
TEMPLATE: Alternative Compliance 
Plan Application for Administrative 
Modifications 
 
Applicants must use this document as a template for their Alternative Compliance Plan. Use the 
BEUDO Hardship Compliance Plan Guide as a reference.  

Complete Application Checklist 
A complete application includes the following components:  

☒ Title page  
☒  Application summary  
☒  Application body  

☒ Covered Property Information 
☒ Compliance Attestation 
☒ Qualifying Hardship Criteria 
☒ Relief Request 
☒ Greenhouse Gas Emissions Schedule(s) 
☒ Energy Audit: (at minimum) Energy Star Portfolio Manager Scorecard 

☒  Signature of Covered Property Owner or authorized representative(s) 
☒  File attachments 
 

File Submission  
Submit all required materials via the BEAM Owner Portal by submitting a new ticket for Hardship 
Compliance Plan Application. To ensure an efficient review, please follow the naming convention 
for all files: [CoveredPropertyID]_[HCP Type]_[Address]_[DocumentTitle] and/or [DocumentDate]. 

☒ Application: Save this completed document as a PDF and sign. 
CP1247_ HCP_Application_AdministrativeModification_1035CambridgeStreet_ 
09232026.pdf 

☒  Criteria Documentation: PDF of support for each hardship claimed 
CP1247_HCP_Application_AdministrativeModification_1035CambridgeStreet_MasterDeed
_CondoDocument.pdf 
CP1247_HCP_Application_AdministrativeModification_1035CambridgeStreet_TrustBylaws.
pdf 
CP1247_HCP_Application_Administrative_Modification_1035CambridgeSt_TenantSpace 
Details.pdf 

☒  GHG Emissions Schedule: If requesting an alternative schedule, submit an Excel file of  
a completed GHG Emissions Schedule.  

https://www.cambridgema.gov/-/media/Files/officeofsustainability/BEUDO/beudo_hcp_guide.pdf
https://cambridge.beam-portal.org/helpdesk/tickets/submit/310/
https://cambridge.beam-portal.org/helpdesk/tickets/submit/310/
https://www.cambridgema.gov/-/media/Files/officeofsustainability/BEUDO/alternativescheduletemplate.xlsx
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CP1247_HCP_Application_AdmistrativeModification_1035CambridgeSt_alternativeschedul
etemplate.xlsx 

☒ Energy Audit: CP1247_ HCP_Application_AdministrativeModification_1035CambridgeSt_ 
AuditASHRAELevel1-DecarbStudyEMA.pdf 

☒ Optional: Supplemental files  
CP1247_HCP_Application_Administrative_Modification_1035CambridgeSt_TenantPhotos+

Process.pdf 
Click or tap here to enter text.



Alternative Compliance Plan: Administrative Modification 
Building Energy Use and Disclosure Ordinance (BEUDO) 

Covered Property ID: CP1247 
1035 Cambridge Street, Cambridge MA 02141 

(aka 432 Columbia Street) 

Owner/Entity Name: 432 Columbia Street Condominium Trust 

Date of Submission: 8/19/2026 
Date of Most Recent Revision (if applicable): 9/29/2026 

Applicant Contact 
Michael Grill 

Trustee 
mgrill@fairlaneproperties.com 

617.633.4822 
c/o Fairland Properties, Inc 1035 Cambridge St, Cambridge MA 02141 

Energy Consultant
Energy Management Associates, Inc. 

Nicholas Hill, CEM, LEED-AP 

nick@ema-boston.com • 617.429.3862 
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Application Summary 
Summarize your proposed Alternative Compliance Plan for the Review Board. One page limit.  
  

1. Is this application for a Covered Property or a Campus?  Covered Property 
2. Identify your Covered Property or Campus: Identify information about the Covered 

Property, as listed in the BEAM Owner Portal.  

Covered Property ID 
or Campus ID 

Parcel ID(s) Building ID(s) Cambridge Address(es) 

CP1247 81-103 351-1 1035 Cambridge Street 

 

3. Plan type:   Administrative Modification 

4. Requested Relief:  Baseline Adjustment  

If “Other” for relief requested, please describe: 

a. If additional relief type applies: Select Relief Type 

If “Other” for additional relief requested, please describe: 

5. Qualifying Hardship Criteria:  Individual Ownership of Non-Residential Condos: Multiple 

owners with separate units creating work/allocation constraints 

If “Other” for Qualifying Hardship Criteria, please describe: 

6. If additional Qualifying Hardship Criteria apply:   Other 

Although the building’s occupancy classification (Group B – Business) has not changed 

since the 2018-19 baseline was established, the composition of the tenants has changed 

from general office to lab and technical tenants. The technical and lab tenants have a much 

higher energy use intensity than general office occupants. 

7. Provide a high-level narrative summary of your application to establish the foundation of 
your case to the Review Board. Describe how the selected hardship criterion applies to your 
Covered Property and how the requested relief serves as a necessary bridge to align with 
BEUDO. 

https://cambridge.beam-portal.org/helpdesk/kb/BEUDO_basics/578/
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1035 Cambridge Street is a 99,616 square-foot non-residential condominium building in 
Cambridge, Massachusetts, occupied by a mix of lab/technology, office, and currently 
vacant spaces. The property is owned by six separate entities holding 24 condominium 
units, governed by the 432 Columbia Street Condominium Trust (the “Trust”) Master Deed 
and other condominium documents which was first recorded in 1988. 

This application requests a baseline adjustment under the Administrative Modification 
track. The 2018-19 BEUDO baseline no longer reflects the building's actual operating 
profile. Between 2018 and 2025, the building’s occupancy saw a substantial shift from 
predominantly office use to lab/technology use. Office space declined from approximately 
47% to 24% of occupied square footage; technology and laboratory space grew from 29% to 
49%. As a direct result of this tenant-driven shift, and not any change in building 
infrastructure, the Site Energy Use Intensity (EUI) has risen by approximately 42%, from 52.6 
kBtu/SF/yr in 2018 to 74.73 kBtu/SF/yr in 2025. Lab and technology tenants operate 
continuously, require specialized HVAC, and cannot participate in demand-response or 
setback strategies that might otherwise reduce energy consumption and demand. The 
2018-19 baseline captures a building that is operationally quite different from the building 
that exists today. 

Additionally, the six-owner condominium structure constrains the pace of capital 
improvement. Capital projects require approval by unit owners holding 75% of the 
condominium interest. Approximately 37% of ownership interests are held by owners who 
have either actively blocked capital votes or are absentee with significant vacancies. 
Because of the 75% approval threshold, this level of non-participation is sufficient to defeat 
any capital project on its own. 

The Trust retained Energy Management Associates, Inc. (EMA) to conduct an ASHRAE Level 
1 energy audit and decarbonization study, submitted with this application. The audit 
identifies immediate low-cost measures and a phased HVAC replacement roadmap that is 
realistic given the building's constraints. Ownership is committed to achieving meaningful 
emissions reductions on a credible pathway toward net-zero by 2050. 
The requested baseline adjustment would replace the 2018-19 default average with a more 
recent two-year period that reflects the building's current operating profile. The new 
baseline would allow for a compliance pathway calibrated to what this building can actually 
achieve, rather than to a building use mix that no longer exists. 



