corporate commitment if a given company wishes to keep its share of 
the market.

In 2011, the ZIA set out the principles for sustainable management in the real 
estate industry in its sustainability code. The code identified sustainability 
measurement as one of five subject areas that should be given a higher priority 
in the industry (Figure 3.1).

Figure 3�1: The ZIA sustainability code in the context of this guideline.

Introduction

3 Introduction
3�1 Sustainability Measurement as Part of the  
 ZIA Sustainability Code

ZIA- 
Code

industry code

CSR
Corporate Social  
Responsibility

Industry 
reporting

Corporate 
Governance/
Responsibility

sustainability monitoring

Guideline for the Introduction
of Sustainability Measurement
in Real Estate Portfolios
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3�2 Difference between New and Existing Buildings

When introducing sustainability requirements and ratings for properties, you 
need to differentiate between new and existing buildings. Especially sustainabil-
ity measurements are subject to principally different approaches (see Table 3.2). 
While new buildings are developed on the basis of planning figures, the existing 
figures from operation are used in existing buildings.

Table 3�2: Different Approaches for New vs. Existing Buildings

Evidence suggests that the requirements for the construction of new buildings 
are essentially mandated by the lawmakers. Recent years have also witnessed 
the use of voluntary certification systems to implement higher requirements, 
e.g. DGNB, BREEAM, or LEED. As far as the building stock goes, however, there 
are virtually no benchmarking targets on hand that could be used to compare 
and assess building performance across various climatic zones. The purpose of 
this guideline is specifically to offer helpful advice in this context.

SUBJECT AREA NEW BUILDING BUILDING STOCK

Processes Project development, plan-
ning and construction

Letting, occupation and
management

Rating Planning and acceptance Tenant communication and
live measurements

Requirement Legal standard or
over-fulfilment

Market-standard benchmark 
or over-fulfilment; capital 
preservation and growth
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The sustainability management of existing properties divides into three levels: 
the portfolio level, the building level, and finally the element and installation 
 level. Each level has its own targets and requirements regarding processes, 
tools, and benchmarks to be integrated.

Figure 3�3: The 3 levels of sustainability management

As a rule, sustainability measurement is introduced from the portfolio level. It 
should be noted that the processes introduced ought to be flexible enough to 
permit expanding the exchange of information among the levels any time.

3�3 Levels of Sustainability Management for Existing Properties

SUSTAINABILITY MANAGEMENT LEVELS

ASPECT PORTFOLIO BUILDING ELEMENT / INSTALLATION

Sustainability
criteria

• Key performance indicators 
(KPIs)

• Company reporting

• Green building certification 
systems (DGNB, BREEAM, LEED)

• Individual evaluation systems / 
catalogues

Individual technical quality

Objective Identification of good/poor  
performers

Holistic property evaluation Analysis and improvement 
measures

Strategy Superordinated (portfolio, funds) Property-related

Benchmarking International and/or  
market-related

Market-related and/or  
property-related

Property-related

 Increase in transparency and knowledge
Optimisation of building strategy
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The purpose of sustainability measurement is to provide a basis for a value-add 
redevelopment of existing properties that integrates environmental, econom-
ic and social criteria. This process will almost inevitably entail an increase in 
expenditures and possibly in labour costs, too. Accordingly, it involves long-
term planning and implementation. Its stakeholders also need to agree on the 
distribution of the costs generated. During this process, new tasks need to be 
introduced on all levels of the portfolio and property management (Figure 3.4). 
Given the strategic significance of the sustainability performance, it necessarily 
requires an increased flow of technical information (e.g. on energy consump-
tion) from the property level to the portfolio level. Looking forward, a given fund 
and asset management will live up to its responsibility only to the extent that 
it is able to deliver data on an increased number of sustainability indicators for 

