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Fund summary

SREF is an open-ended investment company 
which is a Property Authorised Investment 
Fund (‘PAIF’) and is authorised by the Financial 
Conduct Authority. 
The Fund is a Qualified Investor Scheme (‘QIS’) open 
to eligible investors. The Fund is an Alternative 
Investment Fund for the purposes of the Alternative 
Investment Fund Managers Directive (‘AIFMD’).

Since the conversion of the Fund to a PAIF in 2012, 
the investor base has become increasingly diversified 
across institutional types and geographies. 

From 2015, the Fund has held an international 
marketing passport to 12 European countries: Belgium, 
Denmark, Finland, France, Germany, Ireland, Italy, the 
Netherlands, Norway, Spain, Sweden and Switzerland.  
 
The Fund is available to a broad range of domestic and 
international professional investors seeking to benefit 
from Schroders’ real estate expertise.
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Strategic Report

Sustainable Investment

At the heart of our 
investment philosophy
We believe that a successful responsible 
investment programme should deliver enhanced 
returns to investors, improved business 
performance to tenants and tangible benefits  
to local communities and wider society. 

The changes in markets as a consequence 
of environmental and social issues are simply 
investment risks that Schroders must 
understand to protect our clients’ assets 
from depreciation. 

Offering occupiers resource-efficient 
and flexible space is critical to ensure 
our investments are fit for purpose and 
sustain their value over the long term. As a 
landlord, we have the opportunity to help 
reduce running costs for our occupiers, 
increase employee productivity and well-
being, and contribute to the prosperity 
of a location through building design and 
management. If we ignored such issues 
when considering asset management and 
investments, we would risk the erosion 
of income and value as well as missing 
opportunities to enhance investment returns. 

Through its construction, use and demolition, 
the built environment accounts for more 
than one-third of global energy use and 
is the single largest source of greenhouse 
gas emissions in many countries. 

The industry’s potential to cost-efficiently 
reduce emissions and the consumption of 
depleting resources, combined with the 
political imperative to tackle issues such as 
climate change, means the property sector will 
remain a prime target for policy action. This 
presents new challenges and opportunities 
for the real estate industry with profound 
implications for both owners and occupiers. 

A good investment strategy must 
incorporate ESG issues alongside traditional 
economic considerations. At Schroders 
we believe a complete approach should 
be rewarded by improved investment 
decisions and performance.

A copy of Schroders’ Responsible Real 
Estate Investment Strategy can be found 
at www.schroders.com/en/uk/realestate
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Environmental Management System
Over 2017 Schroder Real Estate, led by 
our Head of Sustainability, has continued 
to work with sustainability and energy 
management consultancy Evora Global to 
develop our Environmental Management 
System (‘EMS’) which is aligned with the 
internationally recognised standard ISO14001. 
The EMS provides the framework for how 
sustainability principles (environmental 
and social) are managed throughout all 
stages of our real estate investment process 
including acquisition due diligence, asset 
management, property management 
provided by third parties, refurbishments 
and developments, through to disposal. 

The Investment Manager sets a Sustainability 
Policy annually approved by the Investment 
Committee which confirms the commitments 
and targets for the year. Key aspects of the 
Policy and its objectives are set out below.

Property manager sustainability 
requirements
Property managers play an integral role in 
supporting the sustainability programme. 
Schroder Real Estate has established a set 
of Sustainability Requirements for property 
managers to adhere to in the course of 
delivering their property management 
services. This includes a set of key 
performance indicators to help improve 
the property managers’ sustainability-
related services to the Fund and which 
are assessed on a six-monthly and annual 
basis at December and June respectively. 
Schroder Real Estate is pleased to report 
that Knight Frank and Jones Lang LaSalle, 
principal property managers to the Fund, have 
performed in line with targets set for 2017. 

Energy 
Energy is an important element of landlords’ 
responsibilities for buildings where the 
landlord has operational control. Schroder 
Real Estate has continued to develop 
the monitoring of the Fund’s energy 
usage and efficiency as well as water 
and waste with analysis and reporting 
on a quarterly and annual basis. 

In the first quarter of 2016 Schroder Real 
Estate introduced an energy reduction target 
of 6% across its UK managed assets over 
a two-year period to March 2018 from a 
baseline of the 2016 reporting year. Alongside 
this, Schroder Real Estate continues to work 
with Evora Global and the Fund’s property 
managers to achieve further reductions 
on a cost-effective basis. As part of this, 
all managed assets within the Fund have 
been reviewed and sustainability objectives 
identified for the year to March 2018. 

Initiatives include building management 
systems, LED lighting and boiler optimisation 
programmes. Improving energy efficiency 
and reducing energy consumption will benefit 
tenants’ occupational costs and should help 
tenant retention and attract new tenants.