Application Body 

A. Covered Property Information
1. Current Covered Property - Complete this table for the Covered Property as is currently configured and fill out one row for each

Building ID. Add or remove rows as needed.

Building 
ID(s) 

ENERGY STAR 
Portfolio 

Manager ID 
(s) 

Owner(s)  Cambridge 
Address(es) 

Covered 
Square 

Feet  

Emissions from 
prior Compliance 
Year (mtCO2e/yr) 

Currently 
selected 
Baseline 

Years 

Year Built  
(if renovated, use date of  

most recent Certificate of 
Occupancy) 

CP1247 4354242 432 Columbia 
Street 
Condominium 
Trust 

1035 
Cambridge 
Street 

99,616 550.2 2018-19 1989 gut renovation, 9 original 
structures combined 

Total - - - 99,616 550.2 - - 

2. Requested Covered Property- Complete this table for the Covered Property(ies) you are requesting.

If you are applying for a non-standard configuration, fill out each row for the intended Covered Property(ies) you wish to create. Add or 
remove rows as needed. Please note that, if your application involving Non-Residential Condominiums is approved, you will be assigned 
new Covered Property IDs.   

Requested 
Covered 

Properties 

Building ID(s) or 
Unit designation 

ENERGY 
STAR 

Portfolio 
Manager 

ID(s) 

Owner Cambridge 
Address(es) 

Total 
Covered 

Square Feet 
of the 

Property 

Total Emissions 
from prior 

Compliance Year 
(mtCO2e/yr) 

Requested 
Baseline Years 
(leave blank if 
using standard 

Baseline 
years) 

Year Built 
(if renovated, 

use date of 
most recent 

Certificate of 
Occupancy) 

CP #1 CP1247 4354242 

432 Columbia 
Street 

Condominium 
Trust 

1035 
Cambridge 

Street 
99,616 550.2 1989 

Total - - - - 99,616 550.2 - - 

2024-25



B. Compliance Attestation
The Covered Property or Campus applying for a Plan must be in compliance with Section 8.67.040 
and/or 8.67.050 of the Ordinance for the most recent Compliance Year. 

☒ I attest that the Covered Property for which I am applying was in compliance with BEUDO
benchmarking requirements for the prior compliance year (2025).

C. Qualifying Hardship Criteria
Select Qualifying Hardship Criteria and describe documentation submitted to support the claim. If 
more than one Qualifying Hardship Criterion applies, repeat section as needed. 

Qualifying Hardship Criterion: Individual Ownership of Non-Residential Condos: Multiple 

owners with separate units creating work/allocation constraints 

If additional Qualifying Hardship Criteria apply:   Other 

Documentation Submitted through BEAM: 

Document Name: 

CP1247_HCP_Application_AdministrativeModification_1035CambridgeStreet 

MasterDeed_CondoDocument.pdf 

Description of file contents and/or reference to relevant section (one sentence): 

The 1988 Condominium Master Deed and amendments, establishes the non-residential 
condominium structure, identifies the six unit-ownership entities, and documents the nine-
building physical configuration (Section 3 and see also Appendix B of the ASHRAE Level 1 
Energy Audit). 

Document Name: 

CP1247_HCP_Application_Administrative_Modification_1035CambridgeSt_TrustBylaws.pdf 

Description of file contents and/or reference to relevant section (one sentence): 

The condominium bylaws document the governance structure, including the 75% ownership 
approval threshold for capital improvement projects (Section 6), the Trustee approval 
requirement for all new leases, and the absence of Trustee authority to unilaterally impose 
special assessments. 

Documentation Submitted through BEAM: (Other Criterion)

Document Name: 
CP1247_HCP_Application_Administrative_Modification_1035CambridgeSt_TenantSpace 
Details.pdf 
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Description of contents and relevance to application: This document lists the building tenants and 
occupants from 2018 through 2025. It documents the transition from office to lab and tech spaces. 
It also shows that the majority of tech spaces are recent occupants 

D. Relief Request 
 
Describe in further detail how the applicable hardship relief applies to your Covered Property. If you 
requested more than one relief type, provide a narrative for each. This section could include more 
detail regarding the scope of relief and how the relief will apply to the Covered Property’s or 
Campus’ compliance going forward. Use this section to explain to the Review Board why this relief 
is relevant to compliance with BEUDO. 
 

1. Baseline Adjustment, if applicable: Describe how BEUDO compliance will advance, if the 
Covered Property selects an Alternative Baseline of two consecutive years after the Default 
Baseline. 

We are seeking a baseline adjustment that reflects the actual occupancy characteristics of 
the building, as the tenant composition has evolved since 2018-19. The baseline change 
does not affect projected energy usage or emissions. With the default baseline, the 2026-30 
energy emissions will average 26% above the baseline. A new baseline of 2024-25 will 
reflect the shift towards lab and technical spaces. With a 2024-25 baseline, the 2026-30 
energy emissions will average 3% below the baseline. The revised baseline would allow the 
owners to focus their energy and funding on upgrading and decarbonizing the property’s 
HVAC systems. 

 
Although many of the spaces have been converted from office to lab use in recent years, the 
Cambridge Inspectional Services Division (ISD) has informed us that both those space 
usages fall under the International Building Code’s Group B (Business) Occupancy 
Classification. Thus, our request for a new baseline would not be applicable under the rules 
for new construction and substantial renovations. 

 
2. If Covered Property Configuration Adjustment, if applicable: Describe how BEUDO 

compliance will advance as individually owned, non-residential condo buildings report as 
individual Covered Properties. 
 

Not applicable 
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E. Greenhouse Gas Emissions Schedule(s) 
Requests for an Alternative Property Configuration should be accompanied by greenhouse gas 
emissions template for all resulting Covered Properties. 

Administrative modifications requests for a Baseline year adjustment which results in an updated 
emissions trajectory should be accompanied by a greenhouse gas emissions reduction schedule.  

See attached file CP1247_1035CambridgeSt_alternativescheduletemplate.pdf 

F. Energy Audit 
For an Administrative Modification, a PDF of the Energy Star Portfolio Manager scorecard created 
for January 1 to December 31 of the previous Compliance Year may serve as the energy audit, 
though applicants may submit a more detailed audit. Refer to Appendix A of the Hardship 
Compliance Plan Guide for more information. 

If this Covered Property encompasses multiple buildings and you need to submit multiple audits, 
please merge your audit files and submit them as one document. 

Energy Audit Type:  ASHRAE Level 1 Audit 

Documentation: 

Document Name: 
CP1247_1035CambridgeSt_Application_Administrative_Modification_AuditASHRAELevel1-
DecarbStudyEMA.pdf 

(Optional) Description of limitations and opportunities identified by audit: ASHRAE Level 1 
Energy Audit with Decarbonization Study prepared by Energy Management Associates, Inc. 
Documents current energy use and EUI trend, identifies feasible conservation and 
electrification measures, and describes the physical constraints on building-wide 
decarbonization. The audit identifies only limited opportunities for near-term energy efficiency 
and decarbonization measures, though it does lay out electrification opportunities as HVAC 
systems are replaced. 

