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Introduction 

A high performing building improves 
operational efficiency and reduces costs. It 
can attract high quality tenants, demand 
higher rents, and sell for a premium. 
However, in this digital age, it can bring more 
than just monetary benefits. A high 
performing building can improve staff 
wellbeing, increase productivity, save energy, 
encourage sustainability and provide security 
for its users. Understanding performance is 
therefore imperative for owners and 
occupiers of real estate. 

In recent years, the Real Estate sector has 
seen the arrival of multiple new building 
sensors, data sets, certifications and 
benchmarks to help measure and understand 
a building’s performance. Exactly what 
‘performance’ means and how it is managed 
will differ depending on the user and the 
individual building and its data maturity. 
However, in all cases, the view of 
performance and why it matters is changing.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

These new operational measures and the 
financial element of performance are 
inextricably linked and technology is helping 
make sense of this complex relationship. This 
paper explores what this means for the Real 
Estate sector and the challenges it needs to 
overcome to maximise building performance. 
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What gets measured, 

gets managed. 

- Peter Drucker 
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Section 1 – Evolving building performance   
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For many years, the primary driver for 
measuring performance has been financial, 
focusing on factors such as rental income, 
yields, capital value and running costs. Whilst 
financial measures will continue to dominate, 
the discussion around building performance 
has widened significantly to include 
operational performance, accelerated by the 
COVID 19 pandemic and the climate crisis. 
This is being recognised in industry standards, 
for example by The Royal Institute of 
Chartered Surveyors (RICS), which launched 
its International Building Operation Standard1 
(IBOS) in 2022.  

Making a building more sustainable, more 
attractive for users or a better experience, has 
been on the agenda as a ‘nice to have’ for 
some time. However, today, not only are 
these operational objectives considered ‘must 
haves’, they are also becoming clear drivers of 
a building’s financial performance.  

This performance evolution is partly due to 
technology. Building owners and occupiers 
are increasingly using sensors and digital 
applications to gather and analyse data to 
inform the performance of their building. In a 
world where climate change, employee 
wellbeing and job satisfaction have risen up 
the agenda, this use of technology allows us 
to better understand the actual performance 
of a building. 

Using offices as an example, leases are getting 
shorter and employees are quicker to switch 
jobs. Since COVID 19, remote working has 
become widespread and staff are demanding 
offices that provide them with a healthy and 
pleasant environment. For large occupiers, a 
building that does not have a clear roadmap 
to net zero will simply not be considered. 
Building users are therefore becoming more 
demanding, more willing to move and have 
access to better data to help them measure a 
building’s performance. In response, 
landlords and employers are under pressure 
to meet users’ needs and expectations if they 

 
1 https://www.rics.org/profession-standards/rics-
standards-and-guidance/sector-standards/real-
estate-standards/ibos 

are to keep their buildings occupied and 
maintain their value. 

In summary  

Real Estate has seen a perfect storm where, 
amongst other things, the COVID 19 pandemic 
and the climate crisis has put a spotlight on 
how buildings perform for their users, the 
wider public and the planet. In previous years, 
financial performance has dominated 
boardroom discussions, but this is changing as 
operational performance, supported by 
technology, has become recognised as a key 
driver of both a building’s financial and overall 
performance.  
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A recent study by MSCI found that 
offices with a sustainability rating 
such as BREEAM, LEED or HQE, 
command a 25% premium.   

Source: MSCI 

 

 

 

  

https://www.rics.org/profession-standards/rics-standards-and-guidance/sector-standards/real-estate-standards/ibos
https://www.rics.org/profession-standards/rics-standards-and-guidance/sector-standards/real-estate-standards/ibos
https://www.rics.org/profession-standards/rics-standards-and-guidance/sector-standards/real-estate-standards/ibos
https://www.msci.com/www/quick-take/london-and-paris-offices-green/03510893060
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Some of the certifications or ratings available for buildings today: 

International Building Operation Standard (IBOS) 

IBOS addresses building performance and provides a useful 

framework for measurement. It takes a data-based approach that 

supports the measurement and management of buildings for strategic 

decision-making. It identifies five connected, but discrete pillars of 

measurement: 

• Compliance 

• Economics 

• Functionality 

• Sustainability 

• Performance 

According to RICS, IBOS goes further than traditional ways of 

assessing building performance by acknowledging user experience 

and provides a consistent way to benchmark across a number of 

properties. This offers a useful framework to understand how the 

measurement of performance is changing over time. 
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Building performance metrics will differ for landlords and occupiers. A landlord is mainly interested in 

measures and metrics, to support the underlying value of the building as an investment asset and to 

attract and retain tenants. Occupiers value is derived from a company bringing together people to 

collaborate and deliver its services or products. Therefore, an occupier will be more interested in 

understanding both the activity in the space; how many people turn up, along with their experience and 

wellbeing whilst they are there. 

Building performance certificates are a useful tool for demonstrating and benchmarking how a building 

is performing operationally. They are useful for identifying areas where improvements can be made and 

strategies put in place for future proofing. It is increasingly important for a landlord to look holistically at 

their assets, not only at financial metrics but also where a building can profit society and continually 

perform. Sustainability objectives are being increasingly incorporated into decision making at every 

stage. In the future, real time data and measures of energy and water consumption, air quality, 

employee activity and experience are likely to be much more insightful and helpful to both landlords and 

occupiers hoping to enhance building performance. 

There are an increasing number of ways to measure the performance of a building, many certifications 

are selected at construction phase according to where ‘good’ ratings can be easily achieved and where 

they cannot they are dismissed. The value that landlords and occupiers place on certain certifications 

remains hard to quantify and hugely varied, the risk is ‘box ticking’. Sustainability; BREEAM and ESG 

certifications remain a key element of any building design and environmental assessment. These 

measures are the most used benchmark across assets and portfolios, BREEAM enables global investors 

to view building performance in a global context and to see which assets are performing and which 

require investment. 

