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Foreword

Foreword

In its Best Practice Guide to Social Impact Investing,
the Institute for Corporate Governance in the German
Real Estate Industry (ICG) conveys impact-oriented ap-
proaches to channel creative efforts into non-financial
aspects of their investments also and in doing so, as-
sume their responsibility for people, the environment
and structures. The task now is to present this stance
in a comprehensible and transparent manner to meet
the requirements of sustainable investors. To this end,
it is important to plan, measure and track the effects of
investments in a targeted manner.

By initiating this commissioned research, the ICG has
launched the next step toward further standardization
to promote verification management, develop bench-
marks, and enhance industry credibility. This can only
succeed if, in addition to the economic success factors,
social and societally relevant impact fields are included
in the analyses and scoring models.

For an industry focused on economic success, it is a big
step to implement impact measurement in addition to
the known factors of performance measurement, thus
influencing the principles of decision-making. But the
world is changing, and acceptance of management that
is geared exclusively to economic success and neglects
minimum social and ecological standards is declining
dramatically.

In European legislation, in addition to the Green Deal
and the redirection of financial flows, a tightening of
rules for non-financial reporting is apparent. In its Action
Plan on Financing Sustainable Growth, the European
Commission is focusing on improving the dialogue be-

Anyone promising impact
and effect must be measured
against the objectives!

tween reporting companies, users, and other relevant
stakeholders and organizations, as well as on including
reporting on non-financial risks and opportunities and
the link to business models (EFRAG — European Financial
Reporting Advisory Group).

Moreover, the new Corporate Sustainable Reporting Di-
rective (CSRD), which came into force in April 2021, re-
quires more than 50,000 companies in Europe to report
sustainability information in accordance with mandato-
ry EU standards. The concept of “dual materiality” was
newly introduced, according to which companies must
not only state how sustainability aspects affect their
business but also how their business impacts people and
the environment.

This is a good reason for the ICG to look at the standards
and associated governance for future requirements. This
also includes having social impact investing indicators,
their transparency and measurability scientifically veri-
fied. Those who set new objectives must also work to
develop new standards. The path itself is the reward. Let
us find better paths together.

*’b(ﬂfm /

Susanne Eickermann-Riepe

Chair of the ICG
Chair of the Board RICS Europe and Germany



Foreword EBS

EBS Real Estate Management Institute (REMI)

The Real Estate Management Institute of the EBS Europe-
an Business School is one of the world’s leading training
and further education institutes for real estate economics.
At the EBS in the early 90s, for the first time at a university,
the department of real estate economics was integrated
into teaching and further education and — a one-of-a-kind
in Germany — accredited by RICS. The EBS Real Estate

Prof. Dr Kerstin Hennig
Head of Real Estate
Management Institute,
EBS University

Prof. Dr Kerstin Hennig is a Professor of Real Estate at the
EBS University of Economics and Law and Head of the EBS
Real Estate Management Institute (REMI).

After studying business administration at the European
Business School in Oestrich, London and Paris and obtain-
ing her doctorate (Dr rer. pol.) at the EBS Business School,
Prof. Dr Kerstin Hennig worked in the real estate industry
for 25 years, specializing in real estate management and
investment. Her previous professional positions include
debis Immobilienmanagement, Tishman Speyer Prop-
erties, UBS AG, IVG Immobilien AG and GroRR & Partner.
At the same time, Kerstin Hennig regularly worked as a
lecturer and adjunct professor at various universities and
institutes internationally.

In 2018, Prof. Hennig took over the leadership of the
Real Estate Management Institute at EBS University. She
teaches and researches in the field of real estate econom-
ics with a focus on Real Estate Innovation & Entrepreneur
and Leadership, Sustainability, and Real Estate Manage-
ment.

Prof. Hennig is a member of the Executive Committee
of the Urban Land Institute (ULI) and a member of the
Executive Committee of iddiw — Institut der deutschen
Immobilienwirtschaft e.V. She is also a member of the su-
pervisory boards of DWS Grundbesitz GmbH and DEMIRE
AG. Furthermore, she is a member of the board of ZIA
Deutschland Mitte.

Management Institute stands for an excellent connection
between teaching, practice and research. It is unique in its
international orientation and the valuable network with
lifelong contacts that has developed over time, as well
as the possibility to adapt proactively and quickly to new
topics and challenges as a private university.

« By working together and engaging all stakeholders, the
real estate industry can add great value to address and
target social and environmental sustainability issues, take
responsibility, and continue to make the world a liveable

and lovable place for future generations. »

Laura Vivian Haidl
Research Assistant and
Doctoral Student

Laura Vivian Haidl joined the EBS Real Estate Manage-
ment Institute as a research associate and doctoral can-
didate on 1 April 2021. Her research focus is sustainabil-
ity, with a focus on impact investing in the German real
estate market.

Laura Vivian Haidl worked in the Deals Tax team at PwC
in Frankfurt and Dusseldorf from August 2015 to March
2021. Ms Haidl holds a degree from the European Busi-
ness School University of Business and Law (B.Sc.) and
the Frankfurt School of Finance and Management (LL.M.).
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Developers of the practical examples

CATELLA
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Catella creates living spaces: Catella Project
Management develops new neighbourhoods
with a long-term perspective. In doing so, the
Swedish company is implementing the concept
of the “15-minute city”, with a mix of commer-
cial and residential use, affordable housing for
all, a sustainable working environment and the
diversity that ensures the sustainable value of
the neighbourhood. New mobility concepts
make it possible to give people back the open
space in the city; the areas between the build-
ings have greenery and are made for people to
meet and linger. The neighbourhoods devel-
oped by Catella are located in central locations,
planned to be both car-friendly and car-poor,
and have an overall forward-looking design.

As one of Germany‘s leading residential de-
velopers, Instone Real Estate plans mixed-use
neighbourhoods, attractive apartment and
multi-family buildings as well as publicly subsi-
dized housing and renovates listed properties.
They also build the necessary social infrastruc-
ture in many neighbourhood projects. They
have been active as project developers of
residential real estate in Germany since 1991.
Their many years of experience make them a
reliable partner for the public sector, private
residential property purchasers and long-term
institutional residential property investors
such as pension and provident funds. The es-

Landmarken AG develops the future of cities.
They want to inspire and excite people by cre-
ating lively and identity-forming places that
make cities more attractive, liveable and fit for
the future. Landmarken AG executes sustain-
able office, mixed-use and special real estate
as well as entire neighbourhood developments
with a heterogeneous range of uses. In addi-
tion, they set standards: Many of their projects
in office and administration, laboratory and re-
search real estate, hotel projects, special and
historic preservation properties, and affordable
residential neighbourhoods have won awards.
With their experience in inner-city develop-
ment, they build creative urban building blocks.
In addition, their portfolio ranges from revital-
ization to new construction, from the sustain-

Previous projects include Living Circle in Dissel-
dorf, Living Lyon in Frankfurt and various com-
mercial projects such as the C&A headquarters
and Telekom’s largest service centre. The See-
stadt mg+ and Dussel-Terrassen neighbour-
hood developments are the two largest cer-
tified climate protection settlements in NRW.
In the Rhineland alone, around 4,000 new
homes are currently being built. Catella Pro-
ject Management is part of the Catella Group,
Stockholm, a leading real estate investment
and fund management specialist with offic-
es in 15 countries. The Group manages assets
of around 20 billion euros. Catella is listed on
Nasdaqg Stockholm in the Mid Cap segment.

tablishment of building rights is as much a part
of their expertise as the implementation of
demanding development projects. As a part-
ner to cities and municipalities, integrating so-
cial aspects in planning has a particularly high
priority. They also develop neighbourhoods
with new day-care centres and contribute to
the costs of new school buildings. Together
with their planners, architects and consult-
ants, they design and market residential pro-
jects, always keeping their customers’ wishes
in mind. More than 400 employees work for
Instone at nine locations nationwide.

(as of 30 September 2020).

able retail centre to the conversion of inner-city
department stores. In harmony with economy,
ecology and social issues, they assume respon-
sibility for an environment worth living in. By
treating natural resources with care, they de-
velop high-quality and sustainable projects.
Sustainability is part of their landmark spirit,
which they live as a team and communicate to
the outside world through their projects. They
are involved in the ICG Social Impact Invest-
ments working group because their projects
create social added value — not only for the
users of their projects but for all people in the
surrounding area or city. In them, investors find
a reliable partner and competent provider of
attractive, sustainable investment properties.
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Executive Summary

1. Executive Summary

«Impactis fundamentally about change»

(Kolbel, Heeb, Paetzold, & Busch, 2020, p. 555).

Impact investing is not a new economic concept (Chiappi-
ni, 2017). The term impact investing first appeared during
a Rockefeller Foundation event in 2007, where selected
investors sought to define a new approach to invest-
ing that could generate more than just financial returns
(Hochstadter & Scheck, 2015). Stakeholders in the finance
and real estate industry cannot be expected to act in a
purely altruistic manner, but the 2008 financial crisis also
revealed that the financial-economic system was in ur-
gent need of reform. It prompted economic and financial
models to be rethought to create a sustainable econom-
ic environment and restore the reputation of financial
firms (on an individual basis) and the financial system (as
a whole). These claims also generally shape the corpo-
rate social responsibility (CSR) of financial firms, socially
responsible investments, and philanthropic investments
(Chiappini, 2017). Opportunities to reimagine real estate
development and investment and connect them to local
needs and priorities have come to the fore globally (Urban
Land Institute, 2021); a sole focus on financial return is
also being increasingly questioned.

According to the Global Sustainable Investment Review
2018 by the Global Sustainable Investment Alliance
(GSIA), global sustainable investment assets (sustainable
investment) totalled $30.682 billion in 2018 ($22.838
billion in 2016) (GSIA, 2018). In 2020, global sustainable

investment assets already amounted to USD 35.301 bil-
lion (GSIA, 2020).

Global Standards

Sustainable investments are increasingly seen as an impor-
tant lever to achieve societal objectives, such as the Sus-
tainable Development Goals (SDGs) of the United Nations
(Agenda 2030) (Busch, Carroux, Heeb, Kobel, & Paetz-
hold, 2020; Kolbel et al., 2020). But it is not discernible
what the term encompasses and how impact on the real
economy is or can be achieved, and in particular how this
impact can be measured. Furthermore, there is current-
ly no single framework that has gained acceptance and
is used in objective setting, structuring, impact measure-
ment and reporting, and benchmarking. Stakeholders are
mostly guided by different tools and systems, which are
already recognized, but which make comparability and
thus data collection and benchmarking difficult.

We are still in the development phase of measuring so-
cial impact: Various stakeholders are currently develop-
ing measurement tools, and terminology and trying to
define industry standards. However, a uniform definition
of terms, uniform models for measurement, and compar-
able and transparent industry standards are still lacking.
The real estate industry faces a major, but feasible, chal-
lenge in this regard, which must bring all stakeholders to
the table to formulate an optimal solution for the real es-
tate industry as a whole.



Executive Summary

This commissioned research is intended to represent the
first step in this direction by defining the concept of social
impact investing and designing a model for analysing and
measuring social impact for the real estate industry, us-
ing real estate projects, properties and neighbourhoods
as examples.

Historical development

The investor initiative “UN Principles for Responsible In-
vestments” (PRI) came into being as early as 2006. The
term ESG was established by the PRI and defined by Ba-
Fin. In September 2015, “Transforming our world: the
2030 Agenda for Sustainable Development” (2030 Agen-
da) was adopted by the United Nations General Assembly.
Building on these milestones, the European Commission
established the “EU Action Plan: Financing Sustainable
Growth” (EU Action Plan) on 08 March 2018, with which
the financial industry must comply through different regu-
lations at different points in time. In addition to the EU Ac-
tion Plan, to implement the United Nations 2030 Agenda,
the European Green Deal for a Sustainable EU Economy
(EU Green Deal), with further requirements and strate-
gies, was presented on 11 December 2019. Correspond-
ing plans and regulations are also planned in relation to
the social challenges of society.

Since the UN Millennium Agreement 2000 and the subse-
quent goals, principles and action plans mentioned above,
a whole range of guidelines, frameworks and impact
measurement systems have been developed worldwide.
The most commonly used impact measurement systems
are the SDGs (73%), the IRIS Catalog of Metrics (46%),
the IRIS+ Core Metrics Sets (36%), and the Impact Man-
agement Project’s (IMP) Five Dimensions of Impact Con-
vention (32%) (Hand, Dithrich, Sunderji, & Nova, 2020).
According to Green Soluce and IEIF‘s (2021) study on ESG
trends in Europe, UN-PRI (43%), GRESB (48%) and INREV
Sustainability Reporting Guidelines (24%) are the most
commonly used frameworks for institutional investors
and fund managers (Green Soluce & IEIF, 2021). As part
of a uniform benchmarking process, various rating agen-
cies or certifications currently take ESG and sustainabili-
ty factors into account across all sectors. However, since
none of the tools has yet established itself as a market
standard, comparability and transparency in the market
are not yet given. A lack of data and the need for scientific
evidence, which has been lacking to date, make it corre-
spondingly difficult to draw general conclusions about the
financial returns and performance of impact investments.
Currently, there are already a large number of measure-

ment models and analysis grids in the area of ecology;
however, the area of social criteria has not yet come into
focus. Therefore, this commissioned research is intended
to provide an initial foundation for a measurement model
and analysis grid of social criteria in real estate.

Commissioned Research

This commissioned research builds on the ICG’s Guide to
Social Impact Investing (February 2021) and has the fol-
lowing objectives:

1. Development of an analysis grid as a basis for
assessing the social impact elements of real estate
projects/properties at different stages of their
development

2. Development of an exemplary model to measure
the social impact of real estate projects/properties
in different stages

3. Analysis and measurement of social impact
exemplified by three practical examples

The analysis grid developed as part of this commissioned
research is intended to enable all stakeholders in the real
estate industry to measure the social added value of their
projects and investments and to transparently demon-
strate, verify and thus face up to their social responsibility.
In addition to the financial return, the question arises to
what extent social and environmental return will also in-
fluence valuation in the future; the total value is supple-
mented by the social and environmental impact.

By working together and engaging all stakeholders, the
real estate industry can add significant value to respon-
sibly embrace social and environmental sustainability is-
sues and continue to make the world a liveable and lov-
able place for future generations.
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2. Objective of Commissioned Research

The objective of the commissioned research is to analyse
and measure social impact investing in the real estate sec-
tor. First, the commissioned research is concerned with
developing an analysis grid based on existing models as a
basis for evaluating social impact elements of real estate
projects/properties in different stages, and second, with
developing a model for measuring social impact. In this
commissioned research, the analysis and measurement
of social impact are developed and formulated based on
three practical examples. The study is based on the ICG’s
Best Practice Guide for the Real Estate Industry on Social
Impact Investing.

This commissioned research is intended to serve the pub-
lic sector, funds, developers as well as investors to be able
to measure and compare the social impact of their pro-
jects/investments. In this context, social impact is under-
stood as social responsibility with explicit consideration of
the social impact of real estate stakeholders on the devel-
oped and undeveloped environment. Stakeholders should
become aware of their social responsibility and be able
to analyse, measure and present the social-added value
of their projects/investments just like the financial-added
value.

The commissioned research is divided into two areas. Part
| includes the literature review and Part Il includes the
development of an exemplary analytical framework and
measurement model.

As part of the literature review, the term social impact in-
vesting is defined, followed by a presentation of current
international regulations and policies. Impact measure-
ment tools and frameworks are then presented and as-
sessed with respect to this commissioned research.

Based on this preliminary work, an exemplary analysis
grid will be created that makes social impact measurable.
A distinction is made here between neighbourhoods and
projects. Projects, in turn, are divided according to their
use (real estate use type). After illuminating the respective
impact fields/criteria of the neighbourhoods and proper-
ty types, key performance indicators (KPI) are assigned to
these impact fields/criteria, which are intended to make
the impact of the neighbourhood or project measurable
and comparable. The focus here is on social impact; nu-
merous measurement options and models already exist
for measuring ecological impact. However, since the so-
cial impact and the ecological impact are closely linked,
the ecological interface (e.g. for usable green spaces,
neighbourhood climate, etc.) is addressed.

The analysis grid is applied to three projects (one com-
pleted, one ongoing, and one planned) to establish a
baseline that allows the social impact of these projects
to be measured comparably. The three projects analysed
have different objectives: The main objective of the Living
Circle (Dusseldorf) and Schumanns Hohe (Bonn) projects
was, inter alia, a mixed neighbourhood, while the main
objective of the Moringa (Hamburg) project lies in linking
sustainability with (affordable) housing (see Chapter 8 of
this work).

In the conclusion, it is shown how the developed analysis
grid can help to identify and evaluate the impact levers
and to which points attention must be paid to achieve a
sustainable social impact in a project or neighbourhood.
The outlook highlights open questions, limitations, and
further areas of research.



PART I: Literature Review

The first part of this commissioned research defines the concept of
social impact investing. Furthermore, impact measurement frame-
works and tools will be presented and analysed considering their

real estate industry application.
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3. Frameworks and Impact Measurement

Income and wealth inequality are among the world’s
most pressing issues. The socioeconomic divide has in-
creased immensely in recent decades, continued to rise
rapidly after the outbreak of the global financial crisis,
and ultimately became only more apparent with the
COVID-19 pandemic. High and rising inequality harms
our society in many ways. Inequality can affect social co-
hesion and may lead to poorer health and well-being.
Therefore, one of the United Nations Sustainable De-
velopment Goals is also to reduce inequality (SDG 10).
Inequality can also weaken societal trust in institutions
and foster political and social instability. Lost trust can
lead to intolerance and discrimination, as seen in the
events that preceded recent movements like Black Lives
Matter and Stop Asian Hate. All economic stakeholders,
as well as policymakers, must therefore consider the
needs of future generations in light of the needs of cur-
rent generations when thinking about social value crea-
tion (Urban Land Institute, 2021).

Responsibility of the Real Estate

As curators of the Urban Environment, the real estate in-
dustry clearly has a large and responsible role. The real
estate industry according to a broad definition (plus ar-
chitects, planners, lenders, consultants and construction
companies) comprised a gross value added of approx. 619
billion euros in 2020, which corresponds to a share of 20%
of the total value added in Germany. The gross value added
of the real estate industry in Germany according to a nar-
row definition (brokerage, management, trading and leas-
ing) comprised a gross value added of €334 billion in 2020,
which represents 11% of the total value added (ZIA, 2021).
The long-term nature of real estate decisions related to de-
veloped space has an enormous and weighty impact on the
environment and, by extension, on people. The long-term
nature of these decisions makes social responsibility par-
ticularly important. Opportunities to reimagine real estate
development and investment and connect them to local
needs and priorities have come to the fore globally (Urban
Land Institute, 2021). To this end, the establishment of the
SDGs and the frameworks and objectives that have evolved
from them have provided the essential impetus and have
had a major impact.

The extension of the social impact to the social respon-
sibility of all real estate stakeholders is a key postulate of
this study.

Market Overview

The social impact investing market is still a young niche
market, especially in the German real estate context, and
for which little scientific evidence exists. Similarly, the
topic is of high and current relevance: More and more
large real estate companies are setting up social impact
funds and/or designing social impact investment neigh-
bourhoods/projects. The legal deadlines for implement-
ing social and environmental measures, e.g. under the EU
Green Deal or EU Action Plan (more information on this
in Chapter 3.2) serve as accelerators. External pressure,
both legal as well as social, is forcing companies to focus
on this issue.

Impact investments can pursue all kinds of social and
environmental objectives, but they are mostly oriented
towards the world‘s most pressing concerns for a sus-
tainable development process, following the 17 United
Nations Sustainable Development Goals (SDGs) (for more
information, see Chapter 3.2).

However, according to the concept award guidelines of
the “Hessian Ministry for the Environment, Climate Pro-
tection, Agriculture and Consumer Protection (2017)“
(see Chapter 4), urban planning, architectural, housing,
energy and economic criteria should also be included.
Implementation of sustainable and integrated urban de-
velopment, as called for in the Leipzig Charter of 2007,
could thus be ensured and implemented (Hessian Minis-
try for the Environment, Climate Protection, Agriculture
and Consumer Protection, 2017).

According to the Global Sustainable Investment Review
2018 by the Global Sustainable Investment Alliance (GSIA),
global sustainable investment assets (sustainable invest-
ment) totalled $30.682 billion in 2018 ($22.838 billion in
2016). From 2016 to 2018, sustainable investment assets
grew 34% globally. Sustainable investments now account
for a significant share of professionally managed assets in
every region, ranging from 18% to 63%. For example, sus-
tainable investment assets account for more than 50% of
total professionally managed assets in Canada, Australia,
and New Zealand, nearly half in Europe, 26% in the U.S.,
and 18% in Japan (GSIA, 2018).

At the beginning of 2020, global sustainable investments
in the five main markets (Europe, USA, Canada, Australia/
Asia and Japan), reached USD 35.301 billion, representing
an increase of 15% in the last two years (2018-2020) and
55% in the last four years (2016-2020) (GSIA, 2020).
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This positive trend is reflected in the Global Impact In-
vesting Network’s (GIIN) Investor Survey 2020, which
surveyed 294 of the leading impact investors from 46
countries who collectively manage $404 billion in impact
investing assets: 69% of respondents viewed the impact
investing market as growing steadily; in 2011, by contrast,
75% of participants viewed the market as in its early stag-
es (Hand et al., 2020).

The impact of sustainable investments can currently still
be described as moderate; this is mainly because many in-
vestors and financial service providers equate impact with
ESG (Environmental Social Governance (ESG)). But taking
ESG criteria into account does not automatically create an
impact (Busch et al., 2021; Busch, Carroux, Heeb, Kdbel,
& Paetzhold, 2020).

Sustainable investments are increasingly seen as an im-
portant lever for achieving societal objectives, such as
the United Nations (UN) Sustainable Development Goals
(SDGs) (Busch et al., 2020; Kolbel et al., 2020). But it is not
discernible what the term encompasses and how impact
on the real economy is or can be achieved.

We are still in the development phase of measuring so-
cial impact: Various stakeholders are currently developing
measurement tools, and terminology and trying to define
industry standards. There is currently no single frame-
work in place at the time this study was written that is
used in objective setting, structuring, impact measure-
ment and reporting. Stakeholders are mostly guided by
different tools and systems, which are already recognized,
but the lack of uniform definitions of terms and the lack
of uniform models for measurement make comparability
and thus data collection and comparable and transparent
industry standards difficult.
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3.1 Social Impact Investing

«Ilmpact is fundamentally about change»

(Kolbel et al., 2020, p. 555). Impact is defined as a change in
a specific social or environmental parameter caused by an
activity. Impact is further defined in terms of three defining
characteristics (Kolbel et al., 2020):

1. Change compared to the actual state

2. Reference to a clearly defined parameter

3. Implication of causality

A distinction must also be made here between investor
impact (changes caused by investor activity in company
impact) and company impact (change caused by a compa-
ny‘s activity in specific social and environmental parame-
ters). Investors usually have no, or only a limited, impact
on social or environmental parameters. However, inves-
tors influence companies, which in turn influence relevant
social and environmental parameters (Busch et al., 2020;
Kolbel et al., 2020). Changes in companies by investors
can be achieved through three primary mechanisms of
action (Busch et al., 2020; Kélbel et al., 2020):

The company itself only has an impact if it generates social
outcomes that would not otherwise have occurred. It must
provide what is known as additionality. It must increase the
quantity or quality of the company‘s social outcomes be-
yond what would have occurred in the alternative (Brest &
Born, 2013).

