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Purpose: The research examines how Responsible Property Investment (RPI) functions as
a risk mitigation tool for commercial real estate properties while emphasizing environmental,
social and governance criteria. The research focuses on Polish property companies during times
of market instability and rising regulatory requirements regarding ESG and sustainability.
Design/methodology/approach: The research followed three stages and included examining
100 major Polish real estate firms' investment strategies through desk research and conducting
qualitative interviews with industry professionals and a CATI survey of 54 firms with majority
operating in Poland for more than 15 years. The survey collected both numerical and descriptive
information about investment choices and sustainability practices and ESG integration.
Findings: The research shows that more than half of the surveyed organizations recognize
RPI as a risk management approach, but its implementation varies across different companies.
The drivers for companies included factors like regulatory compliance and energy efficiency
and formal certifications while social aspects of sustainability received less attention. The study
revealed also that greenwashing practices such as selective market reporting and symbolic
actions were common among property investors. The research data demonstrates that ESG
principles have become mainstream but actual change remains blocked by poor implementation
and insufficient social oversight.

Research limitations/implications: The research study focuses on companies investing in the
Polish real estate market. Future studies could analyse how investor education along with policy
development affects RPI adoption rates across different property sectors and cities worldwide.
Practical implications: The research demonstrates that better regulatory oversight together
with improved investor education and standardized sustainability metrics are essential.
Companies need to synchronize their internal plans with changing ESG standards to protect
their reputation and maximize long-term asset worth.

Social implications: The increased adoption of RPI will lead to better urban sustainability and
improved community well-being. The current investment practices demonstrate weak
community involvement and insufficient social elements in their strategies which requires both
policy changes and stakeholder participation.

Originality/value: The research provides a knowledge regarding RPI elements and their
application as investment risk management tools in the real estate market. The research
demonstrates RPI's strategic importance while adding to the discussion about sustainable
development and most recent regarding ESG.
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1. Introduction

Over the past decade, market risks have increased in complexity and social and
environmental responsibility is now a significant concept within the real estate industry.
Global markets, the real estate investors had to rethink traditional risk assessment frameworks
in an economy of volatility, climate change risks, and changing stakeholder expectations,
and therefore, social and environmental responsibility had to be incorporated as crucial
components of investment strategies. Also environmental, social and governance criteria are
no longer a niche approach that is integrated into investment decision-making, but a strategic
necessity, which is motivated by regulatory changes, investor expectations, and societal needs
for sustainable development. In essence responsible property investment (RPI) is the pursuit of
financial performance while advancing environmental protection and social responsibility
(Pivo, McNamara, 2005). RPI can enhance not only financial performance, reduces operational
costs, mitigates environmental and regulatory risks, improves tenant satisfaction, increases
asset value, and provides access to green financing and incentives while promoting long-term
sustainability (Sayce, 2013; Newell, Marzuki, 2022).

The adoption of RPI in the real estate market is mainly manifested in the form of green
buildings, which are certified in systems like the Building Research Establishment’s
Environmental Assessment Method (BREEAM) and the Leadership in Energy and
Environmental Design (LEED) (Belniak, Gtluszak, Zigba, 2013; Brodowicz, Pospieszny,
Grzymata, 2015). Yet, it is important to stress that there are numerous concerns about
greenwashing, as well as compliance with environmental, social and governance (ESG)
principles or simply going beyond only green buildings (Areco, 2023; Sieminska, 2023).
This article investigates the interaction between risk management, responsible property
investment (RPI) and environmental, social, and governance (ESG) criteria, and their impact
on investment decision making in the commercial real estate sector. Based on empirical data
from a study of real estate firms in Poland, this research adds value to the risk management
discourse by offering insights into how investors steer through changing market challenges

while embedding sustainability principles into their plans.
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2. Managing Risk and Responsibility in the Context of Property Investing

