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Introduction to embodied carbon in corporate Scope 3 climate disclosure

Motivations for reporting Scope 3 emissions

Strategies for portfolio-wide embodied carbon accounting

Current market insights on embodied carbon in real estate
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Session Objectives
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Agenda

• Presentation on Embodied Carbon in Scope 3 Climate Disclosure

• Real Estate Panel Discussion – Current Market Status & Progress

• Q & A / Conclusion

30   mins

20   mins

10   mins
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RMI’s Embodied Carbon Initiative seeks 
to create a Zero Embodied Carbon 
Buildings Sector 

POLICY
Drive demand for low 
carbon materials 
through policy

CONSTRUCTION
Support homebuilders and 
commercial real estate 
build with low carbon 
materials

INVESTMENT 
Provide economic value 
and accelerate 
corporate investment in 
low carbon construction



HomebuildersCAN will support homebuilders to:

Increase embodied carbon performance and share your successes

Adopt and scale profitable low-carbon building practices

Advocate for alignment across the residential building sector
• Standardize approaches and reporting for integrating embodied carbon into ESG reporting, incentive 

programs, and regulator needs
• Advocate for the inclusion of embodied carbon performance in financing mechanisms
• Develop approaches for integrating embodied carbon into energy efficiency & green building programs
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Primer on Scope 3 
Climate Disclosure
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What is Climate Disclosure?

Climate 
Impacts

Climate 
Transition Risks & 

Opportunities

How am I contributing 
to climate change?

How will climate change 
impact my business? 
(operations, profitability, etc.)
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What is Climate Disclosure?

Climate 
Impacts

How am I contributing 
to climate change?

Investors & regulators are 
seeking climate-aligned 
business practices
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Categorizing GHG Emissions Impacts

Image Source: GHG Protocol

• Scope 1 – Direct emissions
• Scope 2 – Indirect – 

purchased energy 
• Scope 3 – Indirect 

emissions
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Real Estate Scope 3 Emissions

• Purchased goods
• Capital goods
• Business travel
• Employee commuting
• Leased assets (e.g. tenant 

operational emissions)
• Leased assets (tenant fit 

outs)
• Waste generated in 

operations
• End-of-life treatment of 

sold products

Image Source: GHG Protocol
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What is Embodied Carbon

• Emissions from building materials manufacturing, 
construction, maintenance, and disposal

• Excludes operational energy emissions

Image Source: RMI
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Embodied Carbon in Real Estate Scope 3 Emissions

• Purchased goods
• Capital goods
• Business travel
• Employee commuting
• Leased assets (tenant 

operational emissions)
• Leased assets (tenant fit 

outs)
• Waste generated in 

operations
• End-of-life treatment of 

sold products

Image Source: GHG Protocol
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Why Embodied 
Carbon?
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Tackling embodied carbon is critical to getting 
ahead of future emissions

By 2050:
Embodied carbon will 
account for almost half 
the total carbon 
emissions from global 
new construction
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Capital goods 
contribute 49% 

of the real estate 
sector's GHG 

emissions 
impact.

Reporting on 
building materials 
and construction 

emissions is crucial 
yet overlooked in 

Scope 3
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Regulatory 
bodies are 

moving towards 
standardizing 

ESG disclosures
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California + Europe Reporting Rules

• European Union – Corporate 
Sustainability Reporting Directive (CSRD) 
Scope 3 emissions reporting required

• California –SB 253 requires companies 
with revenues exceeding $1 billion to 
report Scope 3 emissions starting in 2027 
(Scope 1 & 2 starting in 2026)
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Major ESG-focused investors and organizations are 
advocating for Scope 3 accounting

Engaging with companies to disclose 
Scope 3 emissions as part of its ESG-
focused efforts.

Urging companies to disclose Scope 3 
emissions and set reduction targets.

Actively pushing for Scope 3 
accounting among its portfolio 
companies.
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• The impact the 
building has on 
the climate 
through its 
emissions

Understand

• In areas to 
decrease climate 
impact and 
increase asset 
values

Invest
• Sustainable 

design and 
construction 
practices

Implement

Climate disclosure creates a path to mitigating climate 
change while providing economic value
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Varying Standards and Methodologies (Resources)

Greenhouse Gas Protocol (GHGP)
• Global standardized framework for GHG emissions.
• Complexity in application across sectors.