3�4 Targets and Tasks in Sustainability Measurement
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Figure 3�4: New processes and tasks for sustainability measurement
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its real estate portfolio. Other tasks for which the fund and asset management 
will be responsible include data maintenance and a successful maintenance 
strategy for the properties along the lines of a sustainable capital preservation. 
This involves considerable technical and administrative costs, and a transition 
process over several years. The idea is to enhance transparency for the purpose 
of highlighting possible appreciation potential and thus to implement economic 
measures for environmental ends.
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Over the past ten years, a variety of activities were instrumental in developing 
sustainability indicators for the real estate industry (Figure 4.1). Depending on 
who defined them and what the underlying knowledge basis is, these indicators 
are aligned with a certain purpose. In reporting and property valuation con-
text, for instance, the specific, current, and verifiable performance figures of 
properties take centre stage in methodological terms. The certification systems 
and standardisation documents use a much greater number of indicators to 
define sustainability performance. They even seek to include potential future 
effects. The indicators normally used for new buildings, however, cannot always 
be applied to every vintage property. To permit an end-to-end data coverage for 
existing buildings, it usually takes quite a bit of time to create a viable approach 
for the systematic aggregation of indicators. You may even have to bring in the 
tenant to get all the data you need. Moreover, it may be virtually impossible to 
pinpoint and publish certain long-term indicators, such as life cycle costs.

Figure 4�1: Sustainability indicators from different sources

4 Sustainability Indicators for   
 Real Estate Portfolios
4�1 Introduction

Reporting  
systems

Certification systems  
for buildings

Individual evaluation  
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Energy consumption 
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Comfort
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4�1�1 Corporate Reporting
More and more often, companies active in the real estate industry touch upon 
the sustainability performance of their real estate in their annual accounts. The 
GRI standard [2] has to a large extent become the established basis for doing so. 
The real estate sector can actually take advantage of special indicators covering 
the environmental aspect. They may include, e.g., resource consumption data 
(energy, water, waste) derived from the building operation.

4�1�2 Certification Systems for Buildings
Under the aegis of the umbrella organisation World Green Building Council 
(WBGC), national organisations have established themselves that seek to further 
the cause of sustainable building. The instruments used toward this end are the 
certification systems, be they domestic or international ones. These certifica-
tion systems may be applied in addition to the GRI standard in order to identify 
relevant indicators, but are in no way mandatory. While system variants of the 
certification systems were initially limited to new buildings, recent variants refer 
expressly to existing buildings, too. The following green labels are considered 
qualified for use in portfolios because of their international acceptance:
• DGNB: BBV2013 [3]
• BREEAM In Use, Version 2012 [4]
• LEED EB, Version 3.0 [5]

All three of these system come with an exhaustive catalogue of criteria for rating 
and certifying existing buildings. In addition to the buildings performance, all 
systems are rated in regard to operating processes.

4�1�3 Rating Systems / Catalogues
Unlike the certification systems, the rating systems / catalogues offer no re-
cognised certificates like those issued by an accredited certification body. What 
the two systems have in common, however, is that both include comprehensi-
ve criteria that include indicators for assessing the sustainability of buildings. 
Then again, they differ greatly in their applicability, and are almost impossible 
to compare.
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The following valuation systems / catalogues have become established on the 
market (a selection):
Non-profit:
• Green Rating Alliance (GRA): The Green Rating Alliance uses six indicators to 

appraise the sustainability of existing buildings. The application focus is on 
the deployment for European real estate portfolios [6].

• Sustainable Building Alliance (SBA): The SB Alliance is an international pro-
bono organisation (NGO) whose stated mission is to achieve a standardisa-
tion of core indicators and their assessment of sustainable buildings [7].

• United Nations Environment Programme (UNEP) Sustainable Buildings & 
Construction Initiative / Finance Initiative: In its 2009 review report, UNEP 
merged the indicators previously used by market players for the assessment 
of sustainable buildings, and distilled them into a set of core indicators [8].