The integration of environmental and social risk management in the commercial real estate
sector has received much attention as all types of risks are addressed while complying with the
principles of RPI and most recently with ESG criteria. In this context, this literature review
aims to discuss only key areas of risk management in real estate and how they are related to
RPL Investment in the commercial real estate sector is always accompanied by various risks
such as market risk, financial risk, operational risk, reputational risk, and purchasing power risk
(McNeil, Frey, 2005; Hopkin, 2010; Sieminska, 2013). Market risk is one of the most common
risks in economic activities and can include factors beyond the control of market participants
such as natural disasters or changes in economic conditions that are averse to property values
(Fraser, Simkins, 2010; Bryx, 2021). This is because property investors, especially in the
commercial sector are usually dependent on the funding from other sources including banks
Interest rate risks, liquidity risks, or difficulties in the flow of funds are major risks that can
jeopardize the investments (Vose, 2006; Sieminska, 2013). Reputational risks have also become
more important with growing interests of stakeholders in social and environmental
responsibility (Brodowicz, 2017). Focus on sustainability and compliance with environmental
standards has expanded the risk scope and this applies to all property sectors, including housing
(Bryx, 2021). For instance, the Green Real Estate Financing Market Report (2024) lists
regulatory factors, such as the sustainable finance initiatives of the European Union, as the main
factors that determine risk in property investment (Saari et al., 2024). Therefore,
risk management cannot be based only on the financial analysis but must include an assessment
of environmental impacts and social implications of property investment in specific location.

Already in 2005 one of the pioneers of RPI, Gary Pivo, identified this concept as a key
strategy in the real estate industry that seeks to balance investment returns with social and
environmental bottom-line. This approach goes beyond the normal investment practices to
include sustainability in the investment decision. Some of the aspects of RPI include energy
conservation through building, waste management (Schueth, 2003) other go far beyond and
include social considerations (Brodowicz, 2017; Newell, Marzuki, 2022). RPI is defined by its
focus on long-term investment performance that is advantageous to the investor and society,
or more specifically local communities and stakeholders directly affected by the investment.
Properties that meet the green building standards such as LEED and BREEAM certifications
have been seen to have a better financial return than those that do not (Belniak, Gtuszak, Zieba,
2013). This includes lower operating costs due to energy consumption and higher levels of
tenant satisfaction that mean lower vacancies. A study by Jamaludin and Razali on real estate
firms revealed that companies that embrace RPI not only have financial gain but also improve
their competitive standing to meet the changing market demands of sustainable properties
(Jamaludin, Razali, 2024). The importance of green buildings in RPI is evident since sustainable
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construction is known to improve property value and reduce the adverse impact on the
environment (UNEP FI, 2016). Recent studies show that the integration of social responsibility
and environmental stewardship into property investment decisions is not only the right thing to
do among entities operating in the EU but is required by financial institutions (European
Commission, 2021; EBA, 2025). Risk management, RPI and ESG frameworks are converging,
and this is becoming a major issue in the commercial real estate sector. At present, ESG is
critical in the management of long-term risks such as climate change, social changes and
changes in regulations (Galkiewicz, Wollmann, 2023). The Sustainable Real Estate
Development survey conducted in 2023 shows that the adoption of ESG increases investor
confidence, the accessibility of capital and compliance with environmental standards (Haryani,
Anjani, 2023) which are also part of RPI principles. However, the market also has its negative
phenomena, which are usually referred to as greenwashing. This is the practice of companies
or organizations harming the environment and at the same time trying to portray themselves as

environmentally friendly to the consumers through their products, policies and initiatives.

3. Materials and Methods

To investigate the challenges to implementing RPI the study was divided into three,
interconnected stages throughout the 2024. First, the desk-top research regarding the strategies,
projects and investment plans of leading property investors active in Polish cities was conducted
between February and April leading to the identification of 100 large and medium size
enterprises investing in commercial real estate market in Poland. Secondly, over a dozen of
interviews with real estate professionals was conducted by the researcher between May and
June to identify major, contemporary risk and challenges connected to property investing with
a specific focus of social and environmental issues. Thirdly, based on the secondary and primary
data gathered in first two stages, a survey was conducted among leading real estate investors
between August and October.