Analysis of how the Fund has performed 
against the target has not yet been finalised, 
however, an indication of recent progress can 
be taken from the 10% reduction in like-for-
like landlord procured energy over the 2018 
reporting year against the previous year and 
reported in the Unaudited Environmental 
Data Report. For the analysis of the Fund’s 
performance against the Schroder Real Estate 
energy target, the actual target baseline 
year of 2016 will be applied. Furthermore, 
the analysis will incorporate adjustments 
to remove the impact of external factors on 
consumption, such as occupancy changes 
and weather patterns (and therefore heat 
demand). The results of this analysis will be 
incorporated in Fund reporting later in 2018.

Energy Performance Certificates (EPC) for 
the portfolio are regularly reviewed in light 
of the 2015 Minimum Energy Efficiency 
Standards (England and Wales) legislation. 
Schroder Real Estate is actively managing 
the potential risk of this legislation to 
the portfolio. This legislation brings in a 
minimum EPC standard of ‘E’ for new leases 
and renewals for non-domestic buildings 
from 1 April 2018; this minimum standard 
applies to all leases from 1 April 2023. 

The EPC profile for the portfolio is set out within 
the Environmental Data report on page 63. 

Refurbishments and green building 
certifications
Schroder Real Estate seeks to deliver 
developments and refurbishments to 
sustainable standards and deliver good 
performance against building certifications, 
including EPCs and BREEAM (the Building 
Research Establishment Environmental 
Assessment Methodology, an environmental 
assessment method and rating system 
for buildings). Standards required are 
set for each project in context for the 
asset and Schroder Real Estate’s guiding 
principles for projects of minimum 
D-rated EPCs and BREEAM ‘Very Good’. 

Water
Schroder Real Estate monitors water 
consumption where the landlord has supply 
responsibilities and encourages asset-level 
improvements. A 0.9% increase in like-for-like 
water consumption, for assets where the Fund 
had supply responsibilities, was reported 
between the 2017 and 2018 reporting periods.

 Environmental and social 
issues are simply investment 
risks that Schroders must 
understand to protect our 
clients’ assets.
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Sustainable Investment continued

Waste
Waste management and disposal activities 
are responsible for considerable negative 
environmental and societal impact. As a result, 
waste should be minimised and disposal 
should be as sustainable as possible. To this 
end, Schroder Real Estate has set an objective 
to send zero waste to landfill and to achieve 
optimal recycling. During 2017 the Fund 
achieved close to 100% diversion from landfill. 

Global Real Estate Sustainability 
Benchmark (GRESB) 
The Fund has participated in GRESB since 
2013. We are pleased to report that in 2017 
the Fund was again awarded a ‘Green Star’ 
(this rating is achieved where scores for the 
two dimensions of Management and Policy 
and Implementation and Measurement are 
at least 50 out of 100 points). A submission 
will be made for the 2018 GRESB survey for 
which results are due in September 2018.

GRESB is the dominant global standard 
for assessing ESG performance for real estate 
funds and companies. 

Environmental data
This year the Sustainability Report has again 
been aligned with the INREV Sustainability 
Reporting Guidelines 2016 and therefore 
includes an Environmental Data Report 
for the portfolio presented using GRESB 
methodology. The Environmental Data 
Report is included from page 56.

Carbon Reduction Commitment (CRC)
The Fund qualified for Phase II of the CRC 
Energy Efficiency Scheme and the purchase 
of allowances. The Fund complies with the 
CRC Scheme requirements and a submission 
for the 2018 reporting year will be made. It 
was announced in the March 2016 Budget 
that the CRC Scheme will not continue 
beyond Phase II which ends 31 March 2019. 

Energy Savings Opportunity Scheme
The Fund was in scope of the Energy Savings 
Opportunity Scheme and a completed 
notification was submitted in 2015. The 
audits required under the scheme support 
our programme to implement improvement 
initiatives across the portfolio. The second 
phase of reporting is required in 2019.

The Investment Manager monitors policy and 
legislation relating to ESG issues to develop 
its EMS and manage risk and compliance. 

Health, well-being and productivity
The real estate industry is beginning to 
gain a new perspective on the importance 
of the built environment on human health, 
well-being and productivity. A number 
of schemes have emerged which seek to 
identify the impacts of spaces and places on 
people and provide new ways of certifying 
buildings. Case studies demonstrate the 
benefit of reflecting well-being in good design. 
Schroder Real Estate is working to embed 
this aspect into its investment process. 

Stakeholder engagement and community
Schroder Real Estate seeks active engagement 
with tenants to ensure a good occupational 
experience to help retain and attract tenants. 
As the day-to-day relationship is with the 
property manager, the Property Manager 
Sustainability Requirements include a key 
performance indicator on tenant engagement. 
 
Schroder Real Estate believes in the 
importance of understanding a building’s 
relationship with the community and its 
contribution to the well-being of society. 

 Schroder Real Estate seeks 
active engagement to 
ensure a good occupational 
experience to help retain 
and contract tenants.