CDP (Climate Disclosure Project)
• Environmental impact reporting framework.
• Sector-specific questionnaires add to reporting complexity.

Sustainability Accounting Standards Board (SASB)
• Industry-specific sustainability reporting standards.
• Leads to different reporting practices across sectors.

Task Force on Climate-related Financial Disclosures (TCFD / ISSB)
• Focuses on financial risks and opportunities from climate change.
• Different emphasis compared to environmentally focused standards.



Direct (Owned) Emissions
ONSITE facility emissions 

direct combustion
OWNED equipment emissions 

company owned vehicles/equipment

Scope 1 
Indirect (Purchased) Emissions

PURCHASED facility energy 
for electricity, heating/cooling, steam

Scope 3 Scope 2 

Owned 
FacilityOwned 

Equipment

Leased 
Asset

Employee 
Commute

Owned 
Vehicle

Material 
Extraction

Material 
Production

Employee 
Travel

Material 
Installation

Material 
Distribution

Material 
Waste

Utility 
Energy 

Production

Other Indirect (Purchased) Emissions
EMPLOYEE emissions

travel, commuting
LEASED ASSETS emissions
operations of leased assets
SUPPLY CHAIN emissions

material extraction/production, purchased goods/services, sold goods/services, material waste

Graphic by Stacy Smedley, 2021

Understanding Scope 1, 2 and 3 emissions



Scope 3 emissions include embodied 
carbon of construction materials

Microsoft: 96.7%

Skanska: 90 %

Scope 3

Scope 1
Scope 2

Source: 2022 Environmental Sustainability Report

Source: 2022 Annual and Sustainability Report

https://query.prod.cms.rt.microsoft.com/cms/api/am/binary/RW14sJN
https://group.skanska.com/493785/siteassets/investors/reports-publications/annual-reports/2022/annual-and-sustainability-report-2022.pdf


Scope 3 accounting is currently flawed

Company X spends more to purchase a lower carbon 
product. 

Using spend based accounting means their reported 
Scope 3 emissions go up even though their actual 
emissions went down.

$ spent on material x 
average kgCO2e

= INACCURATE ACCOUNTING

quantity of material x
product specific kgCO2e

= ACTUAL EMISSIONS 

Product specific emissions leads to accurate Scope 3 
accounting.

Using verified product emissions factors and   
quantities of product purchased enables anyone to 
report actual emissions and real reductions.



Understanding EPDs

An EPD = A 3rd party verified environmental impact 
nutrition label for a material/product.

Environmental Product Declarations



Understanding the stages of embodied carbon

Cradle to gate 
emissions 

consistently 
included in EPDs

Tracked during 
procurement and 

construction

Predicted and then 
confirmed during 

use/replacement and end 
of life



Standards are moving to realized Scope 3 accounting

https://ghgprotocol.org/sites/default/files/standards/Scope3_Calculation_Guidance_0.pdf 

https://ghgprotocol.org/sites/default/files/standards/Scope3_Calculation_Guidance_0.pdf


Standards are moving to realized Scope 3 accounting



Standards are moving to realized Scope 3 accounting

https://sciencebasedtargets.org/resources/files/SBTi-Criteria-Assessment-Indicators.pdf

https://sciencebasedtargets.org/resources/files/SBTi-Criteria-Assessment-Indicators.pdf


Proprietary 
method

Proprietary 
method

Proprietary 
method

Proprietary 
method

Accounting 
platform

Accounting 
platform

Accounting 
platform

Accounting 
platform

Scope 3 results Scope 3 results Scope 3 results Scope 3 results

Inconsistent, incomparable data

Tool to compare & select low 
carbon products

Scope 3 results

The role of EPDs in Scope 3 accounting

Verified product specific data 

(EPDs)



Proprietary 
method

Proprietary 
method

Proprietary 
method

Proprietary 
method

Accounting 
platform

Accounting 
platform

Accounting 
platform

Accounting 
platform

Scope 3 results Scope 3 results Scope 3 results Scope 3 results

Consistent, comparable data aligned with most accurate accounting standards

Verified product specific data 

(EPDs)

Tool to compare & select low 
carbon products

Scope 3 results

The role of EPDs in Scope 3 accounting
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Standardizing 
the Reporting 
Process



RMI – Energy. Transformed.

