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Working in partnership with BRE, ISA is dedicated to achieving a more sustainable 
built environment through the better measurement of building performance.

Our membership includes:

 – Large financial institutions (such as Standard Chartered).

 –  Real estate investment companies (including Corio, Unibail-Rodamco, BNP 
Paribas REIS).

 – Corporate occupiers (EDF, Heineken)

 – Leading real estate consultants (such as CBRE)

 –  Large  professional organisations (ICSC and the Dutch Green Building Council) 

Collectively, our current membership controls 150 million m2 of commercial 
assets, which is estimated to be worth over £150 billion.  

ISA members are primarily engaged in benchmarking and networking.  

This year our principal networking event was held at the world renowned  BRE 
Innovation Park in Watford where delegates were given a tour of a facility that 
featured over 300 construction innovations and emerging technologies.  On a 
more social note, members’ dinners were held in Brussels, Paris and London.  

Our major lobbying activity has been focussed on the European Commission 
where we met with the Directorates General for Environment and Enterprise & 
Industry.  Having been told that there appears to be no common understanding 
as to what defines a sustainable building, ISA has been instrumental in helping 
opinion formers to shape the debate in this regard. 

ISA research is free of government, commercial or vested interests of any kind – 
we are influenced only by the facts. Our current research includes benchmarking, 
in association with EDF; energy efficiency, in collaboration with Standard 
Chartered; and defining clear metrics, in partnership with the BRE Trust.  From this 
research and by accessing the country’s foremost library on the built environment,  
held by BRE, members have delivered presentations this year at EcoBuild 
(London), MIPIM (Cannes), Novabuild (Valencia), Consense (Stuttgart) and Realty 
(Brussels).  Further presentations are planned at Expo Real (Munich) and at the 
40% Symposium (London).  

Welcome and introduction

Welcome to the third annual 
Benchmarking report from 
ISA – the International 
Sustainability Alliance.  ISA is 
a not-for-profit membership 
organisation formed by 
leading corporate owners and 
occupiers, property investors 
and developers.

Philip Buttery, Chief Executive, ISA
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Our training goes from strength to strength.  This is available at the extensive 
training facilities provided by BRE or online - we are now able to train personnel 
how to put data onto the ISA system either face-to-face or remotely, as members 
prefer.  ISA can also provide the data entry for those members that want this.    

Benchmarking has long been the core business for ISA. Unlike other KPI based 
benchmarking systems, ISA concentrates on 9 KPIs which allows for the focus to 
be placed on a greater number of properties.  KPIs are generated at the touch of a 
button, providing graphs on which an analysis of trends can be made.  Members 
now have a very powerful tool they can use to work out their energy, waste, 
water and carbon consumption.  Whilst the ISA data is uncertified, it is a fairly 
simple process to transfer this data to BRE’s BREEAM In-Use database should 
certification be required. 

ISA membership falls into three categories: General, Portfolio and Associate.  
General membership is aimed at those who own or occupy property.  General 
members require a benchmark to determine how their properties are performing 
and ISA can provide this in extensive detail.  ISA, for example, identifies renewable 
and non-renewable sources within primary energy records rather than the rather 
simplistic approach taken by other benchmarking organisations that provide 
data based on meter readings.  By the end of the year we hope to deliver KPIs 
that are adjusted to include occupancy (numbers of people, the utilisation of the 
building throughout the day and the void periods between tenancies) ambient 
temperature and carbon emissions.  This will be a world beating service, of which 
we will be justifiably proud. 

Companies that do not wish to become ISA members but would like to have 
benchmarks for just a few properties can get what they need from our Portfolio 
members, who effectively act as brokers.  Portfolio members are fully trained by 
ISA to deliver organisational and ISA benchmarks by sector and country on behalf 
of their clients.  

Associate Membership is taken up in the main by those who wish to maintain 
currency within the sector.  All levels of membership permit access to working 
groups, library and research facilities. 

In conclusion, ISA has gone from strength to strength with more developments 
coming along in the near future.  We look forward to the future with confidence.