G. Optional Supplemental Documentation 
If you have additional relevant documentation that supports your application. Please note that the 
Review Board evaluates cases based only on the information provided in this submission. To 
ensure a comprehensive review and to maintain a fair and efficient review process, all materials 
intended for consideration must be included in your application in advance.  
 

Document Name: 
CP1247_HCP_Application_Administrative_Modification_1035CambridgeSt_TenantPhotos+Pro
cess.pdf 

https://www.cambridgema.gov/-/media/Files/officeofsustainability/BEUDO/beudo_hcp_guide_20260417.pdf
https://www.cambridgema.gov/-/media/Files/officeofsustainability/BEUDO/beudo_hcp_guide_20260417.pdf
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Description of contents and relevance to application: This provides photo and text documentation 
of some of the spaces “lab/technical spaces”, to show that they are complex, special purpose 
spaces. 
 

  



X

Michael Grill

432 Columbia Street Trust

mgrill@fairlaneproperties.com
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Phone number 617-633-4822 
_______________________________________________________________ 

Phone number 

___________________________________ Click or tap to enter a date. 

Signature of Representative   Date 

For Non-Residential Condos (only): Please submit contact information for each building owner: 

☐ I am submitting this application on behalf of the Covered Property Owner and questions
should be directed at me.

Full Name

______________________________________________________________________________

Name

Company Name
______________________________________________________________________________

Company name (if relevant)

Email
______________________________________________________________________________

Email

Phone number
______________________________________________________________________________

Phone number

___________________________________ Click or tap to enter a date. 

Signature of Representative   Date 

See owner list on following page



432 Columbia Street Condominium Trust 
Unit Owners

Unit Owner Contact Name Company Email Address Phone #
Ya Zhou Wen Hua Enterprises Mike Mao Asian Cultural Center business@15e.properties 617-615-7777

MDM Realty Trust Mahmoud Ketabi ADMINS mahmoud@admins.com 617-494-5100

Rana Associates Mahmoud Ketabi ADMINS mahmoud@admins.com 617-494-5100

G&A Realty Trust David Montague Montague Corp. dmontague@montaguebikes.com 617-491-7200

Christopher Dallmus Christopher Dallmus Design Associates chris@design-associates.com 617-661-9082

Fairlane Columbia, LLC Michael Grill Fairlane Columbia, LLC mgrill@fairlaneproperties.com 617-633-4822

CP 1247

mailto:business@15e.properties
mailto:mahmoud@admins.com
mailto:mahmoud@admins.com
mailto:dmontague@montaguebikes.com
mailto:chris@design-associates.com
mailto:mgrill@fairlaneproperties.com


CP1247 Property Type Non-Residential
Pre-2018 Property Size 25,000-99,9999 csf

2018-2019 Included in Campus? no
Default Baseline Emissions (kgCO2e) 448                            
Proposed Baseline Years 2024-2025
Proposed Baseline Emissions 546                            

Compliance 
Year

Max Emissions as % of 
Baseline

 Emission limit 
(mtCO2e/yr)

Hardship Max 
Emissions as % 

Hardship Emissions 
Limit (mtCO2e/yr)

2026 100% 448                                100% 546                                      
2027 100% 448                                100% 546                                      
2028 100% 448                                100% 546                                      
2029 100% 448                                100% 546                                      
2030 80% 358                                80% 437                                      
2031 80% 358                                80% 437                                      
2032 80% 358                                80% 437                                      
2033 80% 358                                80% 437                                      
2034 80% 358                                80% 437                                      
2035 60% 269                                60% 328                                      
2036 60% 269                                60% 328                                      
2037 60% 269                                60% 328                                      
2038 60% 269                                60% 328                                      
2039 60% 269                                60% 328                                      
2040 40% 179                                40% 219                                      
2041 40% 179                                40% 219                                      
2042 40% 179                                40% 219                                      
2043 40% 179                                40% 219                                      
2044 40% 179                                40% 219                                      
2045 20% 90                                   20% 109                                      
2046 20% 90                                   20% 109                                      
2047 20% 90                                   20% 109                                      
2048 20% 90                                   20% 109                                      
2049 20% 90                                   20% 109                                      
2050 0% -                                  0% -                                       

80% 2023

Section populates based on above input Proposed Alternative Schedule

Baseline Modification
Fill out the purple cells in the section below to populate your standard Emissions Reduction Trajectory. 
Then, enter a new percentage (%) reduction, per year, in column D to populate the expected Emission 
Limit under the proposed plan. 
Covered Property ID
Year of Cert. of Occupancy
Default Baseline Years



CP351-1 - Tenant Space Details

Tech vs. Office Tenant Breakdown — May 2018 to May 2025
Suite 2018 Tenant 2018 SF 2018 Use 2019 Tenant 2019 SF 2019 Use 2020 Tenant 2020 SF 2020 Use 2021 Tenant 2021 SF 2021 Use

1 Geek Offices 6,109 Office Geek Offices 6,109 Office Geek Offices 6,109 Office Geek Offices 6,109 Office
2 Just A Start 2,869 Office Just A Start 2,869 Office Just A Start 2,869 Office Just A Start 2,869 Office
3 Vacant 2,205 Vacant Vacant 2,205 Vacant Disbelief 2,205 Tech Disbelief 2,205 Tech
4 Disbelief 2,407 Tech Disbelief 2,407 Tech Disbelief 2,407 Tech Disbelief 2,407 Tech
6 LifeCanvas 1,126 Tech City Sprouts 1,126 Office City Sprouts 1,126 Office City Sprouts 1,126 Office
7 Signature Orthodontics 548 Tech Lightforce 548 Tech Lightforce 548 Tech Lightforce 548 Tech
8 PathAI 530 Tech Kuva 530 Tech Kuva 530 Tech Kuva 530 Tech
9 PathAI 2,239 Tech LifeCanvas 2,239 Tech OPT Industries 2,239 Tech OPT Industries 2,239 Tech

10A Conflict Dynamics Int'l 2,664 Office Kuva 2,664 Tech Kuva 2,664 Tech Kuva 2,664 Tech
10B Factor Bio 934 Tech Factor Bio 934 Tech Factor Bio 934 Tech Factor Bio 934 Tech
11A HomeTech 4,089 Tech HomeTech 4,089 Tech HomeTech 4,089 Tech HomeTech 4,089 Tech
11B Vacant 2,389 Vacant Factor Bio 2,389 Tech Factor Bio 2,389 Tech Factor Bio 2,389 Tech
12 Just-A Start 2,960 Office Just-A Start 2,960 Office Just-A Start 2,960 Office Just-A Start 2,960 Office