Building performance and data are increasing in importance across the global stage, the industries focus 

has shifted towards the environmental footprint of buildings and companies that occupy buildings. In 

order to have a future-proofed asset that is appealing to the leasing and investment markets, the 

buildings need to adapt and have the performance metrics to enable them to continuously improve the 

experience that is curated by the building and its operation. Informed tenants and landlords would want 

to see this data in advance of leasing or purchasing assets. We have seen developers retaining the right 

to evaluate the data on disposal of assets so that they can learn from its performance to feed into future 

development projects. 

The challenge in the workplace is that the data to measure simple performance metrics is often split 

between landlords and occupiers. In the retail sector, landlords and retailers share data to understand 

footfall, spend and consumer profiles, and thereby understand the impact of promotions, events or 

changes to the physical building or tenant mix. The same sharing of data in the office sector is starting to 

happen with a common purpose of enhancing activity and experience and ultimately value to both 

occupiers and landlords.   

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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Section 2 – Building performance today 
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The role of technology 

A wide range of technology has evolved 
that helps real estate owners and 
occupiers to understand and manage a 
building’s performance in more detail and 
in a shorter time frame. These technology 
applications and automated Building 
Management Systems take operational 
data from the building and help make it 
meaningful at a strategic level.  

Performance data can be presented to 
users in different ways depending on their 
need, most often as raw data, through 
dashboards or as a balanced scorecard. In 
each case, the metrics must enable 
meaningful insights which can be analysed 
and acted upon to improve future 
performance. This allows landlords and 
tenants to manage their space for 
optimum efficiency. A balanced scorecard, 
for example, tells a team how their 
building is performing from multiple 
perspectives, from wellbeing to air 
quality, so they can be ‘nudged’ to take 
action on this performance and 
continually improve it.  

• Building measurement – sensors have 
been around for many years, but with 
robust wireless networks and 
plummeting hardware costs, it has 
become cost effective for multiple 
smart sensors to be deployed in 
buildings. Sensors are available to 
measure outputs such as movement, 
footfall, temperature, air quality or light 
levels. This information can be collected 
from across a building in real time. The 
data can be useful on its own, but when 
combined, it can provide users with 
invaluable insights into the 
performance of a building.  

• User measurement – further insights 
on a building’s performance can be 
gained from the use of more advanced 
technology. Facial recognition, for 
example, can determine more about 
the people using the building or even 
their mood when doing so. Health 
trackers or other devices can be 

deployed to closely monitor a user’s 
activity, well-being or productivity. 
These insights into not only the 
building, but its users can help to 
understand and manage performance. 
However, this also brings a range of 
ethical challenges; just because we can 
collect this type of information does not 
mean that we necessarily should. 

• External data sources – increasingly 
more data is available on the 
performance of a building from outside 
the property. This ranges from external 
surveys or audits through to those 
provided by third party platforms. Local 
air quality, building usage levels or user 
perception are often freely available for 
people to access. 

Collaboration 

A high performing retail unit, warehouse 
or office is rarely the responsibility of only 
one organisation. It relies on multiple 
organisations working in harmony to 
provide the right environment. As the 
performance of a building becomes more 
complex, these organisations will have to 
collaborate more and more, in particular 
owners and occupiers, to ensure a high 
level of understanding about the building’s 
performance. 

Whilst increased collaboration is likely to 
become even more important across the 
whole market, its relevance will vary 
depending on the size of the landlord or 
occupier and whether the building has one 
or multiple tenants. Larger occupiers are 
more likely to have the resources to 
measure performance across their 
portfolio themselves. They can take 
control of initial fit outs and use their own 
BMS and sensors to collect data and 
influence performance, particularly where 
they let an entire building. They might 
therefore require a greater incentive to 
collaborate. 

 

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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Market context 

Measuring the performance of a building in 
isolation is of use, however, it is also valuable 
to compare performance with the rest of the 
market. This is beneficial for a range of use 
cases; from identifying commercial 
opportunities, improving long-term 
performance or negotiating leases. This 
market context can be achieved in two broad 
ways: certification and benchmarking. 

Certification 

There are several certification organisations 
that focus on specific areas of building 
performance and help landlords or occupiers 
measure the performance of their property. 
They assess buildings and provide 
certifications to demonstrate that they have 
reached a particular level of performance 
relating to areas such as sustainability, 
connectivity, occupier sentiment and 
wellness. These organisations typically work 
with the sector to define what good looks like, 
independently assess this at a point in time 
and then provide a score or rating. This in turn 
allows a building owner or occupier to 
understand how their building performs in 
comparison to the rest of the market and to 
demonstrate it publicly. 

Certification is a valuable tool for 
understanding operational performance, 
however, it can also have financial benefits. 
Analysis of 42 studies on the ‘value of green’ 
showed green certifications yielded a rent 
premium of 6.0% and a sales premium of 
7.6%2.  

Typically, certification represents a snapshot 
in time of the life of a building, rather than 
real time or ongoing operational 
performance. Ideally, performance measures 
would be measured over time in a constant 
feedback loop to provide a balanced 
scorecard approach.  

 
2 Source: Dalton and Fuerst, Cambridge University, 
2018 

Market wide benchmarking 

As market wide and regularly updated 
performance data becomes available, 
benchmarking a building’s performance 
directly against the rest of the market on an 
ongoing basis becomes possible. With regards 
to financial data, the value and running cost of 
an asset can be benchmarked by real estate 
data companies such as MSCI and BCIS 
respectively and ESG benchmarks may be 
provided by organisations such as GRESB3. 
However, much less data has been shared on 
the newer, non-financial performance metrics 
meaning that confident and broad market 
benchmarking often remains a challenge.  

It is worth noting that large portfolio owners 
or managers are often more equipped to 
participate than smaller firms.  

Due to the fragmentation of the Real Estate 
sector, if only the largest firms share their 
data, the results may not provide a true 
representation of the entire market. 