• Better Buildings Partnership: This initiative seeks to boost the sustainability 
of the City of London, and developed a sustainability benchmarking concept 
for commercial buildings [9]

• In-house assessment systems: Using the basis of extant certification sys-
tems for new buildings, various companies created their own list of criteria 
for the assessment of their building stock. These checklists are frequently 
used for the assessment and alignment of a given portfolio, and for pre-ac-
quisition audits.
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4�1�4 Real Estate Valuation Methods
There are some market- and field-tested assessment methods that are detailed 
in the relevant standards, and are rooted – depending on the reason for a given 
assessment – in official directives and guidelines. These procedures implicitly 
include the concept of sustainability. It becomes obvious, e.g. when comparing 
the assessment criteria of the DGNB with the corresponding parameters of the 
valuation models. As it is, the assessment is taken into account when address-
ing the issue of alternative use options. One of the central valuation metrics 
is the rent rate, for which an assumed value is used in the valuation model. 
Accordingly, the ramifications for the rental growth play a decisive role. Various 
organisations moreover developed detailed proposals on how to integrate sus-
tainability indicators into the valuation. The idea to introduce a checklist whose 
submission would be rewarded with a lump-sum premium whereas the failure 
to fill in the checklist would result in a discount was rejected, though. The ZIA 
therefore supports the proposed wording for the “sustainability aspects” of the 
RICS because its text briefly and accurately highlights the key aspects in the 
survey without integrating it directly into the assessment model. It is also impor-
tant to make sure that economic sustainability data are not neglected in favour 
of environmental aspects.
This becomes apparent, in addition to the wording proposed by RICS, in relevant 
standards:
• Information Paper Sustainability and Valuation, in the European Valuation 

Standards (EVS 2012) issued by TEGoVA [13]
• The field report by the ZIA workshop on “Sustainability and Property Valua-

tion,” especially Chapter 4, which discusses possible ways to integrate the 
sustainability criteria of the DGNB standard into the valuation model.

• Economic Sustainability Indicator (ESI): The Center for Corporate Respon-
sibility and Sustainability (CCRS) at the University of Zurich developed the 
so-called ESI indicators, whose purpose is essentially to gauge the risk of a 
given property to be impaired by future developments. it is embedded in a 
complex property valuation procedure (see Section 3.2.4) [12].

• Survey by HypZert e.V.: a survey on the sustainability of real estate and its 
integration in valuations [14].
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4�1�5 Rating Methods
In its “Statement of Principles Regarding the Activities of Credit Rating Agen-
cies,” the International Organization of Securities Commissions (IOSCO) artic-
ulated requirements for independent rating agencies. In addition to analysing 
the credit worthiness of companies and the default probability of bonds, such 
rating are also undertaken for real estate portfolios and the assets they hold. 
The criteria of today’s rating agencies increasingly include indicators that take 
a sustainable development of the portfolio assets into account or reflect on sus-
tainability aspects [15 16].

Example:
IOSCO-Statement of Principles Regarding the Activities of Credit Rating 
Agencies (CRA):
“3. CRAs should make disclosure and transparency an objective in their rat-
ings activities. 3.3 CRAs should publish sufficient information about their 
procedures and methodologies so that outside parties can understand how 
a rating was arrived at by the CRA. […]”

4�1�6 Legislation and Standardisation of Sustainable Construction
German lawmakers introduced the energy performance certificate procedure 
for newly constructed buildings and refurbishments with the implementation of 
EU Guideline 2002 / 91 / EC. Existing public buildings (of more than 1,000 sqm 
and regular public business) also require an energy performance certificate. 
The tenant or buyer of a property also has the right to demand an energy per-
formance certificate from the landlord or seller.
The European and international standardisation of sustainable construction 
works did not establish itself until roughly ten years ago. The standard docu-
mentation for the sustainability assessment of buildings is essentially EN 15643 
and ISO 15392. However, these works, while listing the criteria and indicators, 
fail to define any benchmarks for their application.
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For the application to real estate portfolios, it recommends itself to apply those 
indicators that cover all of the various activities, and use these as basic, target-
ed key performance indicators (see Table 4.2). This ensures that the indicators 
meet with market acceptance and are available for long-term use. The industry 
must in any case give itself whatever time it takes to implement the KPIs. When 
introducing the indicators on the portfolio level, it should moreover be ensured 
that the chosen data collection and data staging approach remains as efficient 
and pragmatic as assumed even if several hundreds of buildings are to be as-
sessed. Depending on the type of existing building, it may take a transitional 
phase of several years to find adequate solutions.