Sustainable investing continued
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Positively impacting on local communities 
helps create successful places that foster 
community relationships, contribute to 
local prosperity, attract building users and 
ultimately, lead to better, more resilient 
investments. Schroder Real Estate looks to 
understand and develop the community 
relationship to ensure investments provide 
sustainable social solutions for the long term.

Industry participation
Schroder Real Estate is a member of a number 
of industry bodies including the European 
Public Real Estate Association (‘EPRA’), INREV 
(European Association for Investors in Non-
Listed Real Estate Vehicles), British Council for 
Offices and the British Property Federation. 
It was a founding member of the UK Green 
Building Council in 2007 and in 2017 became 
a member of the Better Buildings Partnership 
and a Fund Manager Member of GRESB. 

Employees
The Fund has no direct employees. The 
Investment Manager is part of Schroders plc 
which has responsibility for the employees 
that support the Company. Schroders 
believes diversity of thought and an inclusive 
workplace are key to creating a positive 
environment for its people. Schroder Real 
Estate’s real estate team have a sustainability 
objective within their annual objectives. 

Further information on Schroders’ principles in 
relation to people, including diversity, gender 
pay gap, values, employee satisfaction survey, 
well-being and retention, can be found at 
www.schroders.com/en/sysglobalassets/
global-assets/global/annual-report/
documents/schroders-ar17-peoplesociety.pdf

www.schroders.com/en/people/diversity-
and-inclusion/gender-equality-at-schroders/

Corporate responsibility
Schroders’ commitment to corporate 
responsibility is to ensure that its commitment 
to act responsibly, support clients, deliver 
value to shareholders and make a wider 
contribution to society is embedded 
across its business in all that it does.

Full information on Schroders’ Corporate 
Responsibility approach, including its 
economic contribution, environmental 
impacts and community involvement, 
can be found at www.schroders.com/
en/about-us/corporate-responsibility/ 

Slavery and Human Trafficking Statement
The Fund is not required to produce a 
statement on slavery and human trafficking 
pursuant to the Modern Slavery Act 2015 as it 
does not satisfy all the relevant triggers under 
that Act that required such a statement. 

Schroder Real Estate, the Investment Manager 
to the Fund, is part of Schroders plc and 
whose statement on Slavery and Human 
Trafficking has been published in accordance 
with the Modern Slavery Act 2015 (the ‘Act’). It 
sets out the steps that Schroders plc and other 
relevant Group companies (‘Schroders’ or the 
‘Group’) have taken during 2017 and will be 
taking in 2018 to prevent slavery and human 
trafficking from taking place in its supply 
chains or any part of its business. Schroder 
Real Estate is part of the Schroders Group.

Schroders’ statement can be found at  
www.schroders.com/en/about-us/
corporate-responsibility/slavery-and-
human-trafficking-statement/

Ruskin Square, Croydon
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Unaudited Environmental Data Report

SREF reports sustainability information 
in accordance with INREV Sustainability 
Reporting Guidelines 2016 (‘INREV sBR’). The 
following data covers the 12-month period to 
31 March 2018 (‘2018’) and is compared with 
the data for the one-year period ending 
31 March 2017 (‘2017’). As permitted by the 
INREV Sustainability Reporting Guidelines, 
environmental data has been developed and 
presented in line with the Global Real Estate 
Sustainability Benchmark (‘GRESB’).

The reporting boundary has been defined to 
where SREF has operational control: managed 
properties where SREF is responsible for 
payment of utility invoices and/or the 

arrangement of waste disposal contracts.
For 2018 there were 38 such managed assets 
within the portfolio, the same number as in 
the prior year. Changes between the two 
reporting periods were:
— In 2017 two office assets were sold.
— In 2018 one asset was sold and landlord 

responsibility was gained for 
three buildings. 

All managed assets are included within the 
below data for 2018. Historic consumption 
data have been restated where more complete 
and or accurate records have become 
available. Energy and water consumption data 
is reported according to automatic meter 

Consumption data relates to the managed 
portfolio only.

— Offices, mixed use and industrials: whole 
building and/or vacant tenant areas.

— Retail, high street: external areas and/or 
vacant tenant areas.

— Retail shopping centre: common areas 
and/or tenant spaces.

— Retail warehouse: whole building, external 
areas and vacant tenant areas.

— Leisure: common parts and/or  
whole building. 

Coverage relates to the number of 
managed assets for which data is reported.

— Offices: operational control returned  
to landlord at two offices in 2018. These 
both report data from late 2017 to end 
March 2018. 

— Retail, high street: additional retail, high 
street asset reported in 2018. This covers 
tenant void data from November 2017 to 
31 March 2018.

— Leisure: one leisure asset has not been 
included due to data inconsistencies.