Regarding the financial dimension, the return of invested
capital seems to be a minimum requirement for impact in-
vestment (Freireich & Fulton, 2009; Hochstadter & Scheck,
2015). Freireich and Fulton (2009) divide the impact in-
vestment investor group into “impact-first investors” who
primarily maximize the impact of their investment and
accordingly forgo potential returns, while “finance-first in-
vestors” seek primarily to meet their minimum return re-
quirements or deliberately seek investments that deliver
above-average returns.

Sustainable investments are an investment approach in
which environmental, social, and governance factors, com-
bined with financial considerations, guide the selection
and management of investments (GSIA, 2018). According
to GSIA (2018), sustainable investments comprise the fol-
lowing seven activities and strategies:

1. Shareholder engagement
2. Capital allocation

3. Indirect impact mechanisms such as stigmatization
(public questioning of a company’s legitimacy),
endorsement (public support of a company), bench-
marking (measuring companies by rating agencies or
indices), and demonstration (encouraging other in-
vestors to follow suit)

1. Negative/exclusive screening

N

. Positive/best-in-class screening

. Standards-based screening

A W

. ESG integration
5. Sustainability-oriented investing
6. Impact/community investing

7. Corporate engagement and shareholder activism

Investor impact Company impact
Mechanisms . > World
ActiVity Engagement ACﬁVity Change in
investor Capital allocation company relevant para-
Indirect meters
mechanisms of
action —

Impact mechanisms of sustainable investments (from Busch et al. (2020, p. 25))
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As in 2016, the largest sustainable investment strategy
globally is negative/exclusive screening ($19.8 billion),
followed by ESG integration ($17.5 billion) and corporate
engagement/shareholder action ($9.8 billion). Negative
screening (i.e., excluding companies that do not operate
in line with sustainable values) remains the most com-
mon strategy in Europe. ESG integration is most common
in the U.S., Canada, Australia/New Zealand, and corpo-
rate engagement and shareholder activism is the dom-
inant strategy in Japan. Standards-based screening has
lost ground in Europe since 2016, as significantly fewer
assets are managed according to this strategy. Despite
modest growth in Canada and faster growth in Japan in
assets managed under standards-based screening, the
total global volume of these assets declined from 2016
to 2018 (GSIA, 2018).

The term impact investing first appeared during a Rocke-
feller Foundation event in 2007, where selected inves-
tors sought to define a new approach to investing that
could generate more than just financial returns (Hoch-
stadter & Scheck, 2015). Impact investing represents a
small segment of sustainable investments, according to
GSIA (2018).

Impact investments are investments made to generate
positive, measurable social and environmental impacts
in addition to a financial return. Thus, the impact of im-

pact investments is not a consequence of investment
— an externality (positive or negative) — but represents
the purpose of this type of investment (Chiappini, 2017).
Impact investments can be made in both emerging and
developed markets and target a range of returns from
below-market to market rates depending on the inves-
tors’ strategic objectives.

The growing impact investment market provides capital
to address the world‘s most pressing challenges in sec-
tors such as sustainable agriculture, renewable energy,
conservation, microfinance, and affordable and accessi-
ble basic services such as housing, health, and education
(GIIN, 2021b). Impact investing includes community in-
vesting, where capital is targeted to traditionally under-
served individuals, or communities, or financing is pro-
vided to companies with a clear social or environmental
purpose (GSIA, 2018). Impact investments also relate
to either environmental objectives (environmental or
green impact investing), social objectives (social impact
investing), or a combination of both (INREV, 2020). The
implementation of the aforementioned social and eco-
logical objectives is part of the social responsibility that
we must all bear; especially considering the long-term
nature of real estate developments. Thus, impact invest-
ing is a task and duty incumbent on the real estate in-
dustry.

ENVIRONMENTAL AND SOCIAL AMBITION

MAINSTREAM INVESTMENT

Investment Criteria is on Financial Returns

TRADITIONAL

ESG
SCREENING

ESG

Financial Focus
only

As part of
Investment
Selection

IMPACT INVESTMENT
Investment Criteria is both on Financial Return
and Impact. Intentionality and Additionality
are required

¢

ENVIRONMENTAL IMPACT
Greening Strategies

SOCIAL IMPACT

e.g. Affordable Housing, Invetments
in Schools, Social/care housing,
Healthcare Units
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Investment spectrum (from INREV (2020, p. 8))
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The narrow sense includes impact-first and finance-first,
while the broad sense still includes socially responsible
investments and ESG investments. Impact investing in the
broad sense comprises approximately 6.5 billion euros
in market volume, while impact investing in the narrow
sense comprises approximately 2.9 billion euros in Ger-
many (Then & Schmidt, 2020).

The market volume in Germany depends on the under-
standing and selectivity of the term “impact investing®
Four investment strategies are distinguished (consistent
with the OECD capital spectrum distinction from the 2015
Impact Investing reports):

AUM \mpact 18,14 Mrq,

First) 6,46 Mrq,

act-
o F (st \mP

£SG 3,25 Mrq,

SRI 344 Mig,

a“‘e'F“St 2,80 my,,

Narrow sense B Foundations For each investment strategy, the colours of
(impact-first & finance-first) Family offices the ring segments indicatg, to scale, the port-
Broad sense (ESG & SRI M Individual investor fol|'o shares .Of .the respectjve |nvestor groups
) or intermediaries. Accordingly, each investor
B Intermediate group has its own focal points within the port-
B Fund manager folio mix. The size of the circles, on the other
W Asset manager hand, is not to be taken to scale.
B Banks
B Other

Onion-skin model of impact investing in Germany by investment strategies and investor groups (taken from Then and Schmidt (2020, p. 16))
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Social demand/beneficiary

Demand

Social target areas

Organization of delivery

Investor intent

Core social areas such as age,
disability, health, children and
families, public order and safety,
(affordable) housing, unemployment
or education and training

Mandatory reporting, external
certification or labelling, or statutory
requirements

Statutory restrictions or restrictions
with a reporting obligation

Beneficiary context

Measurability of social impact

Expected return

Population at risk according to
socio-demographics, location,
or income

Formal evaluation
(evaluated or not)

Return on capital or profit equal to
or lower than the risk-adjusted
market return

Goods/service

Neither fully public nor fully private

Social impact investing characteristics, attributes, and suitability (adapted from OECD (2015))

Different approaches and guidelines exist to classify social
impact investing and create frameworks. The character-
istics and attributes of social impact investing as defined
by the OECD serve as a recognized guideline. According
to the OECD, a transaction can only be considered social
impact investing if it meets the specified eligibility thresh-
olds for each of the seven characteristics (see figure Social
Impact Investing Characteristics, Attributes and Suitability
(adapted from OECD (2015)). However, this approach al-
lows for the definition to include variations in the bound-
aries of social impact investing to accommodate different
purposes (OECD, 2015). Depending on the context, some
characteristics are more relevant than others, particularly
social objectives/areas and financial return, both in defini-
tion and in their relationship to each other.

Views on areas to include in social impact investing may
vary depending on the different perspectives held by the
stakeholders involved in each transaction. The prevailing
view in the literature is that impact investing is not limit-
ed to specific demographics, geographies, impact targets,
sectors, asset classes, or financial instruments (Best &
Harji, 2013). Although impact investment interventions

often target underserved populations, impact investing
may well benefit a broader population in terms of social
responsibility (Evenett & Richter, 2011; Harji & Jackson,
2012). A range of impact objectives can be pursued that
are either closely linked to a specific sector or can be
achieved across a range of sectors (Hochstadter & Scheck,
2015).

For example, the Social Impact Investment Taskforce Fo-
rum (SIITF), established by the G8 under the UK’s Pres-
idency, which in its first year included only developed
countries, focused on social issues, while organizations
working in developing countries may take a broader view.
The Global Impact Investing Network (GIIN), on the oth-
er hand, is a global network that seeks to attract main-
stream investors to social impact investing. As such, they
tend to categorize target areas in line with more tradi-
tional investment sectors. The figure below shows a com-
parison between the social sectors that SIITF focuses on
and the sectors that the GIIN outlines for global investors
and intermediaries. Surprisingly, only three areas overlap
(health, affordable housing, and education), illustrating
how perspectives can differ (OECD, 2015).
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Social needs and investment areas (based on OECD (2015, p. 62))

3.2 Sustainability — International regulations and

measures

Companies are not only made aware of their social re-  The following figure shows an overview of national and
sponsibility concerning the consequences of the social  international catalysts, regulations and measures:

and ecological effects of their actions and decisions

through media attention but they are also given corre-

sponding obligations by the state through publications,

regulations and laws.

18th century Since 1968 1987 o Cjzgince )
Carl von Carlowitz Club of Rome Brundtland Report
Agenda 21
v
2006
First UN C]|._99'_1; ch 1997 2000 UN Principles for
irs imate Change » Kyoto Protocol UN Millennium Summit Responsible Investment
Conference in Berlin
v
2015 2021
UN Sustainable — 2918 — Ul —> Draft reports EU Social
EU Action Plan EU Green Deal
Development Goals Taxonomy

National and international triggers, regulations and measures (own presentation EBS REMI 2021)
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In particular, the UN Millennium Declaration in 2000 was
the first time that concrete objectives with a deadline
were formulated and set on the global level. These Mil-
lennium Development Goals provide the basis for the SDG
(“Sustainable Development Goals“), from 2015.

In the following Chapter, the most important internation-
al regulations and measures that constitute the frame-
work for impact investing and also lay the foundations for
social impact investments are briefly explained. The focus
is on EU regulations and ordinances.

3.2.1 UN Millennium Declaration 2000

In September 2000, world leaders from 189 countries
gathered at United Nations headquarters in New York to
adopt the United Nations Millennium Declaration, com-
mitted to a new global partnership to fight extreme pov-
erty and set a series of time-bound targets — with a dead-
line of 2015 — that have become known as the Millennium
Development Goals (United Nations, 2000).

The eight Millennium Development Goals (MDGs) include
the following targets (United Nations, 2015a), with goal
no. 7 noting the foundation and requirement of global en-
vironmental sustainability:

1. Eradication of extreme poverty and hunger

2. Primary education for all children

3. Gender equality and empowerment of women
4. Reduction in infant mortality

5. Improving maternal health

6. Combating HIV/AIDS, malaria and other diseases
7

. Ensuring environmental sustainability

8. Global partnership for development

The UN Millennium Declaration represents the global
start signal for considering environmental and social ob-
jectives and led to the first frameworks, principles, regula-
tions and laws being implemented.
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3.2.2 UN Principles for Responsible Investment (PRI)

As part of the implementation of the MDGs, the UN Prin-
ciples for Responsible Investments (PRI) investor initiative
was established back in 2006. Six principles were defined

in this investor initiative:

1. Inclusion of ESG issues in analysis and decision-
making processes in the investment sector

2. Be an active shareholder and consider ESG issues
in investment policy and practice

3. Encourage companies being invested in to maintain
appropriate disclosure regarding ESG issues

4. Promote acceptance and implementation of the
principles within the investment industry

5. Working together to increase effectiveness in

implementing the principles

6. Report on the activities and progress of the
principles’ implementation (PRI, 2019)

Through the PRI, the term ESG was introduced (PRI, 2019).
In response, the German Federal Financial Supervisory
Authority (BaFin) has listed a definition of the individual

ESG categories (BaFin, 2019):

Environmental

Social

Governance/

e Climate protection
e Adaptation to climate change
e Biodiversity protection

e Sustainable use and protection of
water and marine resources

e Transition to a circular economy,
waste prevention and recycling

¢ Avoidance and reduction of
e Pollution
¢ Protection of healthy ecosystems

e Sustainable land use

e Compliance with recognized labour
standards (no child labour,
no forced labour, no discrimination)

e Compliance with occupational
safety and health protection

e Appropriate remuneration, fair
conditions in the workplace,
diversity, and training and
development opportunities

* Freedom of assembly and to form
trade unions

e Ensuring sufficient product safety,
including health protection

e Equal requirements for companies
in the supply chain

¢ Inclusive projects or consideration
of community and social minority
concerns

corporate governance

¢ Tax honesty
e Measures to prevent corruption

e Sustainability management by
the Executive Board

e Executive Board compensation
dependent on sustainability

e Enabling whistleblowing
e Ensuring employee rights
e Ensuring data protection

e Disclosure of information

Sample definitions ESG (own presentation based on BaFin (2019))
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3.2.3 Sustainable Development Goals: Agenda 2030

In 2015, at the UN Summit in Paris, the eight MDGs of the
Millennium Declaration were revised and supplemented
by global Sustainable Development Goals (SDGs). On 25
September 2015, “Transforming our world: the 2030
Agenda for Sustainable Development” (2030 Agenda) was
adopted by the United Nations (“UN“) General Assembly.
The 2030 Agenda comprises 17 Sustainable Development
Goals (“SDGs”), which have been broken down into 169

sub-objectives. These expanded targets are scheduled to
be achieved by 2030 (United Nations, 2015b).

These objectives are intended to serve as a common
language and normative framework for determining and
classifying overarching impact objectives worldwide. The
real estate and financial sectors play a key role in achiev-
ing the objectives.
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The 17 Sustainable Development Goals of the 2030 Agenda (taken from the Federal Government (2021))

RICS assigns the following SDGs to the real estate industry

(RICS, 2021)
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3.2.4 EU Action Plan

Building on these global milestones (UN Millennium
Declaration & UN Paris Agreement), the European Com-
mission established the “EU Action Plan: Financing Sus-
tainable Growth” (EU Action Plan) on 08 March 2018,
with which the financial industry must comply through
different regulations at different points in time. The real
estate sector has not yet been explicitly compiled.

Sustainable finance takes environmental and social con-
siderations into account when making investment de-
cisions. Environmental considerations relate to climate
change adaptation and mitigation, while social consid-
erations touch on issues related to inequality, parti-
cipation, employment, and investment in people and
communities (European Commission, 2018). Companies
have the task and duty to consider social and environ-
mental impacts. This is now also underpinned by cor-
responding regulations to ensure they fulfil their social
responsibility towards people and the environment.

The EU Action Plan addresses the financial sector and
has defined three targets based on the 2030 Agenda and
the adoption of the Paris Climate Change Agreement
(European Commission, 2018):

1. Redirecting capital flows to
sustainable investments to achieve

sustainable and inclusive growth

m climate change, resource scarcity,

environmental degradation, and social

3. Promoting financial and economic

activity in terms of transparency and

long-termism.

By taking environmental and social objectives into ac-
count, the aim is to limit the financial impact of environ-
mental and social risks. To implement these EU Action
Plan objectives, ten individual measures were defined
(European Commission, 2018):

1. Introduction of an EU classification system for
sustainable activities

2. Standards and labels for environmentally friendly
financial products

3. Promotion of investments in sustainable projects

4. Consideration of sustainability in financial
consulting

5. Development of sustainability benchmarks

6. Better consideration of sustainability in ratings
and market analyses

7. Clarification of the obligations of institutional
investors and asset managers

8. Consideration of sustainability in supervisory
regulations

9. Strengthening the rules on the disclosure of
sustainability information and accounting

10. Promoting sustainable corporate governance and
reducing short-term thinking on the capital markets

A primary objective of the Action Plan was to develop an
EU taxonomy to collect comparable information on sustain-
able investments through common definitions (European
Commission, 2018).

The Taxonomy Regulation (Regulation (EU) 2020/852) of
the European Parliament and of the Council of 18 June 2020
on the establishment of a framework to facilitate
sustainable investments and amending Regulation
(EU) 2019/2088 defines criteria for determining, the extent
to which an economic activity qualifies as environmental-
ly sustainable (a corresponding regulation regarding social
the criteria is planned; initial drafts were submitted in sum-
mer 2021 and are expected to be revised by autumn 2021).
However, classification as an environmentally sustainable
business activity is only possible if this activity is carried out
in accordance with the OECD Guidelines for Multinational
Enterprises and the United Nations Guiding Principles on
Business and Human Rights, including the Declaration on
Fundamental Principles and Rights at Work by the Interna-
tional Labor Organization (ILO), the eight ILO core labour
standards as well as the International Bill of Human Rights
(“minimum protection”). The aim here is to be able to show
an investment’s degree of environmental sustainability.
The criteria for environmental sustainability (Art. 3 a) to d)
Taxonomy Regulation, refer primarily to the fact that de-
fined environmental targets (Art. 9 Taxonomy Regulation)
must be met.
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In addition, the environmental objectives should not sig-
nificantly impair each other (Art. 17 Taxonomy Regulation)
and ensure that the minimum level of protection (Art. 18
Taxonomy Regulation) is implemented (Taxonomy Regula-
tion, 2020). The Taxonomy Regulation defines 6 environ-
mental objectives according to Art. 9 a) to f) (Taxonomy
Regulation, 2020):

1. Climate protection
2. Adaptation to climate change

3. The sustainable use and protection of
water and marine resources

4. The transition to a circular economy

5. Avoidance and reduction of environmental
pollution

6. The protection and restoration of biodiversity and
ecosystems

The EU Technical Expert Group on Sustainable Finance
(TEG) was created to develop, among other things, techni-

3.2.5 EU Green Deal

In addition to the EU Action Plan, with further require-
ments and strategies to implement the United Nations
2030 Agenda, the European Green Deal for a Sustaina-
ble EU Economy (EU Green Deal) was presented on 11
December 2019. To lead the EU to a fair and prosperous
society, with a modern, resource-efficient and compet-
itive economy, no more net greenhouse gas emissions
should be released after 2050 and economic growth
should be decoupled from resource use. Furthermore,
protecting, preserving and enhancing the EU‘s natural
capital and protecting people‘s health and well-being
from environmental risks and impacts is an objective of
the EU Green Deal (European Commission, 2019). The
EU Green Deal sets concrete targets that were set by the
aforementioned frameworks (e.g. the MDGs and SDGs)
and regulations. By setting concrete targets and linking
them to data, impact investing is to be implemented (on
a mandatory basis); companies are thus held accounta-
ble to society.

The EU Green Deal includes the following targets (Euro-
pean Commission, 2019):

cal evaluation criteria for the environmental targets. The
report, including an annex, examines seven economic
sectors and develops criteria. Buildings form a separate
sector of the seven economic sectors (EU Technical Ex-
pert Group on Sustainable Finance, 2020a, 2020b).

The increasing importance of impact investing, mainly
driven by EU initiatives in Europe, can also be deduced
from the Global Sustainable Investment Review 2018
and 2020 figures (GSIA, 2018, 2020): At the beginning of
2020, global sustainable investments reached USD 35.3
billion across the five major markets, representing a 15%
increase over the last two years (2018-2020). Europe re-
ported a 13% decline in sustainable investment growth
from 2018 (USD 12.3 billion) to 2020 (USD 10.7 billion),
but this was due to a change in measurement methodol-
ogy from which the European data for this year’s report
was derived (unfortunately, a comparison to the previ-
ous measurement methodology is not available due to
the complexity of regulatory changes within Europe dur-
ing the comparison periods).

1. Ambitious EU climate protection targets for 2030
and 2050

2. Supply of clean, affordable and safe energy
3. Mobilizing industry for a clean and circular economy

4. Energy- and resource-saving construction and
renovation

5. Faster transition to sustainable and intelligent
mobility

6. A fair, healthy and environmentally friendly food
system

7. Preserve and restore the ecosystem and biodiversity

8. Zero-pollutant target for a pollution-free
environment

The following objectives of the EU Green Deal concern the
real estate sector:

The objective of “providing clean, affordable, and secure
energy” also includes mitigating the risk of energy poverty,
which affects households that cannot afford essential en-
ergy services due to securing the minimum standard of liv-
ing (European Commission, 2019). An intersection of social
and environmental issues is evident here in particular.

Under the objective of “Mobilizing Industry for a Clean and
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Circular Economy,” the Circular Economy Action Plan will be
drafted, which will focus on measures for resource-inten-
sive sectors such as the construction industry.

The “Energy and Resource Efficient Construction and Reno-
vation” objective will seek to reduce the energy consump-
tion of buildings (currently 40% of energy consumption)
through energy performance legislation, while also seek-
ing to improve the current renovation rate of 0.4% to 1.2%
through initiatives (European Commission, 2019).

3.2.6 EU Social Taxonomy

The EU Action Plan (Chapter 3.2.4) focused on developing
the EU taxonomy in order to be able to transparently col-
lect reliable and comparable information on sustainable
investments using uniform definitions. First, the taxono-
my is addressed in terms of climate change mitigation and
later extended to aspects of social sustainability (Europe-
an Commission, 2018). To date, the respective key topics
are recorded in the following ordinances:

e Taxonomy Ordinance dated 18 June 2020,
¢ Disclosure Ordinance dated 27 November 2019 and

e Benchmark Ordinance dated 27 November 2019.

In July 2021, Subgroup 4 submitted a draft report regard-
ing the EU Social Taxonomy. This draft report is an impor-
tant step in the deliverables to be provided by the Plat-
form to advise the Commission on possible extensions of
the taxonomy framework beyond environmentally sus-
tainable activities to include social objectives and activi-

The objectives related to the circular economy and the en-
ergy- and resource-saving construction and renovation also
have social components, such as the positive influence of
(diverse, sustainable) building structures on the quality of
stay and diversity of use of a real estate project/property.

ties that significantly harm environmental sustainability,
as well as those that do not have a significant impact on
sustainability.

The Platform‘s recommendations in this regard will feed
into a Commission report describing the provisions that
would be needed to extend the scope of the Taxonomy
Regulation, to be adopted by the end of 2021 in accord-
ance with Article 26 (2a and 2b) of the Taxonomy Regula-
tion (European Commission, 2021).

After presenting the existing and planned regulations and
measures and their influence on the topic of social impact
investment, the following section will now present the
existing and most commonly used impact measurement
tools and analyse them with regard to their applicability
for measuring social impact in the real estate sector.
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3.3 Impact Measurement Tools and Frameworks

To approach the topic of impact measurement, it is first
necessary and helpful to deal with the following terms.
The impact logic is the relationship between the planned
impact objective and the resources/services used; the
impact logic can be depicted as an impact staircase with
three levels:

Outputs (the services/products or their use by their rel-
evant target groups can be described as outputs), out-
comes (outcomes are achieved when the outputs open
up new skills and opportunities for the target group and
lead to changed perspectives and behaviours), and impact
(ideally, outcomes ensure lasting positive change at the
societal level, which are defined as impact) (ICG, 2021).
Outputs are measurable and can be directly attributed
to social impact, while outcomes are anticipated after
the output but are rarely measurable and attributable
to social impact (PGIM, 2020). The objective of this com-
missioned research is to measure social impact. This is in-
tended to demonstrate the possibilities of assuming social
and societal responsibility in the real estate sector and its
measurability/impact.

The complexity of the processes and the lack of norma-
tive frameworks are seen as the main challenges for a sys-
tematic and explicit consideration of ESG factors in asset

valuation. In Germany, there is a strong emphasis on the
lack of consistency between EU regulations and national
regulations (Green Soluce & IEIF, 2021).

Currently, there are various international guidelines and
standards, as well as certifications, which are intended
to ensure the orientation and comparability of impact in-
vesting. This shows a strong awareness in the market: In
a 2020 GIIN Investor Survey, 59% see some progress and
39% see significant progress in refining impact measure-
ment management practices; 65% of respondents see
some progress and 29% see significant progress in terms
of a shared understanding of how to define the impact
investing market segment.

