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Highwoods Properties is fi rmly committed to our 
intrinsic and societal responsibility to routinely 
minimize all environmental impacts resulting from 
our development and operation of our properties. 
We are devoted to creating healthy and productive 
workspaces for our customers and communities.  

Our sustainability journey began decades ago with 
the hiring of engineers dedicated to the study of our 
utility consumption and our being on the forefront 
of deploying microprocessors to closely monitor 
energy consumption. As technology advanced, 
we subsequently migrated to monitoring energy 
performance via ENERGY STAR Portfolio Manager. 

More recently, our dedicated Sustainability Team 
(mostly comprised of in-house engineers) has 
integrated even more sophisticated sustainability 
strategies into various aspects of our business. By 
partnering with our architects, engineers, customers, 
coworkers, local utilities and vendors, we continue 
to push the envelope on green building design, 
enhanced technologies and operational best 
practices to further refi ne our development and 
management of healthy and productive workplaces.

A vivid example of our earnest eff orts towards 
sustainability is our Highwoods Energy Command 
Center, created in 2011 to centrally monitor our 
portfolio’s energy performance. We’re able to 
monitor nearly 95% of our electrical consumption in 
real time, allowing us to make immediate adjustments 
to our electrical usage load profi les. Further, through 
our close integration with our in-house Highwoods 
Customer Service Command Center and Maintenance 
Staff , we can proactively address on-site issues that 
would otherwise negatively impact our customers 
and our energy consumption.  

In addition, through our vast eff orts and capital 
investments to routinely “Highwoodtize” our 
properties, it is embedded in standard procedures 
to integrate our corporate sustainability standards 

into any re-design and capital renovations. It remains 
our mission to ensure we are consistently in a 
relentless pursuit of a high-level of environmental 
performance across our portfolio as we modernize 
older assets, regardless of their scale. By 2020, 
our Sustainability Team will invest an additional $17 
million to modernize our building control systems and 
improve operational effi  ciencies to further lower our 
environmental impact.

In 2017, we reduced our energy consumption and 
greenhouse gas (GHG) emissions by nearly 6% 
and water consumption by 4%. We achieved the 
prestigious ENERGY STAR certifi cation for 85 of our 
properties, representing over 70% of our eligible 
square footage. Additionally, 100% of our offi  ce 
development projects since 2013 have achieved 
Leadership in Energy and Environmental Design 
(LEED) certifi cation. This represents over 1.6 million 
square feet of Class A offi  ce development. 

Going forward, our Sustainability Team, fully 
supported by the Senior Management Team and our 
Board of Directors, will follow its full-time charge to 
provide business environments supportive of best 
practices in energy effi  ciency and sustainability. We 
will continually improve our customer experience 
by providing healthy and productive workspaces 
through new technologies, opportunities to further 
engage our customers and coworkers and new 
measures to improve our resiliency amid changing 
market and environmental conditions. Above 
all, we will continue to be good stewards of our 
environment, strengthen and enrich the communities 
where we live, work, and serve and adhere to the old 
mantra of leaving the campsite better than we found it. 

Ed Fritsch
President, Chief Executive Offi  cer and Director

FROM 
THE CEO



CORPORATE
OVERVIEW

Highwoods Properties is a 
publicly-traded REIT (real estate 
investment trust), member of 
the S&P MidCap 400 index, and 
traded on the New York Stock 
Exchange (NYSE) under the 
symbol “HIW.” Headquartered in 
Raleigh, Highwoods owns, develops, 
acquires, leases and manages 
offi  ce properties primarily in the 
BBDs (best business districts) 
of Atlanta, Greensboro, Memphis, 
Nashville, Orlando, Pittsburgh, 
Raleigh, Richmond, and Tampa. 