Total electricity consumption (kWh) Total fuel consumption (kWh)
Sector 2018 2017 2018 2017

Offices 12,394,877 14,845,458 7,119,112 8,987,153

 Coverage 14 15 10 12

Retail, high street 88,395 87,691

 Coverage 4 3

Retail shopping centre 1,494,219 1,934,567 49,755 41,226

 Coverage 2 2 2 2

Retail warehouse 440,597 522,700 102,417 82,969

 Coverage 5 5 1 1

Industrial, business parks 724,344 743,993 191,483 263,990

 Coverage 3 3 2 3

Industrial, distribution warehouse 2,599,800 2,595,012 32,569 –

 Coverage 4 4 1 0

Leisure 256,004 295,753 979,480 940,350

 Coverage 1 1 1 1

Mixed use 5,281,273 5,417,893 42,810 230,482

 Coverage 3 3 1 1

Total 23,279,510 26,443,067 8,517,626 10,546,169

 Coverage 36 36 18 20

Total electricity and fuel 31,797,136 36,989,236

 Coverage 37 37

Renewable electricity % 50% 54%

 Coverage 37 37

reads, manual meter reads or invoice estimates. 
Where required, missing consumption data has 
been estimated by pro-rating data from other 
periods. This report has been prepared by Evora 
Global, SREF’s sustainability consultant.

Total energy 
consumption
The table below sets out total landlord obtained 
energy consumption from SREF’s managed 
portfolio by sector.

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of asset ownership.

— Renewable electricity (%) is calculated 
according to the attributes of energy supply 
contracts as at 31 March 2018 and only 
reflects renewable electricity procured under 
a 100% ‘green tariff’ (i.e. where generation 
is from 100% renewable sources). The 
renewables % of standard (non ‘green tariff’) 
energy supplies are not currently known  
and therefore has not been included within 
this number. 

Unaudited environmental data report 
as at 31 March 2018

Schroder UK Real Estate Fund
Annual Sustainability Report 
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reads, manual meter reads or invoice estimates. 
Where required, missing consumption data has 
been estimated by pro-rating data from other 
periods. This report has been prepared by Evora 
Global, SREF’s sustainability consultant.

Total energy 
consumption
The table below sets out total landlord obtained 
energy consumption from SREF’s managed 
portfolio by sector.

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of asset ownership.

— Renewable electricity (%) is calculated 
according to the attributes of energy supply 
contracts as at 31 March 2018 and only 
reflects renewable electricity procured under 
a 100% ‘green tariff’ (i.e. where generation 
is from 100% renewable sources). The 
renewables % of standard (non ‘green tariff’) 
energy supplies are not currently known  
and therefore has not been included within 
this number. 

The table below sets out the like-for-like 
landlord obtained energy consumption from 
SREF’s managed portfolio by sector.

Like-for-like energy consumption

Like-for-like excludes assets that were 
purchased, sold or under refurbishment 
during the two years reported.

— Consumption data relates to the managed 
portfolio only:

— Offices, mixed use and industrials: whole 
building and/or vacant tenant areas.

— Retail, high street: external areas and/or 
vacant tenant areas.

— Retail shopping centre: common areas 
and/or tenant spaces.

— Retail warehouse: whole building, external 
areas and vacant tenant areas.

— Leisure: common parts and/or whole 
building.

Coverage relates to the number of 
managed assets for which data is reported.

— Coverage: one leisure asset has not been 
included due to data inconsistencies.

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of ownership.

— Intensity: an intensity measure is reported 
for assets within the like-for-like portfolio. 
Normalisation uses the Real Estate 
Environmental Benchmark (‘REEB’) 2017 
methodology, which also aligns with INREV 
sBPR 2016.

— Office, mixed use: whole building energy 
consumption divided by net lettable area 
(NLA m2). 

Total electricity (kwh) Total fuels (kwh) Energy intensity (kwh/m2)
Sector 2018 2017 Change 2018 2017 Change 2018 2017

Offices 9,903,985 11,280,268 (12%) 6,104,563 7,466,869 (18%) 302 354

 Coverage 9 8

Retail, high street 19,074 18,360 4% N/A N/A

 Coverage 2

Retail shopping centre 358,387 321,806 11% 12,150 13,226 (8%) 94 88

 Coverage 1 1

Retail warehouse 418,903 499,550 (16%) 102,417 82,969 23% 146 170

 Coverage 4 1

Industrial, business parks 663,795 715,008 (7%) 148,771 137,800 8% 4 6

 Coverage 3 1

Industrial, distribution 
warehouse 2,599,800 2,595,012 0.2% 3 2

 Coverage 4

Leisure 256,004 293,041 (13%) 870,837 848,760 3% 119 134

 Coverage 1 1

Mixed use 5,351,830 5,259,801 (2%) 181 185

 Coverage 2

Total 19,479,749 21,197,958 (8%) 7,238,739 8,549,623 (15%)

Coverage 26 12

Total electricity and fuel 26,718,488 29,624,498 (10%)

 Coverage 27

— Retail warehouse: external areas energy 
consumption divided by the number of car 
park spaces.