 

 

 

 

 

 

 

 

 

 

 

3 https://www.gresb.com/nl-en/about-us/ 

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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The novel ecosystem of the monetisation of building performance data is increasingly being seen 

through:  

(i) energy efficiency services (e.g. temperature and lighting data from Internet of Things 

('IoT') devices utilised by energy service companies to implement cost-saving 

upgrades);  

(ii) real estate market value (e.g. leveraging higher energy efficiency ratings and lower 

operating costs to command a higher sale or lease price); and  

(iii) occupant analytics (e.g. tracking behaviour and space usage patterns to evaluate 

capacity arrangements). Such performance data is progressively being used to foresee 

and pinpoint unmet commercial demand, through the provision of more sophisticated 

and eco-friendly services to building users and the evolution of the workplace 

experience. 

Nevertheless, hurdles and risks present themselves as a result of better performance 

measurement. The ownership of building data is a prevalent issue between stakeholders such as 

landlords, tenants and managing agents. Conventionally, landlords and/or building operators have 

owned building performance data and implemented contractual agreements (e.g. lease 

agreements or service contracts) which restrict the sharing and use of performance data to prevent 

competitors from gaining a competitive advantage or to protect confidential business information. 

However, the rise in value of this data and increasing sophistication of such contractual agreements 

have created practical sharing arrangements. For example, landlords may ultimately own a 

building's energy usage data, however tenants may be granted access rights under lease 

agreements to help reduce their own energy consumption. 

Nevertheless, sharing building performance data can present several legal challenges. First, this 

data can include personal data, such as occupancy data which identifies the number and 

movements of people in a building. Sharing such information without consent or legitimate 

interests could violate GDPR requirements. Second the proliferation of building performance data 

is also vulnerable to cyber attacks and data breaches. Cyber threat actors are using ransomware via 

a range of techniques to deploy malware to infect devices across a broad spectrum of networks. 

Furthermore, ransomware attacks are becoming more diversified as technology develops and an 

increasing number of interconnected IoT devices are being used within smart buildings, allowing 

attackers to identify more repositories of data and systems that they can exploit. 

To mitigate such challenges, building owners and other stakeholders should develop clear policies 

for collecting, sharing, and using building performance data whilst implementing consistent global 

data standards. Equally, necessary safeguards must be in place to protect IoT systems and ensure 

data storage and retention is adequately governed. 

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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Disincentives to measure  

Understanding how a building is performing is 
crucial and with today’s technologies almost 
anything can be measured. However, it is 
worth noting that sometimes incentives might 
exist for organisations to not measure 
performance.  

Firstly, if there is nothing that can be done to 
change the performance of a building, then 
there is an argument not to measure it. For 
example, if performance metrics 
recommended that a tenant should move to a 
different property, this might not be 
‘actionable’ if they have already signed a long 
lease. Secondly, if underperformance in a 
building is identified, this might need to be 
flagged to management, or the market or 
even clients. But if performance is not actively 
measured, then underperformance will not be 
unearthed. An unsatisfactory air quality score, 
for example, could only be reported to 
management if sensors had been installed to 
actively measure the air quality levels in the 
building. Some might therefore choose to 
avoid measurement if they fear a poor 
outcome. 

This would be a short-sighted approach as 
neglecting to monitor performance means 
effectively managing the building blindly. In 
most cases, even if performance cannot be 
improved immediately, steps can be taken to 
mitigate the impact of poor performance. In 
addition to this, insurance policies and 
professional standards often state that 
ignorance is not an excuse if a problem was 
identified at a later date. There might also be 
compliance issues if a poor score was 
overlooked which had health and safety 
implications for those using the building. 

In summary  

Technology has added rocket fuel to 
performance measurement by allowing 
stakeholders to better measure, monitor and 
improve a building’s performance. This has 
been supported by a range of certifications 
where operational performance can be rated 

and demonstrated to users which in turn could 
drive a property’s financial performance. 
However, this whole ecosystem requires better 
collaboration between owners, occupiers, 
managers and tech providers at both a 
building level and at a market level to improve 
Real Estate’s wider impact on the health of 
people and the planet, and to improve 
financial performance. 

 

  

The global smart sensors market is 
expected to grow from $45.8bn in 2022 
to $104.5bn by 2027; a compound 
annual growth rate of 17.9% during 
that period.  

Source:  Markets and Markets  

 

https://www.marketsandmarkets.com/Market-Reports/smart-sensor-market-43119772.html
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At LGIMRA, our vision to improve occupier experience and maximise fund performance motivated us to 

restructure the way we look at our assets, focussed on using data to drive action and performance in our 

external partners. 

Building Performance Data 

The industry historically is reluctant to record or measure where we fear the result would not be 

positive; in reality, measuring and benchmarking a starting point for change is as important as the 

improvement itself. “Building Performance data” at LGIMRA refers to traditional financial measures and 

modern disruptive measures like Air Quality or occupier sentiment.  

The Front Office Scorecard 

Our journey began with introducing a bespoke data science team to design, assemble and automate a 

monthly scorecard tailored for the asset teams. This powerful summary/overview provides timely lead 

indicators linked to future performance. This is distributed to Asset Managers and our external partners 

involved in each asset and the teams hold monthly meetings to discuss operational items and how to 

take steps to improve further and drive intervention and meet overall annual targets.  

At the platform level we encourage a competitive culture across our properties and within sectors where 

they compete against each other in league tables whilst sharing best practice.   

The Operational Quality Score 

In 2021, LGIMRA introduced the Operational Quality Score on Office assets as a blend of 6 measures 

from our Front Office Scorecard. These ‘super’ measures are most likely to build or retain occupier 

loyalty. This is a rolling 6-month consistency view on performance whilst weighting measures which have 

particular impact on occupiers’ experience.  

Understanding how space is used and performed over time at this detail gives the asset manager insight 

that has not been possible before. This allows us to have open and progressive conversations with 

occupiers around how we can maximise the value of their space.  