216
BUILDINGS

1.5M
SF IN DEVELOPMENT

29.4M
SF



Highwoods is committed to reducing the environmental impacts of our properties and creating healthy and  
productive workspaces for our customers and community. Our sustainability strategy includes: 

STRATEGY,  
GOALS & PROGRESS

20% REDUCTION
energy intensity and carbon emissions water usage

7.4% 
reduction to date

10% REDUCTION

2.9% 
reduction to date

70%
OF ELEGIBLE CORE PORTFOLIO 

ACHIEVED ENERGY STAR 
CERTIFICATION 

85 Certifications in 2017, 
up from 47% in 2016

100%
OF NEW DEVELOPMENT 

OFFICE PORTFOLIO  
LEED CERTIFIED

5.6%
ENERGY REDUCTION 

In 2017

5.8%
GHG EMISSIONS REDUCTION 

(Scope 1 & 2) in 2017

4.2%
WATER REDUCTION 

In 2017

2025 SUSTAINABILITY GOALS

WHERE WE ARE WITH GOALS

LOWER OPERATING COSTS INCREASE ASSET VALUE POSITIVE ENVIRONMENTAL IMPACT

While we seek green building recognition opportunities where cost-effective, our primary focus is reducing the  
environmental impact of our portfolio by establishing goals and developing standards.

from a 2015 baseline

ADDITIONAL PROGRESS

100%
OF MANAGED BUILDINGS 

BENCHMARKED IN ENERGY STAR 
PORTFOLIO MANAGER

$17M
BEING INVESTED 

OVER FOUR-YEAR PERIOD 
(2017-2020) 

to modernize building controls



DATA-DRIVEN
PERFORMANCE

95%
OF ENERGY USAGE 

MONITORED BY LIVEMETER

$17M
BUILDING MODERNIZATION 

INVESTMENT 
2017-2020

Launched in 2011, our award-winning LiveMeter platform actively monitors and analyzes energy performance data for 
95% of our portfolio. The data is used to identify and eliminate wasteful energy consumption during unoccupied periods 
and to measure the impact of operational changes. Our central BAS monitoring platform enables the real-time adjust-
ment of system controls for 167 buildings in our portfolio. To further improve our control and monitoring capabilities, we 
will be investing $17 million from 2017-2020 to modernize building control systems across the portfolio.

The Highwoods Energy Command Center uses proprietary technology to centrally monitor energy performance 
and continuously commission our properties. Building performance is monitored in real-time and corrective actions 
are taken to continuously improve performance. 

167
BUILDINGS CENTRALLY 

MONITORED



SUSTAINABLE
OPERATIONS
Sustainability is fundamental to our operational strategy. We continuously evaluate and monitor every building 
in our portfolio looking for smart, sustainable ways to reduce our environmental impacts, enhance financial  
performance, and improve customer health, wellness, and satisfaction. 

Over the last decade, our properties have benefited from strategic energy and water e�ciency upgrades that  
improved system performance and reliability. Upgrades and other sustainable practices include:

SUSTAINABLE PRACTICES

GREEN CLEANING 
PROGRAM

RECYCLING
PROGRAM

IAQ
TESTING

EMPLOYEE
TRAINING

CONTINUOUS
COMMISSIONING

TENANT
ENGAGEMENT

SUSTAINABLE TECHNOLOGIES

LED  
LIGHTING

VFDs DDC BAS 
CONTROLS

EV CHARGING 
STATIONS

SMART
IRRIGATION
CONTROLS

CONDENSATE
RECOVERY

HIGH EFFICIENCY 
PLUMBING 
FIXTURES

HIGH EFFICIENCY 
CHILLERS

Highwoods in-house maintenance manager assesses chiller performance. 



PROPERTY
CASE STUDY
Monarch Centre is a two-build-
ing, 896,000 sq. ft. Class A o�ce 
complex located in the coveted 
Buckhead submarket of Atlanta. 
Comprised of Monarch Plaza 
and Tower, the complex boasts 
a superior location and modern, 
amenity-rich environment that in-
cludes fitness centers, conference 
centers, cafes, concierge services, 
and close proximity to public 
transportation. Monarch Centre 
has achieved LEED for Existing 
Buildings (EB) Silver certification 
and has earned the ENERGY 
STAR label each year since 2014.