— Leisure/shopping centres: common  
parts energy consumption divided by 
common parts area (m2). As common  
parts area is not typically measured and 
therefore known, we have taken the known 
net lettable area and applied an internal 
benchmark: 25% common part area  
for unenclosed centres and 35% for 
enclosed centres. 

— Industrials: external areas energy 
consumption divided by external area (m2). 
As external areas are not typically 
measured and therefore known we have 
taken the known net lettable area and 
applied an internal benchmark: 58% 
external area. 
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The table below sets out SREF’s greenhouse 
gas emissions by sector.

Greenhouse gas emissions

Absolute emissions (tonnes CO2e) Like-for-like emissions (tonnes CO2e) Intensity (kg CO2e/m2)
Sector 2018 2017 2018 2017 Change 2018 2017

Office

Scope 1 1,311 1,655 1,124 1,375 (18%) 87 101

Scope 2 4,358 5,219 3,482 3,966 (12%)

 Coverage 14 15 9 9

Retail, high street

Scope 1 – – – – – N/A N/A

Scope 2 31 31 7 6 4%

 Coverage 4 3 2 2

Retail shopping centre

Scope 1 9 8 2 2 (8%) 32 30

Scope 2 525 680 126 113 11%

 Coverage 2 2 1 1

Retail warehouse

Scope 1 19 15 19 15 23% 51 60

Scope 2 155 184 147 176 (16%)

 Coverage 5 5 4 4

Industrial, business parks

Scope 1 35 49 27 25 8% 1.86 1.94

Scope 2 255 262 233 251 (7%)

 Coverage 3 3 3 3

Industrial, distribution 
warehouse

Scope 1 – – – – N/A 3 4

Scope 2 914 912 914 912 0.2%

 Coverage 4 4 4 4

Leisure

Scope 1 180 173 160 156 3% 46 51

Scope 2 90 104 90 103 (13%)

 Coverage 2 2 2 2

Unaudited Environmental Data Report continued
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The table below sets out SREF’s greenhouse 
gas emissions by sector.

Greenhouse gas emissions

Absolute emissions (tonnes CO2e) Like-for-like emissions (tonnes CO2e) Intensity (kg CO2e/m2)
Sector 2018 2017 2018 2017 Change 2018 2017

Office

Scope 1 1,311 1,655 1,124 1,375 (18%) 87 101

Scope 2 4,358 5,219 3,482 3,966 (12%)

 Coverage 14 15 9 9

Retail, high street

Scope 1 – – – – – N/A N/A

Scope 2 31 31 7 6 4%

 Coverage 4 3 2 2

Retail shopping centre

Scope 1 9 8 2 2 (8%) 32 30

Scope 2 525 680 126 113 11%

 Coverage 2 2 1 1

Retail warehouse

Scope 1 19 15 19 15 23% 51 60

Scope 2 155 184 147 176 (16%)

 Coverage 5 5 4 4

Industrial, business parks

Scope 1 35 49 27 25 8% 1.86 1.94

Scope 2 255 262 233 251 (7%)

 Coverage 3 3 3 3

Industrial, distribution 
warehouse

Scope 1 – – – – N/A 3 4

Scope 2 914 912 914 912 0.2%

 Coverage 4 4 4 4

Leisure

Scope 1 180 173 160 156 3% 46 51

Scope 2 90 104 90 103 (13%)

 Coverage 2 2 2 2

Unaudited Environmental Data Report continued

Absolute emissions (tonnes CO2e) Like-for-like emissions (tonnes CO2e) Intensity (kg CO2e/m2)
Sector 2018 2017 2018 2017 Change 2018 2017

Mixed use

Scope 1 8 42 – – – 97 98

Scope 2 1,857 1,905 1,849 1,881 (2%)

 Coverage 3 3 2 2

Total

Scope 1 1,569 1,942 1,333 1,574 (15%)

Scope 2 8,184 9,296 6,848 7,409 (8%)

Scope 1 & 2 9,753 11,239 8,181 8,984 (9%)

 Coverage 37 37 27 27

Greenhouse gas emissions

Methodology. 

— Fuels/electricity GHG emissions factors 
taken from UK Government’s Greenhouse 
Gas Reporting Factors for Company 
Reporting (2017).

— GHG emissions from electricity (Scope 2) 
are reported according to the ‘location-
based’ approach. 

— GHG emissions are presented as kilograms 
of carbon dioxide equivalent (kg CO2e).

Emissions data relates to the managed 
portfolio only.

— Offices, mixed use and industrials: whole 
building and/or vacant tenant areas.

— Retail, high street: external areas and/or 
vacant tenant areas.

— Retail shopping centre: common areas 
and/or tenant spaces.

— Retail warehouse: whole building, external 
areas and vacant tenant areas.