Industry Challenge 

As an industry, we are constantly faced with the challenge of how Asset Managers / Investors compare 

different buildings in a representative and consistent way. We try and use industry benchmarks where 

possible to provoke engagement and where they don’t exist, we introduce them. An example of this is 

the Air Rated certification which has allowed us to externally verify the air quality in an occupier’s space 

on a monthly basis (using permanent sensors). We use this to collaborate with our occupiers and site-

based teams to improve whilst promoting this in the industry as a useful tool to compare and contrast 

performance in this area. 

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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Section 3 – The role of data   
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At the heart of measuring performance is data 
but, there are a number of different factors 
that need to be considered carefully when 
measuring the performance of a building. 

Data ownership  

Who owns the data collected in a building is 
rarely considered today. Strictly speaking, 
data isn’t owned, rather people or 
organisations have the rights to use the data. 
Under GDPR, the control of personal data 
remains with the individual, however, this is 
not necessarily the case with non-personal 
data from a building.  

As landlords, tenants, building managers and 
tech providers collect more and more data 
from smarter buildings, they are more likely 
to start asking who owns it, especially if the 
data can be commercialised. Unfortunately, 
the answer is not a clear one. This is a new 
ecosystem with multiple parties looking to 
stake their claim; the direction of travel is yet 
to play out. 

The value derived from data will not just come 
from being able to charge more rent or 
increasing the capital value of the property, 
but from being able to sell the data to third 
parties. For example, information on building 
configuration for lighting optimisation and its 
impact on productivity. If the data on this 
could be aggregated across a large number of 
buildings and provide meaningful 
comparisons, companies may be interested in 
buying it. At this point, any party that believes 
they have rights over that data is likely to 
want to take their share. Ultimately, this will 
lead to negotiation to decide who has the 
rights to the data and might lead to scenarios 
of joint ownership or revenue share 
agreements. 

At the moment, it is rare that the rights to 
data are considered in detail when signing 
supplier contracts or negotiating leases but as 
building performance data becomes 
monetised, we are likely to see this change 
significantly. 

There have already been anecdotal examples 
of building owners retaining the rights to a 
buildings’ data after it was sold so that they 
could better inform future designs. However, 
close attention to data use rights is seen as 
the exception rather than the norm today. 

The value of data  

Today, data is seen as a useful tool to better 
understand performance, but as data 
becomes more prevalent, the data itself will 
also have a recognised value. The value of 
data is rarely considered as an intrinsic 
element of a building’s overall value; 
however, this is set to change. 

A building with a complete digital model 
providing a clear understanding of its 
performance has been shown to be more 
efficient to operate and more able to meet 
user needs leading to higher rents and shorter 
vacancies. Therefore, a building with a full 
digital model should be considered as more 
valuable than an otherwise identical building 
without the performance data. 

Data can also be a standalone asset that can 
be commercialised. Online platforms 
commercialise data in numerous ways, for 
example, using data to facilitate the sale of 
targeted advertising. As buildings evolve from 
concrete blocks to digital platforms, their data 
could also be monetised in this way. 

However, the Real Estate sector’s valuation 
process does not readily consider the impact 
data has on the income or cost of a building, 
nor the value that can be derived from 
commercialising data directly. As companies 
become more aware of the value of the data, 
the rights to use it can be expected to rise up 
the agenda. 

Growing appetite to share data 

When comparing building performance, 
market level data can be beneficial, 
unfortunately, it is often not shared. The good 
news is that this is likely to change over time 
with an ever increasing need to understand 

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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and demonstrate performance at a market 
level and against the market. In France, for 
example, the Government has introduced 
legislation to drive the sharing of energy data 
between landlord and occupier, which is a 
positive step forward. 

Data sharing is beneficial for lots of reasons. It 
increases transparency for individual buildings 
and companies. It also enables the whole 
sector to report on how it is contributing to 
society’s challenges. For example, the built 
environment is responsible for 40% of the 
world’s energy consumption and 30%4 of 
global greenhouse emissions. The UK will 
therefore struggle to reach its Net Zero 
targets without the built environment playing 
a major role. However, identifying 
sustainability improvements and 
demonstrating this to the outside world will 
be problematic without robust, market level 
data on emissions to back this up. 

A good starting point is energy data. Many 
organisations are aligned in their drive 
towards net zero, which should give a clear 
incentive to share data regarding energy 
emissions. It appears that data sharing has 
become a bigger topic between landlords, 
tenants and their advisors which is an 
encouraging step forward. 

However, there is a big difference between a 
landlord having access to a tenant’s data in 
order to try and optimise a building’s 
performance, and having access to try and 
monetise the data arising from the occupancy. 
Occupiers are likely to push back if sharing 
data leads to revenue for the other party. This 
is where a licence to use data or collaborate 
on the insights might be considered. In multi 
let buildings, this could be incorporated into a 
green lease for example, so sharing terms are 
agreed upfront.  

The retail sector is a good example of where 
data sharing works well. Landlords and 
occupiers share data on footfall, revenue and 
customer profiles to improve results and 

 
4 UNEP SBCI 

enhance their community. At a time when 
offices need to attract flexible workers, it 
makes sense for owners and users to share 
data to improve the performance of their 
space for their mutual benefit. 

  

REVOLVE : DIGITAL REAL ESTATE AND ITS IMPACT ON PERFORMANCE 
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The performance of the spaces where people spend their time has become a focal point for many 

building owners and operators. The call for healthier spaces has also grown louder from building 

occupants, which in turn has driven the advancement of the technology used to measure building 

performance in relation to human health and well-being.  

How do we know that a building is performing at its best to provide a healthy environment for 

people? The use of monitoring and sensor technology to demonstrate the actual performance of a 

building, in relation to health metrics, is becoming increasingly popular. But what value can be 

sought from ongoing measurement within buildings?  