Philip Buttery, Chief Executive, ISA
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Shopping Centre in Kotka, Finland 
(Aberdeen Asset Management)
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At the end of 2011, the total number of properties represented in the ISA database was split as 
shown below, with retail and office buildings dominating, but a growing representation of other 
building types.

 

When it comes to total floor area of the ISA properties, however, the retail sector dominates 
through the inclusion of a number of large shopping centres and retail shop units including bank 
branches.

ISA Property Profile

Retail   60% 

Office   28%

Distribution warehouse  
/logistics   6%

Other   4%

Mixed use  2%

Industrial    <1%

Social/Cultural  <1%

Distribution of properties by 
type (based on number)

Retail   71%

Office   19%

Distribution warehouse  
/logistics   7%

Other   2%

Mixed use  1%

Industrial    <1%

Social/Cultural  <1%

Distribution of properties by 
type (based on floor area)

Retail 60%

Office 28%

Distribution warehouse/
logistics 6%

Other 4%

Mixed use 2%

Industrial <1%

Social/Cultural <1%

Retail 71%

Office 19%

Distribution warehouse/
logistics 7%

Other 2%

Mixed use 1%

Industrial <1%

Social/Cultural <1%
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Vrendenburgplein, Utrecht (Corio)
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Average floor areas for each type of building are shown below. Warehouses are, as expected, 
larger than other building types and the retail figure shows the  effect of averaging large 
shopping centres with much smaller individual shop units. 

ISA Property Profile

Average floor area by ISA property type

Warehouse/
Logistics

Industrial Mixed Use Office Other Retail Social/Cultural

Property Types
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ISA members are responsible for properties spread across the 
globe. This world map provides a representation  of the countries 
included in the 2012 benchmark report.

As ISA membership grows, the number of properties of each 
type will increase, providing additional rigour to the data and the 
resulting benchmarks.

ISA Across the Globe
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Countries with property assets in the 2012 report

Countries where members have property assets not included in 
the 2012 report, but may be included in future reports
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For each portfolio of properties, members enter a range of consumption data from which the 
system computes a total of nine Key Performance Indicators (KPIs), summarised in the table 
below. These can be used directly in a number of different reporting protocols for sustainability, 
including GRI CRESS1 , GHG2 protocol  and EPRA3  – the relevant GRI CRESS reference is given for 
each KPI in this table 

Three of the KPIs are normalised by floor area in order to provide a measure which can be 
compared directly with similar properties owned or operated by other members - or indeed with 
other benchmarks - to give an indication of relative performance.

Impact What’s Measured Units

ENERGY Energy consumed Total indirect energy consumption kWh/yr
Total direct energy consumption kWh/yr
Building energy intensity kWh/m2/yr

Renewable energy 
generated

On-site renewable energy generation kWh/yr

Emissions of 
greenhouse gases 
as a result of energy 
consumption

Total direct & indirect greenhouse gas 
emissions

kgCO2e/yr

Total direct and indirect greenhouse gas 
emissions intensity

kgCO2e/m2/yr

WATER Water consumed Total water withdrawal by source m3/yr
Building water intensity m3/m2/yr

WASTE Waste produced 
and disposal 
methods

Total weight of waste by type and 
method of disposal

tonnes/yr

KPIs

1  Sustainability Reporting Guidelines 
and Construction and Real Estate 
Sector Supplement, version 3.1. 
GRI CRESS provides sector specific 
guidance for the construction 
and real estate companies based 
on the Global Reporting Initiative 
(GRI) G3.1 Sustainability Reporting 
Guidelines.

2  The Greenhouse Gas Protocol: 
A Corporate Accounting and 
Reporting Standard (Revised 
Edition) WBCSD and WRI.

3  EPRA Reporting, Best 
Practice Recommendations 
on Sustainability Reporting, 
September 2011, European Public 
Real Estate Association.