14A Signature Orthodontics 2,628 Tech Lightforce 2,628 Tech Lightforce 2,628 Tech Lightforce 2,628 Tech
14B Scholars 3,341 Office Scholars 3,341 Office Scholars 3,341 Office Scholars 3,341 Office
15A Vacant 1,805 Vacant Factor Bio 1,805 Tech Factor Bio 1,805 Tech Factor Bio 1,805 Tech
15B DropWise 2,141 Tech DropWise 2,141 Tech DropWise 2,141 Tech Factor Bio 2,141 Tech
16A Vacant 1,356 Vacant CHA 1,356 Office Dipjar 1,356 Office Factor Bio 1,356 Tech
16B Amsbio 1,242 Tech Amsbio 1,242 Tech Amsbio 1,242 Tech Amsbio 1,242 Tech
16C Factor Bio 2,066 Tech Vacant 2,066 Vacant LifeCanvas 2,066 Tech LifeCanvas 2,066 Tech
16D Joan Fund 1,150 Office Joan Fund 1,150 Office LifeCanvas 1,150 Tech LifeCanvas 1,150 Tech
16E Digital Loom 1,340 Office Digital Loom 1,340 Office LifeCanvas 1,340 Tech LifeCanvas 1,340 Tech
17A Laborers 1,900 Office Laborers 1,900 Office Laborers 1,900 Office Laborers 1,900 Office
17B Factor Bio 3,355 Tech Factor Bio 3,355 Tech Factor Bio 3,355 Tech Factor Bio 3,355 Tech
17C Factor Bio 1,155 Tech Factor Bio 1,155 Tech Factor Bio 1,155 Tech Factor Bio 1,155 Tech
18A Turo 2,714 Office Turo 2,714 Office Turo 2,714 Office Vacant 2,714 Vacant
18B Design Associates 1,507 Office Design Associates 1,507 Office Design Associates 1,507 Office Design Associates 1,507 Office
19 Firehose Games 1,539 Office Firehose Games 1,539 Office Firehose Games 1,539 Office Firehose Games 1,539 Office

21A Closingbinders 3,910 Office CHA 3,910 Office CHA 3,910 Office CHA 3,910 Office
21B iCivics 1,683 Office iCivics 1,683 Office iCivics 1,683 Office iCivics 1,683 Office
21D Fairlane 936 Office Fairlane 936 Office Fairlane 936 Office Fairlane 936 Office
21E College Year 1,343 Office College Year 1,343 Office College Year 1,343 Office College Year 1,343 Office
22 Vacant 2,824 Vacant Vacant 2,824 Vacant Vacant 2,824 Vacant Vacant 2,824 Vacant

23/24/25 CHA 9,999 Office CHA 9,999 Office CHA 9,999 Office CHA 9,999 Office
26 CHA 7,136 Office CHA 7,136 Office CHA 7,136 Office CHA 7,136 Office
27 Asian Cultural 5,091 Office Dockwa 5,091 Office Dockwa 5,091 Office Dockwa 5,091 Office

28A Tenant 1,950 Office Tenant 1,950 Office Innocence Project 1,950 Office Innocence Project 1,950 Office
28B Montague Bikes 2,220 Tech Montague Bikes 2,220 Tech Montague Bikes 2,220 Tech Montague Bikes 2,220 Tech

29/30 Dockwa 1,702 Office Asian Cultural 1,702 Office Asian Cultural 1,702 Office Asian Cultural 1,702 Office

Summary — Square Feet & % of Total by Use
Office 61,843 62.4% 61,661 62.2% 59,171 59.7% 55,101 55.6%
Tech 26,680 26.9% 30,346 30.6% 37,107 37.4% 38,463 38.8%
Vacant 10,579 10.7% 7,095 7.2% 2,824 2.8% 5,538 5.6%



CP1247 1035 Cambridge Street - Tenant Space Details

Tech vs. O
Suite

1
2
3
4
6
7
8
9

10A
10B
11A
11B
12

14A
14B
15A
15B
16A
16B
16C
16D
16E
17A
17B
17C
18A
18B
19

21A
21B
21D
21E
22

23/24/25
26
27

28A
28B 

29/30

Summary — 
Office
Tech
Vacant

Tech vs. Office Tenant Breakdown — May 2018 to May 2025
2022 Tenant 2022 SF 2022 Use 2023 Tenant 2023 SF 2023 Use 2024 Tenant 2024 SF 2024 Use 2025 Tenant 2025 SF
Geek Offices 6,109 Office Geek Offices 6,109 Office Geek Offices 6,109 Office Geek Offices 6,109
Just A Start 2,869 Office Just A Start 2,869 Office Vacant 2,869 Vacant Vacant 2,869
Disbelief 2,205 Tech Disbelief 2,205 Tech Disbelief 2,205 Tech Disbelief 2,205
Disbelief 2,407 Tech Disbelief 2,407 Tech Disbelief 2,407 Tech Disbelief 2,407
City Sprouts 1,126 Office City Sprouts 1,126 Office Vacant 1,126 Vacant Disbelief 1,126
Kuva 548 Tech Kuva 548 Tech Kuva 548 Tech Kuva 548
Kuva 530 Tech Kuva 530 Tech Kuva 530 Tech Kuva 530
Fluent Metal 2,239 Tech Fluent Metal 2,239 Tech Fluent Metal 2,239 Tech Fluent Metal 2,239
Kuva 2,664 Tech Kuva 2,664 Tech Kuva 2,664 Tech Kuva 2,664
Factor Bio 934 Tech Factor Bio 934 Tech Factor Bio 934 Tech Factor Bio 934
HomeTech 4,089 Tech HomeTech 4,089 Tech HomeTech 4,089 Tech HomeTech 4,089
Vacant 2,389 Vacant Amsbio 2,389 Tech Amsbio 2,389 Tech Amsbio 2,389
Just-A Start 2,960 Office Just-A Start 2,960 Office Vacant 2,960 Vacant Vacant 2,960
Lightforce 2,628 Tech Lightforce 2,628 Tech LifeCanvas 2,628 Tech LifeCanvas 2,628
LifeCanvas 3,341 Tech LifeCanvas 3,341 Tech LifeCanvas 3,341 Tech LifeCanvas 3,341
Factor Bio 1,805 Tech Factor Bio 1,805 Tech Factor Bio 1,805 Tech Factor Bio 1,805
Factor Bio 2,141 Tech Factor Bio 2,141 Tech Factor Bio 2,141 Tech Factor Bio 2,141
Factor Bio 1,356 Tech Factor Bio 1,356 Tech Factor Bio 1,356 Tech Factor Bio 1,356
Amsbio 1,242 Tech Factor Bio 1,242 Tech Factor Bio 1,242 Tech Factor Bio 1,242
LifeCanvas 2,066 Tech LifeCanvas 2,066 Tech LifeCanvas 2,066 Tech LifeCanvas 2,066
LifeCanvas 1,150 Tech LifeCanvas 1,150 Tech LifeCanvas 1,150 Tech LifeCanvas 1,150
LifeCanvas 1,340 Tech LifeCanvas 1,340 Tech LifeCanvas 1,340 Tech LifeCanvas 1,340
Laborers 1,900 Office Laborers 1,900 Office Laborers 1,900 Office Laborers 1,900
Factor Bio 3,355 Tech Factor Bio 3,355 Tech Factor Bio 3,355 Tech Factor Bio 3,355
Factor Bio 1,155 Tech Factor Bio 1,155 Tech Factor Bio 1,155 Tech Factor Bio 1,155
Brooklyn Immunotherape 2,714 Tech Brooklyn Immunotherape 2,714 Tech Eterna Therapeutics 2,714 Tech Eterna Therapeutics 2,714
Design Associates 1,507 Office Design Associates 1,507 Office Design Associates 1,507 Office Design Associates 1,507
Phoem Bio 1,539 Tech Phoem Bio 1,539 Tech Phoem Bio 1,539 Tech Axiom Optics 1,539
CHA 3,910 Office CHA 3,910 Office Vacant 3,910 Vacant Vacant 3,910
iCivics 1,683 Office Vacant 1,683 Vacant LifeCanvas 1,683 Tech Vacant 1,683
Fairlane 936 Office Fairlane 936 Office Fairlane 936 Office Fairlane 936
Vacant 1,343 Vacant Mitsubishi Electric 1,343 Tech Mitsubishi Electric 1,343 Tech Mitsubishi Electric 1,343
Vacant 2,824 Vacant Vacant 2,824 Vacant Vacant 2,824 Vacant Vacant 2,824
CHA 9,999 Office CHA 9,999 Office CHA 9,999 Office CHA 9,999
CHA 7,136 Office CHA 7,136 Office CHA 7,136 Office CHA 7,136
AC Studio 5,091 Office AC Studio 5,091 Office AC Studio 5,091 Office AC Studio 5,091
Innocence Project 1,950 Office Innocence Project 1,950 Office Innocence Project 1,950 Office Innocence Project 1,950
Montague Bikes 2,220 Tech Montague Bikes 2,220 Tech Montague Bikes 2,220 Tech Montague Bikes 2,220
Video Garage 1,702 Office Video Garage 1,702 Office Vacant 1,702 Office Vacant 1,702