Table 4�2: Basic sustainability indicators (KPIs)

In the long run, the measurements determining the basic KPI should all be di-
rectly or indirectly obtained from the building operation, and should refer to the 
building as a whole, including lettable areas. This would initially necessitate an 
extensive integration and conversion process, because it would also involve 
raising the awareness for the issues of environmental-technical benchmarking 
among the tenants or occupiers of some of the real estate stock. This is not 
made any easier by the absence of legal provisions obliging tenants to dis-
close their consumption and user data. Even under existing leases, tenants are 
not generally obliged to submit their consumption data to landlords or owners. 

4�2 Application to Real Estate Portfolios

INDICATOR UNIT NOTE

Final energy consumption kWh/m2 p.a. broken down by heat and electricity, as well as by primary fuels

Renewable energy share % per kWh broken down by heat and electricity in relation to the total energy 
 consumption

CO2 emissions kWh/m2 p.a. –

Water consumption m3/m2 p.a. broken down by drinking water, rainwater harvesting, grey water recycling

Waste production* kg/m2 p.a. broken down into residual waste, paper, biodegradable waste,  
recyclables / plastic waste

Life cycle costs* euro/m2 p.a. separated in compliance with the DIN 18960 standard

Amenity* Categories I-IV pursuant to  
EN 15251

Measured or projected

square metre of conditioned net internal area
* optional
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Looking forward, this aspect will confront the industry with the major challenge 
to find technical, administrative and cost-effective solutions. A separate assess-
ment of “structural building performance” and “use performance” is impossible 
due to the many overlapping areas between
• agreements (e.g. annual energy statements),
• responsibilities (e.g. while the principal is responsible for choosing the light-

ing type and control lies at the time of the building’s construction, the owner, 
operator and tenants are responsible for their operative management), and

• physical effects (e.g. lower power consumption by the tenant will result in a 
higher heat energy consumption and a lower cooling energy consumption by 
the building)

on the basis of measurement readouts. The purpose of sustainability measure-
ment is therefore to assess the technical-environmental building performance, 
and to ensure its permanent optimisation through appropriate processes (e.g. 
green leases, monitoring).

Redeveloping the Portfolio Assessment
After the introduction and use of the basic KPIs on the portfolio level, users 
will wish to take advantage of additional criteria and indicators on the proper-
ty, element / installation level in order to fine-tune their strategies. One option 
for the expanded assessment would be to apply a bespoke set of criteria and 
indicators, customised to the core business of the user, in addition to the KPIs 
used. Such a set could take the form of an in-house company standard or of a 
certification system for buildings.

Figure 4�2: Redeveloping the Portfolio Assessment

today future

 Building level  Portfolio level 
 further indicators  fundamental KPIs

Separate evaluation e. g. as  
certification or company-related  
standard (proprietary score)

KPI KPI +
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The term “benchmarking” refers to the comparative analysis of results or pro-
cesses using a fixed reference value or reference process, as the case may be 
[17]. Of the essence is which standards are applied to the comparison, and how 
a given standard is composed.
The sustainability benchmarking divides into three levels: the portfolio level, the 
building level, and finally the element and installation level (see Figure 5.1). The 
portfolio level represents the macro level used to identify properties with low 
sustainability performance. On the building level, property-related approximate 
analyses are used to determine the potential for improvement. This process 
maps the environmental measures while integrating calculations of profitability. 
On the element and installation level, detailed analyses of additional optimi-
sation potential are conducted along with a detailed monitoring of technical 
metrics and utilisation rates.

Figure 5�1: The 3 levels of sustainability benchmarking

All three level need to be covered if the sustainability management is supposed 
to serve its purpose. At the same time, it may be customised as needed. The 
process usually starts on the portfolio level.