In the first edition of the GIIN Investor Survey in 2010, 85%
of respondents used their own proprietary impact meas-
urement systems. A decade later, 89% use external sys-
tems, tools, and frameworks to measure impact investing.
The most commonly used impact measurement systems
are the SDGs (73%), the IRIS Catalog of Metrics (46%), the
IRIS+ Core Metrics Sets (36%), and the five dimensions of
the Impact Management Project (IMP) impact convention
(32%) (Hand et al., 2020).

n = 294; respondents could select multiple answer options for each purpose.
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Use of tools, frameworks, and systems, by purpose (taken from Hand et al. (2020, p. 18))
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Most commonly used frameworks and reporting schemes (taken from Green Soluce and IEIF (2021, p. 16))

According to the study by Green Soluce and Institut de
I‘Epargne Immobiliére et Fonciére (IEIF) on ESG trends in
Europe, GRESB (48%), UN-PRI (43%), and INREV Sustaina-
bility Reporting Guidelines (24%) are the most common-
ly used frameworks for institutional investors and fund
managers. TCFD (Task Force on Climate-Related Financial
Disclosures) and GRI are used as reporting standards by
28% and 30% of respondents, respectively. They serve
the reporting needs of all participants, whether they are
institutional investors, fund managers or real estate com-

panies. Although the United Nations Sustainable Develop-
ment Goals framework was not mentioned in the “Other”
category, more than 55% of respondents reported eval-
uating their impact against these goals (Green Soluce &
IEIF, 2021).

The next step is to compare the most common impact
measurement tools and frameworks in the field of impact
investing, which are briefly explained in the following
Chapter:

Operating Impact
Principles for P TONIIC
Management
Impact Framework
Framework
Management

INREV Impact

Investing GRI

GRESB

Measurement

IRIS Database

TONIIC Framework

ECORE

Certificates

DGNB BREEAM

HQE

Green Start CASBEE WELL

BREEAM

star

HOE

GBC FRANCE

WELL

Overview of the most common frameworks, impact measurement tools and certificates (own representation EBS REMI 2021)
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3.3.1 Operating Principles for Impact Management

A reference framework of operating principles (Operat-
ing Principles for Impact Management) for impact-based
investment processes was created by the International
Finance Corporation (IFC) in April 2019 (IFC, 2019b).

The principles of impact management invoke, first, the
core elements of a reliable impact management system
and, second, transparency regarding the signatory‘s com-
pliance with the principles. These principles encompass
the entire process and are divided into five elements,
which in turn are based on nine principles (IFC, 2019a).

The Operating Principles for Impact Management can
serve as overarching standards in managing an im-
pact-oriented investment process. These principles are a
broad way to support tailored approaches to hold fund

managers accountable for impact investing. However,
the principles are only designed for application by fund
managers and therefore cannot be extended to all stake-
holders in the (real estate) economy. Furthermore, these
principles merely represent a framework for action that
must be filled out by individual (social and/or ecological)
measures, which, however, are not further defined with-
in the framework of these principles. There is therefore
some room for interpretation and potential for what is
known as impact washing. Impact washing in this respect
involves using the term “impact” as a marketing tool to
attract capital or enhance its reputation without actually
focusing on material solutions to environmental and so-
cial challenges.

3.3.2 Impact Management Framework

The Impact Management Project (IMP) provides a forum
to build global consensus on measuring, managing and
reporting sustainability impacts. It is relevant for com-
panies and investors who want to manage ESG risks as
well as those who also want to contribute positively to
global objectives. The Impact Management Project (IMP)
has worked with over 2,000 investors and companies to
develop “impact classes” that group investments with
similar impact characteristics based on their impact per-
formance data (or, in the case of new investments, their
impact targets). In short, an impact class combines the
impact of an investment‘s underlying asset(s) with the in-
vestor’s contribution to that impact (IMP, 2018).

Impact asset classes were developed to help investors de-
scribe the impact performance (or, if a new product, the
impact objectives) of an investment or portfolio of invest-
ments (IMP, 2018).

3.3.3 IRIS Database

Regarding sectoral standardization of instruments, the
GIIN has developed a catalogue that allows market stake-
holders to select environmental and/or social impact in-
dicators organized by sectors such as education, health,
and access to finance. The catalogue is called the Impact
Reporting Investment Standard (IRIS) and its mission is
to support transparency, credibility, and accountability in
impact measurement across the impact investing indus-

With its classifications, impact dimensions and impact
asset classes, the IMP provides an overarching method-
ological framework to understand, capture and manage
impacts. Similar to the Operating Principles for Impact
Management, the Impact Management Framework is a
broad-based way to support tailored approaches that in-
vestors and companies can use to understand, capture,
and manage the impact of impact investing. However,
these principles encourage the various stakeholders to
enter into an exchange with each other. The fact that in-
dividual (social and/or environmental) measures have to
be filled in, but have not been further defined within the
framework of the principles, results in some room for in-
terpretation and the potential for impact washing.

We will also apply the IMP methodology with its classifica-
tions, impact dimensions, and impact asset classes to our
analysis grid and measurement model below.

try. Both the description of the metrics and their calcula-
tions are disclosed. In 2019, the GIIN released the IRIS+
system. IRIS+ offers a widely accepted impact accounting
system, combining the most widely used impact invest-
ment metrics with research, evidence, and practical im-
plementation guidance. The IRIS Catalog of Metrics is a
component of the IRIS+ system (GIIN, 2021a; McCarthy,
Emme, & Glasgo, 2019).
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The IRIS database offers parameters for a wide range of
industries and sectors that are designed to make impact
investing measurable. These are already very extensive,
but could certainly be supplemented, especially with
regard to the intercorrelation of the various industries
and sectors. Furthermore, the real estate sector should
be further subdivided, especially concerning the differ-
ent types of real estate use. The current parameters are
mainly related to the residential sector and, in order to

3.3.4 TONIIC Framework

TONIIC is a global community of asset owners seeking a
greater net positive impact on the planet and its inhabit-
ants across the capital spectrum. Members include some
500 high-net-worth individuals, family offices and founda-
tions that extend their influence across the spectrum of
capital and personal resources in more than 25 countries
around the world. TONIIC envisions a world where all in-
vestments honour the planet and its inhabitants, and is
therefore working to expand and improve the impact in-
vesting ecosystem (TONIIC, 2019b).

According to Toniic, there are two dimensions to impact
investing:

(1) that the underlying businesses invested in contribut-
ing to solutions to major world problems, and (2) that the
investor’s intent for positive change is expressed through
or with the investment. This is evident in the IMP impact
class matrix supplemented by Toniic (TONIIC, 2019a).

To align Toniic’s efforts with the industry and report data
that is comparable across the impact investing ecosystem,
Toniic mapped the impact topics of interest to its mem-
bers, to the Sustainable Development Goals and the SDGs
to a selection of impact metrics from IRIS Catalog 4.0i
(Toniic, 2019b). In 2016, the TONIIC SDG Impact Topics
Matrix was created, mapping 60 topics to the SDGs and
their subgoals (TONIIC, 2019a). The objective is to enable
impact investors to align their investments with the SDGs
and thereby find greater alignment and synergy in global
investment opportunities (TONIIC, 2019b).

provide a comprehensive representation of the real es-
tate industry, should also include other real estate uses,
such as commercial real estate. Specifically, certain af-
fordable housing measurement parameters, such as
PD5833 (Percentage Affordable Housing) or PI1748 (Cli-
ent Savings Premium), are used in this commissioned re-
search for the measurement model to be developed (see
also Chapter 6.2.1).

TONIIC extends the Impact Management Framework
model and provides a broad-based pathway to support
customized approaches with which investors and compa-
nies can understand, capture, and manage the impact of
impact investing.

Similar to the Operating Principles for Impact Manage-
ment and the Impact Management Framework, there is
some room for interpretation regarding the definitions of
social and environmental measures, as a uniform defini-
tion is not deposited. This creates a potential for what is
known as impact washing. Underpinning the SDGs with
the impact metrics from the IRIS Catalog 4.0 provides
guidance on the measurability of the SDGs; however, this
should be further refined by sector and industry. Assign-
ment to an industry such as real estate would help to
more quickly and efficiently find the appropriate metrics
and underlying SDGs for the real estate project/property
and make them comparably measurable.

Within the scope of this commissioned research, the re-
lationship between IRIS and TONIIC is particularly evident
by linking the parameters used in the affordable hous-
ing measurement model (see also Chapter 6.2.1 “Urban
Mix“): PD5833 (Percentage Affordable Housing) is attrib-
utable to SDG 1 and 11, while PI1748 (Client Savings Pre-
mium) is attributable to SDG 1. This in turn provides the
direct link to the SDGs and MDGs under the measurement
model to be developed, which forms the basis for sustain-
able investing.
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3.3.5 Global Real Estate Sustainability Benchmark (GRESB)

The GRESB (Global Real Estate Sustainability Benchmark)
is a private, for-profit environmental labelling organiza-
tion. It was founded in 2009 and is specifically dedicated
to the real estate investment sector. It is the international
benchmark for ESG performance of “real” assets and its
main target group is real estate investors (Green Soluce
& IEIF, 2021). The methodology is consistent across differ-
ent regions, investment vehicles and property types, and
is aligned with international reporting frameworks such
as TCFD, GRI and PRI. The GRESB Real Estate Assessment
provides investors with information and tools to monitor
and manage the ESG risks and opportunities of their in-
vestments and to prepare for increasingly stringent ESG
obligations. This assessment provides reporting entities
with comparative business information on where they
stand relative to their peers, a roadmap of actions they
can take to improve their ESG performance, and a com-
munication platform to engage with investors (GRESB,
2021).

The GRESB Real Estate Benchmark consists of participants
completing both the management and performance com-
ponents, and the GRESB Development Benchmark evalu-
ates the management and development areas. However,
if the company has both ongoing capital expenditures and
development projects, and is engaged in both building op-
erator and development activities, participation in both
benchmarks is strongly recommended. As a result, partic-
ipants receive two GRESB assessments, two benchmark

reports, two peer groups, etc., showing how companies
approach their respective activities in both benchmarks
(GRESB, 2021).

GRESB Real Estate Assessment evaluates performance
against three ESG components of management, perfor-
mance and development. Each indicator is assigned to
one of the three ESG dimensions (GRESB, 2021). The indi-
cators represent the (impact) of the company on people
and the environment. Taking these social and ecological
effects into account emerges from the growing social re-
sponsibility that companies have to face.

GRESB covers the valuation of real estate assets from an
investor’s perspective. The respective terminology and
interpretations of the individual categories are decisively
explained in guidelines and thus result in a solid frame-
work for the comparable valuation of real estate assets,
which leaves little room for what is known as impact
washing. GRESB has a limited application on the measure-
ment model to be developed in the context of this com-
missioned research because GRESB is to be applied at the
enterprise level and not at the property level. The weight-
ing of the factors E-S-G according to the GRESB bench-
marks was discussed for the measurement model to be
developed, but discarded, as social responsibility is core
to this commissioned research and ecological criteria are
only considered with regard to how they interface with
social aspects.

3.3.6 Global Reporting Initiative (GRI)

The Global Reporting Initiative (GRI) was founded in late
1997 to develop globally applicable guidelines for sustain-
able development and report on economic, environmen-
tal, and social performance, initially for companies and
later for any governmental or non-governmental organi-
zation (Green Soluce & IEIF, 2021).

The GRI standards create a common language for organ-
izations to report on their sustainability impacts consist-
ently and credibly. This improves global comparability and
enables organizations to be transparent and accountable
(GRI, 2021).

The respective terminology and interpretations are ex-
plained in guidelines and thus provide a solid framework
to comparably value real estate assets that leave little
room for impact washing.

This model can only be applied to this commissioned re-
search to a limited extent since the social and environ-
mental issues addressed tend to be based at the manage-
ment level. This analyses the extent to which a company
assesses and reports sustainability impacts. It is not in-
tended to be applied to a real estate project/property.
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3.3.7 INREV Impact Investing

INREV is the European Association for Investors in
Non-Listed Real Estate Vehicles. INREV defines impact
investing in terms of its core characteristics “intention-
ality”, “additionality” and “measurability” in conjunction
with financial objectives, all of which are critical to un-
derstanding what impact investing means for real estate

(INREV, 2020).

INREV has contrasted the key social and environmental
objectives with the impact categories as well as the UN
SDGs in the following figures (examples of real estate im-
pact categories linked to the UN SDGs (taken from INREV
(2020, p. 11)).

These core features give a first impression of the press-
ing social and environmental issues, but only encompass
one aspect of social and environmental impact investing.
The characteristics are kept very generic and do not cov-
er the respective problems in depth. For example, while
housing concerns affordable housing (SDGs 1, 10, 11), it

also includes features such as safety and availability of
social support services, which cannot be covered by the
SDGs mentioned and their respective subgoals.

Moreover, these core characteristics are also not appli-
cable to all types of neighbourhoods and property uses.
For example, the implementation of housing and educa-
tion objectives and criteria is limited or impossible for
commercial properties. This means that some of the cri-
teria are omitted, making it difficult to compare different
real estate projects using this model.

The areas of (affordable) housing, health, education, re-
generation, and green building are components of a suc-
cessful neighbourhood (though not always cumulative)
and also influence various real estate uses (see Section
6.2 for more information). The aforementioned areas
are reflected in the measurement model and again pro-
vide a link to the SDGs and thus MDGs.

Impact Categories Housing Health
Social/Affordable Health and Wellbeing
Impact Theme Housing Facilities

Primary Impact
UN SDG

Secondary Impact
UN SDG

Education Green Building Regeneration
Educational Energy Efficiency and Energy and Resource
Facilities Clean Energy Efficiency

Examples of real estate impact categories associated with the UN SDGs (taken from INREV (2020, p. 11))
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3.3.8 ESG Circle of Real Estate (ECORE)

The initiative ECORE ESG Circle of Real Estate was launched
at the end of 2019. The ECORE initiative now comprises a
broad field of over 100 participants and six real estate as-
sociations. Within ECORE, the group of ESG Solution Part-
ners (20 service companies) also acts as advisory sparring
partners and operational implementers of sustainability
measures to support the investor side on their path to cli-
mate-neutral buildings. The members of the ECORE (ESG
Circle of Real Estate) initiative have developed a scoring
standard to make sustainability in real estate portfolios
transparent, measurable and comparable. In addition to
ESG issues, the scoring also maps the required taxonomy
criteria of the Paris Climate Agreement and the EU Green
Deal. Stakeholders can identify how well a property or
portfolio meets climate objectives and ESG criteria based
on a percentage score within the standardized set of cri-
teria ranging from 0 to 100 (ECORE, 2021).

ECORE is specifically tailored to the real estate industry.
At present, however, this measurement model primarily
includes environmental aspects in line with the taxonomy

criteria of the Paris Climate Agreement and the EU Green
Deal. It is hoped that this will be extended to include the
social aspects of ESG as soon as the EU issues the relevant
regulations.

The ecological aspects are part of successful sustainable
neighbourhood and real estate development, but are only
addressed as an interface in the context of this commis-
sioned research. Accordingly, an expansion to include so-
cial criteria is to be hoped for and can, if necessary, be
based on this commissioned research. The focus of the
present commissioned research is the development of a
measurement model, through which social criteria and
characteristics of neighbourhoods and real estate projects
and properties can be comparably measured. Just as with
ECORE, a uniform catalogue of criteria is used as a basis
and points are given. Stakeholders can then use the points
to identify and compare their social footprint.
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3.3.9 Real Estate Certificates

In addition to the previously described frameworks, re-
porting standards and impact tools, several cross-indus-
try rating agencies or certifications that consider ESG and
sustainability factors also exist. However, just as with the
frameworks, as yet, no uniform standard for such bench-
marks exists.

The most well-known international certificates are briefly
listed below (no claim to completeness?):

e DGNB
(German Sustainable Building Council)

° BREEAM
(Building Research Establishment Environmental)
e CASBEE (Comprehensive Assessment System
for Building Environmental Efficiency)
e Green Star
e HQE (Haute Qualité Environnementale)

e LEED
(Leadership in Energy and Environmental Design)

o WELL

The British sustainability certification BREEAM has been
around since 1990, making it the oldest certification. The
American equivalent, LEED, was created in 1998 and DGNB
was founded in 2007. Here we can see that the topic of
sustainability was being discussed even before the term
ESG was implemented in the real estate industry.

The use of building certification schemes is observed in
the UK and Europe, with significant numbers in large cit-
ies. Eastern European countries show increased activity.
BREEAM and LEED are widely used in all regions, while
HQE and DGNB are concentrated in the French- and Ger-
man-speaking regions (Green Soluce & IEIF, 2021).

The multitude of certificates and a lack of a certificate com-
parison portal make it difficult for the real estate industry
to gain a good overview and comparison of the details of
the available certification options. This affects all stake-
holders, from investors, developers, users and the public
sector. The certifications are (mostly) subject to a fee and,
depending on the choice, are associated with significantly
increased effort. Many of the certificates currently relate
mainly to the environmental aspects and very little to the
social aspects of the real estate industry.

Investors and also users are increasingly requesting certi-
fications and they are slowly becoming an industry stand-
ard. Investors in particular have increasingly had an eye
on sustainability certificates, as these have been shown to
increase rent levels (approx. 1.5% to 3.8% for office prop-
erties) and also value growth (approx. 6.85% to 7.5% for
office properties). The trend of demand for sustainability
certificates is also evident in office project development:
42% of office developments in prime locations in the Big 7
cities in Germany are certified, often with a Gold or Plati-
num designation (JLL, 2021).

BREEAM

4+,
gree

DGNB

nstar

HOE

GBC FRANGE

WELL

1The presentation of international real estate certificates is not the main aspect of this work. Nevertheless, the above-mentioned certificates repeatedly interface with

the ecological and social criteria, which are then taken up and addressed in this work.
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4. Concept Award Procedure

The impact investing market (narrow definition: fi-
nance-first and impact-first) comprises approximately 2.9
billion euros in Germany (Then & Schmidt, 2020). Overall,
many more such projects could exist provided affordable
land is available. One way to address the shortage of af-
fordable land is through a change in municipalities’ con-
cept allocation procedures.

The Hessian Ministry for Environmental Protection, Cli-
mate Protection, Agriculture and Consumer Protection
published the guideline “Grundstiicksvergabe nach
Qualitat von Konzepten” (Awarding land according to
quality of concepts) in October 2017: “Providing the
population with affordable housing is a central task of
municipal politics and administration” (Hessian Ministry
for the Environment, Climate Protection, Agriculture and
Consumer Protection, 2017, p. 4). In this context, the
growing demand for housing is set against the increas-
ingly scarce resource of “living space”. Concept alloca-
tion, therefore, lends itself as an instrument for creating
affordable housing. At the same time, this type of con-
cept allocation also enables the pursuit of overarching
strategic objectives within municipalities (Hessian Minis-
try for the Environment, Climate Protection, Agriculture
and Consumer Protection, 2017). The municipalities are
facing up to their social responsibility with an adapted
procurement procedure.

According to Priska Hinz, Hesse‘s Minister for the Envi-
ronment, Climate Protection, Agriculture and Consumer
Protection, awarding land according to maximum bids
leads to higher rents or property prices. Ms Hinz states
that a break in the price spiral can be achieved by award-
ing contracts based on content-based concepts. The con-
cept award should therefore not be made according to
the highest bid, but according to the best utilization con-

cept. According to the guidelines, urban planning, archi-
tectural, housing, energy and economic criteria should
be taken into account in addition to the highest bid.
Implementation of sustainable and integrated urban de-
velopment, as called for in the Leipzig Charter of 2007,
can thus be ensured and implemented (Hessian Ministry
for the Environment, Climate Protection, Agriculture and
Consumer Protection, 2017).

“Under the concept awards, municipal land is not exclu-
sively awarded or sold on a leasehold basis at the high-
est price, but rather as part of competitive procedures
according to the quality of the utilization concept, evalu-
ating the degree of fulfilment of the specified ecological,
social, housing and urban development criteria” (Hes-
sian Ministry for the Environment, Climate Protection,
Agriculture and Consumer Protection, 2017, p. 10). The
price of the land should play only a minor role in the
award (either as a non-dominant part of the evaluation
matrix or as a payment obligation). Legal requirements,
in particular from municipal law, European state aid law
and public procurement law, must be observed. In par-
ticular, if the land is sold below market value, state aid
law must be examined (Hessian Ministry for the Envi-
ronment, Climate Protection, Agriculture and Consumer
Protection, 2017).

The concept is evaluated based on weighted evaluation
criteria (if necessary also upper and lower limits within
these), which must be derivable from the project de-
scription. These evaluation criteria and their weighting
are announced at the time of tendering and can only be
adjusted in extremely rare cases (Hessian Ministry for
the Environment, Climate Protection, Agriculture and
Consumer Protection, 2017).
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The guideline derives the evaluation criteria for award-
ing concepts in the field of architecture and urban devel-
opment from the Leipzig Charter of 2007 (Hessian Minis-
try for the Environment, Climate Protection, Agriculture
and Consumer Protection, 2017, p. 28):

e Creation and safeguarding of quality public spaces

e Modernization of infrastructure networks and
increase in energy efficiency

e Active innovation and education policy
¢ Consolidating urban upgrading strategies

e Strengthening the local economy and local labour
market policy

e Active education and apprenticeship policy for
children and youth

e Promoting high-performance and affordable urban
transport

According to the case law of the Federal Supreme Court
(BGH 04.04.2017, X ZB 3/17), the evaluation under a
school grading system, according to which a specific
point value does not have to be assigned to each evalu-
ation aspect in advance, is permissible. The decision on
weighting can also be made after receipt of the concept
but then requires detailed justification and documenta-
tion of the value decisions (Hessian Ministry for the Envi-
ronment, Climate Protection, Agriculture and Consumer
Protection, 2017).

Further evaluation criteria (such as socially just housing
policy and resource protection) must be individually de-
termined, weighted and taken into account (Hessian Min-
istry for the Environment, Climate Protection, Agriculture
and Consumer Protection, 2017). However, the guidelines
do not make a general recommendation of the evaluation
criteria to be applied nor their weighting: “Each property,
each task has its framework conditions and requirements,
which must be defined individually [...] If the contents
of a concept are to be decisive, the evaluation of the di-
mension price bid must be given a noticeably subordinate
weighting” (Hessian Ministry for the Environment, Cli-
mate Protection, Agriculture and Consumer Protection,
2017, p. 35).

Municipalities, with the involvement of all stakeholders,
are addressing their social responsibility to tackle the en-
vironmental and social challenges of the Urban Environ-
ment through an adapted procurement process. The pub-
lic sector should therefore pay explicit attention to and
consider social and environmental impacts when award-
ing projects, not just financial metrics. The analysis grid
developed in the following can be used as a guide.

The relevant points from the concept award process, es-
pecially the environmental, social, housing and urban de-
sign criteria, are reflected in the impact clusters of neigh-
bourhoods according to CBRE and REMI (2021), which
form the basis for our analysis grid and measurement
model. Thus, for example, the point of urban integration
via the quality of the urban structure and spatial forma-
tion is a criterion according to the Leipzig Charter, which is
reflected in the impact cluster Urban Environment under
the indicator architecture.



PART I

PART ": In the second part of this commissioned research, based on the
preceding literature analysis, with the help of the existing models and frame-

works, we designed an analytical framework for measuring and evaluating social

impact investing in the real estate sector.
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PART II:

Development of an Analysis Grid and Measurement

Model

In developing the analysis grid and measurement mod-
el, the first step is to analyse what type of property is
involved, i.e., whether it is a neighbourhood or a prop-
erty/project. Properties/projects, in turn, are differen-
tiated by the type of use. A neighbourhood is a social
and structural-spatial unit of a certain size that can be
delineated within (existing or to be created) built-up ur-
ban areas, either from the outside or from the inside,
but that is altogether different from the surrounding
settlement sections and that also has a specific quality
and identity (Frick, 2008). Therefore, the neighbourhood
analysis grid of CBRE and REMI (2021) is used as a basis
and extended by a classification according to property
use types (residential property, commercial property
and mixed-use property).