Following Highwoods acquisition 
in 2015, $5.4 million was invested 
to “Highwoodtize” the property. 
This process included upgrading 
the interior finishes, creating new 
amenities, modernizing the build-
ing control systems, and upgrad-
ing the chiller plant.  No- and low-
cost operations and maintenance 
improvements were also targeted 
to dial-in the operations of the 
existing building systems. As a re-
sult of these e�orts, the property 
has reduced energy consumption 
and greenhouse gas (GHG) emis-
sions by over 14% since 2015.

Energy Use by Calendar Month (Not Weather Normalized)
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$2M
INVESTED

14%
REDUCTION

MONARCH PLAZA
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Monarch Plaza, Atlanta (above and below)



SUSTAINABLE
DEVELOPMENT  
& RENOVATIONS
In 2017, we delivered four LEED certified properties in the Nashville, Atlanta, and Raleigh markets totaling 1.1 million 
square feet. We integrate sustainability into the design and construction of all new development projects and the 
renovation of existing assets. We design new developments to achieve LEED certification to lower our impact on 
the environment during and after the construction process. Through our Highwoodtizing process, we integrate 
corporate sustainability standards into all new redevelopments and renovations to ensure that we are maintaining 
a high level of financial and environmental performance across our portfolio.

HIGH EFFICIENCY CHILLERS 
Use 20% less energy than standard 
e�ciency chillers 

LED LIGHTING 
Use 80% less energy than incandescent 
bulbs, have longer lifespans, and 
improve lighting quality 

HIGH EFFICIENCY PLUMBING
Automated low-flow water fixtures  
reduce water consumption and the energy 
associated with hot water heating

VARIABLE FREQUENCY DRIVES (VFDs)
Closely align pump and fan motor speeds 
with building heating and cooling loads to 
reduce energy waste

ENERGY MANAGEMENT SYSTEMS
Monitor and control energy-consuming 
equipment while improving tenant comfort 
and satisfaction

ENERGY RECOVERY UNITS
Recover energy from exhaust air 
to heat or cool fresh outside air for 
ventilation

COOL ROOFS
Lower the roof temperature and improve 
the e�ciency of rooftop AC units

Bridgestone Tower, Nashville

100%

OF NEW DEVELOPMENTS
HAVE ACHIEVED 

LEED CERTIFICATION



PROPERTY
CASE STUDY
Completed in 2015, Glenlake Five is a LEED for Core & Shell (CS) certified, 166,000 sq. ft. Class A office building  
in Raleigh. The building’s modern and urban design boasts floor-to-ceiling glass, versatile floor plates, a fitness 
center, café, and collaborative work space. An adjacent park includes a central plaza and courtyard, expansive 
lake, and network of sidewalks and trails.

Long-term environmental and financial sustainability were primary goals of this project. Highwoods sustainability 
standards were integrated into the building’s design, including energy recovery units (ERUs), high efficiency chillers, 
LED lighting, and sophisticated building control systems. The high efficiency design and equipment, along with an  
extensive commissioning process focused on operations of the building systems, has resulted in an ENERGY STAR 
score of 97 (as of 2017), representing energy performance in the top 3rd percentile of all similar buildings in the U.S.

ENERGY STAR SCORE

97

Glenlake Five, Raleigh



RESPONSIBLE INVESTING
FOR THE FUTURE
When investing in high efficiency technologies, we move strategically and think big. Starting with pilot projects, 
we test technologies and measure performance to prove the savings. If meeting our investment criteria, we  
leverage a revolving fund for sustainable projects to implement the high value opportunity across the portfolio. 

Since 2009, we have upgraded approximately 70% of our chiller fleet (i.e. 77 chillers) with high efficiency models that 
are 20% more energy efficient. We invested $3 million in the installation of 9,000 horsepower of variable frequency 
drives (VFDs) to reduce energy waste from pump and fan motors. We are currently upgrading the lighting across our 
portfolio with LED technologies and investing $17 million from 2017-2020 to modernize building control systems.