At the International WELL Building Institute, we believe that ongoing monitoring of the factors that 

contribute to the health of building occupants is paramount. As the saying goes, you can’t manage 

what you don’t measure. The WELL Performance Rating helps organisations implement best 

practices for using sensors for monitoring and measuring performance across key indoor 

environmental quality (IEQ) metrics related to air quality, water quality, thermal comfort, acoustics, 

lighting and occupant experience.  

The rating leverages smart building technologies through the use of sensor networks, garnering 

that intelligence alongside on-site tests and surveys that assess employee perceptions of their 

health, well-being and performance while in the building. Pursuing the rating can help 

organisations shift the way they do business, by enabling the comparison of building performance 

to relevant standards for health.  

With a proven method for capturing performance data, organisations can leverage this information 

into actionable intelligence to inform building design, operations and business decision-making. 

Through achievement of the rating, organisations can also demonstrate how to support their 

people, which helps drive better business performance and strengthen work culture.  

The WELL Performance Rating consists of features drawn from the WELL Building Standard (WELL), 

along with new strategies and features that call for specific leadership thresholds. WELL is a 

roadmap for creating and certifying spaces that advance human health and well-being. Developed 

over 10 years and backed by the latest scientific research, WELL sets pathways for accomplishing 

health-first factors that help every one of us to do our best work and be our best selves by 

supporting our physical and mental health.  

A key value here lies in demonstrating the performance of the building by comparing the data to 

relevant standards. Our ultimate goal is to ensure that the space is not only performing as it 

should, but is providing an indoor environment that supports health and well-being. 
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Challenges of sharing data 

Data sharing does come with its own 
challenges: 

• Transparency – the purpose of sharing 
data is to provide transparency on a 
building’s performance, however, whilst 
this has significant benefits for buildings 
that perform well, it might backfire for 
those that perform badly. As broader 
performance data is included in real 
estate valuations, the sharing of data 
showing poor performance could be 
argued to negatively impact the value of a 
property.  

• Commercial value – in the future, data 
will have a commercial value, both as an 
asset and as an income and therefore 
owners of the data are unlikely to share it 
without the promise of a commercial 
return.  

• Critical mass – whilst market level data 
does not need to be 100% complete for it 
to have value, it does need a certain level 
of coverage. Real estate is a highly 
fragmented sector, where buildings are 
owned and managed by thousands of 
different stakeholders. As a result, it can 
be difficult to achieve the critical mass 
required for robust market data. 

• Effort – collecting and sharing data takes 
time and effort and without a strong 
enough incentive, it can be considered 
too cumbersome. This will be particularly 
relevant for the early adopters who are 
unlikely to benefit from sharing their data 
unless others are already doing so. 

• Like for like – comparing different 
buildings in a consistent way can be 
difficult. No two buildings are the same – 
they are different shapes, sizes, ages, 
used for different purposes and are in 
different locations. Some buildings have 
multiple sensors, some have none. Some 
landlords prioritise user experience, some 
are focused on sustainability and others 
just want to minimise costs. Even when all 
other barriers are overcome, comparing 
one building’s performance with another 
is challenging. 

 

  

According to IBM, poor data quality 

strips $3.1 trillion from the U.S. 

economy annually due to lower 

productivity, system outages and 

higher maintenance costs. 

Source: Forbes 

https://www.forbes.com/sites/forbestechcouncil/2021/10/14/flying-blind-how-bad-data-undermines-business/?sh=4e0b8f9329e8
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Over time, the way in which we think about building performance has changed. Demand to understand 

and drive better performance has never before been so high. Energy consumption and lower occupancy 

rates have presented challenges for real estate owners and operators at unprecedented levels across the 

built environment. The uptake of newer, contemporary buildings which embrace technology to minimise 

the impact of dynamic, hybrid workforces is helpful but this is just the tip of the iceberg. Look below the 

surface and assets that are already distressed or in danger of becoming so, largely due to building 

performance not meeting occupier standards, are where we now need to focus our attention. 

The widely debated but largely agreed threat of the global climate crisis, coupled with the geo-political 

impact on energy prices and a recovering supply chain, are motivating factors in addressing old thinking 

and developing new, meaningful strategies for building performance. It is also encouraging that we 

continue to see more determined legislation and new ratings systems which benchmark performance, 

like NABERS. Shining a spotlight on assets with real-time EPC ratings measured post-occupancy, leaves 

little room to escape scrutiny and those occupiers who agree leases in buildings claiming to be ultra-

efficient will need to play their part.  

A more joined up approach is unfolding that ensures all stakeholders responsible for the built 

environment now work together with a shared goal. For enterprise, traditional siloed departments such 

as HR, Facilities and IT, are working together to ensure their workspace experience strategy and 

sustainability agendas align, with smart tech helping to bridge the physical and digital worlds. Global 

rating standards like Well and SmartScore continue to help global real estate to benchmark assets and 

set outcome-based targets at the aggregated level.  

Data is the key driver for understanding and measuring building performance. The data accessed by 

smart tech across all building systems, coupled with upstream enterprise software like Azure AD are 

pinpointing the true demand for energy, services and amenities in real-time. It provides powerful 

insights to determine space optimisation and reduce peak energy consumption where low occupancy 

doesn’t require it. Whereas the last few years have seen global real estate catch up on tech asset by 

asset and trialling various vendors, there is now a demand for a single global solution to meet their 

ambitious targets. This may seem to present its own challenges for cyber, ethics and privacy. However, 

this has largely been overcome by companies like Smart Spaces, paving the way for enterprise and 

landlords to work closely on rationalising, upgrading and delivering better building performance across 

large footprints. 