CBRE and REMI (2021) base their neighbourhood analysis
grid on five success factors (referred to below as impact
clusters) for a successful neighbourhood: Urban Mix, In-
frastructure, ldentity, Urban Environment and Connec-
tivity. These impact clusters are in turn subdivided into
individual indicators, which can then be measured by cor-
responding key performance indicators. In the course of
this commissioned research, the list of indicators and key
performance indicators was partly adapted and extended
to cover a correspondingly wide range of possible social
aspects of real estate projects and real estate properties.
In the next step, the five impact clusters of neighbour-
hoods according to CBRE and REMI (2021) are assigned
to the impact objectives of the impact fields according to
ICG (2021).

The fields of action here are “sustainable neighbourhood
development” and “affordable housing” (ICG, 2021). With
regard to the impact areas of sustainable neighbourhood
development and affordable housing, five impact objec-
tives were defined by ICG (2021), which are presented in
Chapter 6.1.

The five impact objectives defined in this process are then
superimposed on the neighbourhood analysis grid.

Thus, each key performance indicator is assigned an im-
pact cluster according to CBRE and REMI (2021) and an
impact target according to ICG (2021). Between 1 and 5
points (based on the Likert scale concept) are awarded
per key performance indicator. Finally, the key perfor-
mance indicators are scored and added together accord-
ing to the impact clusters and impact targets.

On this basis, projects/properties can be analysed and
assessed with regard to their respective social impact.
Each property will have an individual profile due to its
uniqueness. Comparability of the social impact results
from achieving the corresponding points, i.e. via the scor-
ing model. In this context, reference should be made to
the “do no harm“ regulations, which are also part of the
EU Taxonomy (see also Chapters 3.3.4 to 3.3.6). Achieving
one objective must not be to the disadvantage or detri-
ment of another objective. This regulation (among the
other regulations of the EU Taxonomy) is not explicitly
shown in the measurement model and analysis grid but is
intended to complete the model as an all-encompassing
concept.
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5. Definition of Neighbourhoods and Real Estate

To be able to assign impact fields, impact objectives and
impact indicators (Chapter 6.1) as well as impact clusters
(Chapter 6.2) of a neighbourhood, project, or property or
a type of real estate use, these must first be defined and
delimited.

In the typology, we distinguish between neighbourhoods
and projects or properties, whereby a neighbourhood

5.1 Neighbourhoods

Administratively delineating neighbourhoods is rarely
useful, as they tend to be more intuitively delineated,
inner-city or peri-urban areas. Rather, they are charac-
terized by an individual mix of uses and have their own
appearance in the urban landscape — both socially and
spatially. Within walking distance, they offer users and
residents a space for everyday life with potential for iden-
tification and social interaction (Feldhaus & REMI, 2020).
This concept is also followed by the 15-minute city or
neighbourhood, which is characterized by the fact that

is ultimately to be understood as an agglomeration of
properties/projects. Neighbourhoods range from indi-
vidual buildings to large-scale developments (Feldhaus
& REMI, 2020). The differentiation between projects
(property still in development status/not yet complet-
ed) and properties (property completed and generally
also in use) is subsumed under the typology “neighbour-
hood” in the following.

all relevant fixed points of everyday life can be reached
within 15 minutes. The concept of the 15-minute city or
neighbourhood has come into focus, especially in the con-
text of the current covid pandemic, as the neighbourhood
has turned into the only place to meet (everyday) needs
(Pozoukidou & Chatziyiannaki, 2021).

Neighbourhoods are characterized by common points of
reference or orientation, a functioning infrastructure in
terms of mobility and local supply, and public squares and
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spaces. A neighbourhood is defined by agglomeration ef-
fects, i.e., by an added value that only occurs when differ-
ent functions in close spatial proximity in relation to each
other bring an advantage to the individual (Feldhaus &
REMI, 2020). According to Frick (2008), a neighbourhood
is a social and structural-spatial unit of a certain size that
can be delineated from the outside or the inside within
(existing or to be created) built-up urban areas, but that
as a whole differs from the surrounding settlement sec-
tions and that also has a specific quality and identity.

The heart of a neighbourhood is a diverse mix of uses, an
individual appearance and the interaction of different in-
fra- and social structures as well as the presence of public
spaces, if possible in combination with a green concept
and a high quality of stay. Accessibility and free access
are essential. A well-thought-out mobility concept offers
the population and users smooth movement with ideally
smooth transitions to adjacent neighbourhoods. This re-
sults in synergy effects due to the agglomeration advan-
tages already mentioned, so that the mix of uses within
the neighbourhood leads to an increase in the attractive-
ness of the entire urban area (Feldhaus & REMI, 2020).

In this respect, the mix of uses can be seen as a common
guiding principle of all neighbourhood definitions. This
mix is not only aimed at mixing the classic uses of office,
retail, commercial and residential, known as yield genera-
tors, but is also characterized in particular by social com-
ponents and public meeting opportunities for leisure as
well as education and culture, to name but a few. On the
contrary, it is precisely the latter uses that help influence
the quality of daily life and are thus among a neighbour-
hood’s central elements (Feldhaus & REMI, 2020).

5.2 Real Estate

In addition to the typology of real estate based on its sta-
tus (project/property/neighbourhood), its characteristics
or equipment, real estate can generally also be classified
based on its uses. In this respect, the property can be
differentiated as residential and commercial. Commer-
cial real estate, in turn, can be divided into office and ad-
ministrative real estate, retail real estate (solitary forms
of operation and composite forms), industrial real estate
(production real estate, warehouses, logistics real estate),

Neighbourhoods are multi-faceted in shape and size, and
it does not matter whether they are implemented on con-
version sites (brownfields), as part of urban expansions on
the outskirts (greenfields), or as new developments with-
in existing urban space. Neighbourhoods range from indi-
vidual buildings to large-scale developments (Feldhaus &
REMI, 2020).

Neighbourhood developments are particularly shaped
and characterized by the cooperation of different stake-
holders (including municipalities, investors, project devel-
opers, and users) (Feldhaus & REMI, 2020). Every building,
but especially a neighbourhood, significantly impacts its
environment, shapes it and is shaped by it. The special re-
sponsibility that real estate actors have can be seen, inter
alia, in the long-term effects of the Urban Environment.

Therefore, well-designed and stringently implemented
participation processes (including as co-creations) can
make a significant contribution to sustainable success in
neighbourhood development (Oetken, Henkel, & Hennig,
2021).

special real estate (hotel real estate, leisure real estate,
social real estate, infrastructure real estate) and other
(Rottke, 2017).

Within the scope of this commissioned research, not all
types of real estate can be conclusively examined. The
focus below is on residential real estate, commercial real
estate and mixed-use real estate.
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6. Definition of the Analysis Matrices

After defining neighbourhoods and real estate uses, the
impact areas, impact objectives, and impact indicators
of social impact investing according to the ICG (2021) are
considered (Chapter 6.1).

After that, the impact clusters and their indicators from
the neighbourhood analysis matrix of CBRE and REMI
(2021) are presented individually (Chapter 6.2).

The impact targets according to ICG (2021) are then com-
bined below with the impact clusters and their indicators
from CBRE and REMI‘s (2021) neighbourhood analysis
matrix, resulting in a measurement model and analysis
matrix (Chapter 7). Here, the impact indicators according
to ICG (2021) are used for the respective key performance
indicators to measure the impact clusters.

0.1 Impact Areas, Impact Targets and

Impact Indicators

This commissioned research builds on the Best Practice
Guidelines “Social Impact Investing - The Best Practice
Guide for the Real Estate Industry” (ICG, 2021) and de-
velops a measurement model and analysis grid for meas-
uring the social impact of real estate projects and real
estate properties based on previous findings in combi-
nation with an extensive literature review.

The impact fields and impact indicators developed by
the ICG were used as the basis for this commissioned
research and were expanded by existing frameworks and
models.

Field of activity

Subject

e.g. sustainable neigh-

bourhood development Social objective

neighbourhood

e.g. promotion of socio-
economic mix in the

As part of its Best Practice Guidelines, ICG analysed two
impact areas for social impact investing: sustainable
neighbourhood development and affordable housing.
These impact areas were in turn assigned specific im-
pact objectives, which in turn comprised specific impact
indicators. Accordingly, the respective subject area is the
impact area. The impact objectives represent societal
objectives for the respective impact area. The impact
objectives can then be measured through the respective
impact indicators (ICG, 2021).

Impact target

Impact indicator

Measurement/implemen-
tation of the social
objective

e.g. composition of the
neighbourhood population

Presentation of impact fields, impact targets and impact indicators (own presentation EBS REMI)
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6.1.1 Impact Area: Sustainable Neighbourhood

Development

To be able to analyse and assess neighbourhoods in terms
of their sustainability and social responsibility, it is neces-
sary to establish specific objectives based on the relevant
SDGs that must be strived for in order to be “sustainable”
and “social”. For the objectives to be measurable, indica-
tors must be assigned to these objectives.

Neighbourhood development primarily touches on the
following SDGs:

600D HEALTH QuALITY
EDUCATION

1 u REDUCED
INEQUALITIES
-~

AND WELL-BEING

-

(10) Less inequality and (11) Sustainable cities and com-
munities. But other SDGs can also play a role here, such
as SDG 3 (health and well-being) or SDG 4 (quality edu-
cation) (ICG, 2021).

Sustainable neighbourhood development can be broken
down into five impact objectives according to the ICG
study (ICG, 2021):

1. Promotion of socio-economic mix

2. Access to local infrastructure and sustainable
mobility

3. Promotion of cultural and economic diversity
4. Improving the quality of social housing and life

5. Improvement of ecological living and quality of life

The following typical and relevant impact indicators for
sustainable neighbourhood development can be as-
signed to the above-mentioned impact objectives (ICG,
2021, p. 52)

The impact targets according to ICG (2021) for the area
of sustainable neighbourhood development are then
combined in the next step with the impact clusters and
their indicators from the Neighbourhood Analysis Ma-
trix (Chapter 6.2) of CBRE and REMI (2021), resulting in a
measurement model and an analysis matrix (Chapter 7).

Promotion of socio-economic mix in the

neighbourhood

= Composition of the neighbourhood population
(independent of income)

= Composition of the neighbourhood population
(income-related)

= Availability of social support services

= Availability and quality of education/care services

= Neighbourhood residents from special occupational
groups

Access to local infrastructure and
sustainable mobility

= Accessibility of local infrastructure

= Accessibility and quality of public transport
= Distances and mobility effort

= Quality of cycling and walking infrastructure
= Presence of sustainable mobility offers

Promotion of cultural and economic
diversity in the neighbourhood

= Commercial use of real estate

= Presence of cultural/creative institutions

= Presence of social/non-profit organizations
= Frequentation/liveliness

= Presence of gastronomy

= Jobs created

= Unemployment rate

Improvement of social housing and
quality of life in the neighbourhood

= Perceived atmosphere and quality of stay

= Offer of leisure and recreational opportunities
= Safety in the neighbourhood

= Climate resilience quality

= Availability/quality of a feedback system

= Quality of coexistence

= Recommendation (neighbourhood-based)

Improvement of ecological living and

quality of life in the neighbourhood

= Quality of noise and air pollution in the neighbourhood

= Type/quantity/quality of green and natural areas in the
neighbourhood

= Optional: Climate friendliness of the neighbourhood

= Optional: Quality of the construction-related circular
economy (Cradle2Cradle) in the neighbourhood

= Quality of the microclimate in the neighbourhood

Impact indicators for sustainable neighbourhood development
ICG (2021, p. 52)
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6.1.2 Impact Area Affordable Housing

According to the ICG Best Practice Guidelines, the impact
area of sustainable neighbourhood development can be
understood as an overarching theme, which includes the
impact area affordable housing through appropriate res-
idential real estate (ICG, 2021). The consideration and in-
tegration of socially disadvantaged groups via affordable
housing are directly linked to the impact area “Improve-
ment of social housing and quality of living in the neigh-
bourhood”,

Housing represents an elementary basic need, and at
the same time, the resulting costs are often the largest
single item in the household budget. The housing allow-
ance and the consideration of actual expenses for housing
and heating in the context of minimum income schemes
are intended to serve as stabilizers in this regard so that
households are not overburdened by housing costs. After
covering housing costs, a reasonable amount must remain
to cover other needs and cultural and social participation.
(German Bundestag, 2021).

A common definition of affordable housing is that the
“warm” rent (including warm and cold operating costs)
is affordable as long as it does not exceed 1/3 of the net
household income. After deducting the warm rent, a mini-
mum amount must remain as a monthly household budget
(Jekel, 2018). The minimum amount, according to the advi-
sory board’s common definition (Jekel, 2018, p. 8), is

e 1-person household: EUR 670

e 2-person household: EUR 1.005
¢ 3-person household: EUR 1,234
e 4-person household: EUR 1,463

In Germany, the target groups for housing assistance
have been defined — according to federalist principles
— through state laws or guidelines since 2006 (Kotulla,
2020). If a state does not have its own housing assistance
regulations, the Controlled Tenancy Act (WoBindG) and
Housing Assistance Act (WoFG) regulations apply nation-
wide. According to Section 1 WoFG, the target groups
for housing assistance include low-income households
as well as families and other households with children,
single parents, pregnant women, elderly people, people
with disabilities, homeless people and others in need of
assistance. According to Section 9 WoFG, only households
with an annual income not exceeding EUR 12,000 for a
one-person household or EUR 18,000 for a two-person

household are eligible. EUR 4,100 are allocated for each
additional person included in the household and EUR 500
are be allocated for each child within the meaning of Sec-
tion 32(1)—(5) of the Income Tax Act.

Affordable housing affects the following SDGs:

(1) No Poverty, (7) Access to Affordable, Reliable, Sustain-
able, and Modern Energy, (10) Less Inequality, and (11)
Sustainable Cities and Communities (Deutscher Bunde-
stag, 2021; ICG, 2021; INREV, 2020).

Affordable housing under the SDGs includes the following
characteristics: Ensuring access for all to adequate, safe
and affordable housing and basic services and upgrading
slums. Investing in housing solutions for the most vulner-
able in society (homeless, refugees, disabled) results in
large societal savings. Preserving (or investing in) afforda-
ble workforce housing in cities and improving the lives of
residents creates more diverse and thus stronger commu-
nities (Toniic, 2019c).

Affordable housing can be broken down into five impact
objectives (ICG, 2021):

1. Creating and preserving affordable (and/or social)
housing

2. Providing disadvantaged target groups with
affordable housing

3. Improving the income situation for (disadvantaged)
target groups

4. Creating stable housing situations

5. Improving the living situation of disadvantaged
target groups

The following typical and relevant impact indicators for
affordable housing can be assigned to the above impact
objectives (ICG, 2021, p. 47):



Definition of the Analysis Matrices

Creation and preservation of affordable Creation of stable living
(and/or social) housing situations

= Affordable/social housing units

= Area of affordable/social housing units

= Additional affordable/social housing units

= Area of additional affordable/social housing units
= People living in affordable/social housing units

= Occupancy density

= Overcrowding

Providing disadvantaged target groups
with affordable housing

* Households with persons with non-income-related
disadvantages

* Households with income-related deprivation

= Households with public housing certificate
(Wohnungsberechtigungsschein — WBS)

= Households with persons from special
occupational groups

= Households receiving social security (SGB2) benefits

Improving the income situation for target

groups

= Rent difference from the local rent

= Housing cost burden ratio

= Net income after deducting housing costs
= Change in mobility expenditure

= Relative amount of incidental costs

= Annual rent increase

= Duration of the additional price and occupancy
commitment

= Length of tenancy/fluctuation rate

= Frequency of evictions

= Availability/quality of a feedback system

= Relationship between tenant and landlord/
management

Improving the living situation of

disadvantaged target groups

* Number/proportion of persons/households for
whom the quality of the situation has improved

= Satisfaction with living environment and conditions

= Availability and quality of social support services

= Availability/quality of social/community facilities

= Availability/quality of green spaces/playgrounds

= Relationship of trust with the neighbourhood

Impact indicators for affordable housing (ICG (2021, p. 47))

The impact objectives according to ICG (2021) for the area
of affordable housing are then linked in the next step with
the impact objectives of promoting socioeconomic mixing
in the neighbourhood and optimizing social housing and
quality of life in the neighbourhood from the impact field
of sustainable neighbourhood development and thus
combined with the impact clusters and their indicators
from the Neighbourhood Analysis Matrix (Chapter 6.2) of
CBRE and REMI (2021), resulting in a measurement model
and an analysis matrix (Chapter 7).



Definition of the Analysis Matrices

6.2 Impact Clusters of Neighbourhoods

To make the sustainability and social responsibility of a
neighbourhood measurable and comparable, the charac-
teristics of a neighbourhood need to be looked at more
closely and understood. The different types of neighbour-
hoods offer various advantages for their users. But what
factors contribute to the success of a neighbourhood and
how can the success be measured? A neighbourhood’s
success is closely related to sustainability and social re-
sponsibility, as these points are crucial for the acceptance
and use of a neighbourhood.

The real estate industry has specific requirements regard-
ing the profitability and sustainability of an investment in
the neighbourhoods asset class(es). The individual char-
acteristics of neighbourhoods can be characterized by
indicator groups. The differences within the characteris-
tics can be made quantifiable with the help of indicators,
which in turn allows success to be measured.

The aim of operationalizing a neighbourhood’s success
must be to find the levers that ensure economic, ecologi-
cal and social sustainability in the neighbourhood, both in
the project development phase and in existing neighbour-
hoods. This is the only way to ensure long-term user ac-
ceptance as the key to a sustainable concept’s durability.
Through five categories (user mix, infrastructure, identity,
urban environment, and connectivity), a neighbourhood’s
orientation can be analysed in terms of its long-term sus-
tainability in each of its three dimensions. Each catego-
ry fits like a puzzle piece into a neighbourhood’s overall
success. Moreover, without mutual support among the
various dimensions, a neighbourhood’s success may be
guestionable (CBRE & REMI, 2021).

URBAN
MIX

INFRA-
STRUCTURE

6.2.1 Urban Mix

Urban Mix represents the first category for analysing
neighbourhood sustainability. A neighbourhood is defined
by its functionality and mix of uses. Close integration of
different uses and mutually supportive functions are es-
sential to a neighbourhood’s long-term, sustainable suc-
cess. Synergies between user groups ensure resilience to
economic and social trends, reduce volatility, and spread
risk. Mixed use should also be seen as a functional addi-

IDENTITY

The five categories can be operationalized with the help
of various individual indicators. The characteristics of the
indicators allow conclusions to be drawn about a neigh-
bourhood’s strengths, potentials and orientation. The re-
sult, in the form of a neighbourhood index, then shows
where and to what extent structural or conceptual meas-
ures are necessary in the neighbourhood within its life cy-
cle, from project development to realignment, in order to
bring about improvements. These indicators can in turn
be assigned to impact fields of the real estate industry to
be able to measure social impact investing (CBRE & REMI,
2021).

The five impact clusters and their respective indicators,
which ultimately form the basis for the analysis grid and
measurement model, are presented below. Objectively
measurable metrics (such as affordable housing percent-
ages) were used where possible. However, since social re-
sponsibility also includes subjective characteristics (such
as the quality of green and natural spaces in the neigh-
bourhood), they are also part of the analysis grid and
measurement model. By precisely labelling the scores
of the individual indicators and describing them in the
context of this Chapter, an attempt is made to achieve as
much objectivity as possible in implementing the analysis
grid and measurement model.

URBAN EN-
VIRONMENT

CONNEC-
TIVITY

tion to the urban space. The needs of a neighbourhood’s
users must be considered, whether they are commercial
or social in nature. A good quality of stay, green areas and
access for the public provide for neighbourhood revital-
ization. Finally, at the same time, the sense of security
within the neighbourhood must also be taken into ac-
count (CBRE & REMI, 2021).
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Integration of the different user groups is also highly rel-
evant to promote the socio-economic mix in the neigh-
bourhood, but also to optimize the social living and
quality of life. This must take into account the needs of
different user groups, such as the availability of social sup-
port services, or the availability and quality of education/
care services. The integration of socially disadvantaged
groups through, for example affordable housing, must not
be neglected.

Affordable Housing

The “Percentage Affordable Housing” metric according
to IRIS+ (PD5833) (see also Section 3.3.3) represents the
percentage of housing units that are expected to be built,
or preserved, as a result of expenditures made by the
organization (e.g., the building entity) during the report-
ing period and are considered affordable housing. This
metric is intended to capture the percentage of housing
units created, or preserved, through an organization’s
expenditures that are used as affordable housing, rela-
tive to all housing units created, or preserved, through
the organization’s investment. This metric is intended to
capture information for units in both single-family and
multi-family buildings. Organizations should footnote
the assumptions used in defining affordable housing.
The ratio is calculated as follows: (Number of housing
units built, or preserved, that qualify as affordable hous-
ing/Number of housing units built, or preserved) x 100
(GIIN, 2021a).

Currently, there are no uniform nationwide government
requirements in Germany regarding the provision of
affordable housing. However, many cities, towns and
municipalities have established their own specifications
and guidelines: For example, the city of Osnabriick has
stipulated that minimum quotas of socially bound rent-
al housing (duration: at least 20 years) with a maximum
net cold rent of currently €7.00/m? of living space must
be created when 8 or more residential units are created
in the multifamily housing sector; the size of the quota is
between 10% and 30% of the living space created (City
of Osnabrick, 2017). When designating building land,
more and more municipalities stipulate that at least 30%
of new buildings must be provided by investors for subsi-
dized housing (DStGB, 2019). As a basis for this commis-
sioned research, 30% is therefore taken as the minimum
criterion. The evaluation is then based on the percent-
age that exceeds this minimum criterion.

Disadvantaged Households

The supply of affordable housing to disadvantaged target
groups can be illustrated by two key figures, inter alia:
Percent of households with non-income and income-re-
lated disadvantage. Households with income-related
disadvantages are defined in accordance with Section 1
(2) No. 1 of the Housing Financing Act (WoFG) and thus
include households with low incomes below the respec-
tive income thresholds of Section 9 WoFG. Households
with non-income-related disadvantages can be defined
according to Section 1 (2) No. 2 WoFG and thus include,
in particular, families and other households with children,
single parents, pregnant women, the elderly, disabled
persons, homeless persons and other persons in need of
assistance.

The key figure households with non-income-related dis-
advantage percentage is calculated as follows: (House-
holds with non-income-related disadvantage/number of
households) x 100.

The indicator households with income-related disadvan-
tage percentage is calculated as follows: (Households with
income-related disadvantage/number of households)
x100.

Affordable housing must be created for these house-
holds as a matter of social responsibility. Just as with the
measurement of affordable housing, no statutory require-
ments exist. Therefore, as a basis for this commissioned
research, 30% is taken as the minimum criterion (sum of
both ratios). The evaluation is then based on the percent-
age that exceeds this minimum criterion. The sum of both
key figures must be considered in this.

Rental Prices

The “Client Savings Premium” (rent difference from lo-
cal rent) metric according to IRIS+ (P11748) (see Section
3.3.3) (GIIN, 2021a) represents the ratio of price savings
achieved by the client relative to the rent of the housing
units. This metric is intended to capture savings as a per-
centage compared to local rents. Positive numbers can
be interpreted as savings for the tenant. Organizations
should report these prices at the end of the reporting pe-
riod. Companies should footnote all assumptions used,
including how locational rents were selected.