— Leisure: common parts and/or whole 
building. One leisure asset has not been 
included due to data inconsistencies.

— Like-for-like excludes assets that were 
purchased, sold or under refurbishment 
during the two years reported.

— Where appropriate (for relevant assets), 
emissions data has been adjusted to reflect 
the Fund’s share of asset ownership.

— Coverage relates to number of managed 
assets for which data is reported.

Intensity: An intensity measure is reported 
for assets within the like-for-like portfolio. 
Normalisation uses the REEB 2017 
methodology, which also aligns with 
INREV sBPR 2016.

— Office, mixed use: whole building energy 
consumption divided by net lettable area 
(NLA m2). 

— Retail warehouse: external areas energy 
consumption divided by the number of car 
park spaces.

— Leisure/shopping centres: common  

parts energy consumption divided by 
common parts area (m2). As common  
parts area is not typically measured and 
therefore known, we have taken the known 
net lettable area and applied an internal 
benchmark: 25% common part area  
for unenclosed centres and 35% for 
enclosed centres. 

— Industrials: external areas energy 
consumption divided by external area (m2). 
As external areas are not typically 
measured and therefore known we have 
taken the known net lettable area and 
applied an internal benchmark: 58% 
external area. 
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The table below sets out water consumption for 
assets managed by SREF.

Water

Absolute water consumption (m3) Like-for-like water consumption (m3) Intensity (m3/m2)
Sector 2018 2017 2018 2017 Change 2018 2017

Office 59,955 66,140 52,320 50,922 3% 0.99 0.96

 Coverage 11 13 9

Retail shopping centre 9,736 7,786 3,684 3,069 20% – –

 Coverage 2 2 1

Retail warehouse 3,139 3,544 3,139 3,544 (11%) – –

 Coverage 1 1 1

Industrial, business parks 494 534 494 534 (7%) – –

 Coverage 2 2 2

Industrial, distribution 
warehouse 5,004 5,079 5,004 5,079 (1%) – –

 Coverage 1 1 1

Leisure 11,199 12,618 1,218 1,284 (5%) 0.75 0.79

 Coverage 2 2 1

Mixed use 14,863 15,928 14,650 15,330 (4%) 0.38 0.39

 Coverage 3 3 2

Total 104,390 111,628 80,509 79,762 0.9%

 Coverage 22 24 22

Unaudited Environmental Data Report continued

Consumption data relates to:

— Office, retail warehouse: whole building.

— Leisure, mixed use and retail shopping 
centre: whole building, and vacant tenant 
areas.

— Coverage: one leisure asset has not 
been included due to data 
inconsistencies.

— Industrials: common areas, external areas 
and vacant tenant areas

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of ownership.

— Like-for-like excludes assets that were 
purchased, sold or under refurbishment 
during the two years reported.

Intensity: m3/m2 intensity is reported for 
assets within the like-for-like portfolio. 
Normalisation uses the REEB 2017 
methodology.

— Office, mixed use: whole building 
consumption divided by NLA (NLA m3).

— Leisure: common parts consumption 
divided by common parts area (m3). 
As common parts area is not typically 
measured and therefore known, we have 
taken the known net lettable area and 
applied an internal benchmark: 25% 
common part area for unenclosed centres 
and 35% for enclosed centres.

The table below sets out waste managed by 
the Company by disposal route and sector.

Waste

Absolute tonnes Like-for-like tonnes
2018 2017 2018 2017 % change

Tonnes % Tonnes % Tonnes % Tonnes %

Office

Recycled 381 50% 504 56% 379 51% 493 56% (23%)

Incineration with energy recovery 375 50% 395 44% 371 49% 383 44% (3%)

Landfill – – – – – – –

Total 755 899 750 876 (14%)

 Coverage 7 7 6 6

Retail shopping centre

Recycled 121 38% 87 62% – – – – –

Incineration with energy recovery 197 62% 54 38% – – – – –

Landfill – – – – – – –

Total 317 141 – – –

 Coverage 1 1

Retail warehouse

Recycled – – 0.2 14% – – – – –

Incineration with energy recovery – – 1 86% – – – – –

Landfill – – – – – – – – –

Total 1

 Coverage 1

Industrial, business parks

Recycled 3 2% 3 2% 3 2% 2 2% 28%

Incineration with energy recovery 146 98% 132 98% 146 98% 132 98% 11%

Landfill – – – – – – – – –

Total 149 135 149 134 11%

 Coverage 1 2 1 1

Leisure

Recycled 439 46% 460 48% 439 46% 460 48% (5%)

Incineration with energy recovery 507 54% 506 52% 507 54% 506 52% 0.2%

Landfill – – – – – – – – –

Total 946 966 946 966 (2%)

 Coverage 2 2 2 2
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The table below sets out water consumption for 
assets managed by SREF.