48,878 49.3% 47,195 47.6% 36,330 36.7% 36,330
43,668 44.1% 47,400 47.8% 49,083 49.5% 48,526

6,556 6.6% 4,507 4.5% 13,689 13.8% 14,246



1035 Cambridge Street

Suite Owner Tenant SF

First 
Lease in 
Building

Occupancy 
of Current 

Suite Use Details of Use
18B Christopher Dallmus Christopher Dallmus 1,507 1994 1994 Office
28B G&A Realty Montague Corp 1,519 1998 1998 Tech Bicycle manufacturing/sales
21D Fairlane Columbia Fairlane Properties 936 2008 2017 Office Offices
1 Fairlane Columbia Geek Offices 6,109 2010 2016 Office Offices/R&D
3 Fairlane Columbia Geek Offices 2,205 2010 2026 Office Offices
10B Fairlane Columbia Factor Bioscience 934 2013 2013 Tech R&D Lab
15A Fairlane Columbia Factor Bioscience 1,805 2013 2018 Tech Offices/ISO 7 Lab
15B Fairlane Columbia Factor Bioscience 2,141 2013 2020 Tech ISO 7 Lab and HVAC Equipment
16A Fairlane Columbia Factor Bioscience 1,356 2013 2020 Tech Offices
16B Fairlane Columbia Factor Bioscience 1,242 2013 2022 Tech Offices

17B Fairlane Columbia Factor Bioscience 3,355 2013 2016 Tech
Lab/Sinks/Fume 
Hoods/Testing/Offices

17C Fairlane Columbia Factor Bioscience 1,155 2013 2016 Tech Lab/Sinks

11B Fairlane Columbia Amsbio 2,389 2014 2022 Tech
-20 and -80 
Freezers/Shipping/Offices

17A Fairlane Columbia Laborers Union 1,900 2015 2015 Office Offices
11A Fairlane Columbia HomeTech Innovation 4,089 2017 2018 Tech Test Kitchen/R&D/Offices
14A Fairlane Columbia LifeCanvas Technology 2,628 2018 2023 Tech R&D Lab
14B Fairlane Columbia LifeCanvas Technology 3,341 2018 2023 Tech Offices
16C Fairlane Columbia LifeCanvas Technology 2,066 2018 2020 Tech R&D/Servers -Supercomputer
16D Fairlane Columbia LifeCanvas Technology 1,150 2018 2020 Tech Lab/Sinks/Fume Hoods/Testing
16E Fairlane Columbia LifeCanvas Technology 1,340 2018 2020 Tech Lab/Sinks/Fume Hoods/Testing
6 Fairlane Columbia Kuva Systems 1,126 2019 2025 Tech Production/Shipping

8 Fairlane Columbia Kuva Systems 530 2019 2019 Tech
R&D Lab/Machine Shop/ Fume 
Hood

10A Fairlane Columbia Kuva Systems 2,664 2019 2019 Tech Offices

28A G&A Realty
New England Innocence 
Project 2,403 2020 2020 Office Offices

18A Fairlane Columbia Ernexa Therapeutics 2,714 2021 2021 Tech Offices/R&D/Fume Hood
9 Fairlane Columbia Fluent Metal 2,239 2022 2021 Tech R&D Lab/Machine Shop
19 Ya Zhou Wen Hua Axiom Optics 1,539 2024 2006? Tech Offices
7 Fairlane Columbia SPT Lab 548 2025 2025 Tech Showroom
21A Fairlane Columbia Inter-Con Security 2,232 2026 2026 Office Offices

23 Rana Associates
Cambridge Health 
Alliance 2,682 2006? 2006 Office Offices

24 Rana Associates
Cambridge Health 
Alliance 2,555 2006? 2006 Office Offices

25 Rana Associates
Cambridge Health 
Alliance 5,311 2006? 2006 Office Offices

2 Fairlane Columbia Vacant 2,869 Vacant
4 Fairlane Columbia Vacant 2,407 Vacant
12 Fairlane Columbia Vacant 3,611 Vacant
21C Fairlane Columbia Vacant 1,518 Vacant
21B Fairlane Columbia Vacant 1,683 Vacant
21E Fairlane Columbia Vacant 1,343 Vacant
22 MDMK Realty Trust Vacant 2,824 Vacant
29 Ya Zhou Wen Hua Vacant 1,702 Vacant
27A Ya Zhou Wen Hua Vacant 2,124 Vacant
27B Ya Zhou Wen Hua Vacant 2,989 Vacant
26 Ya Zhou Wen Hua Vacant 5,043 Vacant

First Leases/First Occupancy/Details of Use
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1035 Cambridge Street - Tenant space use photos and manufacturing narrative. 

Photos of Representative “Tech/Laboratory” Tenant Spaces and Equipment 

Suite 11B – Amsbio 

–80 °C & –20 °C freezer banks
Suite 11B – Amsbio 

Ultra-low-temp freezer array 

Suite 17B – Factor Bio 

Chemical fume hoods 
Suite 17B – Factor Bio 

Lab freezers 

Suite 15A – Factor Bio 

HVAC / mechanical room 
Suite 15B – Factor Bio 

ISO-7 cleanroom lab 

Suite 9 – Fluent 

Laboratory equipment 
Suite 8 – Kuva

Laboratory equipment 
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Suite 14A – Life Canvas
Laboratory 

Suite 16C – Life Canvas
Laboratory 

Suite 16D – Life Canvas
Laboratory 

Suite 16E – Life Canvas
Laboratory 

Suite 6 – Kuva
Rooftop mechanical / equipment 

Suite 11A – Laboratory 

Lab / process space 

.
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Representative processes occurring inside the LifeCanvas Technologies spaces. 

Suite 16C – Server Infrastructure & Manufacturing 
This space houses our primary SmartBatch+ (SB+) manufacturing as well as server infrastructure. The 
servers support ongoing data acquisition, processing, and storage associated with imaging workflows. 
The computing infrastructure requires continuous (24/7) operation and stable environmental control. 
Power interruptions or load reductions could result in data loss, system instability, or disruption of active 
production processes. 