The ratio is calculated as follows: ((local rent — anticipated
rent)/anticipated rent) x 100 (GIIN, 2021a).
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The rent customary in the locality (also referred to as com-
parative rent) is formed in accordance with the statutory
requirement of Section 558 (2) of the German Civil Code
(BGB): the customary charges agreed or changed in the
municipality, or in a comparable municipality, for residen-
tial space of a comparable type, size, furnishings, quality
and location, including the energy-related furnishings and
quality, in the last four years or, apart from increases in
accordance with Section 560. Pursuant to Section 556d
(1) BGB, the rent at the beginning of the tenancy may not
exceed the local comparative rent (Section 558 (2) of the
BGB) by more than 10% if a tenancy agreement is con-
cluded for residential premises located in an area with a
tight housing market as determined by statutory order
pursuant to para. 2. Section 7 (1) WoFG stipulates that
housing cost relief may be provided by determining maxi-
mum permissible rents below local comparative rents, or
by other measures, in order to achieve affordable housing
costs for households within the meaning of Section 1 (2)
(2) (1) WoFG. Accordingly, the minimum level of the anal-
ysis grid for this commissioned research is a rent that does
not exceed the local comparative rent.

The key figure “Annual rent increase in percent” represents
the annual rent increase in percent. The ratio is calculated
as follows: (current/planned rent/planned rent increase)
x 100; if applicable, the rent increase is given over several
years and must therefore be calculated down to the p.a.
value.

Rent increases for existing tenants are limited by a “cap”
Here, rent increases are limited to a maximum of 15-20%
(depending on location) over three years. Increases may
also not exceed the limit of the rent index and may not
be implemented more often than once every 15 months.
The modernization levy is another regulation. The rent
increase for an occupied modernized property is capped
at 8% (previously 11%) of the modernization costs. Only
those works that improve the general living conditions
and contribute to energy saving and reduction of environ-
mental impact can be considered.

In July 2019, Berlin‘s “Mietendeckel” (rent cap) came into
effect, setting rent ceilings based on quality, location and
amenities for five years, excluding new construction. This
was declared null and void by the Federal Constitutional
Court in 2021 (Frehner, 2021).

Offer Availability

The availability of social support services and the availabili-
ty and quality of education/care services is an implementa-
tion of SDG 1 (No Poverty), SDG 3 (Health and Well-Being),
SDG 5 (Gender Equality), SDG 10 (Reduce Inequality), and
SDG 11 (Sustainable Cities and Communities) (INREV, 2020)
(see also Section 3.3.7). By integrating these two compo-
nents, the impact areas of health and education are pro-
moted, according to INREV (2020). At the same time, how-

ever, this also ensures the integration of various user and
age groups, such as children and senior citizens, who are
dependent on the aforementioned services.

According to Breuer (2003), residents need safety and
security in their environment. With regard to the need
for security, a distinction must be made between explicit
and implicit security in the urban neighbourhood. Zeil
(1993) describes explicit security in terms of safety, se-
curity, and freedom in the residential environment and
identifies two authoritative sources that support this
threat to the perception of security. For example, road
traffic leads to a loss of safety for all users due to in-
creased traffic, speed, and appropriation of public space.
In addition, low user frequency implies a lack of social
control in public spaces and thus affects perceived safe-
ty in the neighbourhood. The implicit need for securi-
ty, on the other hand, describes aspects of subjectively
perceived structure and order. According to Weichhart
(2014), this refers not only to the absence, or predicta-
bility, of physical threats but above all to the psychologi-
cal safety of the environmental experience. Users orient
themselves to significant features of their spatial-social
environment. These act as indicators of social perma-
nence, or possible change, which guarantees security
of one’s identity. Thus, the first achievement of spatial
identity arises in the experience of security, constancy,
and predictability, which is a necessary precondition for
action designs (Weichhart, 2014).

Noise and Air Pollution

Noise and air pollution can affect quality of life and also
lead to adverse health effects (Deutscher Bundestag,
2021). For noise abatement and the prevention of air pol-
lution, the “Gesetz zum Schutz vor schadlichen Umwel-
teinwirkungen durch Luftverunreinigungen, Gerausche,
Erschitterungen und dhnliche Vorgange” (Act for the
Protection against Harmful Effects on the Environment
Caused by Air Pollution, Noise, Vibrations and Similar
Processes) (Federal Immission Control Act, BImSchG) is
of central importance. According to Section 1 BImSchG,
humans, animals and plants, the soil, water, the atmos-
phere as well as cultural and other material assets must
be protected against harmful effects on the environment
and the occurrence of harmful effects on the environment
must be prevented (Blum, 2021).

In Germany, various regulations exist against harmful noise
pollution in the urban fabric; these include DIN 18005
“Schallschutz im Stadtebau” (Noise Protection in Urban
Development) for consideration in urban development,
16. BImSchV zum Schutz vor Verkehrslarm (16th Federal
Immission Control Regulation for protection against traffic
noise, and TA Larm (Noise Prevention Code) for protection
against industrial and commercial immissions.
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The thresholds commonly used in Germany to guide ur-
ban planning and objectives are shown in the following

figure (Blum, 2021; Planungsgemeinschaft Dr Ing. Walter
Theine, 2010).

Tag Nacht
Type of use to be 6 am—10 pm 10 pm — 6 am
protected Orientation Limit Threshold | Orientation Limit Threshold
value¥) value**) value**¥) value*) value**) value**¥*)
Hospitals, schools,
spa locations, retirement 45 dB(A) 57 dB(A) 65 dB(A) 35 dB(A) 47 dB(A) 55 dB(A)
homes
Pure and general 50/55 40/45
residential areas, 59 dB(A) 65 dB(A) 49 dB(A) 55 dB(A)
. dB(A) dB(A)
small housing estates
Central areas, village and | 55 dB(A) 64 dB(A) 65 dB(A) 45 dB(A) 54 dB(A) 55 dB(A)
mixed areas

*)  Orientation value DIN 18005 “Noise protection in city construction”
**)  Immisions limit values from the 16th Regulation on applying the Federal Immissions Protection Act/Traffic Noise
Protection Regulation 16. BImSchV dated 12. June 1990 (Federal Gazette | p. 1036

**%*) Health-relevant threshold values (e.g. Wende 1997)

Orientation values DIN 18005, immissions limits 16. BImSchV and relevant threshold values of noise impact research (taken from

Planungsgemeinschaft Dr Ing. Walter Theine (2010, p. 7))

DIN 18041 increases quality of life by implementing im-
provements in acoustics and thereby also reduces addi-
tional disadvantages for older people with hearing aids
and people with limitations, or disabilities such as hear-
ing loss (Blum, 2021).

People in our latitudes spend a large part of the day in-
doors. The Committee for Indoor Guideline Values (Auss-
chuss fur Innenraumrichtwerte — AIR) derives two guide-
line values (precautionary and hazard guideline value)
for health assessment: if guideline value | is exceeded,
there is a pollutant in the air, but even with lifelong ex-
posure, no adverse health effects are to be expected
according to the current state of research. If this guide-
line value is exceeded, caution should be exercised and
measures taken to minimize the concentration of pollut-
ants. If the guide value Il is exceeded, immediate action
must be taken, because damage to human health can be
assumed with sufficient probability if this concentration
is exceeded. Guideline value Il is directly related to the
building codes of the German states, in which structural
installations must be designed in such a way that haz-
ards due to chemical, physical, or biological influences
do not arise (AIR, 2021; Blum, 2021).

The quality of noise pollution and air pollution in the
neighbourhood is only partially prescribed by law and
includes a range of measured values, which are usual-
ly substantiated by appropriate expert opinions in the
context of construction projects. Therefore, the evalua-
tion within the framework of this analysis model is based
on extended measures regarding the optimization of air
quality and noise protection.

Tessin (2004) states that public green spaces, as places
for leisure and recreation, first ensure basic physiological
needs. The attractiveness of a location can also be linked
to physiological needs. Criteria comprise good urban in-
frastructure, good connections to the public transport
system and the distances to or accessibility of other facil-
ities such as stores or services for daily needs, gastrono-
my as well as public reference points and especially parks
(Karsten, 2007). Not all of these factors influence physi-
ological needs directly, but indirectly; for example, good
access to the public transportation network shortens the
time needed to satisfy other physiological needs. When
people satisfy their needs, they overcome more or less
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large distances to the places/spaces of need satisfaction
(Schuster & Volkmann, 2019).

Also of interest is a new study from 2021 that examines the
use of urban green space during the COVID-19 outbreak
in 2020 and the subsequent lockdown. The study shows
the importance of green spaces as a place for social in-
teraction, sports or even closeness to nature. Thus, study

6.2.2 Infrastructure

A neighbourhood’s central character is defined by its user
mix, as well as by its accessibility. Infrastructure repre-
sents the second category for analysing the sustainabili-
ty of neighbourhoods. Significant impact clusters include
developed street patterns, easily accessible and highly
frequented public transport, parking for all vehicle types,
the availability of sharing mobilities, and short distances
within the neighbourhood with an appropriate pedes-
trian network connecting to adjacent urban areas. How-
ever, infrastructures must always be seen in connection
with the mix of uses, or even the identity creation of the
neighbourhood, and must be designed accordingly (CBRE
& REMI, 2021).

participants showed increased awareness of respect for
nature and suggested urban policies that underpin this.
The actions associated with this are the establishment
of green spaces in neighbourhoods and the expansion of
green spaces within the city (Ugolini, Massetti, Pearlmut-
ter, & Sanesi, 2021).

Infrastructure is one of the most important factors for a
neighbourhood’s development. Several factors should
be considered in the development. Accessibility to the
public transportation system was identified as one of the
most important factors. Here, it is particularly important
to minimize the time required to reach the place of resi-
dence or work by keeping distances short. Users want a
maximum walking time of five to ten minutes to the next
connection. If there is no nearby connection, the develop-
er should attempt to tie the neighbourhood into the pub-
lic transportation system, by planning another bus or rail
stop for example. Since this planning is often dictated by
the municipality, the developer can try to create oppor-
tunities to shorten the time to the next connection, e.g.,
through bicycle rental stations (Feldhaus & REMI, 2020).
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Shopping & Services

Another factor in the infrastructure is the provision of
shopping facilities for daily needs and other services. The
developer should consider these when developing the
various lots. It should be taken into account that the user
wants a maximum of 10 minutes walking distance to the
nearest shopping opportunity. By specifying the ground
floor be used for shopping and services, these factors can
be integrated ex-ante into the design. Integrating oth-
er services (such as a post office, ATMs, hairdressers et
al.) is also part of the daily requirements. These services
also include medical facilities, which become increasingly
important as people age, and care and education facili-
ties, which are a priority for families and also other target
groups such as seniors and immigrants. The gastronomic
factor must not be ignored in the development, as these
promote social interactions as well as exchanges between

6.2.3 Identity

Identity represents the third category for analysing neigh-
bourhood sustainability. In a neighbourhood, a positive
connotation can help users identify with their surround-
ings, become involved in the neighbourhood in the long
term, and revitalize it (“my neighbourhood”).

The neighbourhood layout plays a significant role in how
the neighbourhood is received by users. Whereas estab-
lished neighbourhoods have been able to develop their
character in interaction with their surroundings, new
neighbourhood developments face the challenge of re-
ducing the distance to external surroundings and “con-
necting” and increasing interaction and identification be-
tween users internally.

Open architecture can be conducive here and contributes
significantly to the quality of life. It can break down the
threshold of private and public space and between differ-
ent uses. Easy accessibility in terms of public access for
various users inside and outside the neighbourhood is
also essential for identity creation.

all user groups. Ultimately, recreational and/or sporting
opportunities should also be located in the close periph-
ery (Feldhaus & REMI, 2020). Accessibility can therefore
be derived from the concept of the 15-minute city or
neighbourhood, which is characterized by the fact that all
relevant fixed points of everyday life can be reached with-
in 15 minutes (Pozoukidou & Chatziyiannaki, 2021).

In the context of social impact investing, key needs such
as access to public transportation, shopping, daily servic-
es, medical services, care and educational facilities, and
recreational activities should be accessible and within
reach of everyone. This can be implemented by designing
neighbourhoods based on the 15-minute city or neigh-
bourhood concept.

Image

A neighbourhood’s image in combination with unique
architecture finally makes it possible to give a high recog-
nition value to a neighbourhood. Finally, positive effects
in identity formation and establishment can be achieved
and established in the long term via targeted neighbour-
hood management and marketing (CBRE & REMI, 2021).

Quality

The first image aspect is the visual impression of the archi-
tecture and infrastructure and the general quality of the
buildings. High quality can create a feel-good character
that generates a positive image. Therefore, a high value
should be placed on general quality, quality of stay and
sustainability as well as innovation aspects in the devel-
opment of the urban neighbourhood, including for image
reasons (Feldhaus & REMI, 2020).

Overall, a positively connoted identity should lead to
identification with the neighbourhood, which represents
a place to live and/or work for a wide variety of user and
age groups, and thus promotes socio-economic mixing.
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6.2.4 Urban Environment

Category

The Urban Environment represents the fourth category
for analysing neighbourhood sustainability. The building
structure can not only positively influence the image and
identity. Other relevant impact clusters of a neighbour-
hood are the design, the arrangement and thus interac-
tion of buildings and open spaces, and the use of sustain-
able materials (see also Chapter 3.3.9).

Streets, Squares, Green Spaces

The streets, squares, green spaces and the cityscape
shape people’s awareness of their neighbourhood. These
public spaces serve as places to stay, for meetings and
urban experiences. Their attractiveness has an impact on
the urban neighbourhood’s reputation in the competi-
tion for residents, companies, visitors and investors and
contributes decisively to users identifying with the neigh-
bourhood. Given this special importance of public space,
its design, development and maintenance are among the
most important tasks of the developer. In addition, pub-
lic space is a particular reflection of a neighbourhood’s
economic, social and architectural dynamics. To maintain
this in the long term, the introduction of an urban/neigh-
bourhood management system (see also Chapter 6.2.5)
beyond the development period can be considered useful
(Feldhaus & REMI, 2020).

6.2.5 Connectivity

Category

Connectivity represents the fifth category for analysing
neighbourhood sustainability. In addition to an attractive,
user-oriented building structure, acceptance by the wider
community is also crucial in neighbourhood planning. This
includes participation processes during the construction
phase, user-oriented management during operation and
active networking of users, residents and the public. It is
argued that participation is generally a means of reducing
power inequalities in society. Up to and during the 1990s,
participation in urban governance was much discussed
and formalized in international policy documents that
postulated the right of citizens to influence and partici-
pate in the development of their local environment (Lund,
2018) in order to combat social exclusion (Oetken et al.,
2021).

Centrality

The centrality of the neighbourhood in the urban space is
determined by the urban density. The quality of stay, but
also the diversity of use is co-determined by the flexibil-
ity of the neighbourhood design. Anthropogenic factors
such as light incidence, or windbreaks must be taken into
account. Smart building concepts can provide technical
support (CBRE & REMI, 2021).

Long Term Effect

The Urban Environment has a long-term effect on its sur-
roundings and users. The analysis and significance of this
impact is a particular challenge for revitalizations and
project developments. Especially due to the influence of
megatrends, and the impact of pandemics like COVID-19,
new responsibilities and also new values are required in
this regard.

In the context of social impact investing, this impact clus-
ter focuses primarily on the environmental aspects; the
user has a direct impact on the environment through the
use of the building. By taking into account ecological fac-
tors, such as the use of recyclable materials, the devel-
oper, but also the user, assumes its social responsibility
towards the (urban) environment.

Co-Creation

In keeping with the heterogeneity of the city‘s population,
priority must be given not only to the articulate and pow-
erful stakeholders but also to those who are not heard
and seen. This one-sided perspective leads to limited vis-
ibility of opportunities and thus a lack of consideration
of society‘s interest in urban planning. The basic idea is
that co-creation brings together different interests, the
constructed environment and people. The definition of
co-creation is derived from the overall concept of partic-
ipation and is linked to the concept of creativity. In this
commissioned research, co-creation is defined as the
connection between top-down (as in agency-led develop-
ment, e.g., the aerial perspective in master plans without
consideration of people‘s needs) and bottom-up manage-
ment (through citizen-led growth). It leverages the knowl-
edge and financial power of those at the top and connects
it to the ideas and needs of the grassroots. Consequently,
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co-creation considers socio-spatial equity through public
participation in shaping the Urban Environment in con-
junction with economic interest as a new imperative (Oet-
ken et al., 2021).

Traditional participation processes in construction plan-
ning can be supplemented by community applications or
social media. Just like the creation of an identity and the
guarantee of a sustainable mix of uses, the organization
of social networks can also be supported by (inter)active
neighbourhood management (CBRE & REMI, 2021).

Digital Infrastructure

Networking through digital infrastructures is fundamen-
tally changing life, everyday life as well as the econo-
my. Digitalization, from which connectivity has grown,
is changing our society; social structures are being dis-
solved. Digitization must not be equated with technol-
ogy; a more comprehensive understanding is required:
It is not just a technical change, but a socio-technical
change. This connectivity has received a particular boost
from the covid pandemic (Zukunftsinstitut GmbH, 2021).
Accordingly, the digital infrastructure has a special signif-
icance in the context of real estate developments: in ad-
dition to the networking of user groups, it also reinforces

the identity of the property/neighbourhood through dis-
semination in the media. In addition, the digital infra-
structure also networks the building/urban environment
with the users (see also smart buildings in Chapter 6.2.4,
which can serve as a basis for such networking between
building and user).

After considering the impact fields, impact objectives, and
impact indicators, as well as the impact clusters and their
respective indicators, they are now to be combined in
matrix form in the measurement model and analysis grid.
Chapter 7 will explain the linkages between the impact
objectives and impact clusters, present the weighting and
scaling of the key performance indicators, and describe
the evaluation through the analysis grid and measure-
ment model.

Finally, Chapter 7 presents and exemplifies the complete
analysis grid and measurement model. The aforemen-
tioned impact objectives and impact clusters are then
measured using the individual key performance indica-
tors, resulting in an individual evaluation for each project,
which can be compared to other real estate projects and
real estate properties.
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7. Real Estate Social Impact Scoring Modell

Sustainable investments are increasingly seen as an im-
portant lever for achieving societal objectives (in addition
to traditional objectives), but there is currently no single
framework in place at the time this study was written that
is used for objective setting, structuring, impact measure-
ment, and reporting (see also Section 3.1). Stakeholders
are mostly guided by different tools and systems, which
are already recognized, but which make comparability
and thus data collection difficult (see also Chapters 3.2
and 3.3).

We are still in the development phase of social impact
measurement: different stakeholders (investors, compa-
nies and also the government) are currently developing
measurement tools, and terminology and trying to define
industry standards (see also Chapter 3.3). In the follow-
ing, we will also apply the methodology of the IMP (see
Chapter 3.3.2) with its classifications, impact dimensions
and impact asset classes to our analysis grid and measure-
ment model.

This analytical grid and measurement model is therefore
intended as a first attempt to present and measure social
impact investing in the real estate industry. The current
legal situation and prerequisites for (Social Impact Invest-
ing), such as the EU Green Deal (see Chapter 3.2.5), are
changing and expanding and the corresponding changes
must be continuously taken into account in the future.
Thus, the present model cannot be considered conclusive
and requires adjustments and extensions depending on
the type of neighbourhood/project.

In the following, the structure of the analysis grid and
measurement model as well as the scaling and weighting
are described in detail and the entire model is shown.

The analysis grid and measurement model are then ap-
plied to three practical examples and conclusions are
drawn for further developments.

/.1 Categorization and Indicators

The five success factors (referred to here as impact clus-
ters) for neighbourhood developments (Chapter 6.2) ac-
cording to CBRE and REMI (2021) were used as the upper
categories for measuring different impact areas of social
impact investing:

e Urban Mix

Infrastruktur

Identity

Urban Environment

e Connectivity

Each of these impact cluster categories is in turn to be as-
signed corresponding sub-objectives (hereafter referred
to as indicators) (Chapter 6.2).

The Urban Mix domain (Chapter 6.2.1) includes the fol-
lowing indicators:

e User mix

e Public access/ground floor with utilization function/
public spaces

e Places of interaction

e Green factor

e Quality of stay

e Security

e Use for all user groups
e Air pollution

¢ Noise pollution

The following indicators are assigned to the area of infra-
structure (Chapter 6.2.2):

e Location/supply

e Connection to social infrastructures
e Connection to public transport

e Connection to MPT

¢ Mobility concept

e Services
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The identity area (Chapter 6.2.3) captures the following
indicators:

e Quarter layout
e Brand

e Public acceptance/atmosphere/image

Diversification of the target group

Social network/community

The following indicators are based on the Urban Environ-
ment area (Chapter 6.2.4):

e Materials
e Architecture
e Energy

e Anthropogenic factors

Smart building/IOT

Sustainability/certification

The area of connectivity (Chapter 6.2.5) comprises the
following indicators:

Neighbourhood management

e Sharing

Social network/community

Stakeholder participation/involvement

Digital infrastructure
(including smart building and I0T)

Within the framework of the analysis grid and measure-
ment model, these indicators are in some cases subdivid-
ed again and differentiated once more by the “Description
of indicators” column and the “Key performance indica-
tor” assigned to each.

The impact clusters and their indicators are assigned the
following five impact objectives for sustainable neighbour-
hood development (Chapter 6.1.1) according to ICG (2021):

e Promotion of socio-economic mixing in the
neighbourhood

e Access to local infrastructure and sustainable
mobility

e Promotion of cultural and economic diversity in
the quarter

e Optimization of social housing and quality of life
in the neighbourhood

e Optimization of ecological living and quality of
life in the neighbourhood

The impact objectives for the area of affordable housing
(Chapter 6.1.2) have been subsumed under the objec-
tives of optimizing social housing and quality of life in the
neighbourhood and promoting socioeconomic mixing in
the neighbourhood.

To ensure that the model is applicable not only to neigh-
bourhoods but also to individual real estate properties/
projects, the key performance indicators of the impact
clusters and impact fields are each assigned to the follow-
ing categories (Chapter 5):

¢ Neighbourhood
* Residential

e Commercial property

e Mixed-use property

The resulting matrix structure consists of the combina-
tion of the impact clusters, the impact objectives, and the
property use types and thus represents the basic frame-
work of the measurement model and analysis grid.

The following section describes the weighting and scaling
of the key performance indicators.
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/.2 Weighting and Scaling

The indicators were not weighted, as they may have a
different significance depending on the project (based
on the project objective) and should therefore not be
weighted differently in the analysis and evaluation of the
project.

The combination of quantitative and descriptive re-
search is possible through the use of the Likert scale as a
common rating scale to quantify the results, thus making
the data directly measurable (Perumal, 2010). The Likert
scale provides a clear classification of response options
in a quantitative way, although it cannot be treated as an
interval scale in any case. Thus, there is no way to ensure
that categories are always equally spaced (Bacon-Shone,
2015).

To make the measurability of the individual impact clus-
ters and impact targets comparable, the Likert scale
with a rating from 1 to 5 is used. Points are awarded for
each key performance indicator (see also Chapter 6.2
for further details), ranging from a minimum of 1 to a
maximum of 5. The points are marked per category with
individual (non-exhaustive) characteristics, which must
be fulfilled in order to be rated in the respective point
grid from 1 to 5.

An example of this is the evaluation of the key perfor-
mance indicator “Cultural/creative institutions” (impact
cluster: Urban Mix; impact area: promotion of cultural
and economic diversity in the neighbourhood). The re-
spective points on the Likert scale (from 1 to 5) of this
key performance indicator are assigned certain charac-
teristics that must be fulfilled as a minimum in order to
achieve the respective points. The following maximum
points can be achieved in the indicators of the respective
impact fields and impact clusters. Here, differences arise
in the scoring of neighbourhoods, residential properties,
commercial properties, and mixed-use properties, as
not all indicators (such as affordable housing) apply to
all property types.