Water

Absolute water consumption (m3) Like-for-like water consumption (m3) Intensity (m3/m2)
Sector 2018 2017 2018 2017 Change 2018 2017

Office 59,955 66,140 52,320 50,922 3% 0.99 0.96

 Coverage 11 13 9

Retail shopping centre 9,736 7,786 3,684 3,069 20% – –

 Coverage 2 2 1

Retail warehouse 3,139 3,544 3,139 3,544 (11%) – –

 Coverage 1 1 1

Industrial, business parks 494 534 494 534 (7%) – –

 Coverage 2 2 2

Industrial, distribution 
warehouse 5,004 5,079 5,004 5,079 (1%) – –

 Coverage 1 1 1

Leisure 11,199 12,618 1,218 1,284 (5%) 0.75 0.79

 Coverage 2 2 1

Mixed use 14,863 15,928 14,650 15,330 (4%) 0.38 0.39

 Coverage 3 3 2

Total 104,390 111,628 80,509 79,762 0.9%

 Coverage 22 24 22

Unaudited Environmental Data Report continued

Consumption data relates to:

— Office, retail warehouse: whole building.

— Leisure, mixed use and retail shopping 
centre: whole building, and vacant tenant 
areas.

— Coverage: one leisure asset has not 
been included due to data 
inconsistencies.

— Industrials: common areas, external areas 
and vacant tenant areas

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of ownership.

— Like-for-like excludes assets that were 
purchased, sold or under refurbishment 
during the two years reported.

Intensity: m3/m2 intensity is reported for 
assets within the like-for-like portfolio. 
Normalisation uses the REEB 2017 
methodology.

— Office, mixed use: whole building 
consumption divided by NLA (NLA m3).

— Leisure: common parts consumption 
divided by common parts area (m3). 
As common parts area is not typically 
measured and therefore known, we have 
taken the known net lettable area and 
applied an internal benchmark: 25% 
common part area for unenclosed centres 
and 35% for enclosed centres.

The table below sets out waste managed by 
the Company by disposal route and sector.

Waste

Absolute tonnes Like-for-like tonnes
2018 2017 2018 2017 % change

Tonnes % Tonnes % Tonnes % Tonnes %

Office

Recycled 381 50% 504 56% 379 51% 493 56% (23%)

Incineration with energy recovery 375 50% 395 44% 371 49% 383 44% (3%)

Landfill – – – – – – –

Total 755 899 750 876 (14%)

 Coverage 7 7 6 6

Retail shopping centre

Recycled 121 38% 87 62% – – – – –

Incineration with energy recovery 197 62% 54 38% – – – – –

Landfill – – – – – – –

Total 317 141 – – –

 Coverage 1 1

Retail warehouse

Recycled – – 0.2 14% – – – – –

Incineration with energy recovery – – 1 86% – – – – –

Landfill – – – – – – – – –

Total 1

 Coverage 1

Industrial, business parks

Recycled 3 2% 3 2% 3 2% 2 2% 28%

Incineration with energy recovery 146 98% 132 98% 146 98% 132 98% 11%

Landfill – – – – – – – – –

Total 149 135 149 134 11%

 Coverage 1 2 1 1

Leisure

Recycled 439 46% 460 48% 439 46% 460 48% (5%)

Incineration with energy recovery 507 54% 506 52% 507 54% 506 52% 0.2%

Landfill – – – – – – – – –

Total 946 966 946 966 (2%)

 Coverage 2 2 2 2

13
Schroder UK Real Estate Fund

Annual Sustainability Report 



Absolute tonnes Like-for-like tonnes
2018 2017 2018 2017 % change

Tonnes % Tonnes % Tonnes % Tonnes %

Mixed use*

Recycled 342 82% 136 63% 342 82% 136 63% 151%*

Incineration with energy recovery 78 18% 79 37% 78 18% 79 37% (1%)

Landfill – – – – – – – – –

Total 420 215 420 215 95%

 Coverage 2 2 2 2

Overall total

Recycled 1,286 50% 1,191 51% 1,164 51% 1,092 49% 7%

Incineration with energy recovery 1,301 50% 1,167 49% 1,101 49% 1,099 51% 0.2%

Landfill – – – – –

Total 2,587 2,358 2,264 2,191 3%

 Coverage 13 15 11 11 

Unaudited Environmental Data Report continued

— Like-for-like excludes assets that were 
purchased, sold or under refurbishment 
during the two years reported. 

— Coverage relates to the number of 
managed assets for which data is reported.

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of asset ownership.

— Industrial, distribution warehouse has 
been excluded from waste reporting due 
to data inconsistencies with the one asset 
reporting in this sector.

— The Fund had no waste management 
responsibilities for retail warehouse  
in 2018.

Waste continued

* Waste data at mixed use asset was reported via a different data source until August 2016, which did not report on granular 
MRF breakdowns. Therefore, a significant increase in recycling tonnage is expected to be due to a change in data reporting
format, rather than an actual increase in the tonnage.

