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MESSAGE FROM THE CHAIRMAN

Jeffrey C. Hines
Chairman and Chief Executive Officer 
Hines

To be the most 
trusted real estate 
investment and 
execution partner 
across all major 
property types and 
geographies— 
and be the leader  
in real estate  
carbon reduction.

OUR MISSION

My dad, Gerald D. Hines, came into real estate with a no-waste ethic, endless 
curiosity and a desire to innovate—continuously setting higher standards on 
each new project and effectively ‘raising the bar’ on himself and his firm, as 
well as the industry at large. As a mechanical engineer, his drive to build quality 
projects more efficiently and to employ premium design and placemaking has 
continued to prove itself out economically over more than six decades.

From day one, there was a significant focus on designing to reduce energy 
consumption and the resulting operating costs. Early on, Hines adopted 
and became leaders in programs such as the United States Environmental 
Protection Agency’s ENERGY STAR®. When the U.S. Green Building Council 
developed LEED®, we were asked to help design the program and rating 
systems and, once again, became a leader among peers in the program. We 
are very proud of our history of designing and managing to reduce operational 
carbon over the years. 

Today, we are taking an even stronger stand to support more-significant 
carbon reduction and combat the climate crisis by admitting we have been  
part of the problem and innovating a new way to be a part of the solution.  
The built environment is responsible for 38% of all carbon generated across 
the globe and that is a sobering statistic. One of our major focuses is on  
reducing embodied carbon—the CO2 generated during the product creation.

Working with MKA, an award-winning structural and civil engineering firm, we 
are spearheading a groundbreaking new program starting with this guide to 
educate our employees around the world, as well as the architects, designers, 
contractors and subcontractors with whom we work. We are mandating that 
all new Hines projects going forward use this framework to quantify, track and 
ultimately reduce embodied carbon footprints of real estate. We believe over 
time this approach will become an industry standard, driving material suppliers 
to do better and rewarding those that do.

By bringing focus to significantly reducing embodied carbon, while continuing 
to decrease operational carbon, we will have addressed both parts of the 
equation and, in doing so, hope to reverse the trend. 

Please join us in this pursuit as we pilot and develop this program, led by our 
Conceptual Construction Group and our Vice President-Carbon Strategy. Over 
the years, the group has analyzed and refined the pre-construction phases of 
concept, design and contracting, striving to manage every aspect to cut costs, 
reduce risk and deliver greater long-term value.

As we begin to carefully collect data to quantify progress, we plan to share 
our work, research and programs with our clients and investors, as well as our 
competitors and the industry at-large, open source. Thank you for taking a 
look at this guide and joining us in the march for a more sustainable planet.
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About Hines
Our founder, Gerald D. Hines, believed in creating 
long-term value for the people and communities we 
touch, and that ethos and commitment has driven 
us to become one of the largest and most respected 
real estate organizations in the world.

Hines believes that what makes buildings  
successful and sustainable in the long term is  
the ability to provide a healthy, productive envi-
ronment that supports businesses, employees, 
and residents. Now more than ever, creating value 
means providing safe, healthy places for people  
to live, work and play.

Carrying on our founder’s legacy, we continue to 
explore innovative ways of advancing new tech-
nologies to reduce our carbon footprint, including 
embracing the use of new materials to reduce the 
environmental impact. We have begun to use drones 
to help us project manage, which is increasing both 
our accuracy and efficiency. From construction to 
the operations and management of the building, our 
focus is to harness the latest technologies to work 
with our partners towards net zero carbon and  
net zero energy. 

Our focus on environmental, social and governance 
(ESG) drives innovation at Hines, provides a 
platform for us to engage and collaborate with 
like-minded partners, and challenges us to  
stay on the leading edge of our industry. To create 
this Embodied Carbon Guide, we partnered with 
Magnusson Klemencic Associates (MKA), who  
share our views and are pioneering research and 
engaging with low-carbon construction advocacy.

About Magnusson Klemencic 
Associates (MKA)
For 101 years, MKA has provided enduring, creative, 
and innovative structural and civil engineering 
solutions for projects worldwide form their Seattle 
and Chicago offices. With designs totaling over 
$100 billion in 49 states and 59 countries and a 
staff of 185, MKA is in an industry-leading firm with 
specialized knowledge in 13 facility types, offering 
clients highly targeted expertise and technical skill. 

MKA targets the cross-roads of resiliency and lower 
carbon construction, with guidance and leadership 
from the early design stages through construction. 
They are advocates and pioneers in the research 
and development of low-carbon construction 
initiatives, most recently having collaborated 
in the development of the Embodied Carbon in 
Construction Calculator (EC3) Tool hosted at 
buildingtransparency.org—just the latest chapter in 
MKA’s history of material optimization and sustain-
able design. 

Pillars of MKA’s work are reliability, responsible 
stewardship of resources, and collaboration to 
create materially efficient structures, striving to 
improve the industry’s processes with every new 
opportunity. Innovation and growth never come from 
maintaining the status quo, and MKA believes “if you 
cannot measure it, you cannot manage it.” Success 
for a lower carbon-built environment requires a 
collective industry effort, which is why Hines and 
MKA are partnered in the journey to lower-carbon 
construction. Together we can build better.

Hines + MKA
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INTRODUCTION

The Built Environment’s 
Carbon Impact

Hines is committed to improving the built environment 
for people and the planet. Through the years, our firm 
has endeavored to bring responsible, sustainable  
practices to Hines projects, and we will continue to  
lead our industry by creating sustainability guides  
that set and raise the bar as we build for the future.

With this mindset of bettering our firm and our industry, we are 
pursuing more sustainable design and construction practices through 
the introduction of the Hines Embodied Carbon Reduction Guide. The 
primary goal of this effort is to reduce the embodied carbon of our vast 
and diverse portfolio. We also recognize the unique opportunity Hines 
has as leader in our industry and we are committed to collaboration 
and education of our development partners, staff, general contractors, 
and design consultants. This Guide is a guide intended to provide 
the background to understand embodied carbon, and the tools and 
processes to achieve our goals for reduction.

The impact of climate change is visible today. Communities and habitats 
across the globe have experienced extreme weather damage, sea-level 
rise, and natural disasters leading to billions of dollars, of lost value. 

Worldwide, researchers agree that if our planet experiences more  
than 2°C rise in global temperatures above preindustrial levels,  
irreparable global damage to ecosystems is expected. Recently,  
the Intergovernmental Panel on Climate Change (IPCC) has  
endorsed targeting 1.5°C as the maximum rise to limit the lasting 
effects on ecosystems.

Within this global climate context, the urban built environment plays a 
large role, with buildings alone responsible for at least 38% of global 
energy-related Greenhouse Gas (GHG) emissions. Reducing these 
emissions has become the goal of many worldwide organizations and 
understanding how Hines can provide leadership in this shared mission 
is the focus of this Guide.

GLOBAL CO2 ENERGY-RELATED 
EMISSIONS BY SECTOR
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Source: United Nations Environment Programme 
2020 Global Status Report for Buildings and 
Construction555 Greenwich | New York, NY
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To learn more about how the Hines 
Conceptual Construction Group can 
reduce your risk, lower your costs, 
improve delivery time and increase your 
long-term asset value, please contact:

Andy Trowbridge
Executive Vice President

Hines Conceptual Construction Group
713 966 7695
Andy.Trowbridge@Hines.com

2800 Post Oak Boulevard, Suite 4900
Houston, Texas 77056

www.hines.com/ConceptualConstruction
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