An assignment of the individual indicators to the real es-
tate use types can be seen in the figure “Social Impact In-
vesting in Real Estate Scoring Model” (see Chapter 7.4).

Smaller cultural/creative

No presence L
institution

Small range of cultural/
creative institutions

4 5

Wide range of cultural/
creative institutions of all
kinds & neighbourhood
management (promotion
of scene building) & culture

Wide range of cultural/
creative institutions

Scoring according to characteristics of the key performance indicator ,,Cultural/creative institutions” (own presentation EBS REMI)
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/.3 Evaluation Social Impact

Social impact projects are evaluated using the catego-
ries “No impact”, “Silver”, “Gold” and “Platinum”. Here, ¢ 1 point (no presence of cultural/creative institutions)
the individual points of the Likert scale were assigned does not represent an impact

to one of the three categories, with Silver representing
the minimum of social impact investing, Gold the “gold-
en mean” and Platinum an excellent expression of so-
cial impact investing. The “No impact” area includes the

® 2 points (presence of small cultural/creative
institutions) is the requirement for the category
“Silver”

characteristics that are not sufficient to fulfil an impact * 3 points (small range of cultural/creative institutions)

in the respective categories. For details, please refer to the requirement for the category “Gold“

the presentation of the individual items by category in

the figure “Social Impact Investing in Real Estate Scoring * The “Platinum® category can be achieved if the

Model“ (see Chapter 7.4). characteristics for 4 (large range of cultural/creative
institutions) or 5 (large range of cultural/creative

As an example, the evaluation of the key performance institutions of all kinds + neighbourhood manage-

indicator “Cultural/creative institutions” (impact cluster: ment (promotion of scene- building) + culture)

Urban Mix; impact area: promotion of cultural and eco- points are met

nomic diversity in the neighbourhood) can be cited again:

The respective points on the Likert scale (from 1 to 5) of
this key performance indicator are assigned to the cate-
gories “No impact”, “Silver”, “Gold” and “Platinum*.

Wide range of cultural/
creative institutions of all
Smaller cultural/creative Small range of cultural/ Wide range of cultural/ kinds & neighbourhood

No presence L L L .
institution creative institutions creative institutions management (promotion

of scene building) & culture

D No Impact D Silver . Gold D Platinum

Scoring according to characteristics of the key performance indicator ,,Cultural/creative institutions” (own presentation EBS REMI)
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The following maximum points can be achieved in the in-
dicators of the respective impact fields and impact clus-
ters in the respective categories.

Individual indicators are assigned to the categories in the
figure “Social Impact Investing: Real Estate Scoring Mod-
el” (see Chapter 7.4).

Points | t Clust Total Total Total Total Total Total
oints Impact Lluster No Impact | Min Silver | Max Silver Min Gold \YEVAEe) 6B Min Platinum | Max Platinum

Urban Environment 6 12 12 18 24 30

Identity 6 11 11 16 21 25

Infrastructure 4 10 10 16 25 30

Connectivity 4 9 9 14 20 25

Urban Mix 12 30 31 49 73 90

Overall result 32 72 73 163 200

Points | e T t Total Total Total Total Total Total
oints Impact largets No Impact | Min Silver | Max Silver Min Gold \EVEE 6B Min Platinum | Max Platinum

Promotion of cultural and 6 13 13 20 28 35

economic diversity

Promotion of socio-econo- 5 11 11 17 24 30

mic mix

Optimization of ecological 6 15 15 24 36 45

living and quality of life

Optimization of social hou- 11 23 24 50 60

sing and quality of life

Access to local infrastructure 4 10 10 25 30

and sustainable mobility

Overall result 32 72 73 163 200

Maximum scoring by category according to impact cluster and impact objectives (own representation EBS REMI)

/.4 Analysis grid and measurement

In summary, the following analysis grid and measure-
ment model can be established based on the literature
review and previous research on the analysis of real es-
tate projects/properties and neighbourhoods.

This model does not claim to be exhaustive and requires
adjustments and extensions depending on the type of
neighbourhood/project.

The analysis grid and measurement model are set up as
a matrix. The five impact clusters for neighbourhood de-
velopments (Chapter 6.2) according to CBRE and REMI
(2021) and the five impact objectives for sustainable
neighbourhood development (Chapter 6.1.1) according
to ICG (2021) are the relevant categories for measuring
the social impact of a real estate property or real estate
project.

The neighbourhood analysis matrix with its five impact
clusters forms the basis of the measurement model and

analysis grid. The five impact objectives for sustainable
neighbourhood development were assigned to the in-
dicators of the impact clusters so that each key perfor-
mance indicator is based on an impact cluster and an
impact objective.

Due to the different objectives of real estate projects and
real estate properties, the indicators and their key per-
formance indicators are not weighted differently in the
evaluation.

The results are shown in the individual impact clusters
and impact targets; once the category (No impact, Silver,
Gold and Platinum) and, once, the total score is shown
here compared to the achieved score.

Here, the focus is not on the maximum number of points
to be achieved, but on achieving the categories in the im-
pact clusters and impact objectives, which correspond to
the objective of the real estate project and real estate
property.
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- . o Type/quantity/quality of green and . - Parks (outdoor and indoor) bourhood management +
Green factor Park/nature/greenery l“’”;ﬁ and quality of life in natural areas in the neighbourhood Sl TSl FiEmy + neighbourhood managemen Festivalization and integration in the X X X X
e neighbourhood (green walls) :
Surroundings
Optimization of ecological . . - . - Implementation of increased sound Additional implementation of
Noise pollution Noise pollution living and quality of life in Quality of nngrrt)glluhon inthe - Eiurg:_lnrgﬁ::grbnlgligé"grggg:ﬁon insulation measures (externally and acoustics improvement measures X X X X
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o . . High quality of stay due to good
. Optimization of social . . . — Better quality of stay through good . p
. Well-being effect/central h . . . No quality of stay due to Little quality of stay with light : - neighbourhood layout and active
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8. Application of the Analysis and

Measurement Model

In the context of this commissioned research, three
practical examples are analysed with regard to their po-
tential social impact. All three examples are in various
stages of completion or planning.

The objective is to consistently apply and test the pre-
viously created “Social Impact Investing in Real Estate
Scoring Model”.

The analysis grid is applied to three projects (one com-
pleted, one ongoing, and one planned) to establish a ba-
sis for making the social impact of these projects compa-
rable and measurable.

The three projects analysed have different objectives:
The main objective of the Living Circle (Disseldorf) and
Schumanns Hohe (Bonn) projects was, inter alia, a mixed
neighbourhood, while the main objective of the Moringa
(Hamburg) project lies in linking sustainability with (af-
fordable) housing (see the following explanations in this
paper).

Information was provided by the respective developers
and qualitative interviews were conducted by telephone
to evaluate the respective projects.

8.1 Overview of the Practical Examples

Living Circle

Completion 2017

CATELLA I I I

Schumanns Hohe
(Bonn)

Completion 2021

INSTONE
REAL
ESTATE

Moringa

p—a N
= = -

Completion 2024
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8.2 Living Cycle in Diisseldorf (Completed project)

Source of images: Catella: https://www.living-circle. de/

4 Emgang
== Zufahrt TG

Profile Living Circle

Adress KaiserstraRe 18
40221 Dusseldorf
Residential units 353
Underground 600
parking spaces
Completion 2017
Objective Mixing of the neighbourhood

3.2.1 Objective and Brief Description of the Project

The Living Circle project was completed in the Grafen-
berg district (Dusseldorf) in 2017. It is a joint project of
the Berlin Bauwert Investment Group and Catella Prop-
erty Finance. For this purpose, the commercial building,
consisting of seven semicircles, was converted into ap-
proximately 350 residential units. At that time, the topics
of social and environmental impact that are nowadays
being actively discussed were still in their infancy; nev-
ertheless, at its completion, the project already fulfilled
many of the points currently under discussion.

The office building, built in the 90s, was vacant for almost
7 years. This resulted in a difficult situation in terms of ur-

ban development. The project’s main objective was, inter
alia, a mixed neighbourhood.

Implementation

Modern designed 2- to 4-room apartments, penthouse
apartments and townhouses between 45 m? and 120 m?
were created in individual, differently designed compo-
nents. With the support of the city of Dusseldorf, the
apartments are offered at an average of € 10/m?2. 20 % of
the apartments already be rented for a price of € 8.50/m?
and the rent is fixed for a period of 10 years.
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With the exception of these subsidized apartments, rent
increases occur according to legal principles.

The underground garages (with around 600 parking spac-
es and a large number of charging columns) were re-
tained and renovated, and part of the enclosed area gave
way to extensive green spaces with playgrounds and out-
door seating. The extensive green spaces are designed
to create a private atmosphere everywhere — with indi-
vidual recreational areas for all tenants and gardens for
the ground-floor apartments. The green spaces and the
nature park are designed to be accessible and interactive
for all.

All apartments have balconies or terraces; due to a
shading survey, a large number of the apartments were
equipped with two balconies. Noise abatement and air
pollution surveys were undertaken and their relevant
recommendations were implemented. An explicit safety
concept was not drawn up; however, a certain level of
security is also provided by the janitor on site.

Different facade designs create the character of indi-
vidual single houses. Consideration of regional/local
construction was made by preserving the former office
building. Individual added elements, such as the balco-
nies and staircases, can be dismantled individually. The
deconstruction of the former office building also resulted
in a high proportion of recyclable materials.

3.2.2 Application Analysis G

The Living Circle project can be evaluated as a neigh-
bourhood. Of the maximum points to be achieved in
the framework of the analysis grid for evaluating a neig-
hbourhood development’s social impact, the Living Circle
project achieved 117 points out of 200.

The Living Circle project is open to the public and was
integrated into the existing structure (including the use
and conversion of the old office building) and blends ar-
chitecturally with existing structures.

The energy supply is provided by district heating. Smart
building elements were not integrated, and no sustaina-
bility certificates were requested.

In addition to the apartments as well as the local supply,
children’s facilities (one nursery and six large day-care
centres from 4 months) were established. In addition,
the nature park was equipped with recreational facilities
for all ages. Due to the central location on Grafenberg-
er Allee, a wide range of cultural/creative institutions,
social/non-profit organizations, as well as a selection
of different gastronomic concepts, are available in the
neighbourhood’s vicinity. Further, thanks to its central
location, there is a wide range of social support services
and a wide range of education/care options. Due to the
central location and the integration of the nature park,
as well as the existence of childcare facilities, a variety of
uses with high synergy potential also result for the sur-
rounding area.

There is no neighbourhood app, neighbourhood website
or (active) neighbourhood management.

A breakdown by impact areas and impact clusters, as well
as an allocation to the categories No social impact (,,No

impact”), Silver, Gold and Platinum can be found in the
figures and tables below:

Urban Environment 13 30
Identity 17 25
Infrastructure 22 30
Connectivity 7 25
Urban Mix 58 90
Overall result 117 200
Promotion of cultural and economic diversity 19 35
Promotion of socio-economic mix 18 30
Optimization of ecological living and quality of life 22 45
Optimization of social housing and quality of life 36 60
Access to local infrastructure and sustainable mobility 22 30
Overall result 117 200




Application of the Analysis and Measurement Model — Example Living Circle 8

100% 70
90%
60
80% )
@)
70% 0 &
60% 0 U
o]0)
50% -
30 =
40% . Z
—
30% 0
20% Q_
10
10% E
(O
0% o X
Urban Environment Identity Infrastructure Connectivity Urban Mix Ll
Values

[ INoimpact [Silver I Gold [ JPlatinum I | iving Circle Points

100% 40
3
90% 35
80%
30 D
70% Q
S
60% 25 :_}
50% 20 QO
40% 15 ° E
>
30% i
—
10
20% Q
10% ° Q
0% 0 E
Promotion of Promotion of Optimization of Optimization of ~ Access to local ¢
cultural and eco-  socio-economic ecological living and social housing and infrastructure | ><|
nomic diversity in mixing in the  quality of life in the quality of life in the and sustainable
the quarter neighbourhood neighbourhood neighbourhood mobility
Values
[ INoimpact [Silver I Gold [ JPlatinum I | iving Circle Points

71



Application of the Analysis and Measurement Model — Example Living Circle

Impact Objectives by Impact Clusters

Points Impact Cluster Living Circle Points Max Points
Urban Environment 13 30
Optimization of ecological living and quality of life 13 30
Identity 17 25
Optimization of social housing and quality of life 17 25
Infrastructure 22 30
Access to local infrastructure and sustainable mobility 22 30
Connectivity 7 25
Promotion of cultural and economic diversity in the quarter 2 10
Optimization of social housing and quality of life 5 15
Urban Mix 58 90
Promotion of cultural and economic diversity 17 25
Promotion of socio-economic mix 18 30
Optimization of ecological living and quality of life 9 15
Optimization of social housing and quality of life 14 20
Overall result 117 pLo 0]
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On average, most impact targets are in the Platinum and
Gold range by impact cluster. Only the area of connectivity
(7 out of 25 points) is anchored in the Silver range, as the

neighbourhood does not have an active neighbourhood
management and does not offer a community platform,
or special sharing services.

> Annex Al details the respective impact cluster scores by indicator.
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8.2.3 Conclusion

From the above tables, the Living Circle project can be
considered a social neighbourhood, or a neighbour-
hood with a social impact. Of the maximum points to
be achieved in the framework of the analysis grid for
evaluating a neighbourhood development’s social im-
pact, the Living Circle project achieved 117 points out
of 200. This is predominantly in line with a Gold stand-
ard of developed social impact investing: Real Estate
Scoring Model of this commissioned research.

Achievement of the main objective is confirmed by
the achievement of the Platinum category in the “Ur-
ban Mix” impact cluster and by the achievement of the
Gold category in the “Promoting socio-economic mix in
the neighbourhood” impact cluster.
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3.3 Schumanns Hohe in Bonn (Ongoing Project)

by

Profile Schumanns Hohe

Address Sebastianstralle 180
Residential units 239

Underground parking 190

spaces

Start of construction 2019

Completion 2021

Objective Holistic, mixed neighbour-

hood development

Source of the images: Instone Real Estate: https://www.instone.de/projekte/schumanns-hoehe-bonn

3.3.1 Objective and Brief Description of the Project

The neighbourhood is located on the former site of the
“Paulusheim” nursing home for the elderly. The 21,150 m?
plot has 239 residential units, underground garages
with a total of 190 parking spaces and about 600 bicy-
cle parking spaces. The planned residential and usable
area is 16,080 m2. Construction of the three phases be-
gan in 2019 and was completed in 2021. The “Schumann
Haus”, a listed building in which the composer Robert
Schumann spent the last years of his life as a sanatorium
until his death, is connected to the neighbourhood.

The project’s main objective was a holistic, mixed-use
neighbourhood development that creates housing for all
generations and income levels in coordination with the
municipality and society and integrates delicately into
the historic stock.

Implementation

The Schumanns Hohe project includes care housing, sub-
sidized housing, day-care for children (U3) and adults,
privately financed housing, multigenerational housing
and a care service. All apartments (1-5 rooms with 30
to 150m2) are planned barrier-free for good usability for
people with limitations and disabilities.

The apartments are divided as follows: 31 subsidized
apartments, 24 care apartments, 44 multigenerational
apartments (including 20 condominiums and 24 rental
apartments), 10 privately financed rental apartments
(rent approx. € 14/m? per month), 55 small-scale apart-
ment rentals (rent approx. € 16-17/m? per month) and
75 condominiums.
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Affordable housing is secured through 30 affordable
housing units as well as 2 affordable housing units and
24 affordable housing units within the multi-generation-
al housing project. Overall, the percentage of affordable
housing is approximately 30 %; no affordable housing
requirement was provided by the city as part of the con-
cept award. Annual rent increases are planned only to
the extent permitted by law.

The project also includes 20 day-care places including a
professional care provider with services, as well as a care
station and a U3-day-care group (for local care of young
children). Furthermore, the project includes the opera-
tion of an outpatient care service station for the quarter
as well as for the adjacent neighbourhoods.

The project frames the Robert Schumann Haus, which
houses a music library and a cultural association. In ad-
dition, various cultural institutions, such as the Harmo-
nie, are located in the project’s immediate vicinity. Due
to the central inner-city location, social support servic-
es are available in the nearby vicinity in addition to the
neighbourhood’s own care service.

A variety of educational institutions (such as day-care
centres, schools and universities) are also available with-
in walking distance. Its central location ensures a wide
choice of gastronomy.

A connection to the local public transport system is pro-
vided by the bus stop Bonn Sebastianstrale. The A565
motorway can be reached within 8 minutes by car.

The Schumanns Hohe project includes two neighbour-
hood squares with a good quality of stay as meeting op-
portunities in public space, which are open to the public.
Public usability of the paths was a requirement of the
concept award.

Land sealing will be reduced by building to scale on the
site area and incorporating existing mature vegetation
into the exterior landscaping.

Although no security concept was developed, an opin-
ion on security was obtained from the police. Burglary
protection has been installed on the ground floor. The
illumination and night lighting of the neighbourhood
squares is well developed. Play areas between the hous-
es provide additional protection for children.

Noise and air pollution have been assessed by experts
and corresponding recommendations have been imple-
mented.

Car-sharing stations are planned on the site for residents
and neighbourhoods to reduce the need to purchase
their own cars. To reduce CO,, appropriate e-mobility
connections will be installed in the underground garages.
A parcel collection station (Packstation) is also planned
to avoid unnecessary mobility burdens on the site.

The Schumanns Hohe project is open to the public and
has been integrated into the existing structure (including
old path networks) and blends architecturally with exist-
ing structures.

In addition to the comprehensive care supplement with
care services, the Schumanns Hohe project has a special
recognition value: In addition to the integration of the
Robert Schumann Haus, the former care home facade
was rebuilt, although it was not a listed building. Inte-
grating different types of housing provides a diversifica-
tion of target groups.

Common materials were used in the construction. The
individual buildings were planned individually: The fa-
cades differ in their details (facades, balconies, etc.). In
addition, the old facade of the previous retirement home
was recreated. The construction method is an open de-
sign but provides protection from anthropogenic factors.
A shading survey was conducted, and the results were
implemented accordingly. Smart building elements were
not integrated. No explicit sustainability certification
was undertaken. To reduce CO2 pollution, the use of dis-
trict heating as an energy source via the municipal utility
is planned via a waste incineration plant with combined
heat and power generation. The buildings include green
roofs to provide a backwater for heavy rains and offset
inner-city heating.

The Schumanns Hohe project has no neighbourhood
management; it is managed by the owners and Wahlver-
wandtschaft Bonn e.V.

A website regarding the Hausgemeinschaft Schumann-
shohe is operated by Wahlverwandtschaft Bonn e.V. (but
does not include user exchanges). Digital infrastructure
has not been implemented. During the project’s plan-
ning, workshops were held with residents, information
events were offered, and Wahlverwandtschaft Bonn e.V.
had a say in the planning.
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3.3.2 Application Analysis

The Schumanns Héhe project can be considered a neigh-
bourhood with social impact. Of the maximum points to
be achieved under the analysis grid for evaluating the
social impact of neighbourhood development, the Schu-
manns Hoéhe project achieved 113 points out of 200.

Grid

A breakdown by impact areas and success factors, as well
as an allocation to the categories No social impact (“No
impact”), Silver, Gold and Platinum can be found in the
figures and tables below:

Points Impact Cluster Schumanns Héhe Points Max Points
Urban Environment 14 30
Identity 18 25
Infrastructure 21 30
Connectivity 9 25
Urban Mix 51 90
Overall result 113 200
Points Impact Targets Living Circle Points Max Points
Promotion of cultural and economic diversity 20 35
Promotion of socio-economic mix 20 30
Optimization of ecological living and quality of life 21 45
Optimization of social housing and quality of life 31 60
Access to local infrastructure and sustainable mobility 21 30
Overall result 113 200
100% - 60
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Impact Objectives by Impact Clusters

Points Impact Cluster Schumanns Hohe Points Max Points
Urban Environment 14 30
Optimization of ecological living and quality of life 14 30
Identity 18 25
Optimization of social housing and quality of life 18 25
Infrastructure 21 30
Access to local infrastructure and sustainable mobility 21 30
Connectivity 9 25
Promotion of cultural and economic diversity in the quarter 4 10
Optimization of social housing and quality of life 5 15
Urban Mix 51 90
Promotion of cultural and economic diversity 16 25
Promotion of socio-economic mix 20 30
Optimization of ecological living and quality of life 7 15
Optimization of social housing and quality of life 8 20
Overall result 113 200
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On average, most impact targets are in the Platinum and
Gold range by impact cluster. Only the area of connectiv-
ity is anchored in the Silver range, as the neighbourhood,

for example, does not have an active neighbourhood
management and does not offer a community platform.

> Annex A2 details the respective impact cluster scores by indicator.

8.3.3 Conclusion

From the above tables, the Schumanns Hohe project can
be considered a social neighbourhood. Of the maximum
points to be achieved under the analysis grid for evaluat-
ing the social impact of neighbourhood development, the
Schumanns Héhe project achieved 113 points out of 200.
This is predominantly in line with a gold standard of devel-
oped social impact investing: Real Estate Scoring Model of
this commissioned research.

Achievement of the main objective is confirmed by the
achievement of the Platinum category in the “Urban
Mix“ success factor and by the achievement of the Plat-
inum category in the “Promoting socio-economic mix in
the neighbourhood” impact cluster.
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3.4 Moringa in Hamburg (Project in Planning)

Quelle der Bilder: Landmarken AG: https://www.landmarken-ag.de/projekte/moringa/

Profile Moringa

Address Lucy-Borchardt-StraRRe
20457 Hamburg

Land area 4.741 sgm

Living spaces 11.906 sqgm

Start of construction 2022

Completion 2024

Objective Sustainability and
(affordable housing)

3.4.1 Objective and Brief Description of the Project

Landmarken AG designed Moringa HafenCity (derived
from the tree of life Moringa Oleifera) for the tender
of construction site 105 (Lucy-Borchardt-Stralle, 20457
Hamburg). Moringa GmbH, a project development com-
pany within the Landmarken family with a focus on Cra-
dle to Cradle, has since emerged from this. The project
site is located in the eastern part of the HafenCity district
at the former Baakenhafen/Elbbriickenquartier, which
has yet to be developed. The design is based on the Cra-
dle2Cradle principle and focuses on social and environ-
mental sustainability. The project is the first residential
building in which the ecological construction method ac-
cording to the Cradle-to-Cradle principle is consistently
applied. The project is considered trend-setting due to
its combination of climate- and resource-friendly con-
struction with affordable housing.

A residential building with a commercial part is planned
with a living area of 11,906 m? (in 3 components) on the
4,741 m? plot. In addition, 44 car parking spaces and 426
bicycle parking spaces are to be created.

The handover phase began in February 2020, the pur-
chase of the land is planned for the beginning of 2022
and the start of construction for spring 2022 (after re-
ceiving the building permit). Completion and acceptance
as well as handover to the tenants and thus the start of
rental payments is scheduled for the end of 2024.

The project’s main objective is to create a pilot project
in the field of sustainability and (affordable) housing.
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The project’s results will be made available to the city of
Hamburg, which will accompany the project scientifically
for 6 years.

The combination of “People, Plant and Office” is to be
achieved by linking the Cradle2Cradle approach with the
co-working/co-living concept and the affordable housing
sector.

Uses include subsidized housing (approx. 1/3), co-living/
co-working (approx. 1/3), freehold housing as rental
apartments (approx. 1/3), restaurants/shops and a day-
care centre. Rental housing is required to remain rental
housing for at least 30 years.