Rating

Portfolio by  
floor area 

(%)

BREEAM New Construction 10.80%

BREEAM Retail 0.32%

BREEAM Refurbishment and Fit Out 0.02%

Coverage 8

Energy Performance Certificate rating

Portfolio by  
floor area 

(%)

A 3%

B 11%

C 26%

D 18%

E 8%

F 2%

G 2%

Exempt 11%

Coverage 81%

— Sustainability Certification records for the Fund are provided  
as at May 2018 against portfolio floor area for assets held at 
31 March 2018. 

— Data provided includes managed and non-managed assets  
(i.e. the whole portfolio).

— Where appropriate (for relevant assets), floor area coverage data  
has been adjusted to reflect the Fund’s share of ownership.

— Energy Performance Certificate records for the Fund are provided 
as at May 2018 against portfolio floor area for assets held at 
31 March 2018. 

— Data provided includes managed and non-managed assets (i.e. the 
whole portfolio).

— Where appropriate (for relevant assets), floor area coverage data has 
been adjusted to reflect the Fund’s share of asset ownership.

Sustainability 
Certification: BREEAM

Sustainability Certification:  
Energy Performance Certificates
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Absolute tonnes Like-for-like tonnes
2018 2017 2018 2017 % change

Tonnes % Tonnes % Tonnes % Tonnes %

Mixed use*

Recycled 342 82% 136 63% 342 82% 136 63% 151%*

Incineration with energy recovery 78 18% 79 37% 78 18% 79 37% (1%)

Landfill – – – – – – – – –

Total 420 215 420 215 95%

 Coverage 2 2 2 2

Overall total

Recycled 1,286 50% 1,191 51% 1,164 51% 1,092 49% 7%

Incineration with energy recovery 1,301 50% 1,167 49% 1,101 49% 1,099 51% 0.2%

Landfill – – – – –

Total 2,587 2,358 2,264 2,191 3%

 Coverage 13 15 11 11 

Unaudited Environmental Data Report continued

— Like-for-like excludes assets that were 
purchased, sold or under refurbishment 
during the two years reported. 

— Coverage relates to the number of 
managed assets for which data is reported.

— Where appropriate (for relevant assets), 
consumption data has been adjusted to 
reflect the Fund’s share of asset ownership.

— Industrial, distribution warehouse has 
been excluded from waste reporting due 
to data inconsistencies with the one asset 
reporting in this sector.

— The Fund had no waste management 
responsibilities for retail warehouse  
in 2018.

Waste continued

* Waste data at mixed use asset was reported via a different data source until August 2016, which did not report on granular 
MRF breakdowns. Therefore, a significant increase in recycling tonnage is expected to be due to a change in data reporting
format, rather than an actual increase in the tonnage.

Rating

Portfolio by  
floor area 

(%)

BREEAM New Construction 10.80%

BREEAM Retail 0.32%

BREEAM Refurbishment and Fit Out 0.02%

Coverage 8

Energy Performance Certificate rating

Portfolio by  
floor area 

(%)

A 3%

B 11%

C 26%

D 18%

E 8%

F 2%

G 2%

Exempt 11%

Coverage 81%

— Sustainability Certification records for the Fund are provided  
as at May 2018 against portfolio floor area for assets held at 
31 March 2018. 

— Data provided includes managed and non-managed assets  
(i.e. the whole portfolio).

— Where appropriate (for relevant assets), floor area coverage data  
has been adjusted to reflect the Fund’s share of ownership.

— Energy Performance Certificate records for the Fund are provided 
as at May 2018 against portfolio floor area for assets held at 
31 March 2018. 

— Data provided includes managed and non-managed assets (i.e. the 
whole portfolio).

— Where appropriate (for relevant assets), floor area coverage data has 
been adjusted to reflect the Fund’s share of asset ownership.

Sustainability 
Certification: BREEAM

Sustainability Certification:  
Energy Performance Certificates
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Important information: This document is intended to be for information purposes 
only and it is not intended as promotional material in any respect. The material 
is not intended as an offer or solicitation for the purchase or sale of any financial 
instrument. The material is not intended to provide, and should not be relied on 
for, accounting, legal or tax advice, or investment recommendations. Information 
herein is believed to be reliable but Schroders does not warrant its completeness 
or accuracy. No responsibility can be accepted for errors of fact or opinion. Reliance 
should not be placed on the views and information in the document when taking 

individual investment and/or strategic decisions. Past performance is not a reliable 
indicator of future results, prices of shares and the income from them may fall 
as well as rise and investors may not get back the amount originally invested. 
Schroders has expressed its own views in this document and these may change. 
Issued by Schroder Investment Management Limited, 1 London Wall Place, London 
EC2Y 5AU, which is authorised and regulated by the Financial Conduct Authority.  
For your security, communications may be taped or monitored. CS1042_SREF 
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