Suite 16D – CRO (Contract Research Operations)   
This suite is dedicated to contract research services, where the customer's biological samples are 
processed continuously. Workflows such as tissue processing, staining, clearing, and imaging run over 
extended periods (often 24–72+ hours) and cannot be interrupted without risking loss of samples and 
significant rework. These processes are highly time-sensitive and operate continuously, making load 
reduction impractical. 

Suite 16E – Reagent Manufacturing & Fulfillment   
This space is used for reagent production and shipping. The processes involve controlled preparation, 
storage, and handling of biological/chemical materials, requiring consistent environmental conditions 
and uninterrupted operation. Similar to manufacturing environments, these processes are standardized 
and throughput-driven. 

Suite 14A – R&D, System Assembly, and Additional Server Infrastructure   
This suite supports R&D activities, including development and assembly of SmartSPIM systems, as well 
as workstation and storage infrastructure. It also contains additional server capacity. These operations 
require continuous environmental control (including HVAC) to ensure system stability, equipment 
performance, and data integrity, with many components operating on a 24/7 basis. 
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Introduction 

Energy Management Associates (EMA) was engaged by 432 Columbia Street Condominium Trust (the 
“Trust”) to perform an energy audit and decarbonization study for 1035 Cambridge Street, Cambridge 
MA 02141. (Prior to 2008, the building’s address was 432 Columbia Street and efforts by the Trust to 
have all records changed from 432 Columbia Street to 1035 Cambridge Street continue.) This study is an 
integral part of the building’s efforts to decarbonize by 2050, in accordance with Cambridge’s Building 
Energy Utilization and Disclosure Ordinance (BEUDO). 

This study meets ASHRAE Level I standards, including a detailed review of building equipment lists and 
operations, site observations of the building envelope, lighting, HVAC and plug load systems, and a 
review of HVAC controls. 

Estimates of energy savings are based on calculated reductions in electrical usage (kWh) and natural gas 
(therms). Current energy costs are estimated at 28 cents/kWh and $2.25/therm, based on the latest 
tariff supplier rates. The building has several dozen gas and electrical accounts, and we did not have 
access to individual tenant account data. We used monthly aggregated electrical and natural gas 
consumption data. Cost estimates for implementing energy efficiency and decarbonization measures 
are based on our experience with similar projects, as well as discussions with pertinent vendors. 
Estimates of emissions reductions are based on the emissions factors published by the City of Cambridge 
in the BEUDO regulations and guidance. We have not accounted for the embodied carbon costs of any of 
the proposed improvements. 

Scott Greenbaum, PE, CEM, GBE of Energy Management Associates Inc (EMA) was the technical lead for 
this effort. We would like to recognize and thank Juan Rubio (Building Superintendent, Lincoln Property 
Company) and Michael Refat (Property Manager, Lincoln Property Company), Phil Baldwin (CPS Heating 
and Cooling) and Michael Grill (Fairlane Columbia, LLC) for their time, interest, and invaluable follow-up 
discussions during the audit process. 
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Executive Summary 
Because it is a mixed-use building (office/technology/laboratory), no ENERGY STAR® score can be 
determined. The site EUI (energy use intensity) for the twelve-month period ending December 31, 2025, 
is 73.5 kBtu/SF, a 31 percent increase since 2018. This is due to increases in occupancy and, most 
importantly, the shift from office tenants to more energy-intensive tech/lab space and operations. 
Current (2025) emissions are 547.88 MTCO2e using the BEUDO emissions factors. The BEUDO baseline 
emissions are 447.76, based on average 2018-19 energy data. 

We recommend that certain measures be implemented within the next year, while others be made as 
spaces are fitted-out for new tenants or as HVAC equipment reaches the end of its useful life. A majority 
of the HVAC systems are less than 10 years old and wholesale electrification of the HVAC systems is not 
economically feasible at this time. The uninsulated masonry building shell needs weatherization. 
Bringing the shell up to code will improve comfort, productivity, and reduce energy and emissions.  

EMA has identified three (3) Energy Conservation Measures: 

1. HVAC Controls Retrocommissioning and Upgrades  
2. Lighting – Convert from Fluorescent to LED lighting with controls. 
3. Weatherization – Increase insulation and air-seal gaps in the building envelope during tenant fit-outs. 

The existing building infrastructure can support partial decarbonization and electrification. We 
recommend concentrating on the lower-level furnaces with inefficient “A coil” heat exchangers and 
rooftop HVAC units (RTUs) that are beyond their useful service lives. These will require replacement in 
the next five to nine years and should be upgraded to heat pump units. 

EMA has identified two (2) Decarbonization/ Electrification Measures: 

1. Replace the inefficient coils in the gas furnaces with Heat Pump coils. 
2. Replace the older RTUs with Heat Pump RTUs under a phased replacement program. 

Converting the HVAC equipment to heat pump technology will reduce natural gas consumption and 
building emissions. The new heat pump equipment is more efficient than the existing air-cooled air 
conditioning equipment, resulting in summer electricity savings.  

Item #  Measure Name  
kWh   

Saved 
Therms 
Saved  kgCO2e 

Est. 
Project 

Cost  

Est. 
Utility 

Incentive 

   Est. 
Cost          

Savings  
Energy Conservation Measures 

ECM # 1 
HVAC Controls Retrocommissioning and 

Upgrades 14,600 900 13,400 $6,000 TBD $6,000 

ECM # 2 
Lighting - Fluorescent to LED with 

Integrated Controls 
75,000 0 21,500 $140,000 $35,000 $21,000 

ECM # 3 Weatherization TBD TBD TBD TBD TBD TBD 
Carbon Reduction/ Electrification Measures 

CR/EM # 1 
Replace Furnace “A Coils” refrigeration coils 

with Heat Pump coils (2026-35)  (2,800) 2,800  15,000  $245,000 $49,000 $5,600 

CR/EM # 2 
Replace the older RTUs with Heat Pump RTU 

(2026-35)  (11,100) 5,400  25,500  $470,000 $75,000 $7,000 
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Building Description  
1035 Cambridge Street is comprised of nine distinct buildings that have been combined into one 
structure with common area entrances and atrium. The property is a 99,616 square foot non-residential 
condominium building with a mix of offices, lab and technology occupants. The nine buildings were 
consolidated into a single structure in 1988-89, with a common lobby and a skylit main corridor and 
connecting corridors. This renovation transformed the building from manufacturing space to multiple 
commercial condominium units. Prior to 1984 the property was owned and operated by the Hyde Shoe 
Company. Saucony running shoes and other footwear was manufactured here. Brick buildings were 
added to the initial structure over time by the Hyde Shoe Company.  

The condominium consists of 24 units held by six ownership entities. Each unit owner is responsible for 
the equipment that is dedicated to a specific unit. Changes to equipment that serves multiple units and 
common areas is subject to approval by multiple owners.  