5 Benchmarking in Sustainability  
 Measurement
5�1 Three Benchmarking Levels

SUSTAINABILITY MANAGEMENT LEVELS

ASPECT PORTFOLIO BUILDING ELEMENT / INSTALLATION

Type of value Mean values,
market values

Property-related metrics,
sub-area metrics

Technical metrics,
utilisation rates

Benchmarking 
method

Comparing market values
(to the extent that the required adjustment 
functions have been taken into account)

Approximate analysis
custom benchmark
via sub-area metrics

Detailed analysis
use-adjusted simulation

Instruments for data 
aggregation and 
benchmarking

Portfolio
management

software

Energy monitoring software, 
building simulation

Capital preservation 
and growth approach

Top-down approach
to identify
potential

Bottom-up approach for 
 developing improvement 
 measures.
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Pursuant to EN 15643/1 (sustainability of construction works), an assessment 
comparing buildings is meaningful only if the respective type of use, climatic 
conditions, and market are identical, among other criteria. Strictly speaking, 
this would make a comparison among existing properties impossible. In order 
to permit the introduction of building benchmarking nonetheless, the measured 
data and constraints should be adjusted to represent measurements as stand-
ardised as possible (Figure 5.2). The following parameters for a drilldown by 
building category and measurement adjustment should be remembered:

Classification by category:
• Type of use
• Market segment / location
• Optional: Building size

Adjustment of the measurement data (“normalisation”)
• Climate
• Vacancy rate
• Operating and useful life
• Population and fit-out
• Special consumers

Figure 5�2: The principle of Benchmark definitions

5�2 Benchmarking Principles
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KPIs for the portfolio level include exclusively measurement data that may be 
periodically aggregated on the property level. Present asset management pro-
cesses, however, fail to ensure that all of the required preconditions for the 
data aggregation are actually in place. It is therefore rather obvious that any 
data aggregation as profiled in Table 5.3 will be far from complete at the time a 
sustainability measurement is introduced. In the initial stage of the sustainability 
measurement stage, the data may by all means be filled-in using typical partial 
benchmarks, though even these should be posted in transparent ways.

5�3 Data Collection and Data Quality
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DATA AGGREGATION REQUIREMENT UNIT

Basic parameters

Capturing cycle At least once a year, preferably once a month [a]
[month]

Acquisition period* ≥ 3 years to usability as internal standard [a]

Data quality Direct measurement data aggregation, or, if impossible, derivation from other sour-
ces (e.g. energy consumption data from cost accounting) that should be identified in 
the documentation

–

Vacancy rate Monthly or in the annual mean, by lettable area [%]

Operating and useful life Monthly or in the annual mean, by lettable area Mean value: Daytime 
hours per day and week

Population density and 
roster of occupants

Monthly or in the annual mean, by occupied area Mean value: per day 
and week

Indicators

Heat energy consumption • broken down by primary fuel
• separate aggregation of waste heat utilisation or renewable heat utilisation (e.g. 

solar energy)

[kWh]

Power consumption • broken down by primary fuel
• broken down by landlord / tenant responsibility
• separate aggregation of internal power generation utilisation or renewable 

power generation (e.g. photovoltaics)
• separate aggregation of special uses (e.g. data centre)

[kWh]

Water consumption • broken down by landlord / tenant responsibility
• separate aggregation of grey water recycling

[m3]

Waste production • broken down by landlord / tenant responsibility
• divided by types

[kg]
[%]

Life cycle costs, thereof 
overhead*

• broken down at least into the following subcategories:
− Supplying
− Disposing
− Cleaning and maintenance
− Operating, reviewing, servicing
− Reinstatement

• broken down by landlord / tenant responsibility

[Euro]

*  optional

Tabelle 5�3: Data Aggregation for the Portfolio-Level
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5�4 Data Cleansing

The data cleansing of the measured actual consumption data represents the 
sine-qua-non condition of benchmarking. No standardised adjustment functions 
are yet in place in Germany’s real estate industry. The DGNB German Society 
for Sustainable Construction is currently developing a protocol as part of its 
activities in the World Green Building Council (WGBC), and will seek its general 
acceptance. There is no telling, though, when the protocol may be released. Un-
til it has been ratified, and is generally endorsed, the adjustment functions from 
the DGNB certification system for the BBV13 stock may be used [3].