Senior technologies and newer improving legacy systems can help retrospectively address inefficiencies 

in older stock, but newer buildings have a clear advantage and are most in demand because of it. Global 

infrastructure providers like Cisco and new, superfast physical security access like HID and Apple Wallet 

also combine to allow smart tech to provide effective end-user engagement with market leading apps, 

while downstream the base systems are continually optimised via smart building middleware which 

connect to these new super apps. Demand for better performance has raised the bar significantly, and 

we continue to see innovative smart tech rolling out at pace and eco partners aligning at the global level 

to address the challenges and help provide a tangible pathway to Net Zero. 
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Data risks 

Collecting and analysing data relating to 
building performance has multiple benefits, 
but it also brings risks that should be 
considered by landlords and occupiers. 

• Privacy – the more data that is shared on 
a building’s performance, the more 
insight that can be derived on the 
performance of the people or 
organisations using it. It is essential that 
anyone collecting data considers the 
privacy implications of doing so.  

• Cybersecurity – as buildings become 
more reliant on technology, buildings 
become ever more susceptible to 
cyberattacks. Adding door access systems, 
upgrading connectivity or installing high 
tech HVAC systems could all increase an 
organisation’s exposure to hackers. Digital 
security is a topic that is rapidly climbing 
the corporate agenda and as buildings 
become more technology and data driven, 
they will become more vulnerable to this 
type of incident. 

 

 

 

 

 

 

 

 

 

 

 

 

 

• Inaccuracies – the benefit of using data 
may be negated if it is of poor quality, not 
fit for purpose and not collected or 
managed correctly. In some 
circumstances, this could even make 
building performance worse.  

• External data – this is increasingly used by 
people to inform decisions about a 
building. External rating platforms, 
outside air quality, traffic information or 
even social media can all provide insights 
into a building and influence a buyer or 
user’s decision. These data sets are not 
always on the radar of the building owner 
or manager and if misleading or 
misinterpreted might wrongly influence 
the performance rating of a building. 
These data sets can also be open to 
manipulation, particularly if the data 
becomes more influential in the decisions 
of building users.  

 

  

86 % of IT decision makers that had 

experienced a cyberattack believed 

that senior leadership is only likely to 

invest in cybersecurity after suffering 

an attack. 

Source: Tanium 

https://www.tanium.com/press-releases/tanium-today-released-new-research-cybersecurity-prevention-is-better-than-the-cure/
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With valuers typically using comparable transaction data as their primary pricing tool, building 

performance data generally isn’t directly accounted for in valuations. It will of course be factored 

into the overall marketability of a property (particularly with the growing emphasis on quality, ESG 

factors and managing energy costs), but this is inherently subjective and it is difficult to isolate the 

specific impact. A significant barrier to scientifically incorporating performance data into valuations 

is the lack of consistent standards or ratings to assess and compare buildings – without this clear 

understanding of what good looks like, it is difficult for valuers to accurately estimate the capital 

expenditure required to achieve this. Whilst ratings and certifications such as BREEAM, WELL and 

WiredScore do help, these are not available for all properties and tend to be more prevalent with 

newer stock. 

This lack of a consistent approach or agreed standards also presents a challenge for corporate 

occupiers in assessing performance across their portfolios. Although this has started to shift in 

recent years, it still varies significantly between different landlords/managing agents. As an 

occupier, KPMG has found that those who provide enhanced on-site building or facilities 

management tend to be more proactive in initiatives that enhance performance, as well as 

landlords focused on net zero ambitions. In particular, there has been increased action in improving 

energy performance and waste management recently.  

There does need to be a distinction between what is in the control of landlords vs what is the 

domain of tenants. Initiatives such as occupiers installing LED lighting and sensors can make a big 

difference to a building’s performance, and there is clearly huge scope for landlords and tenants to 

work together here. This is much easier when landlords and tenants share similar ambitions, such 

as net zero targets, or otherwise more formal measures like green leases can help. 

When it comes to the motives for improving building performance, the primary incentive remains 

the ability to achieve a higher rent or sale price – or indeed avoid a drop in valuation or building 

obsolescence. There is some increasing regulatory pressure, such as the Minimum Energy Efficiency 

Standards in the UK, albeit this is not consistent across all areas of building performance. There are 

also certain tax reliefs designed to encourage investment, such as the Capital Allowances measures 

announced in the 2023 Spring Budget, however most would still suggest that the tax regime could 

be used much more effectively as a lever to incentivise building performance improvements. 
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Data standards  

Data standards play a vital role in measuring 
performance from assessing the value of data 
to enabling effective market level sharing and 
avoiding the risks associated with it. Real 
estate is well supplied with standards relating 
to the physical and financial measurement of 
buildings. However, whilst these standards 
dictate what data is collected, they often fall 
short of defining the required structure of the 
data or how it should be managed or shared. 
In addition, the data standards that do exist 
are often focused on one specific use case 
leading to data not being interoperable with 
the data being produced by other standards, 
in turn hindering the wider application of data 
in other areas. 

Building data that is produced using different 
standards will increasingly need to be 
combined to understand performance better. 
We have established that a building’s 
performance relates to its impact on the 
environment and society, as well as the 
building’s physical assets and financial 
performance, and that data reflecting all of 
this will need to be combined to inform 
decision making. If each of these data sets is 
covered by different data standards which are 
not aligned to each other, then any data 
analysis undertaken to understand the 
building’s overall performance risks being of 
limited value.  

It is possible that the sector will see a 
standards proliferation race as organisations 
compete to create one standard around 
performance. But collaboration at a sector 
level is imperative for change to happen. 
Ideally, professional bodies would work 
together and take the lead on this, preferably 
with an international remit to avoid 
differences between participating countries.  

In summary 

Data plays a vital role in the management of 
building performance. Owners and occupiers 
have shown an increased appetite to 
collaborate and share data for mutual benefit 

but barriers still exist. This is partly due to the 
real, or perceived risks associated with 
collecting and sharing data, the challenges 
around rights to use that data and the 
complications arising when value is attached 
to it. 

Data standards should help guide companies 
to collect and share building data more 
efficiently and lead to more meaningful 
market level data and insights. However, the 
sector must proactively collaborate to make 
standards more aligned and to reduce 
duplication.  