High efficiency chiller installation at PPG Place in Pittsburgh.

ANALYZE
the investment

TEST
the product/
technology

PROVE
the savings

REINVEST
the investment

77

9K

500K

CHILLER UPGRADES
(70% of the chiller fleet)

HP OF VFD UPGRADES
($3M investment)

LED LIGHT UPGRADES
over the next five years



HEALTH AND
WELLNESS
Our customers and associates are the center of everything we do and we are committed to their health and well-
being. We design and operate our properties to improve occupant health and productivity by optimizing indoor 
air quality and thermal comfort, providing healthy food options and fitness centers, designing walkable sites, and 
promoting alternative transportation options.

Indoor air quality and thermal comfort are essential for healthy and productive workspaces. We incorporate green 
cleaning requirements into janitorial contracts, prohibit smoking in building interiors, and enhance indoor air quality by 
optimizing the introduction of fresh outside air and exhaust of indoor contaminants. We have opened 48 on-site 
fitness centers and numerous cafes that provide healthy food options. Additionally, we have incorporated walking 
paths and bicycle storage to encourage activity throughout the workday and low-impact transportation options.



HIGHWOODS
HELPS
Highwoods makes a diff erence in the lives of others. Guided by our strong values and a spirit of service, we reach 
beyond the offi  ce walls to strengthen and enrich the communities where we live and work. Our employee-centric 
approach to philanthropy aligns corporate resources with the interests of our employees, empowering them to 
make a real and lasting impact.

Each year, we support BackPack Buddies in Raleigh. The program is designed to provide 
children from low-income households with nutritious groceries for the weekend when 
school breakfasts and lunches are not provided. In 2017, we helped WRAL television station 
raise $188,000 for BackPack Buddies by staffi  ng their phone bank and helped pack nearly 
2,000 meals.

In 2018, our associates have participated in American Cancer Society’s “Give it Up for Cancer” 
campaign by giving up a small luxury item and donating cash towards cancer research.

Highwoods has contributed $170,000 to Homes for Our Troops since 2007. The nonprofi t 
organization builds and donates specially adapted custom homes nationwide for severely 
injured veterans.

As a REIT, Highwoods does not enjoy tax benefi ts from charitable giving. Our support for charitable and community 
activities is done with the sole intention of making our communities better places to live and work.



EDUCATION  
& TRAINING
Educating our associates on sustainable  
building design and operations is essential to 
Highwoods growth and success. We encourage 
our associates to achieve industry accreditations, 
including LEED, AEE, and BOMA designations. 
During initial orientations, we provide training 
on Highwoods sustainability and energy  
management policies and procedures. To  
increase awareness of building performance 
and identify inefficiencies, we generate week-
ly energy performance reports through our 
award-winning LiveMeter program and train 
our teams on how to identify opportunities. 
Additionally, we facilitate frequent trainings for 
our asset managers, leasing staff,  
engineers, and management teams on recent 
enhancements to our sustainability initiative 
and how they can contribute and help us grow.

CLIMATE
RESILIENCY
We are preparing for the impacts of climate 
change as many of our markets face increased 
flooding, power outages, and water scarcity. 
We assess existing and new sites for risks and 
vulnerabilities associated with climate change  
and implement comprehensive plans to improve 
the resiliency of our assets. To mitigate these 
risks, we perform storm impact assessments, 
develop emergency/energy response plans,  
and invest in redundant building systems.



SUSTAINABILITY TEAM
& INDUSTRY
PARTNERSHIPS
Highwoods is a proud member of these professional associations: 

Highwoods teams up with NC State University’s 
Co-op Education Program to off er hands-on 

experience in the energy engineering fi eld.

Highwoods Sustainability Team
is mainly comprised of in-house engineers.



866.449.6637
www.highwoods.com

This report was developed to align with key disclosures of the Global Reporting Initiative (GRI) G4 standards.