In the first component (4,329 m?), the creation of subsi-
dized housing (housing for singles, couples and families
who meet certain income limits) is planned on the 1st to
6th floors. A day-care centre is to be built on the ground
floor and 1st floor with an outdoor area in the courtyard.
The entrance to the underground garage should also be
located in this part of the building.

The second component (3,229 m?) includes a co-living
concept (residential communities with a maximum of
5 residents, various services and high-quality equipped
common areas) from the ground floor to the 6th floor.
Co-working spaces are to be created on the ground floor.
Furthermore, additional common areas and a roof ter-
race are planned.

In the third component (4,348 m?), privately financed
apartments are to be built from the 1st floor to the 12th
floor. A restaurant is planned on the dwelling-mound
floor (elevated floor about 8 to 9 meters above sea level
to protect against high water and storm surges).

Security concepts (locking systems, lighting, cameras) are
planned as part of neighbourhood management. In the
Elbbriickenquartier and the HafenCity, there are already
many cultural/creative institutions, including the Hafen-
City itself, the Elbphilharmonie Hamburg, the Miniatur
Wunderland, the Alster estuary and much more. In terms
of social/charitable institutions, social support services
and education/care services, the Elbquartier is still in the
process of expansion, so presence and availability here
are still possible on a limited basis. The integrated KITA
and gastronomy thus offer a good functional supplement
for the HafenCity and the Elbbriickenquartier. HafenCity
University is also within walking distance.

Various S-Bahn, U-Bahn and bus stations are within walk-
ing distance. In addition, there is a direct connection to
regional MIT and supraregional MIT. The underground

parking garage will include e-bike and car-sharing ser-
vices, as well as sufficient charging stations for e-bikes
and cars.

The inner courtyard as well as the KITA and gastronomy
are accessible to all, i.e. third parties. The roof terraces
are accessible to all residents and are operated by the
co-living operator.

Overall, greening of over 100% of the site area is planned
(green facade, roof, courtyard). Noise abatement surveys
are prepared, and recommendations are implemented.
In addition, HafenCity windows are installed here, which
can be opened without restricting noise protection. In
addition to indoor measurements related to air quality,
the quality of the green facade is measured in terms of
temperature and humidity regulation of the building;
this should also increase the air quality in the long term.

In the sense of the Cradle2Cradle principle, a waste-free
economy is to be created in which no materials harm-
ful to health or the environment are used, and all ma-
terials are permanent nutrients for natural cycles or
closed, technical cycles. The majority of the structures
are separable, deconstructable and recyclable. The take-
back obligation for all components is requested to en-
courage manufacturers to develop a recyclable product.
The building thus functions as a raw material depot with
a value assessment for each raw material including an
analysis of the reusability of the used materials after the
period of use (residual value assessment). Achieving the
HafenCity Platinum Ecolabel (similar to the DGNB stand-
ards) is the developer’s obligation and will thus ensure
the high quality standard and quality demand.

The building design was closely coordinated (monthly)
with HafenCity Hamburg to ensure that the common
objectives of sustainability were taken into account and
that the building was also seamlessly integrated into the
planned structure of HafenCity. The many interfaces in
such an inner-city construction project require a great
deal of coordination to ensure a smooth planning and
construction process. There have been no user events
to date, as the project is still in the development stage.
Within the building, however, there will be an informa-
tion room on the project, which will show the ecological
and social added values, processed in real-time data and
information on, for example, the products and materials
used, and will be available to the interested public.

Sharing services for e-bikes and cars will be developed
together with HafenCity Hamburg, and subsequently of-
fered and expanded by Moringa.
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Active energy monitoring is planned. Supply is ensured
by the district heating power plant of HafenCity Ham-
burg and by solar panels on the roof. It is also possible to
expand the solar-power system in the future. The use of
green leases is obligatory for this project.

Smart building elements have been planned in the area
of co-working and co-living, which will be controllable
via the community app.

Active neighbourhood management will ensure net-
working within the building, but also with the Hafen-
City neighbourhood. A corresponding community app
should encourage exchange among each other and also
offer interactions with the building (e.g. for booking the
co-working spaces). Events are to be planned both in
the neighbourhood and in HafenCity itself to ensure and
promote an exchange outside the Moringa neighbour-
hood.

3.4.2 Application Analysis Grid

The Moringa project can be evaluated as a neighbour-
hood. Of the maximum points to be achieved under the
analysis grid for evaluating the social impact of neig-
hbourhood development, the Schumanns Hohe project
achieved 152 points out of 200. In the context of the
analysis, it should be noted in particular that the Elbbri-
ckenquartier is currently still under development and
therefore some indicators and KPIs could only be evalua-
ted according to the current situation. Upon completion

of the project, it is very likely that these categories will
also be highly rated by the diverse development of the
Elbbriickenquartier.

A breakdown by impact areas and success factors, as
well as an allocation to the categories No social impact
(«No impact“), Silver, Gold and Platinum can be found in
the figures and tables below:

Urban Environment 26 30
Identity 24 25
Infrastructure 23 30
Connectivity 23 25
Urban Mix 56 90
Overall result 152 200
Promotion of cultural and economic diversity 25 35
Promotion of socio-economic mix 17 30
Optimization of ecological living and quality of life 39 45
Optimization of social housing and quality of life 48 60
Access to local infrastructure and sustainable mobility 23 30
Overall result 152 200
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100% 56 - 60
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Impact Objectives by Impact Clusters

Points Impact Cluster Moringa Points Max Points
Urban Environment 26 30
Optimization of ecological living and quality of life 26 30
Identity 24 25
Optimization of social housing and quality of life 24 25
Infrastructure 23 30
Access to local infrastructure and sustainable mobility 23 30
Connectivity 23 25
Promotion of cultural and economic diversity in the quarter 10 10
Optimization of social housing and quality of life 13 15
Urban Mix 56 90
Promotion of cultural and economic diversity 15 25
Promotion of socio-economic mix 17 30
Optimization of ecological living and quality of life 13 15
Optimization of social housing and quality of life 11 20
Overall result 152 200

100%

90%

80%

70%

60%

50%

40%
30%
20%
10%

0%

[ " INoimpact [ Silver N Gold [ IPlatinum I Moringa Points

Optimization of Optimization of Access to local Promotion of Optimization of Promotion of Promotion of Optimization of
ecological living  social housing and infrastructure cultural and social housing and cultural and socio-economic ecological living
and quality of life quality of life and sustainable  economic diversity quality of life economic mix and quality of life
mobility in the quarter diversity
Urban Environment Identity Infrastructure Connectivity Urban Mix
Values

30

25

20

15

10

Optimization of
social housing and
quality of life

On average, most impact targets are in the Platinum and
Gold range by impact cluster.

> Annex A3 details the respective impact cluster scores by indicator.
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8.4.3 Conclusion

From the above tables, the Moringa project can be con-
sidered a social neighbourhood. Of the maximum points
to be achieved under the analysis grid for evaluating
the social impact of neighbourhood development, the
Schumanns Hohe project achieved 152 points out of
200. This is predominantly equivalent to a Gold standard
(and very likely Platinum standard upon completion and
development of the Elbbriickenquartier) of developed
social impact investing: Real Estate Scoring Model of this
commissioned research.

Achievement of the main objective is ensured by the
achievement of the Platinum category in the “Urban
Environment” and the Platinum category in the “Urban
Mix” success factor and by the achievement of the Plat-
inum category in the “Optimization of ecological living
and quality of life in the neighbourhood” impact area.
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3.5 Summary

The measurement model and analysis grid for social im-
pact in the real estate sector applied well to the analysed
project and neighbourhood developments. Based on the
measurement model and analysis grid, the impact objec-
tives and impact clusters could be analysed, compared
and evaluated on a project-specific basis.

In a further development of the model, a distinction, on
the one hand, between completed, ongoing and, on the
other hand, between planned neighbourhood develop-
ments as model variants could still be helpful since in the
case of ongoing and planned projects, not all factors have
yet been planned and/or implemented. Therefore, it is
not possible to positively weight these factors that have
not yet been implemented, consequently, these points
could be excluded from the evaluation in the future. Thus,
the score is not lowered unnecessarily. Furthermore, the
topic around “energy” and the legal developments should
be monitored and, if necessary, further differentiated in a
further model version.

Moreover, it should be noted that each project is indi-
vidual and, in addition to the aspects mentioned in the
model, may have other positive environmental and social
aspects that could be included in further elaborations of
this model.

Overall, the model is a solid and complex initial basis for
capturing, analysing and measuring social impact in real
estate, as well as a basis for benchmarking based on a
scoring model of different projects or neighbourhoods.
Based on further considerations, discussions and regu-
lations, constant adaptation and expansion are recom-
mended.

Lastly, it should be noted that the complexity of the mod-
el comes from scientific analysis. For easier application in
practice, the complexity will be simplified in a further ver-
sion, if necessary, and the model will be reduced.
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9. Conclusion and Outlook

New Area - Social Impact

While the area of environmental impact investing has
been highlighted and analysed many times, the area
of social impact investing has not progressed as far.
As early as the literature research, it became obvious
that the interest in social impact investing is steadily
increasing and thus capital is increasingly provided for
this purpose.

Challenges

The challenges in this still very young yet rapidly growing
segment can be quickly put into context: Lack of uniform
criteria, lack of transparency and regulation, especially
in the areas of “S“(Social) and “G“ (Governance) as well
as the challenge of quantifiability and thus measurability
of the latter two criteria.

Starting with the different definitions of social impact in-
vesting, which are similar in essence, namely, to achieve
social impact in addition to financial return, but vary
in their underlying criteria, the focus is on developing
an analysis and measurement model. The main objec-
tive here is to measure the social impact and make it
comparable using a scoring model. A wide variety of al-
ready recognized parameters and frameworks will help
to measure the social impact and make it comparable
subsequently.

However, since none of the tools has yet established it-
self as a market standard, comparability and transpar-
ency in the market are not yet given. A lack of data and
scientific evidence makes it correspondingly difficult to
make general statements about the financial returns and
performance of such investments.

Social Responsibility

The extension of the social impact to the social respon-
sibility of all real estate stakeholders is a key postulate
of this study. The analysis grid and measurement model
created as part of this commissioned research is intend-
ed to enable all stakeholders in the real estate sector to
analyse and measure — and compare — the social and, in
a further step, societal added value of their projects and
investments.

Using the analysis grid, the sustainable social and societal
impact of the project/investment should be presented
comparably and objectively. It is important to note that
each project will have its own unique profile due to the
specifics of the project. Individual adaptations and inter-
pretations of the definitions depending on the project/
investment can (and should) therefore vary. Accordingly,
a certain flexibility in applying the analysis grid must be
observed.



Conclusion and Outlook

To achieve a sustainable social impact, both existing and
projected projects can be examined concerning various
impact objectives and categories using the analysis tool
presented. The aim is not to fulfil all categories and
achieve all objectives, but to achieve a certain — self-im-
posed — standard of social impact for the project as a
whole, and to measure and document this. However, the
“do no harm” regulations, which are also part of the EU
Taxonomy (see also Chapters 3.3.4 to 3.3.6), should also
be mentioned here. Achieving one objective must not be
to the disadvantage or detriment of another objective.
This regulation (among the other regulations of the EU
Taxonomy) is not explicitly shown in the measurement
model and analysis grid but is intended to complete the
model as an all-encompassing concept.

Opportunities and Possibilities

In particular, opportunities and possibilities exist for the
public sector in terms of award procedures: by using this
analytical grid as a basis, not only the financial return
but also social and, in the next step, societal responsibil-
ity should be taken into account when awarding land. In
this way, cities fulfil their responsibility to their citizens
to create the greatest possible added value (environ-
mental and social) for them.

In addition to the financial return, the social and ecolog-
ical return will also play an increasingly important role
in real estate economic decisions in the future. This will
also translate into an impact on valuation — the question
needs to be asked to what extent Total Value needs to be
supplemented with social and environmental aspects.

Further elaboration on the impact on valuation and re-
turns can be explored and addressed in future studies.
The challenge of bringing together an analysis and meas-
urement model that combines the aspects of environ-
mental, social and societal objectives and indicators into
an industry standard, taking into account legal framework
conditions, while simultaneously not getting lost in too
much complexity and thus remaining applicable, will also
occupy real estate research.

Conclusion

By working together and engaging all stakeholders, the
real estate industry can add great value to address and
target social and environmental sustainability issues, take
responsibility, and continue to make the world a liveable
and lovable place for future generations.
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Living Cycle Dusseldorf Case Study

Points Impact Cluster Living Circle Points Max Points

Urban Environment 13 30
Anthropogenic factors
Architecture

4 5
4 5
Energy 1 5
2 5
1 5
1 5

Materials
Smart building/IOT
Sustainability/certification
Identity 17 25
Diversification of the target group 5 5
Brand 3 5
Public acceptance/atmosphere/image 4 5
4 5
1 5

Quarter layout

Social network/community
Infrastructure 22 30

Connection to MPT

Connection to public transport

Connection to social infrastructures

Services

Location/supply

Mobility concept

Connectivity

Digital infrastructure

Stakeholder participation/involvement

Quarter management

Sharing

[ T e NV S U I NS U T (O O G Y N YO}

Social network/community
Urban Mix
Quality of stay

Ul
(o]
O
o

w
w

Green factor

User mix 23 40

Use for all user groups 12 15
Public access/ground floor with utilization function/public spaces 5 5
Places of interaction 3 5
Security 3 5
2 5
2 5

Noise pollution
Air pollution
Overall result 117 200
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Urban Mix - Living Circle

Urban Mix

Indicators

Description of the
indicators

Impact targets

Promotion of cultural and

Key Performance Indicator

Living Circle

Housing, follow-up care, nature park
(sport and recreation for all ages),

Points

100%

90%

80%

70%

60%

50%

40%

30%

20%

10%

0%

Quality of stay

Green factor

Values
[ INoimpact

User mix Use for all
user groups
[ silver

I Gold

Function/
public spaces

Public access/
ground floor
with utilization

[ Iplatinum

Places of Security
interaction
I | iving Circle Points

Noise pollution

25

20

15

10

User mix Uses economic S:I-J\:':Srlty in the Types of use of real estate children's facilities (nursery, 6 large 2
a day-care centres from 4 months)
Promotion of cultural and .
User mix Uses economic diversity in the Cultural/creative facilities Inner city (not on the property) 4
quarter
Promotion of cultural and
User mix Uses economic diversity in the Social/non-profit institutions Inner city (not on the property) 2
quarter
Affordable housing in percent
U ) Creating and preserving Promotion of socioeco- (IR IS+ P D 5833): (Number of housing | 10, regulation; No owner-occu-
sermix affordable (and/or nomic mix in the quarter units built or preserved that qualify as ied housing; 20% of residential lots
social) housin a affordable housing/number of housing P g
g units built or preserved) x 100
Households with income independent
Providing disadvantaged . . ~ Disadvantage in percent: (Households _— . .
User mix target groups with ni;s]?;ﬁ&ni:iﬁguﬁg?er with income independent No restrlctAKéE;S(;!I’bri?i?wrements,
affordable housing a Disadvantage/number of households) \
x 100
Households with income-related disad-
. Providing disadvantaged Promotion of socioeco- vantage in percent: (Households with - .
User mix target groups with nomic mix in the quarter income-related No restrictions or requirements
affordable housing Disadvantage/number of households)
x100
Optimization of the net Optimization of social e?f;r:td(llgﬁginﬁlfgig_I((J(ctal riigltllgcal
User mix income of the target housing and quality of life p Pt d '/ YPIC d €8.50 for 10 years at 20% 1
roups in the quarter rent — anticipated rent)/anticipate
g rent) x 100
- " Annual rent increase in
. Optimization of social .
User mix Creat!on O.f staple hous- housing and quality of life Percent: (currept/planned rent/ Law except €8.50 for 10 years at 20% 1
ing situations in the quarter planned rent increase) x 100
Public access/ground Promotion of cultural and
floor with utilization Accessibility economic diversity in the Accessibility areas and paths Public use of the rooms 5
function/public spaces quarter
Exchange/communica- Promotion of cultural and
Places of interaction tio%]/fun/play economic diversity in the Presence of gastronomy Inner city (not on the property) 2
quarter
Optimization of ecological . " Nature park (sport and recreation
- . o Type/quantity/quality of green and
Green factor Park/nature/greenery llv"t‘ﬁ::gigﬁggmﬁggge in natural areas in the neighbourhood for all ages) og:lzjtezsll, except the 5
Graffenberger Allee, noise protection
Optimization of ecological Quality of noise pollution in the established; apartments to the
Noise pollution Noise pollution living and quality of life in Y uarF;er inside; 2 balconies (min 2m to 2.5m) 4
the neighbourhood a planned; study performed and
implemented
Graffenberger Allee, noise protection
Optimization of ecological established; apartments to the
Air pollution Air pollution living and quality of life in Quality of air pollution in the quarter inside; 2 balconies (min 2m to 2.5m) 4
the neighbourhood planned; study performed and
implemented
. Optimization of social .
Quality of stay Well-ﬁégiﬁgi(;ti/:tentral housing and quality of life Atmosphere and quality of stay Shading st;jz;;)g;iucted >2 5
in the quarter
Lighting/avoidance of Optimization of social No technology, janitor in the neigh-
Security g da%k corners housing and quality of life Security through security concept bourhood, police as tenants in the 4
in the quarter neighbourhood
Use for all user groups | Families/children/seniors n%&?zorg&r}:zﬁgﬂziﬁgr Availability of social support services Inner city (not on the property) 1
Promotion of socioeco- Availability and quality of education/
Use for all user groups | Families/children/seniors nomic mix in the quarter care services Inner city (not on the property) 2
. . . . . Nature park (sport and recreation
Use for all user groups | Families/children/seniors Promotion of socioeco Offer of leisure and recreational for all ages) open to all, except the 5

nomic mix in the quarter

opportunities

gardens
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100% 6
/1 1 90%
Infrastructure - Living Circle
5
Impact . Description of the . e . 8%
P Indicators ) p. Impact targets Key Performance Indicator Living Circle Points
Cluster indicators
- . Access to local infra- P . 70%
. Walkability/centrality/ ) Accessibility of local infrastructures/ ]
Location/supply short distances structurer:ggil?tuystalnable distances and mobility effort Inner city (not on the property) 5 4
60%
. . Access to local infra- .
Connection to so- in and around the X - . Inner city (not on the property)
cial infrastructures quarter structurersgg”?tustalnable Accessibility of local infrastructure 4
¥ 50% 3
g
= . . Access to local infra- . . .
=1 Connection to in and around the X Accessibility and quality of public .
S public transport quarter structure andA §usta|nable transport Inner city (not on the property) 4 40%
S mobility
]
w
& in and around the Access to local infra- Quality of the cycle and footpath 2
= Connection to MPT structure and sustainable . Inner city (not on the property) 30%
c quarter mobility infrastructure o
. . Underground garage with more than
N Pgbhc transport/Pedes- Access to local |nfra— ) N 600 parking spaces and parking faci- o
Mobility concept trian zones/cycle paths/ structure and sustainable Presence of sustainable mobility offers lities: ffic ab icted:
arking spaces mobility ities; car tra c above restricted; no i
P sharing (but will be in the future)
. . Access to local infra- s . 10%
Services Walkab|l|ty_/centrallty/ structure and sustainable Acce§5|blllty of local |nfr'astructures/ Inner city (not on the property) 4
short distances mobility distances and mobility effort
0% 0
Connection to MPT Connection to Connection to social Services Location/supply Mobility concept
public transport infrastructures
Values
[ INoimpact [ silver I Gold [ TIPlatinum I iving Circle Points
100% 6
Identity - Living Circle oo
5
Impact . Description of the . o - 3
P Indicators . p' Impact targets Key Performance Indicator Living Circle 80
Cluster indicators
| . ¢ Optimization of social Existing office building, open, offer to <o
Quarter layout Arra:r‘g:[lnseer;';{';ljc;ggn ° housing and quality of life Integration and opening of the the outside, fit into surroundings and "
in the quarter neighbourhood parks, new focus quality of living
60%
. . Optimization of social . . Stock office building and round
Brand USP, quall\fg,lur:cognmon housing and quality of life USP, quality, recognition value shapes
in the quarter
3 50% 3
E Public acceptance/ | Positioning/external per- Optimization of social positive image/desired place of use
] " . v housing and quality of life Recommendation (quarter-related) o
atmosphere/image | ception/self-perception K (Cologne likes it too)
o in the quarter 40%
imizati i Diverse uses with high syner
Diversification of Diversification of the Op}'lmlzatlon Of soua[ . e L . gN synergy
th housing and quality of life Diversification of the target group potential including for the 5 2
e target group target group ) )
in the quarter surrounding area (park) 30%
Social network/ Social network/com- Optimization of social No apps, tenant events, no
communit munit housing and quality of life Social network/community iehb ,h d ! 1
y % in the quarter neighbourhood management S
1
10%
0%
Diversification of Brand Public acceptance/ Quarter layout Social network/
the target group atmosphere/image community
Values
[ INoimpact [ silver I Gold [ IPlatinum I Living Circle Points

96 |
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100% 45
Urban Environment - Living Circle e 4
Impact . Description of the . o : 80%
P Indicators . p. Impact targets Key Performance Indicator Living Circle 35
Cluster indicators
Optimizati ¢ ecological Deconstruction (high percentage of 70%
) . ptimization of ecologica ing): indi-
Materials Recycr::r;tge?ilgel\:ty of living and quality of life in Recycling quality of materials rg;:ycllmgl), substanceIpreservedd,fllnd} 3
the neighbourhood vidual elements newly created, flexi-
ble new elements (on the exterior)
60%
(7]
0o . . - Optimization of ecological . . - . Consideration of regional/local
c . Diversity/building de- ~ X 2 Diversity/building design/user " 25
= Architecture sign/user orientation IIVI:E::giqﬁggE&?r?ggfde in orientation/reuse of space construchontrgle;?;ic;se(:)nd handover
g e 50%
o Optimization of ecological
5 Energy Quarter and building living and quality of life in Quarter and building District heating 2
n the neighbourhood
-] 40%
g Anthroposenic Optimization of ecological Shading study conducted > 2 bal-
o fac?orgs Sun/light/wind living and quality of life in Sun/light/wind conies; wind survey, roofs greened, 15
g the neighbourhood interior areas greened 30%
[
gitalization of com Optimization of ecological Digitalizati o
- oS . S . 2 gitalization of communication,
Smart building/IOT munication, services, living and'quallty of life in services, homes, offices, etc. No 1
homes, offices, etc. the neighbourhood 20%
L Optimization of ecological
Sg::‘;g?:;tt:/ Quarter and building living and quality of life in Quarter and building None 05
the neighbourhood 10% '
0%
Connection to MPT Architecture Energy Materials Smart building/I10T Sustainability/
factors certification
Values
[ INoimpact T silver N Gold [ TIPlatinum I iving Circle Points
100%
Connectivity - Living Circle o0%
Impact . Description of the . L " . 80%
P Indicators , p. Impact targets Key Performance Indicator Living Circle Points
Cluster indicators
Optimization of social - . ioh- 70%
Quart(:.rzemn?nage— Quarter management housing and quality of life Ava||ab|||ty/(1u?tlgr\:]gfa feedback No a;lJ)ps, tﬁnagt events, no neigh 1
in the quarter % ourhood management
Promotion of cultural and 60%
Sharing Sharing economic diversity in the Sharing platforms and sharing services No sharing (but in the future) 1
> quarter
x
> .
E Social network/ Social network/com- z;%?gri?:dc;r/ecrsl;icur?rl ?Rg Social network/communit No apps, tenant events, no neigh- 1 50%
g community munity Y Y bourhood management
= quarter
o P .
S . i Optimization of social 40%
Sta!(ehqlder partici Sta!(ehqlder participa housing and quality of life | Stakeholder participation/involvement Tenant events, survey
pation/involvement tion/involvement in the quarter
Digital o Optimization of_ social_ o 30%
infrastructure Digital infrastructure housmg and quality of life Digital infrastructure No 1
in the quarter
20%
10%
0%
Digital Stakeholder participation/ Quarter management Sharing Social network/
infrastructure involvemen community
Values
[ INoimpact [ silver I Gold [ IPlatinum I Living Circle Points