  

Case Study: Data standards in the Geospatial sector 

The UK geospatial data standards register entries are 

agreed ways of sharing and accessing geographic 

information. They help ensure that the data is findable, 

accessible, interoperable, and reusable adhering to the 

FAIR data principles. Using these standards will: 

• Ensure UK geospatial data is more consistent 

and coherent and usable across a wider range 

of systems 

• Empower the UK geospatial community to 

become more engaged with the relevant 

standards and standards bodies 

• Advocate the understanding and use of 

geospatial data standards within other sectors 

of government 

Source: Geospatial Commission 

https://www.gov.uk/government/publications/uk-geospatial-data-standards-register/national-geospatial-data-standards-register
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The ultimate test of performance, ‘Is our built environment fit for purpose?’. It’s a question 

that drives decisions to buy, sell, develop, and maintain land and property assets all over the 

world. Of course, the question is highly contextual, but whether it’s asked by an investor, 

occupier or planner, the answer requires harnessing of data that has no relation except 

location. 

Performance, Policy and Proximity 

The Minimum Energy Efficiency Standards (MEES) regulations pose a challenge to landlords 

and may have a major impact on the availability of property at a time when housing, science 

and logistics are crying out for more space. MEES has shone new light on the measurement of 

EPC ratings using the Standard Assessment Protocol, which some feel is too subjective and 

ripe for the application of more data science (automation). MEES has also caused investor 

landlords to question whether assets are still fit for purpose or if they are beyond economic 

repair. 

Geometry and geography play significant roles in understanding the origin and impact of both 

the policy and the measurement. Placemaking performance issues such as relative income, 

fuel poverty and public health, act on the market directly through rent caps and house prices, 

and indirectly through the allocation of levelling-up funding and planning decisions. The 

physical arrangement of building components which should determine energy ratings are 

nuanced by elevation and orientation, as nervous investors ponder the effect of south facing 

windows and rooftop solar power potential on the value of their assets. 

Assessing the impact of MEES on real portfolios is a huge challenge in a data poor 

environment, and so is deciding if assets would benefit from permitted development or a 

change of use. Thankfully, advances in geospatial AI to carry out address matching are taking 

decades off the retro-fit of Unique Property Reference Number (UPRN), to key sustainability 

and market performance datasets; making it easier to spatially cross-reference property data 

with the social and policy landscape.  

Insurers and lenders have always profiled properties using a combination of internal and 

external attributes, so whether your purpose is profit or social value, you should adopt a 

geospatial strategy to measure the performance of your assets against your own indicators, 

and test your resilience to shocks. 
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As the performance of buildings becomes 
more important and more complex, 
technology has a role to play in understanding 
and improving it. Whilst technologies and 
measurement systems can be implemented 
gradually, a more holistic and collaborative 
approach could power a step change in 
performance. In addition to this, those 
responsible for the performance of a building 
should take specific steps to make sure they 
are navigating the evolving market effectively. 

Action by companies 

Select the right technology 

There are many different criteria for the 
selection of technologies to monitor and 
improve the performance of a building. 
Technical features, track record and price are 
just a few of the factors that need 
considering. The building of tomorrow will 
employ multiple technology solutions and 
these will evolve over time and therefore 
prioritising open and interoperable systems 
over closed ones will often be beneficial.  

 

 

 

 

 

 

 

 

 

 

 

 

Consider certification 

Certification schemes are one way of 
proactively measuring and improving building 
performance. They are growing in importance 
and provide a good platform to understand 
building performance in particular areas. With 
more critical mass, certification will also 
provide a useful comparison of buildings 
across the market. 

Share performance targets and data 

For a building to operate at its optimum 
performance, collaboration is key. Sharing 
data and objectives should be considered 
carefully, particularly between owner and 
user, but potentially with tech providers and 
facility managers as well. What exactly is 
shared will depend on the building itself, the 
size of the occupier and whether the building 
has a single or multiple occupiers. However, in 
all cases, sharing data between stakeholders 
should be encouraged where it allows the 
performance of a building to be measured 
and improved. 
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Learn about data value 

The data regarding a building’s performance 
will become a valuable asset in time and it 
should be managed as such. Much of the 
value of data comes from its history, not from 
just a snapshot of today and so putting a 
robust data management process in place 
early is recommended. It should be noted that 
the most valuable data is that which directly 
measures performance and allows actionable 
insights to enhance future performance. 
Collecting data for data’s sake is rarely of 
value and brings with it additional costs and 
risks. It is recommended that anyone 
responsible for the performance of a building 
carefully considers what factors drive 
performance and therefore what data should 
be collected.  

Clarify data IP  

Data is held in multiple systems and 
applications and often shared amongst 
stakeholders, but who can access it and who 
has the right to use the data is often 
overlooked. Those responsible for the 
performance of a building must consider this 
as a priority. This could become a contentious 
area as the value of data becomes clearer and 
multiple parties fight for their share of it. 
Protecting personal data should be top of the 
agenda, however, the rights to access and use 
all data collected from a building should be 
considered and clarified, ideally within lease 
agreements. 

Manage and register risks  

The collection and sharing of data bring 
enormous potential performance benefits for 
a building, but also brings with it risks that 
need careful consideration and management. 

Risks around data protection, IP, external data 
and cyber security all threaten the 
performance of a building and it is 
recommended that all buildings create a risk 
register to collate and manage the wide range 
of digital risks to which it is exposed. 

Action by the sector 

Encourage collaboration and data sharing 

Sharing performance data between 
stakeholders, in particular the owner and the 
user is widely accepted as being beneficial in 
most circumstances. However, exactly what 
data and how it should be shared is not clear. 
Whilst every building will be different, so no 
one size fits all, it is recommended that the 
sector work together to identify a ‘best 
practice’ guide to what should be shared, 
what should not be shared, how and with 
whom. Whilst this might need to be 
customised for each building, it will provide a 
significant step forward in increasing the 
sharing of data in a safe and practical way. 