Currently (August 2026), the units’ occupancy is 58 percent laboratory/tech companies, 21 percent office 
and 21 percent vacant. The laboratory and tech spaces include biotech, testing and fabrication activities. 
Plug loads include specialty freezers (-20o C to -80 o C), test racks, servers, and other energy-intensive 
equipment. Much of this operates constantly and is a difficult energy management target. Appendix A 
contains photos of some of these spaces and their equipment, as well as a description of the research & 
development and manufacturing activities of LifeCanvas Technologies, the tenant in Suites 14A, 16C, 
16D, and 16E.  

Building Envelope:  

The nine structures are simple masonry buildings 
constructed from uninsulated poured concrete, concrete 
block, and brick. The interior sheetrock walls mostly have 
poorly insulated 2x4 wood and metal stud walls.  The lower-
level suites have stud walls only extending about 4 to 5 feet 
above the floor to run power and communication wires (see 
photo). The windows have both fixed and operable sashes, 
with half-inch double-glazed. They were installed during the 
1988 gut rehab project with some lower-level windows 
added in 2006-2007. The center corridor/atrium has skylights that date from the 1988 rehab. 

In the early 2000’s the EPDM roof was replaced, and the roofs were insulated to a code-required R-30. 
Between the masonry construction and the fact that it’s a group of conjoined buildings, the overall 
airtightness of the building is poor. The main lobby has a large skylight in good condition. Appendix B 
shows the building configuration and the nine separate buildings that were renovated into a cohesive 
structure in 1988-89. 

Utilities Services: 

The building is served by a 3000 Amp 208Y/120-volt switchgear with the capacity of approximately 925 
kW at an 85% power factor. Installation of an additional 3000 Amp service capacity is currently taking 
place with Eversource providing a 1000 kVA transformer which replaces a 300 kVA transformer. The 
3000A upgrade is expected to be completed in October 2026. A new separate first floor electrical room 
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and an exterior fenced-in area will contain the additional power components. The property has 29 gas 
meters and 42 electric meters.  Each condominium unit has a dedicated electric service; however, some 
suites have shared electric service within a condominium unit. The electric services in the individual 
condo units range from 100 to 200 amps at 208 volts. These accounts are space specific. Because of the 
building layout, it is impossible to consolidate services into a single, building-wide, gas and electric 
account and achieve the economies and control that would follow. Any physical consolidation of gas and 
electric services would be challenging, due to the layout of the electrical systems within the units. Utility 
consolidation is further complicated by tenants’ lease requirements to pay for separate metered utilities. 
Tenants without separate meters pay utility costs to their landlord on a $/SF basis. 

HVAC Systems: 

A vast majority of tenant suites have their own dedicated HVAC system, with some suites (especially in 
the lower level’s Unit B-1) sharing HVAC systems. Please note that Unit B-1 comprises the entire lower 
level.  (In the instances with shared systems, one tenant controls the thermostat serving two or more 
suites. The HVAC inventory (see Appendix C) lists 75 individual pieces of mechanical equipment 
distributed across 46 suites and common areas, most of them dual-fuel Rooftop Gas/Electric package 
units individually controlled by thermostats in suites.  The common area 15-ton RTU servicing the lower 
level and first floor has a thermostat on the first floor and the common area 15-ton RTU servicing the 
second floor has a thermostat on the second floor. There are extensive duct networks that connects 
equipment with the individual spaces they serve. Once again, the physical constraints of the buildings 
limit the degree to which ductwork can be altered, which make HVAC consolidation infeasible. 

The building has seven (7) natural gas furnace units with typical small commercial “A-coils” for cooling, 
ranging from 3 to 5 tons of capacity. In addition, there are thirty-one (31) RTUs, mostly with natural gas 
heating. A few have electric resistance heat, and one (1) is a new heat pump RTU. Suite 18A is served by 
an 8-ton VRF heat pump system, installed in 2024. Several spaces have lab hood exhaust systems, 
including Suites 8, 14A, 16E and 17B. There are six (6) ductless split units that cool server rooms.  The 
existing HVAC equipment has been installed between 1987 and 2025. The RTUs installed before 2010 are 
considered to have reached the end of their useful lives and should be scheduled for replacement within 
the next five (5) years to ensure reliability. Five (5) of the furnaces have also reached the end of their 
useful lives. Total building cooling capacity is 342.5 tons resulting in one ton per 350 square feet. The 
cooling capacity of the building exceeds standard design levels for buildings with LED lighting systems. 
Given the fragmented nature of the building’s occupancy and organization, it is not feasible to 
consolidate the HVAC systems. 

Typical space thermostats are electronic programmable residential/light commercial thermostats. Time 
and temperature settings are controlled by individual suite occupants. Not all appear to be set correctly. 

Domestic Hot Water is generated by electric tank and instantaneous heaters located near public 
restrooms or in individual suites.    
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Utility Data 

The building’s aggregated utility data since 2014 is summarized below. EMA was unable to obtain utility 
data for many of the individual non-residential condo units. 

Year 

Electricity Natural Gas 

Total Site 
kBtu/yr 

 
kBtu/SF 

Annual    
kWh  

    Site 
kBtu/yr 

Percent 
of Total  

Annual 
Therms  

    Site 
kBtu/yr 

Percent of 
Total  

2014 1,169,173 3,990,387 74.4% 13,700 1,370,000 25.6% 5,360,387 53.8 

2015 1,130,553 3,858,577 73.7% 13,744 1,374,400 26.3% 5,232,977 52.5 

2016 1,099,598 3,752,928 77.7% 10,755 1,075,500 22.3% 4,828,428 48.5 

2017 1,097,941 3,747,273 68.2% 17,473 1,747,300 31.8% 5,494,573 55.2 

2018 1,107,894 3,781,242 74.2% 13,149 1,314,900 25.8% 5,096,142 51.2 

2019 1,153,958 3,938,458 67.4% 19,069 1,906,900 32.6% 5,845,359 58.7 

2020 1,061,297 3,622,207 68.6% 16,597 1,659,700 31.4% 5,281,907 53.0 

2021 1,182,788 4,036,855 67.0% 19,897 1,989,700 33.0% 6,026,555 60.5 

2022 1,245,250 4,250,038 60.1% 28,186 2,818,600 39.9% 7,068,638 71.0 

2023 1,248,774 4,262,066 64.8% 23,175 2,317,500 35.2% 6,579,566 66.0 

2024 1,353,918 4,620,922 66.8% 22,944 2,294,400 33.2% 6,915,322 69.4 

2025 1,349,094 4,604,457 62.9% 27,207 2,720,700 37.1% 7,325,158 73.5 

 

The table below contrasts aggregated monthly natural gas consumption from 2018 with 2025 usage. 
Summer natural gas consumption (highlighted in yellow) has increased more than tenfold.  This appears 
to be related to the gas reheat required for precise humidity controlled by the 2021-vintage HVAC units 
serving the ISO 7 clean room in Suite 15B. At this point, it is not practical to change the gas reheat to 
electric. 