Le Carré Vert, Ile -de-France (EDF)
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KPI Title and Description GRI CRESS Ref

1 Total indirect energy consumption (kWh/yr)
Annual consumption of energy within a building, where the useful 
energy is generated off-site. There are two components:
1a – Electricity
1b – Imported heat and cooling 
KPI1 = 1a+1b

EN4

2 Total direct energy consumption (kWh/yr)
Annual consumption of all fuels converted to useful energy on-site. To 
include gas, fuel oil, coal, LPG, biomass, etc. Two components:
2a – Total from all sources excluding biomass
2b – Total from biomass fuels
KPI2 = 2a + 2b

EN3

3 Building energy intensity (kWh/m2/yr)
Total annual energy consumption normalised by floor area (Gross 
Internal Area). Allows comparison across properties.
KPI3 = (KPI1 + KPI2) /GIA 

CRE1

4 On-site renewable energy generation (kWh/yr)
Direct energy generated and used on-site by sources such as solar, 
wind, geothermal, waste.

EN3

5 Total direct and indirect greenhouse gas emissions       
(kgCO2e/yr)
Annual greenhouse gas emission, expressed as CO2 equivalent, as a 
result of total energy consumption in the property.

EN16

6 Total direct and indirect greenhouse gas intensity         
(kgCO2e/m2/yr)
Annual greenhouse gas emissions, normalised by floor area (GIA).

CRE3

7 Total water withdrawal by source in cubic metres (m3/yr)
Total water consumption within the property, broken down by 
potable (mains) water, groundwater, rainwater, surface water, etc.

EN8

8 Building water intensity (m3/m2/yr)
Total water consumption normalised by floor area (GIA).

CRE2

9 Total weight of waste by type and method of disposal 
(tonnes/yr)
Total waste generated on site, whether hazardous or non-hazardous 
and broken down by method of disposal: landfill, recycling, 
composting, incineration, etc.

EN22

These KPIs can be investigated through the use of online chart generators, which reveal data 
about an organisation’s properties of different types and in different countries. They can be used 
to prioritise action to improve the performance of individual buildings and of whole portfolios. 
Tailored annual reports for each member summarise their KPI data and highlight areas for action. 

Tobaksmonopolet 2, Stockholm 
(Aberdeen Asset Management)
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Benchmarking

BRE has used the measurement data provided by ISA members for their buildings to generate 
benchmarks for the three KPIs which are normalised by floor area and which can therefore be 
used to compare one building with others of the same type. 

Unlike portfolio average values, benchmarks have been calculated by removing both null 
(and zero) data and extreme values, and then computing an average across all the member 
properties of a given type in a given country. The resulting values can be accessed by members 
to benchmark their own buildings in a particular country or region, either as individual buildings 
or as whole portfolios.

To date, the benchmarks cover the main property types – offices,retail and industrial buildings – 
and a total of 51 countries, for each of the three benchmark KPIs – energy use, greenhouse gas 
emissions and water consumption.

The process of checking and accepting data to contribute to the benchmark figures continues 
and their value will increase as more properties are added to the database.

The table below shows where benchmarks currently exist (for either 2010 or 2011 or both).

Country Retail Offices

Energy Emissions Water Energy Emissions Water

Austria 3 3 3 3 3 3

Bahrain 3 3 3 3 3 3

Bangladesh 3 3 3 3 3 3

Belgium 3 3 3

Botswana 3 3

Brazil 3 3 3

Brunei 
Darussalam

3 3 3 3 3 3

Burundi 3 3

Cameroon 3 3

China 3 3 3 3 3 3

Czech Republic 3 3 3

Finland 3 3 3 3 3 3

France 3 3 3 3 3 3

Gambia, the 3 3 3

Germany 3 3 3 3 3 3

Ghana 3 3 3 3 3 3

Hong Kong 3 3 3 3 3 3

India 3 3 3 3 3 3

Indonesia 3 3 3 3 3 3

Italy 3 3 3 3 3 3

Japan 3 3 3

Jersey 3 3 3

Jordan 3 3 3 3 3 3

Kenya 3 3 3 3 3 3

Lebanon 3 3 3 3 3

Luxembourg 3 3 3

Malaysia 3 3 3 3 3 3

Nepal 3 3 3 3 3 3

Al Fardan, Dubai (Standard Chartered)
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Netherlands, 
the