Improve data standards  

There are many data standards already 
available that relate to the performance of a 
building. These standards and guides exist for 
all facets of performance, from the use of 
technology, a building’s impact on the planet 
or user satisfaction. However, there are often 
multiple standards for the same topic and 
standards often operate in isolation. The 
sector must work together to reduce the 
number of competing standards, improve 
interoperability, and increase the user’s ability 
to analyse data that is derived through 
multiple standards to provide a true picture of 
overall building performance. 
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ABOUT REVOLVE 

REvolve is an Alpha Property Insight initiative. Members of REvolve consist of 

leading names in the Real Estate sector which come together to provide unique 

perspectives on a particular topic. Membership of REvolve demonstrates the 

members’ thought leadership and willingness to explore some of the most 

pressing challenges that the Real Estate sector faces in a collaborative way.  

Membership does not imply agreement with or endorsement of all of the views 

expressed in the report. Members provide their own ‘Expert View’ on the topic. 

Each paper is written by Alpha Property Insight and is based on both extensive 

desk research and a round table discussion with members.  

 

REVOLVE MEMBERS 

 

Clifford Chance 

We think beyond the law and see the bigger picture. At Clifford Chance we 

recognise that rapid advances in technology are raising both opportunities and 

challenges, significantly impacting our clients' business models, their growth 

strategies and even day-to-day decision making. Our clients are at the forefront 

of the Real Estate industry and rely on us to help them deliver the biggest and 

most innovative transactions, and navigate an ever changing legal and 

regulatory landscape. For the last 7 years, we have been ranked the standalone 

top firm for European Real Estate by Chambers, and when combined with our 

pioneering technology group which comprises over 600 tech-savvy lawyers 

located around the world, we lead the way in guiding our clients wherever their 

real estate strategies taken them. We are uniquely placed in the market, acting 

across the real estate industry’s leading players on all asset classes including 

office, logistics, hotel, retail, residential, data centres and new communities. 

Clifford Chance is one of the world's pre-eminent law firms with significant 

depth and range of resources across five continents. For further information on 

our services, visit www.cliffordchance.com  

 

 

ESRI UK 

Esri UK is a software, data, and services business that works with leading 

organisations across all sectors to enable strategic, profitable, and sustainable 

data-driven decision-making. Their customers include CBRE, Knight Frank, 

Savills, Tesco, BT, Direct Line Group and TFL.  
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International WELL Building Institute 

The International WELL Building Institute (IWBI) is a public benefit corporation 
and the world’s leading organization focused on deploying people-first places to 
advance a global culture of health. IWBI mobilizes its community through the 
administration of the WELL Building Standard (WELL) and WELL ratings, 
management of the WELL AP credential, the pursuit of applicable research, the 
development of educational resources, and advocacy for policies that promote 
health and well-being everywhere. More information on WELL can be found 
here.  
   
International WELL Building Institute pbc is a wholly owned subsidiary of Delos 
Living LLC. International WELL Building Institute, IWBI, the WELL Building 
Standard, WELL v2, WELL Certified, WELL AP, WELL Portfolio, WELL Score, The 
WELL Conference, We Are WELL, the WELL Community Standard, WELL Health-
Safety Rating, WELL Health-Safety Rated, WELLEquity, WELL Performance Rated, 
WELL Performance Rating, Works with WELL, WELL and others, and their related 
logos are trademarks or certification marks of International WELL Building 
Institute pbc in the United States and other countries.  
 

Knight Frank 

At Knight Frank, we provide innovative property solutions for our clients that add 
tangible value, across a variety of sectors and services.  
 
By the nature of being a partnership, our decisions are made by and for our 
people and we focus on long-term outcomes. We know, that to achieve great 
results, we need to collaborate effectively and communicate clearly.  
 
Our purpose is to work responsibly, in partnership, to enhance people’s lives and 
environments. For our people, this means that we empower everyone to have 
autonomy in their role and encourage them to think differently about how we 
can make a positive impact as a firm. For our clients, this means that we provide 
innovative property solutions to add tangible value, across a variety of sectors 
and services.  
 

KPMG 

KPMG is a leading provider of professional services, with nearly 16,000 partners 
and staff across the UK and an international network of independent member 
firms operating in 144 countries and territories. Our real estate professionals 
draw on experience from a variety of backgrounds, including accounting, tax, 
advisory, banking, regulation, strategy and corporate finance, to provide 
informed perspectives and clear solutions throughout the asset and investment 
lifecycle. Our client focus, commitment to excellence, global mindset and 
consistent delivery build trusted relationships that are at the core of our business 
and reputation.  
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LGIM Real Assets 

LGIM is one of Europe’s largest institutional asset managers and a major global 

investor. LGIM manages £1.3 trillion* in assets, working with a range of global 

clients, including pension schemes, sovereign wealth funds, fund distributors 

and retail investors. LGIM Real Assets has assets under management of £39 

billion* and is one of the largest private markets investment managers in the 

UK. Investing in both debt and equity and across the risk/return spectrum, LGIM 

Real Assets actively invests in and manages assets across commercial, 

operational, and residential property sectors, as well as infrastructure, real 

estate, corporate and alternative debt. Taking a long-term view to future proof 

our investments, LGIM Real Assets continues to lead the industry in ESG 

performance, considering all environmental, social and governance issues at 

asset level as well as portfolio level.  

* at 30 June 2022 

 

Smart Spaces   
 
Founded in 2010, Smart Spaces now powers over 60 million sq ft of UK real estate, 
over 20 million sq ft of which is located in London. The London based user-
experience and software development team, which has 44 members of staff, has 
an extensive software development portfolio and delivers a number of smart 
workplace solutions for industry leading real estate clients including: AXA IM Alts, 
Aviva, Columbia Threadneedle, GPE, Helical, AshbyCapital, Three Mobile, 
Workspace Group, Sellar and 22 Bishopsgate – the worlds smartest skyscraper.  
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