Survey data collection was done through telephone interviews, specifically Computer-
Assisted Telephone Interviewing (CATI). The survey was directed at one hundred real estate
investment companies that were very active in the Polish urban property markets. These firms
were recognized from market reports from big real estate consulting firms including Jones Lang
LaSalle (JLL) and CBRE, which provide analysis of real estate markets worldwide, including
Poland. Out of the one hundred companies contacted, fifty-four firms participated in the survey,
thus achieving a response rate of 54% (N = 54). The sampling technique was made on firms
that have engaged in large format commercial and residential developments in the major Polish
cities included Skanska, Yareal and Ghelamco. The survey was administered by the research

laboratory specializing in CATI, based on 17 questions and contacts to 100 investing companies
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provided by the author of this article. The questioner was in multiple choice format where the
respondents were to pick from the options provided but were also free to offer feedback.
This approach was useful in providing both quantitative and qualitative data on the investment
strategies, sustainability practices, and decision making of the surveyed companies.
With a systematic survey with CATI, the study ensured that data collected was accurate and
that comparison between different responses was possible, to provide an assessment of

responsible investment in the Polish real estate sector.

4. Results and discussion

In the first stage of the study, an investigation of real estate investors from the Polish real
estate market was made, and an analysis of websites, market reports, and media coverage was
done. This phase was to examine the current state of play regarding RPI and its presence within
the market. The second phase of the study was to gather insights on the risks and challenges of
investing in real estate. It was done through interviews with over a dozen property professionals,
all focusing on green buildings, social responsibility, environmental responsibility, and the role
that sustainability plays in investment decisions.

A major finding from these interviews was the perception of RPI as risk management tool
and a very strong willingness to use it as a support mechanism when getting ready for
ESG reporting. Moreover, both positive and negative cases of RPI were presented, and doubts
were raised as to its possible abuse, which is often called “greenwashing”. In connection with
the results of the first and second stages of the research, the third stage was carried out.
This phase included a CATI study to quantitatively examine the role of RPI as a risk
management tool, the relative importance of various aspects, and possible misuse in the real
estate market.

All participants of CATI have been provided a definition of RPI which is an investment
approach that integrates environmental, social and governance factors into investment
decisions. The purpose of this is to generate sustainable value, considering the long term social
and environmental impacts along with the financial returns. Some of the key aspects include
environmental management, social equity and ethical governance, thus supporting sustainable
and fair urban development while reducing investment risks for real estate market
entrepreneurs. The firms that were selected for the study have been operating on the Polish
market for more than 15 years. Furthermore, 50% of them were large enterprises with more
than 250 employees and more than one-fourth were representatives of companies with 50-250
employees. The data shows (see Fig. 1) that most of the surveyed companies (53.7%) regard
RPI as risk management tool, in line with the concept that sustainability is part of risk

management strategies in the real estate sector. Nevertheless, the result shows that 38.9% of
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respondents are not sure what their company’s position is on this issue, which may be related
to lack of knowledge or clear definition of investment strategies within organizations and as it
was stated in numerous interviews from stage one, with strong shift towards ESG with weaker
interest in RPI itself. The results also show that only 7.4% of respondents rejected RPI as a risk

management tool.

| do not know 38,90%
No 7,40%
Yes 53,70%
0 0,1 0,2 0,3 0,4 0,5 0,6

Figure 1. Use of RPI as a risk management tool.
Source: own elaboration based on conducted research.

The analysis of the importance of RPI aspects for a company’s investment strategy provided
insights into the perceived importance of the various factors associated with RPI in the decision-
making process (see Fig. 2). The data revealed a distinction in the emphasis placed on different
sustainability-related factors, especially regarding ESG factors.