Scope 
Boundaries

Material 
Categories
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Scope 
Boundaries
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Building Developer, Investor, First Owner

Actuals for 
demolished 
structures
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Building Developer / Owner  – At Point of  Sale

$ At Sale $ - Estimated end of life 
emissions for all materials should be 
included in GHG Protocol Category 12: 
End-of-life treatment of sold products



RMI – Energy. Transformed.

Building Developer / Owner

We recommend whole-building 
lifecycle assessment (WBLCA), 
with product-specific EPDs, for 
new construction projects

Extract relevant data for climate 
disclosure report
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Existing Building Owner – Renovations, Maintenance



RMI – Energy. Transformed.

Tenant Fit Outs
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Material 
Categories
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Disclosing the 
Bare Minimum

Calculate material 
quantities

Use product-specific 
EPDs for Category 1 
materials

1. Document Material 
Quantities

2. Use Product Specific 
EPDs for Category 1 

Materials

1. Document Material 
Quantities
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Category 1 Materials
• Concrete
• Structural Steel
• Thermal Insulation
• CMU
• Asphalt
• Processed Glass

Category 2 Materials
• Acoustic Ceiling/ Insulation
• Paint
• Carpet
• Aluminum
• Flooring
• Dry Wall

Product Specific EPDs

Good: Product-specific EPDs for high-volume materials
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Next Steps

Use industry-wide EPDs 
when specific Category 
2 ones are unavailable

Create baseline 
emissions data and 
reduction targets

3. If Product-Specific 
EPDs are unavailable, 

use Industry-Wide 
EPDs for Category 2 

Materials

4. Create Baseline 
Metrics and Reduction 

Targets

3. If Product-Specific 
EPDs are unavailable, 

use Industry-Wide 
EPDs for Category 2 

Materials
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Category 1 Materials
• Concrete
• Structural Steel
• Thermal Insulation
• CMU
• Asphalt
• Processed Glass

Category 2 Materials
• Acoustic Ceiling/ Insulation
• Paint
• Carpet
• Aluminum
• Flooring
• Dry Wall

Product Specific EPDs

Better: Product-specific EPDs for a wider set of 
materials
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Category 1 Materials
• Concrete
• Structural Steel
• Thermal Insulation
• CMU
• Asphalt
• Processed Glass

Category 2 Materials
• Acoustic Ceiling/ Insulation
• Paint
• Carpet
• Aluminum
• Flooring
• Dry Wall

Best: Achieve full mass-based disclosure using 
product-specific EPDs

Product Specific EPDs
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Strategies for Embodied Carbon Reduction

Low EC 
Building

Material 
Selection

Efficient 
Design

Reuse and 
Recycling

Construction 
Innovation
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Using Standards to achieve Net Zero Carbon

SBTi

• Setting and 
fulfilling 
long-term 
Net Zero 
Carbon 
targets

TCFD / ISSB

• Guidelines 
to assess 
and 
disclose 
climate-
related 
financial 
risks

GHG Protocol

• Framework 
for 
categorizing 
and 
reporting 
emissions 
impact
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Building Momentum for Change

Embracing Assessments: Requiring embodied carbon assessments in all new 
building and adaptive reuse projects.

Sustainable Procurement: Establishing mass-based low-embodied-carbon material 
procurement and tracking practices, especially for high-volume materials like 
concrete and steel.