3 3 3 3 3 3

Nigeria 3 3 3

Pakistan 3 3 3 3 3 3

Philippines, the 3 3 3 3 3 3

Poland 3 3 3 3 3 3

Portugal 3 3 3 3 3 3

Qatar 3 3 3

Republic of 
Korea

3 3 3 3 3 3

Russian 
Federation

3 3 3

Sierra Leone 3

Singapore 3 3 3 3 3 3

Spain 3 3 3 3 3 3

Sri Lanka 3 3 3 3 3 3

Sweden 3 3 3 3 3 3

Taiwan 3 3 3 3 3 3

Tanzania 3 3 3 3 3 3

Thailand 3 3 3 3 3 3

Turkey 3 3 3

Uganda 3 3 3

UK 3 3 3 3 3 3

United Arab 
Emirates

3 3 3 3 3 3

USA 3 3

Vietnam 3 3 3

Zambia 3 3 3

As an example of the sort of data now available, the following table shows a selection of 
benchmark values derived from 2011 data, aggregated across all ISA countries within the regions 
shown.

Benchmarks

Region Building type Energy Emissions Water Use

kWh/m2/yr kgCO2e/m2/yr m3/m2/yr

Europe Office 174 22 0.35
Europe Shopping centre 192 63 0.87
Asia Unit shop 237 134 0.65
Africa Warehouse 117 78 8.6

Platinum , Brussels (Aberdeen 
Asset Management)
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Example Benchmarks

The following examples shows how, for anonymised ISA members’ portfolios of properties, the 
individual property performance can be compared with both the average for that portfolio and 
with one or more selected benchmarks.

KPI3: Property energy intensity compared to ISA benchmarks 
by property type and country (kWh/m2/year)

Portfolio A, Building type X, Country 1

2010 ISA Benchmark Property Average

KPI6: Property carbon intensity compared to ISA benchmarks 
by property type and country (kgCO2e/m2/year)

Portfolio B, Building type Y, Country 2
2010 ISA Benchmark Property Average
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KPI8: Property water intensity compared to ISA benchmarks 
by property type and country (m3/m2/year)

Portfolio C, Building type Z, Country 3
2010 ISA Benchmark Property Average

In addition to benchmarks at the building level, where the data is present, the system can 
generate benchmarks at either site level (with multiple buildings) or at asset level (parts of 
buildings). As the number of properties in the database increase, all the benchmarks will cover a 
greater breadth of building type and country and will become ever more robust.
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The ISA database represents a very valuable resource for its members. As well as providing a 
tool for monitoring performance of their building portfolios, it also allows them to compare and 
report performance year on year within their own property holdings and to benchmark their 
buildings against those of other members. As part of its contribution to ISA, BRE provides a 
tailored report for each member, which summarises and comments on  the performance of their 
buildings and focuses attention on those where action might be taken to improve energy use, 
greenhouse gas emissions, water consumption or the handling of waste.

ISA members place a heavy emphasis on the quality and reliability of the whole data gathering 
and analysis process. With BRE’s help, they are establishing a number of procedures and practices 
to ensure as far as possible that quality systems are in operation when raw data is collected, 
when it is entered into the database and when the KPIs and benchmarks are generated by the 
ISA system. Work is progressing to ensure that, in the near future, the whole end to end process is 
compliant with ISO 9001 quality standards. As part of this process, the database interface will be 
streamlined and simplified in order to reduce the potential for error.

This work, together with the anticipated increase in the number of properties described in the 
database, will further enhance the scope, robustness and value of the KPIs and benchmarks, to 
the benefit of all current and future members.

The Future

La Guardiaweg, Amsterdam (Aberdeen Asset Management)
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ISA Members include:



International Sustainability Alliance 
Bucknalls Lane   
Watford    
United Kingdom   
WD25 9XX

T +44 (0)1923 369080 
E info@theisa.org 
www.theisa.org
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