B
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Schumanns Hohe Bonn Case Study

Points Impact Cluster
Urban Environment

Schumanns Héhe Points

Max Points

Anthropogenic factors

Architecture

Energy

Materials

Smart building/IOT

Sustainability/certification

Identity

Diversification of the target group

Brand

Public acceptance/atmosphere/image

Quarter layout

Social network/community

Infrastructure

Connection to MPT

Connection to public transport

Connection to social infrastructures

Services

Location/supply

Mobility concept

Connectivity

Digital infrastructure

Stakeholder participation/involvement

Quarter management

Sharing

Social network/community

NINPWRLR O W R PAPW W

Urban Mix

93]
[

Quality of stay

Green factor

w | w

User mix

Use for all user groups

Public access/ground floor with utilization function/public spaces

Places of interaction

Security

Noise pollution

Air pollution
Overall result

100
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Urban Mix

102

I Schumanns Hohe Points

Connectivity

I Gold [ JPlatinum

Infrastructure

[ Silver

Identity
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Application of the Analysis and Measurement Model — Example Schumanns Hohe

Urban Mix - Schumanns Hohe

Indicators

Description of the
indicators

Impact targets

Promotion of cultural and

Key Performance Indicator

Schumanns Hohe Points

Care housing, subsidized housing,
day-care for U3 and adults, privately 1

function/public spaces

quarter

User mix Uses economlclcjjlavrié?tymthe Types of use of real estate financed housing, multigenerational
a housing, care service
Robert Schumann Haus framed
Promotion of cultural and (Music library and cultural association
User mix Uses economic diversity in the Cultural/creative facilities included), Harmonie, Springhaus
quarter theatre, churches (ev. and cath.) in
the vicinity
Care (on-site and service), unemploy-
Promotion of cultural and ment home nearby, multigenerational
User mix Uses economic diversity in the Social/non-profit institutions living by Wahlverwandtschaften eV, 2
quarter multigenerational living group also
nearby
30 subsidized, residential group with
24 places, multigenerational housing
Affordable housing in percent 54 units (23 units according to subsi-
. . . . ~ (IR IS+ P D 5833): (Number of housing dy guidelines); 35 privately financed
User mix Crz%g:%;gﬁe ;();ﬁ;e/;vrmg n?r%(;orﬂic:(r}r?tﬁgazgiger units built or preserved that qualify as for rent, 150 privately financed
social) housin a affordable housing/number of housing owner-occupied apartments
g units built or preserved) x 100 approx. 230 units; association has
pre-allocation right; no specification
in concept award; almost 30%
Providing disadvantaged Households with income independent
User mix tan etg roups withg Promotion of socioeco- Disadvantage in percent: (Households
affgrdagble r?ousin nomic mix in the quarter with income independent
g Disadvantage/number of households) x 100, Number of rooms to come; Wahlver-
wandschaften Bonn eV website on
Providine disadvantaged Households with income independent residents (Woh;\g;u;))pe Schumanns
User mix tan etg rouDs withg Promotion of socioeco- Disadvantage in percent: (Households ohe
aﬁ§rdagt)le P?ousin nomic mix in the quarter with income independent
8 Disadvantage/number of households) x 100
Optimization of the net Optimization of social Rent difference from ‘Iocal rentin Elective affinity: 24 units with 12 EUR/
User mix income of the target housing and quality of life percent (IR 5+ P 11748): ((typical local sqm; freely financed: 14 EUR/sqm; 2
groups in the quarter rent - anhcu:::]&tz)dxrelr(';%)/ant|C|pated apartments: 1617 EUR/sgqm
. Optimization of social Annual rent increase in
User mix Creatilgn ;Ij;iikz)lﬁshous— housing and quality of life Percent: (current/planned rent/ According to law 1
8 in the quarter planned rent increase) x 100
Public access/ground Promotion of cultural and Completely accessible and public
floor with utilization Accessibility economic diversity in the Accessibility areas and paths P v P 5

paths/squares as a requirement

Places of interaction

Exchange/communica-
tion/fun/play

Promotion of cultural and
economic diversity in the
quarter

Presence of gastronomy

Inner-city neighbourhood 5

Green factor

Park/nature/greenery

Optimization of ecological
living and quality of life in
the neighbourhood

Type/quantity/quality of green and
natural areas in the neighbourhood

Trees, old path, 2 squares

Noise pollution

Noise pollution

Optimization of ecological
living and quality of life in
the neighbourhood

Quality of noise pollution in the
quarter

Air pollution

Air pollution

Optimization of ecological
living and quality of life in
the neighbourhood

Quality of air pollution in the quarter

considered in the planning, motorway 2
200m away but with noise barrier;
car-free; healthy living must be en-

sured (expert opinion); no direct CO2

measurement; 2
Noise level range was prohibited

Quality of stay

Well-being effect/central
meeting point

Optimization of social
housing and quality of life
in the quarter

Atmosphere and quality of stay

a neighbourhood square is on a street
and well lit; night lighting integrated;
open layout; play areas between
houses

Security

Lighting/avoidance of
dark corners

Optimization of social
housing and quality of life
in the quarter

Security through security concept

None; but public interest group
obtains opinion of police; GF with 2
burglar alarm system

Use for all user groups

Families/children/seniors

Promotion of socioeco-
nomic mix in the quarter

Availability of social support services

Care, inner city 4

Use for all user groups

Families/children/seniors

Promotion of socioeco-
nomic mix in the quarter

Availability and quality of education/
care services

U3 care, inner city 4

Use for all user groups

Families/children/seniors

Promotion of socioeco-
nomic mix in the quarter

Offer of leisure and recreational
opportunities

Play areas, neighbourhood squares -
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Application of the Analysis and Measurement Model — Example Schumanns Hohe

Infrastructure - Schumanns Hohe

Impact

Indicators

Cluster

Description of the
indicators

Walkability/centrality/

Impact targets

Access to local infra-

Key Performance Indicator

Accessibility of local infrastructures/

Schumanns Hohe Points

cial infrastructures

quarter

mobility

Location/supply short distances structurer:gg”?tuystalnable distances and mobility effort Inner-city neighbourhood 4
. . Access to local infra- . )
Connectian to so- in and araund the structure and sustainable | Accessibility of local infrastructure Inner-city neighbourhoad 4

Connection to
public transport

in and around the
quarter

Access to local infra-
structure and sustainable
mobility

Accessibility and quality of public
transport

Inner-city neighbourhood

Connection to MPT

Infrastructure

in and around the
quarter

Access to local infra-
structure and sustainable
mobility

Quality of the cycle and footpath
infrastructure

Car-free neighbourhood, 2 public
roads lead through

Mobility concept

Public transport/ Pede-
strian zones/cycle paths/
parking spaces

Access to local infra-
structure and sustainable
mobility

Presence of sustainable mobility offers

2

car-sharing spots; charging stations
probable; no e-bikes

Services

Walkability/centrality/
short distances

Access to local infra-
structure and sustainable
mobility

Accessibility of local infrastructures/
distances and mobility effort

Inner-city neighbourhood 4

Identity - Schumanns Hohe

Impact

Indicators
Cluster

Quarter layout

Description of the
indicators

Arrangement/location of
the uses/routing

Impact targets

Optimization of social
housing and quality of life
in the quarter

Key Performance Indicator

Integration and opening of the
neighbourhood

Schumanns Hohe

Integration in the district 5

Brand

USP, quality, recognition
value

Optimization of social
housing and quality of life
in the quarter

USP, quality, recognition value

Recognition value: Fasse nursing
home rebuilt although it was not a
listed building; Packstation next to

mailbox; Robert Schumann Haus

Public acceptance/
atmosphere/image

Identity

Positioning/external per-
ception/self-perception

Optimization of social
housing and quality of life
in the quarter

Recommendation (quarter-related)

positive image/desired place of use

Diversification of
the target group

Diversification of the
target group

Optimization of social
housing and quality of life
in the quarter

Diversification of the target group

something for everyone; synergy

potential also for the surrounding 4

area (care and nursery); different
income groups

Social network/
community

Social network/com-
munity

Optimization of social
housing and quality of life
in the quarter

Social network/community

None only owner management and D)
association
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Application of the Analysis and Measurement Model — Example Schumanns Hohe

Urban Environment - Schumanns Hohe

Impact

Cluster

Developed surroundings

. Description of the . o
Indicators . p' Impact targets Key Performance Indicator Schumanns Hohe
indicators
Recvcling quality of Optimization of ecological
Materials yma%e?'ials Y living and quality of life in Recycling quality of materials Currently common 2
the neighbourhood
N - _ Optimization of ecological R - . Very different, different details
Architecture Eilvﬁ;zlg\e/{%lililedr:?agﬁii living and quality of life in DZﬁ;ﬂg@oﬂlﬁgﬁg%?%n{;éier (facade, balconies, etc.), old facade 4
8 the neighbourhood P nursing home but rebuilt
Optimization of ecological
Energy Quarter and building living and quality of life in Quarter and building District heating, not according to kfw 2
the neighbourhood
. Optimization of ecological . f
Antr;;z?:iemc Sun/light/wind living and quality of life in Sun/light/wind Open but protegted, shading 4
the neighbourhood expertise
Digitalization of com- Optimization of ecological Digitalization of communication
Smart building/IOT munication, services, living and quality of life in gitall y g Not active 1
4 . services, homes, offices, etc.
homes, offices, etc. the neighbourhood
S Optimization of ecological
Susta.lr‘lab|‘l|ty/ Quarter and building living and quality of life in Quarter and building Nope 1
certification .
the neighbourhood

Connectivity - Schumanns Hohe

Impact

Cluster

Connectivity

. Description of the . o .
Indicators , p. Impact targets Key Performance Indicator Schumanns Hohe Points
indicators
Optimization of social I . Not available, owner management,
Quartcranremn?nage— Quarter management housing and quality of life Avallablllty/(lugtlgr\(r]gf a feedback association has own neighbourhood 1
in the quarter Y management
Promotion of cultural and
Sharing Sharing economic diversity in the Sharing platforms and sharing services 2 Care sharing spots 2
quarter
Social network/ Social network/com- Promotion of cultural and None only owner management and
. ; economic diversity in the Social network/community L 2
community munity quarter association

Stakeholder partici-
pation/involvement

Stakeholder participa-
tion/involvement

Optimization of social
housing and quality of life
in the quarter

Stakeholder participation/involvement

Association (also participation in
planning), workshop with residents,
information events

Digital
infrastructure

Digital infrastructure

Optimization of social
housing and quality of life
in the quarter

Digital infrastructure

None
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Application of the Analysis and Measurement Model — Example Moringa

Moringa Hamburg Case Study

Points Impact Cluster Moringa Points Max Points
Urban Environment 26 30
Anthropogenic factors 5 5
Architecture 5 5
Energy 3 5
Materials 5 5
Smart building/IOT 4 5
Sustainability/certification 4 5
Identity 24 25
Diversification of the target group 5 5
Brand 5 5
Public acceptance/atmosphere/image 5 5
Quarter layout 4 5
Social network/community 5 5
Infrastructure 23 30
Connection to MPT 4 5
Connection to public transport 4 5
Connection to social infrastructures 4 5
Services 2 5
Location/supply 4 5
Mobility concept 5 5
Connectivity 23 25
Digital infrastructure 4 5
Stakeholder participation/involvement 4 5
Quarter management 5 5
Sharing 5 5
Social network/community 5 5
Urban Mix 56 90
Quality of stay 5 5
Green factor 5
User mix 19 40
Use for all user groups 8 15
Public access/ground floor with utilization function/public spaces 5 5
Places of interaction 2 5
Security 4 5
Noise pollution 4 5
Air pollution 4 5
Overall result 152 200
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Application of the Analysis and Measurement Model — Example Moringa

Urban Mix - Moringa

Indicators

Description of the
indicators

Impact targets

Promotion of cultural and

Key Performance Indicator

Moringa

Housing (affordable (1/3), rental

Points

No Impact Min Silber Silber Min Gold Gold Min Platin Platin Punkte Moringa
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0%

20

18

16

14

12

10

nomic mix in the quarter

opportunities

race for users only; C2C showroom/
information space

User mix Uses economic diversity in the Types of use of real estate (1/3)), day-care, gastronomy and 2
quarter co-working/co-living (1/3)
Promotion of cultural and HafenCity, Elbphilharmonie Hamburg,
User mix Uses economic diversity in the Cultural/creative facilities M'.Té?fffur W#Eq'erla'nd,hAlster is;uary, 4
uarter wildlife exhibition in the neighbour-
a hood
Promotion of cultural and Elbbrickenquartier under develop-
User mix Uses economic diversity in the Social/non-profit institutions ment; Baakenhafen playground with 2
quarter day-care centre
Affordable housing in percent
. . . . ~ (IR IS+ P D 5833): (Number of housing
User mix Crz%g:%;gﬁe ;();ﬁ;e/;vrmg n?r%ﬁr;orﬂic:(r}r?tﬁgc'zg??er units built or preserved that qualify as
social) housin a affordable housing/number of housing
g units built or preserved) x 100
- . Households with income independent only rental apartments for min. 30
User mix Prot\/alglgtg d:;id\;awn;t':afed Promotion of socioeco- Disadvantage in percent: (Households years (price controlled; privately
affgrdagble f?ousin nomic mix in the quarter with income independent financed; approx. 1/3); 1/3 publicly
g Disadvantage/number of households) x 100 subsidized (3233%)
- . Households with income independent
User mix Prot\/z;slgtg d;;id‘;avc;ﬁgw Promotion of socioeco- Disadvantage in percent: (Households
affgrdagble r?ousin nomic mix in the quarter with income independent
g Disadvantage/number of households) x 100
Optimization of the net Optimization of social pe?f;r:td(llflgﬁginﬁlf;zr;-lc()(cti/lpl}igltlgcal Freely financed housing construction
User mix income of the target hou5|r]g and quality of life rent — anticipated rent)/anticipated (1/3) sllghtly'abov'e the local rent for 1
groups in the quarter cross-financing purposes
rent) x 100
Creation of stable hous- Optimization of social Annual rent increase in
User mix ing situations housing and quality of life Percent: (current/planned rent/ In planning (by law in any case) 1
g in the quarter planned rent increase) x 100
Public access/ground Promotion of cultural and (c:g}:/:;toyrili':gossg ;gsﬁgsr:'g;;ufrgre?ﬂ
floor with utilization Accessibilit economic diversity in the Accessibility areas and paths b
function/public spaces Y quarter Y Y p as part of the neighbourhood ; roof 5
terrace for users only; public passage
Exchange/communica- Promotion of cultural and Elbbriickenquartier under devel-
Places of interaction tion/fun/play economic diversity in the Presence of gastronomy opment; gastronomy integrated in 2
quarter building
s . Roof greening, over 100% of the
Optimization of ecological . ) '
Green factor Park/nature/greenery Ii\?ing and quality of Ihge in Type/quantity/quality of green and property area is greened (green 5
the neighbourhood natural areas in the neighbourhood facade, roof, inner courtyard);
g HafenCity Festivities involved
s . Noise protection report prepared
Optimization of ecological . . Lo P
Noise pollution Noise pollution Ii\?ing and quality of Ii%e in Quality of noise pollution in the and recommendations implemented; 4
the neighbourhood quarter HafenCity windows that can be opened
g without reducing noise protection
A . Air pollution report prepared and rec-
Optimization of ecological N N ¢
Air pollution Air pollution living and quality of life in Quality of air pollution in the quarter omme_ndatnons mplem_ented,_facaie 4
the neighbourhood greening te_mpera'turfe is monitored;
indoor air quality is measured
L . high quality of stay through good
Quality of sta Well-being effect/central ho?xgﬂmlazﬁgoz;ﬁtsoglfallife Atmosphere and quality of sta neighbourhoad layout and active 5
Y Y meeting point iﬁ the quarteyr P a \ \ safety concept + neighbourhood
q management
Lighting/avoid " Optimization of social IFM p/lanningk(loc;dng systems, g
. ighting/avoidance o . . . . . co-living/co-working); equipment an
Security dark corners housn';rg1 ?rr:g ql:j;rlite&; of life Security through security concept lighting in the basement; if necessary. 4
a Cameras
Use for all user groups | Families/children/seniors Promotlpr! of socioeco- Availability of social support services Elbbriickenquartier under develop- 1
nomic mix in the quarter ment
. . . S . . Day-care centre integrated into the
Use for all user groups | Families/children/seniors Promotion of socioeco Availability and quallt_y of education/ neighbourhood (accessible to all); 2
nomic mix in the quarter care services " :
HafenCity Uni
Courtyard semi-public; nursery,
. . . . . co-working and gastronomy for all as
Use for all user groups | Families/children/seniors Promation of socioeco Offer of leisure and recreational part of the neighbourhood; roof ter- 5
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Application of the Analysis and Measurement Model — Example Moringa

Infrastructure - Moringa

Impact
Cluster

Infrastructure

Description of the

Indicators . Impact targets Key Performance Indicator Moringa Points
indicators
- . Access to local infra- P . . .
Location/supply Walkablllty/centrallty/ structure and sustainable Acce§5|blllty of local mfrgstructures/ Elbbruckenq},larher under dgvelop— 4
short distances mobility distances and mobility effort ment; Edeka and Aldi
. . Access to local infra- Day-care centre integrated in the
Connection to so- in and around the X - . . X
cial infrastructures quarter structuren?:g”?tuystalnable Accessibility of local infrastructure neighbourhood (accessible to all) 4
. . Access to local infra- . . .
Connection to in and around the X Accessibility and quality of public g i .
public transport quarter structure and}ustalnable transport S-Bahn, U-Bahn and bus stations 4
mobility
. Access to local infra- . . . .
Connection to MPT in and around the structure and sustainable Quality of the cycle and footpath Direct connection to regional MIT and 4
quarter L infrastructure supraregional MIT
mobility
Underground parking; sharing
Public transport/ Pedes- Access to local infra- Ssz\t{ilgﬁz (ae\/_a:)iizisl)ea'nnciocsiliist); igil;g(;n%
Mobility concept trian zones/cycle paths/ structure and sustainable Presence of sustainable mobility offers HafenCity H b’ O Y bi lp 5
arking spaces mobility afenCity Hamburg; large bicycle
P garage incl. loading points plus cargo
bikes
Services Walkability/centrality/ strﬁ(c:(tff: ;?ulioscjltlgifr:i_ble Accessibility of local infrastructures/ Elbbriickenquartier under develop- 2
short distances mobility distances and mobility effort ment; ServiceApp

Identity - Moringa

Impact
Cluster

Indicators

Description of the
indicators

Impact targets

Key Performance Indicator

Moringa

Ootimizati  social Opening up the neighbourhood to the
. ptimization of socia di int tion int
Quarter layout Arra:f:rl?se;r;}{lguc;gon of housing and quality of life Integration and opening of the surrslgnt |n§iareat(e.gi(|nfgra o‘n n Io 4
8 in the quarter neighbourhood public traffic networks) + occasiona
functional additions
widespread awareness (national,
possibly international) + positive
o . (media etc.) Prestigious property +
Brand USP, quality, recognition hoggﬁ\mgsgotglfitsogﬁlife USP, quality, recognition value USP ; Project as pilot project in coop- 5
value i?\ the quarteyr eration and research with the city of
a Hamburg and the university; Real
Estate Brand Award
Public acceptance/ | Positioning/external per- ho?;gﬁi\mzsgozglfitsogifallife Recommendation (quarter-related) positive image/desired place of use; 5
atmosphere/image | ception/self-perception 8 a Y a Real Estate Brand Award
in the quarter
Diverse uses with high synergy poten-
. P . e L Optimization of social tial (co-working/co-living, day-care
It)r']\éetr:'rﬁgimsgu(’f D'Ve{:'rﬁgihfgu()f the housing and quality of life Diversification of the target group centre and gastronomy); privately 5
getgroup getgroup in the quarter financed and subsidized residential
apartments
. . Optimization of social
Social netw_ork/ Social netwgrk/com— housing and quality of life Social network/community CommunityApp 5
community munity in the quarter
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Urban Environment - Moringa

Impact

Indicators

Description of the

Impact targets

Key Performance Indicator

Moringa

Cluster

Developed surroundings

indicators

Recycling quality of

Optimization of ecological

Recyclable materials (cradle-to-cra-

Materials . living and quality of life in Recycling quality of materials . X 5)
materials tﬁe neighbouyrhood yeling a Y dle)/regional materials/CO2neutral
s . Consideration of regional/local cons-
. Diversity/building de- Qphmlzanon O.f ecolo_gu:_al Diversity/building design/user truction methods with Landmarken
Architecture . . . living and quality of life in i ; X e . 5
sign/user orientation . orientation/reuse of space character; close coordination with HH
the neighbourhood (monthly)

Energy

Quarter and building

Optimization of ecological
living and quality of life in
the neighbourhood

Quarter and building

active monitoring; district heating
power plant (93% share of renewable
energies) built in HafenCity which
uses waste heat; solar system on the
roof; self-sufficiency through e.g.
geothermal energy is not possible
in this area due to the foundation
situation in the ground. In addition,
a self-sufficient supply would lead to
considerable additional costs, which
would have a strong negative impact
on social compatibility.

Construction open and translucent
and protection from regional weather
specifics (sun/wind
Anthropogenic Optimization of ecological /cold protection); wind report is
Sun/light/wind living and quality of life in Sun/light/wind . y 5
factors the neighbourhood available; balconies are attached
to each apartment; large windows
(almost every room); green facade;
flood protection
Digitalization of com- Optimization of ecological o . Smart buildi | ts in the offi
Smart building/IOT munication, services, living and quality of life in D|g|ta|_|zat10n of communication, mart bul |r‘1g elemen S in the office 4
homes, offices, etc the neighbourhood services, homes, offices, etc. area via community app
L Optimization of ecological . . . .
SEZ:‘;E?:;?:/ Quarter and building living and quality of life in Quarter and building HafenClt\:'izcgalsaebdelor gg,:g;’lm (crite 4
the neighbourhood

Connectivity - Moringa

Impact
Cluster

Connectivity

Indicators

Quarter manage-

Description of the
indicators

Quarter management

Impact targets

Optimization of social
housing and quality of life

Key Performance Indicator

Availability/quality of a feedback

Moringa Points
active neighbourhood management
+ neighbourhood events + events
(children’s festivals, street festivals); 5

ment ) systems
in the quarter Y neighbourhood management as
contact point
Promotion of cultural and . P .
Sharing Sharing economic diversity in the Sharing platforms and sharing services Networked sharing services inclusive 5

quarter

+ community

Social network/

Social network/com-

Promotion of cultural and

community munity economic diversity in the Social network/community CommunityApp 5
quarter
Obtimizati £ social Intensive involvement of the authori-
- I ptimization of socia ; T ;

Sta!(ehqlder partici Sta!(ehqlder participa housing and quality of life | Stakeholder participation/involvement fies and ;_)artlupatlon in the planning 4

pation/involvement tion/involvement in the quarter process; involvement of users by the

planning department not yet feasible

Digital Optimization of social

infrastructure Digital infrastructure housing and quality of life Digital infrastructure CommunityApp with building 4

in the quarter
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