The most important factors from a strategic point of view were the degree of investment
compatibility with building standards, which was evaluated as highly important by half of the
respondents; energy efficiency of the implemented investment, which was assessed as highly
important by around 4 in 10 respondents and as a determining factor by over one-third;
and the realization of environmental certifications, including ISO 14001. A little over one-third
of respondents said that the actual implementation or the processes which are currently in
progress for environmental protection certification are of high significance. However,
50 per cent of them argued that it is crucial. These results show that legal requirements, formally
established sustainability processes and certifications are the primary drivers of investment
decisions — given the existence of legal requirements and the increasing focus on sustainability
reporting.

In addition, the strong presence of energy efficiency in investment choices highlights the
sector’s recognition of long-term operational cost optimization and environmental benefits as
critical drivers of responsible investment. Social aspects of sustainability were not as clearly
understood in terms of their significance. Community engagement in investment planning and
project development was considered highly significant by nearly half of the respondents,
but only around 1 in 20 viewed it as a decisive factor. In the same manner, sustainability-based
tenants and buyers’ attraction was considered highly significant by over one-third of

respondents, but decisive by only fewer than 1 in 10. This showed that although survey
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participants were aware of the advantages of power sharing in decision making, it was not as
critical as legal requirements or financial returns. A significant phenomenon was observed in
the integration of ESG factors into investment decisions and compliance with the EU taxonomy,
which was considered highly significant by close to 4 in 10 respondents, while only around
1 in 20 saw it as a decisive factor. This aligns with the increasing institutionalization
of ESG standards in investment frameworks that are also consistent with other market trends
targeting sustainable finance regulations and climate impact risk management. Nevertheless,
the role of ESG factors as drivers of action is not as straightforward as it seems, indicating that
investors are still in the process of moving from compliance to sustainability leadership.

The data overall showed that compliance, efficiency and formal certification were the
dominant RPI themes. The results of the study show a slow but asymmetric integration
of ESG principles, which indicates that regulatory incentives, investor education, and market
signals will need to be further enhanced to drive the strategic effectiveness of sustainability
actions in the real estate sector. This is especially important as not all real estate investors are

listed on a stock exchange or must comply with ESG principles, and some reporting is

voluntary.
Cooperation with subcontractors guided by ecological criteria | 11.1% | | 315%
Good relationships with stakeholders | 11.1% | 124.1%
Engagement of local communities in the process | 11.1% | 22.2%

Attracting green tenants and buyers

Energy efficiency of investment

Certification includig 150 14001 |

Dedicated unit responsible for RPI |

Training employees in the field of RPI fiﬁ%l 29.6%

Having a sustainable development strategy related to ESG

Integration of investment decisions with ESG |

i i | L

L
0 20 40 60 80 100

Percentage (%)

Response
[ Nosignificance [ Low significance Moderate significance [ High significance BB Decisive factor

Figure 2. The importance of RPI aspects for company’s investment strategy.
Source: own elaboration based on conducted research.

Following the issues raised during the second stage of the study, the problem of
greenwashing among property investors was investigated further in CATI (see Fig. 3). The data
showed that selective reporting and the exaggeration of results are the most common forms of
greenwashing. Nearly 3 in 10 respondents rated selective reporting as moderate, about 1 in 8 as
high, and fewer than 1 in 10 as the primary form of communication. For instance, one-third of

respondents reported that exaggerated claims occur with moderate frequency, nearly 1 in 5 saw
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them as frequent, and around 1 in 20 considered them exclusive. This means that many investors
only present the positive environmental aspects of their projects while not showing or
downplaying the negative aspects.