5�5 Reference Values

The measured and adjusted consumption data need to refer to a suitable value 
in order to qualify as benchmark. Here, the following reference values tend to 
be available:
• Floor area of the building
• Number of building occupants

Since the number of occupants is too volatile in the case of many use types, the 
floor area tends to be chosen as reference. For the sake of comparability, it is 
important to choose the so-called energy reference area. The energy reference 
area represents the heated / chilled net internal area (NIA) minus the floor area 
taken up by the underground car park and separate use areas.

5�6 Conversion Factors for CO2 Emissions

Various database values are available to determine the carbon emissions. The 
energy consumption for each primary fuel type is multiplied with a conversion 
factor, which in turn is used to calculate the CO

2 emissions. This means that the 
CO2 emissions are not directly measured.
CO2 conversion factors therefore vary depending on the primary fuel reference. 
They can depend on the building-specific energy concept, and on the regional 
or national energy supply. Moreover, the values change in sync with any devel-
opment affecting the energy supply.
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To qualify the use of carbon emissions per area as benchmark, it would make 
sense to have uniform datasets for cross-border portfolios. The Greenhouse Gas 
Protocol (GHG) is internationally applied to this end [18].

5�7 Database Sources

A number of database owners have established themselves on the market that 
collect and process building-relevant data from sustainability measurement, in-
cluding without being limited to:
• Green Rating Alliance [19]
• Investment Property Database (IPD) [20]
• International Sustainable Alliance (ISA) 21]
• Global Real Estate Sustainability Benchmark (GRESB) [22]
• Greenprint Foundation (GPF) [23]

These databases are not open to the general public. Since moreover the adjust-
ment functions for processing the actual figures are not (yet) standardised, the 
database stats tend to be unqualified for sustainability measurement bench-
marking. Accordingly, the ZIA considers the international standardisation of ad-
justment functions for the purpose of processing stats a definitive long-term 
objective.
Once the protocol for the adjustment of actual data has been approved by the 
WGBC, the functions needed as basis for real estate economy benchmarking 
will be available. That said, the functions need to be subsequently integrated 
into the databases by the database owners in order to enhance the compara-
bility of the data.
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The introduction of a sustainability management including KPI measurements 
and, looking ahead, the measurement of additional indicators, will enhance the 
transparency on the portfolio level. This additional information will be used for 
the strategic alignment of the respective portfolio. The required processes are 
listed in Table 6.1.

Table 6�1: Sustainability management processes – portfolio level

6 New Processes in  
 Sustainability Management
6�1 Portfolio Level

* following the start of the sustainability measurement in subsequent years

Responsibilities and 
Tasks

• Process owned by management board / senior  
management

• Industry reporting

Reporting • A company reports its sustainability performance to its 
stakeholders

• The asset management reports to the management board 
/ senior management

Processes • Sustainability management within the company created by 
the management board / senior management

• Analysing the sustainability management on the portfolio 
level by the senior management / asset management

• Discussion of the sustainability performance by the asset 
management within the framework of the maintenance 
planning

• Conducting approximate analyses on the property level*
• Training the staff

Documentation  
Requirements

• Capturing the KPIs at least once a year
• Providing details on the data quality
• Tracing measures, and conducting actual / budget 

 comparisons*
• Permitting adjustments to actual figures*
• In-house and external benchmarking
• Compliance with ISO 9001, ISO 14001, ISO 50001*
• audit-proof compared externally audited corporate re-

porting (e.g. GRI A+, B+, C+)*
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Action on the building level with its structural elements and technical equipment 
includes the implementation of the measures, on the one hand, and the set-up 
of the monitoring, on the other hand. Table 6.2 lists the key processes.

Table 6�2: Sustainability management processes – building, element, and 
 installation level

6�2 Building Level, Element Level, Installation Level

Responsibilities and 
Tasks

• Masterminded by the property management
• Supported by the facility management

Reporting • PM/FM report to the asset management

Processes and Tasks • Setting up and initiating the monitoring 
(energy consumption, tenant contentment, etc.)