WBLCAs: Conducting Whole Building Life Cycle Assessments to document full scope 
embodied carbon in real estate development projects.
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Panel Discussion



ULI RANDALL LEWIS CENTER
FOR SUSTAINABILITY IN REAL ESATEE

MAY 8TH, 2024

Scope 3 Emissions in 
Real Estate



Convenings for cross-sector leaders

 1st convening: January 2023 – Executives from 
Construction and Developer firms

 2nd convening: Sept 2023 – Professionals from 
Concrete/Steel Suppliers and Construction/Developer 
firms

 Open “Embodied Carbon 101” special programming 
as part of ULI Fall Meeting in Oct 2023

 3rd convening: June 2024 – AEC Professionals

Focused on aligning goals for embodied carbon 
reduction

https://americas.uli.org/research/centers-initiatives/uligreenprint/greenprint-resources-2/embodied-carbon-convening/



Motivation for 
Addressing Scope 3 Emissions:

 Embodied Carbon







Identifying Gaps and Opportunities in 
Current Disclosure Practices 



Policy Landscape – Carbon
Current US & Canada Embodied Carbon 

Policies for New Construction

Source: Carbon Leadership Forum Policy Toolkit
https://carbonleadershipforum.org/clf-policy-toolkit/#map



Federal, State, and Local Carbon Policies

OPERATIONAL
 Benchmarking Ordinances
 Audit/Tune-Up Mandates
 Energy Rating System/Letter Grades
 Building Performance Standards
 All-Electric New Construction
 Net Zero Building Codes

EMBODIED
 Procurement policies (like Buy Clean and 

material-specific variations)
 Climate Action Plans
 Building Codes
 City zoning, land use, and building 

regulations and incentives, including building 
and material reuse policies

 Executive orders addressing embodied 
carbon of building and industrial sector 
emissions



Product Innovations & Leadership in Low-Carbon Development
 Innovations in reducing Embodied Carbon across the market

 There are important grant and loan programs at the U.S. Department 
of Energy (DOE) and the Environmental Protection Agency evaluating 
innovative products.

 Performance-based specs for the Embodied Carbon of materials is 
the next step.
 Performance-Based Buyers Alliance (as recommended in the DOE Cement 

Liftoff Report) formed  to teach other buyers how to specify low carbon 
concrete



1. As of December 31, 2023

$11.6

41 



Portfolio Summary

1. Asset count includes separate account managed on behalf of a German pension fund.



Jamestown’s ESG Focus Areas





Carbon Management Hierarchy

Source: Stok Source: U.S. DOE



Real Estate Project Life-cycle

Source: Urban Land Institute, “Embedding Sustainability in Real Estate Transactions”



An Existing Building Campus Approach



619 Ponce – Project Overview



619 Ponce – Project Overview



619 Ponce – Project Overview



Designed for:
3D Planning

Sourcing

Manufacturing

Transportation

Installation

Re-use



Links to Resources:
Simmons and Simmons

Annual Report Timeline

Quarterly Tracker

CLT Components of 619 Ponce



LCA Results



Materials and Embodied Carbon Playbook:

- Material Selection Flowchart

- Ecosystem of providers + partner summary

- Scoping guidelines for cost awareness

- FF & E Catalogue

Transparency Drivers:

- Regulatory

- Investors and Tenants

Building a Portfolio Strategy



ULI Resources on Embodied Carbon for Real Estate

https://uli.org/materialsmovement https://uli.org/embodiedcarbon https://uli.org/greenprintblueprint 

https://uli.org/materialsmovement
https://uli.org/embodiedcarbon
https://uli.org/greenprintblueprint


ULI’s Upcoming Embodied Carbon 
Intervention Points Resource



 Purpose: Develop a comprehensive timeline of the real estate development process that 
highlights specific intervention points for reducing embodied carbon. 

 Format: A digital interactive timeline of the development process in Flourish. 
 Project profiles: Each sub-phase will have a short profile of an inspiring project that has been 

successful in reducing embodied carbon at that stage. 
 Primary audience: Owners/developers
 Anticipated Completion: Summer 2024
 Contributors/Research Partners: 

 Gensler
 Carbon Leadership Forum 
 (+ECHO project partners)
 ULI Greenprint members
 Building Transparency

Embodied Carbon Intervention Points
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Conclusion
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Time for Collective Action

Harnessing Momentum: The real estate industry must unite to channel this 
momentum into collective action.

Consistent Reporting: Begin with consistent mass-based emissions reporting for new 
building projects and renovations as part of Scope 3 climate disclosures.

Unlocking Opportunities: This action will enable real estate businesses to attract 
ESG-oriented capital, align with emerging Scope 3 disclosure regulations, and 
adopt strategies to achieve zero emissions buildings.
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