Another important problem was the use of symbolic initiatives, which do not have
a significant impact overall, such as planting trees or installing bike racks. Such initiatives,
according to the respondents, are reported to happen infrequently by 20%, moderately by 25%,
and frequently or only by less than 10%. This implies that investors could have more interest
in the image-based RPI initiatives than in the real environmental responsibility. Furthermore,
the results indicated that investors tend to overlook the life cycle of buildings. The results also
showed that 1 in 5 respondents agreed that this only happens rarely, over 1 in 4 said that it
happens moderately, and fewer than 1 in 10 stated that it occurs frequently or exclusively.
This omission gives a false impression of sustainability since the long-term environmental
impacts of construction, demolition, and material sourcing are not captured (often referred to
as the cradle-to-cradle approach).

A particular issue that came up during the data analysis was the use of misleading
advertisements. The CATI study found that 1 in 5 respondents employed misleading
advertisements occasionally, another 1 in 5 used them moderately, and about 1 in 20 used them
frequently or exclusively. This suggests a need to investigate further the reasons behind the use
of such advertisements. Green visuals and terminology are often used to give the consumer
a positive perception without the actual implementation of such solutions. This raises concerns
about regulatory oversight and the need for more stringent standards regarding the accuracy of
sustainability information in real estate advertising. In addition, the data show that social
aspects of sustainability are not well captured. The results showed that omitting social aspects
was reported to happen infrequently by 1 in 5 respondents, occurred moderately by around 1 in
4, and happened frequently or exclusively by fewer than 1 in 10. Most investors do not involve
local communities in the planning process, despite social responsibility being an important
aspect of sustainable development. This lack of engagement is consistent with an approach to
RPI that focuses more on environmental aspects while being indifferent to social
considerations.

The results of the study presented in this analysis show that greenwashing is widespread in
the real estate investment industry and that professionals representing this sector see it as
a challenge. The data indicate that while RPI and ESG are frequently discussed, actual practices
are inconsistent and often superficial. These findings underscore the need for stronger

regulatory frameworks and more accurate reporting.
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Ignoring the resilience of buildings to future climate change 33.3% | 1;6.7%
Disrupting local ecosystems 20.4% ‘ 29.6%
Omitting social aspects 29.6% | 20.«11%
Misleading advertisements 38.9% | 20.4%

Ignoring the building's life cycle 29.6% | 20.@1%
Symbolic initiatives 27.8% | 20.4%
= i Ww%\wx\ _ G
Selective reporting 22.2% | 29.6% QW%QWM@WW%
Exaggerated statements 22.2% | 20.4%
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Figure 3. Greenwashing practices among property investors.

Source: own elaboration based on conducted research.

5. Conclusions

The study reveals RPI as a framework that should be used to manage environmental and
social risks in the commercial real estate sector. The results show that more and more real estate
investors are bringing ESG risk into their risk management approaches and understand the
financial and social benefits of green investment. However, there are still many problems
regarding integration of RPI and its application as risk management tool. The last conclusion
of the study is the polarization of the adoption of RPI principles across real estate firms.
Nevertheless, most companies embrace RPI ideas, but many of the organizations are lagging or
have not incorporated these concepts into their investment plans. This lack of clarity suggests
that internal communication gaps and policy implementation inconsistencies might be limiting
the adoption to the wider audience.

The research also reveals the problem of greenwashing in the real estate sector.
Responsibility, greening and other broader ESG commitments are often used by investors in
their marketing and reporting, but in practice, these commitments are not always backed by real
action. Common problems include selective reporting, greenwashing, limited focus on social
capital, and lack of accountability for sustainability metrics, thus highlighting the need for better
oversight, new and better sustainability metrics, and stronger accountability measures to create
real progress in responsible investing. All things considered, the results show that while the

overall trend within the commercial real estate sector is towards integration of sustainability
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and ESG principles, there is much scope for enhancing the synchronisation of policies with
long term environmental and social value. Maturities, sustainability and risk resilience in the
real estate market will require therefore stronger regulatory frameworks, improved investor

education, and better transparency.
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