• Supporting green lease agreements
• Implementing structural and process-related improvement 

measures
• Training the staff

Documentation 
 Requirements

• See portfolio level requirements
• Introducing an energy and environmental management 

system
• Setting up a monitoring system for the element and 

 installation level
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In order to facilitate the introduction to sustainability measurement and its inte-
gration into existing processes, the issues discussed in the foregoing chapters 
are summarised once more in the figure below. It lists six steps that should be 
repeated from time to time in analogy to a continuous improvement process. 
Depending on its status quo, a company should freely pick the scope it wishes 
to start with, and set the corresponding roadmap for the full-scale implementa-
tion. The process flow below permits an expansion in line with known parame-
ters or in anticipation of future criteria at any time.

Figure 7: Continuous improvement process during the sustainability measure-
ment

7 Guideline for the Introduction of  
 Sustainability Measurement in  
 Real Estate Portfolios

Integrate sustainability management

Identification of actual status

Determine pro-
cess objectives

Object-related rough and 
detailed analysis

Portfolio objectives:
Implement property value 
retention and appreciation

Object-related 
monitoring and 
reporting

Check evaluation 
of expansion

Select range

0

1

34

5 2
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The tasks in sustainability management should ideally be coordinated with ex-
isting processes such as:
• corporate reporting
• green lease agreements
• green building certification processes
• maintenance planning and maintenance strategy development
• acquisition and sales due diligences
• etc.

Table 7: Tasks in the continuous upgrade process under the sustainability man-
agement

PROCESS STEP SENIOR / ASSET MANAGEMENT ACTIVITY

Step 0
Setting up the sustainability 
 management, defining the scope

• Defining the sphere of ownership for the sustainability management
• Selecting the KPIs
• Setting up the top-tier processes (milestones, software support, et al.)
Starting with the 2nd cycle:
• Reviewing the KPIs for suitability and the need to expand

Step 1
Identifying the status quo

• Compiling a portfolio overview
• Analysing which other infrastructure measures could be required to obtain data
• Conducting drilldowns to the property level, where required

Step 2
Defining the process goals

Getting started:
• Defining the process goals (e.g. raising to data aggregation to > 80 % of the properties)
Starting with the 2nd cycle:
• Concretising process goals (e.g. expansion of scope and drilldown depth)

Step 3
Conducting property-level analyses 

• Conducting outline analyses and detailed analyses to improve the sustainability of  
sub-performing properties

• Defining and prioritising measures

Step 4
Portfolio targets Implementing capital 
preservation and growth

• Implementing the measures (detailed planning, reinstatement, construction, change of  
operation, etc.)

Step 5
Monitoring and reporting

• Setting up a property-level monitoring system
• Conducting an actual / budget comparison (investment, savings, value-add)
• Forwarding the findings to portfolio reporting and the corporate reporting

0

1

2

3

4

5



28

Preface Editorial Introduction Sustainability Indicators

[1] Das Energiekonzept der Bundesregierung (September 2011)

[2] Global Reporting Initiative (GRI)
 https://www.globalreporting.org (as at April 2013)

[3] DGNB
 http://www.dgnb.de (as at April 2013)

[4] BRE Environmental Assessment Method (BREEAM)
 http://www.breeam.org (as at April 2013)

[5] LEED (Leadership in Energy and Environmental Design)
 http://www.usgbc.org/leed (as at April 2013)

[6] Green Rating Alliance
 http://www.green-rating.com (as at April 2013)

[7] Sustainable Building Alliance (SBA)
 http://sballiance.org (as at April 2013)

[8] United Nations Environment Programme (UNEP)
 http://www.unep.org (as at April 2013)

[9] BetterBuildings Partnership
 http://www.betterbuildingspartnership.co.uk (as at April 2013)

[10] Union Investment Real Estate
 http://www.nachhaltige-immobilien-investments.de/de/wissen/aktivi-

taeten-union-investment-real-estate/sustainable-investment-check/
 (as at April 2013)

[11] CA lmmo
 http://www.caimmo.com/unternehmen/corporate_social_responsibility/

nachhaltigkeit/cast_das_ca_immo_tool_zur_bestandsbewertung/#c51
 (as at April 2013)

[12] Economic Sustainability Indicator (ESI)
 http://www.ccrs.uzh.ch/services-1/nachhaltigeimmobilien/forschung/

esi.html (as at April 2013)

