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In keeping with its goal to become “data central” for the
real estate industry, NCREIF is launching The Operating
Performance Database (OPD), which will provide NCREIF
members with a comprehensive benchmark of building oper-
ating expenses.  The database covers all industry sectors –
office, industrial, retail and apartments – and provides break-
out detail depicting expense categories such as: real estate
taxes, maintenance, tenant improvements, commissions,
insurance, administration, utilities, management fees and
other expenses.  In addition, the OPD captures building
square footage, base rent, contingent income, other income,
total revenue and net operating income (NOI), which will
allow for benchmarking on either a relative or absolute basis.

Confidential Input for Internal Comparisons
The OPD provides NCREIF members with a means to confi-
dentially pull anonymous aggregate operating performance
information for benchmarking their own buildings’ perform-
ance.  Currently this information is available via the Data
Access Login at NCREIF’s web site www.ncreif.org.  A quar-
terly summary report is  scheduled to be added in 2005.
Currently, the OPD  provides data from 2000 to date, allow-
ing for  comparisons over time.  Additionally, the web site
allows users the ability to create custom benchmarks by lim-
iting the range of building values.  The OPD will also include
building class and building age breakouts in the near future. 

Comprehensive Market-by-Market Data
While the OPD covers all industry sectors, the database is
being launched with the office sector, for which we have the
most comprehensive coverage.  This is in part due to the con-
tribution of Equity Office, the largest office building owner
and manager in the country.  Walter Page of Equity Office’s
Research Department commented, “We support the addition
of database tools that facilitate better operating performance
benchmarking for individual buildings and portfolios.  We
believe that tightly managing operating expenses via high
quality performance benchmarks and other measurement
systems benefits our customers, our shareholders, our com-
pany, and the industry.”

The office OPD currently contains 416 million SF of office
space, which represents 13% of the country’s multi-tenant
office universe.  As a means of comparison, the well-estab-
lished BOMA survey contains 622 million SF or 19% of the
multi-tenant universe.  This indicates that OPD has a signifi-
cant amount of potential – as it already includes broader cov-
erage than the BOMA database in Orange County, Boston,
San Jose, Oakland and Denver. The markets with the most
office building participation in the OPD— at the database’s
launch and prior to active solicitation of other owners’ par-
ticipation – include: Chicago (42 MSF), Boston (35 MSF),
Washington DC (30 MSF) and Los Angeles (23 MSF).  In
fact, 75% of the office data is concentrated in the top 15
metro markets.

Database Snapshot: The Office Market 

• The overall operating expenses for the 12-month period
ending June 30, 2004, averaged $9.47 psf, vs. the $10.42
psf reported by BOMA in 2003.  

• As expected, the greatest expense was for real estate taxes
at $2.96 psf, followed by maintenance at $2.39 psf.  

• Operating expenses by metro varied from a high of $17.46
psf in New York to $6.64 psf in San Jose.  

• In 12 of the 15 metros, the NCREIF operating expenses
were lower than those reported by BOMA, which suggests
the BOMA survey may be skewed to high-cost buildings. 

• On average CBD expenses averaged $13.34 psf vs. $8.68
psf in suburban locations.

N C R E I F ’ S  N E W E S T  P R O D U C T — T H E  O P E R A T I N G  P E F O R M A N C E  D A T A B A S E
By Jeff  F isher—NCREIF  and Indiana  University

S i z e  o f  O ff i c e  U n i v e r s e

O v e r a l l  E x p e n s e s :  B O M A  v s  N C R E I F



O ff i c e  O P D  F i n d i n g s  
• Weighting on CBD and suburban square footage is impor-

tant for office properties, as expenses can vary greatly.
This was especially critical in Washington, DC; Chicago;
New York; and Boston, as operating expenses in each of
these metro areas were more than $5 psf higher in the CBD
market than in the suburban location. 

• Benchmarking should be done on a relative revenue basis.
Benchmarking comparisons on a per square foot basis will
tend to show higher rent buildings typically have higher
operating expenses due to higher real estate taxes and a
higher level of building maintenance.  Yet these high-rent
(Class A) buildings generate significantly more net operat-
ing income for their owners, which from an investment
perspective is more important.  In short, the old saying
“you need to spend money to make money” applies to
benchmarking building expenses.
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N e x t  S t e p s

As with any new database, improvements are planned.
They include the following:

• Expansion of the database to include more owners
from all property types, as this will reduce the 
potential for data skewing and allow for more 
segmentation of the data.

• Establishment of a same-store analysis program,
which will provide a better measure of relative 
performance over time.

• Greater segmentation, such as by property class,
property age, and even major submarkets.

• Establishment of a quarterly reporting system.

• Adjustments to expenses to a stabilized occupancy
level, so as to remove skewing due to poorly occu-
pied buildings and to make benchmarking easier.

• Encouragement for academic research, to better
understand how to utilize the power of these new
benchmarking tools.