8 Bibliography



29

Benchmarking New Processes Guideline Bibliography

[13] Royal Institution of Chartered Surveyors (RICS)
 http://www.rics.org (as at April 2013)

[14] HypZert e. V.
 http://www.hypzert.de/nc/service/hypzert-shop (as at April 2013)

[15] Scope
 http://www.scope-group.com (as at April 2013)

[16] Atmosgrad.
 http://www.atmosgrad.com (as at April 2013)

[17] http://de.wikipedia.org/wiki/Benchmarking

[18] Greenhouse Gas Protocol
 http://www.ghgprotocol.org (as at April 2013)

[19] Green Rating Alliance
 http://www.green-rating.com (as at April 2013)

[20] Investment Property Database (IPD)
 http://www.ipd.com (as at April 2013)

[21] International Sustainable Alliance (ISA)
 http://www.internationalsustainabilityalliance.org (as at April 2013)

[22] Global Real Estate Sustainability Benchmark (GRESB)
 http://gresb.com (as at April 2013)

[23] Greenprint Foundation (GPF)
 http://www.greenprintfoundation.org (as at April 2013)



St
at

us
: O

ct
ob

er
 2

01
3 

· L
ay

ou
t: 

w
w

w
.u

ni
co

m
-b

er
lin

.d
e

ZIA Zentraler Immobilien Ausschuss e�V�

Wallstraße 16 · D-10179 Berlin

Tel.: +49 30 20 21 585-0 · Fax: +49 30 20 21 585-29

info@zia-deutschland.de

The ZIA Sustainability Concept
The ZIA German Property Federation rates the sustain-
ability issue in its various dimensions as a key concern 
for the real estate industry. While thoroughly aware of 
its theoretical depth and diversity, the ZIA German Prop-
erty Federation takes a hands-on approach to the issue 
of sustainability in the real estate economy. The ZIA has 
therefore set itself the goal of continuously redevelop-
ing and expanding its sustainability policy. As it takes all 
aspects of sustainability into account, meaning the eco-
nomic, environmental and social aspects, the ZIA pur-
sues a holistic sustainability approach.

The real estate industry’s sustainability claim represents 
a societal challenge for each company in that industry, 
and companies should be well aware of it as a task and 
commitment. Sustainable action is more than just a sin-
gle-issue focus on environmental aspects. Key parame-
ters for lasting corporate success in a modern enlight-
ened societal paradigm include economic sustainability 
(economic aspects) and societal responsibility (social 
aspects).

This macro-societal task has brought the real estate 
economy face to face with an enormous challenge. It has 
yet to be determined in what ways owners, occupiers, 
and policymakers can help to achieve the climate protec-
tion targets in the context of existing building stock and 
in building construction over a certain long-term time-
line, and at what costs.

About the Publisher
The ZIA German Property Federation counts among the 
leading interest groups of the German real estate industry. 
It represents 175 direct members, including a number of 
renowned companies of the real estate and financial sec-
tor, along with 21 industry associations with a combined 
total of 37,000 members. The ZIA has set itself the task 
of providing a comprehensive and uniform representation 
of interests for the real estate economy that reflects its 
significance for Germany’s national economy. As umbrella 
organisation representing both corporates and other in-
dustry associations, it lends its voice to the entire German 
real estate industry both on the national and on the Eu-
ropean level – and in the BDI Federal Association of the 
German Industry. President of the industry association is 
Dr. Andreas Mattner.

About the Partner
Drees & Sommer has advised principals and investors in all 
real estate issues for more than 40 years. The company’s 
service portfolio includes development consultancy, engi-
neering, real estate consultancy, infrastructure consultancy, 
and strategic process consultancy. The company provides 
all of its services subject to the principle that environmen-
tal, architectural, and well-being aspects are taken into ac-
count as much as aspects of economy, functionality and 
process quality. Drees & Sommer calls this holistic and 
sustainable approach “the blue way.” More than 1,500 
staff work at 17 locations in Germany and 18 international 
locations to ensure their clients’ success, generating a total 
turnover of 172.5 million euros in 2012.

www�zia-deutschland�de