Start Date End Date  Therms   Start Date Read Date Therms 

12/31/2017 1/31/2018 5,226  1/1/2025 1/31/2025 5,865 

1/31/2018 2/28/2018 2,645  1/31/2025 2/28/2025 5,610 

2/28/2018 3/31/2018 2,707  2/28/2025 3/31/2025 2,806 

3/31/2018 4/30/2018 1,498  3/31/2025 4/30/2025 1,919 

4/30/2018 5/31/2018 328  4/30/2025 5/31/2025 724 

5/31/2018 6/30/2018 49  5/31/2025 6/30/2025 694 

6/30/2018 7/31/2018 27  6/30/2025 7/31/2025 462 

7/31/2018 8/31/2018 31  7/31/2025 8/31/2025 561 

8/31/2018 9/30/2018 42  8/31/2025 9/30/2025 566 

9/30/2018 10/31/2018 540  9/30/2025 10/31/2025 511 

10/31/2018 11/30/2018 2,486  10/31/2025 11/30/2025 2,182 

11/30/2018 12/31/2018 2,796  11/30/2025 12/31/2025 5,307 

Annual Total    18,375  Annual Total   27,207 
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A review of the electrical data follows the typical monthly pattern of a mixed use (office/tech/lab) 
building with air conditioning and partial electric resistance heating, as illustrated by data from 2024 and 
2025.  

Start Date Read Date kWh  Start Date Read Date kWh 

1/1/2024 1/31/2024 98,393  1/1/2025 1/31/2025 110,133 

2/1/2024 2/29/2024 100,182  2/1/2025 2/28/2025 111,790 

3/1/2024 3/31/2024 87,625  3/1/2025 3/31/2025 94,567 

4/1/2024 4/30/2024 95,233  4/1/2025 4/30/2025 103,326 

5/1/2024 5/31/2024 97,016  5/1/2025 5/31/2025 113,518 

6/1/2024 6/30/2024 137,415  6/1/2025 6/30/2025 128,435 

7/1/2024 7/31/2024 153,586  7/1/2025 7/31/2025 156,169 

8/1/2024 8/31/2024 147,743  8/1/2025 8/31/2025 149,737 

9/1/2024 9/30/2024 128,485  9/1/2025 9/30/2025 115,050 

10/1/2024 10/31/2024 103,544  10/1/2025 10/31/2025 96,310 

10/31/2024 11/30/2024 103,751  11/1/2025 11/30/2025 85,309 

12/1/2024 12/31/2024 100,945  12/1/2025 12/31/2025 84,750 

Annual Total    1,353,918  Annual Total    1,349,094 
 

Energy Conservation Measures:  

HVAC Controls Retrocommissioning and Upgrades – Each condominium unit has its own thermostat for 
HVAC scheduling and control. Despite the lack of a central energy management system, the units’ 
temperature settings and schedules should be checked and calibrated. Even though all spaces we 
surveyed had electronic night setback thermostats, we suspect that many thermostats are not 
programmed correctly, either with incorrect time and dates, or with improper temperature setpoints.  

Where feasible, we recommend installing an enhanced Wi-Fi thermostat that provide remote access, 
such as those made by Ecobee. Control would still remain in the hands of the space occupants, but 
settings can be more finely tuned. These thermostats are relatively inexpensive and can be easily 
installed and programmed with 2 hours of labor. EMA has estimated the building-wide savings at 
approximately 900 Therms and 14,600 kWh per year. This equates to a reduction in 2027 emissions of 
8,900 kgCO2e. Actual savings will depend upon the number of thermostats installed. Each thermostat 
can be installed and programmed cost for about $500.  

Lighting – Approximately one-third of the building has inefficient fluorescent lighting systems. Most of 
the systems operate on simple wall switches and are manually controlled. Modern LED lighting systems 
can integrate occupancy and dimming controls into the fixtures themselves. Fixtures can be grouped 
together via a Bluetooth network or controlled individually. This would reduce electric energy 
consumption throughout the complex. It is generally not economically feasible to add controls to existing 
LED lighting systems. Energy savings will be 50 to 75% of the existing consumption. EMA recommends a 
detailed lighting audit of each space and common area to determine the most cost-effective alternative 
for each space. Mass Save has greatly reduced the incentives for lighting upgrades. It now only provides 
incentives for lighting upgrades that include controls. Based on the existing lighting system in some 
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locations, a simple replacement of the fluorescent lamp with an LED lamp and LED driver will be less 
economically effective compared to replacing it with an LED fixture with full controls. We estimate the 
savings will be between 50,000 to 75,000 kWh per year, depending on the scope and extent of the 
upgrades installed. This equates to a reduction in 2027 emissions of 14,300 to 21,500 kgCO2e. The total 
project cost is estimated to be $70,000 to $140,000 dependent on the comprehensiveness of the 
project. The Mass Saves rebates are currently 20 to 25% of the project cost. 

This project can start with common area lighting upgrade to LED with controls. This is still supported by 
Mass Saves programs and can be completed by a Mass Saves approved contractor (Project Expeditor, or 
PEX). This should fit into the small business program that is more generous than other building 
classifications. This does not require a long contracting process and can be completed by the end of the 
year. The individual condominium units will qualify for the Mass Saves Small Business lighting program.  

Weatherization – The building Is poorly weatherized. Where the walls are insulated, insulation levels are 
below current energy code standards. Although many tenants prefer bare brick walls, Cambridge 
requires masonry walls either have R-19 cavity insulation (6 inches of mineral wool) or RR-10 continuous 
insulation (2” Styrofoam). The lower-level walls extend only partially up the wall resulting in masonry 
walls with exterior exposure. Likewise, the three sprinkler rooms’ exterior walls are not insulated. In 
many areas, the window caulking is old and failing. During tenant fit-outs, the exterior walls should be 
brought up to the insulation levels required by code. The interior walls will need to be replaced with 6-
inch stud walls, and we recommend using mineral wool insulation that does not absorb water, since the 
walls are not watertight. Caulking the windows is recommended. Exterior brick walls should be 
evaluated for repointing. This rigorous weatherization program will reduce peak HVAC loads, improve 
comfort, improve productivity, and reduce HVAC equipment size. This will result in easier electrification 
of the building.  

We evaluated the potential for installing tinted window film on the approximately 1500 square feet of 
skylight glazing in the front and rear atriums and the five (5) 4’x4’ skylights. A properly applied tinted 
window film, with low-e coatings, can significantly reduce the cooling loads associated with solar heat 
gain. Any savings would only be applicable to the HVAC systems serving the atrium. We cannot 
recommend window film without further engineering or architectural study. Because window film can 
make glazing significantly hotter, applications involving older glass can present challenges and increase 
the risk of thermal-stress cracking. The film application must be evaluated against the exact existing glass 
assembly, including an examination of edge conditions and seals. 

Carbon Reduction/ Electrification Measures: 

These recommendations are intended for implementation over the next 10 to 15 years, as part of both 
the end-of-life equipment replacements and the building’s long-term decarbonization plan. We have not 
calculated the embodied carbon costs associated with premature equipment disposal. The phasing 
schedule that we have developed is a schematic, based on equipment age. It may not reflect tenant 
needs or priorities of all six of the owners. 

Replace Furnace evaporator coils with Heat Pump coils – There are seven (7) small furnaces with 
evaporator coils (“A coils”) that provide cooling for each space. Many manufacturers make replacement 
heat pump coils that can directly replace the existing coils. These new coils are compatible with heat 
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pump refrigerants. Where a retrofit is not feasible, a new HVAC unit can be purchased with a heat pump 
option. The installation of low temperature heat pump outdoor units will electrify the heating. The 
existing furnace can be used for emergency heat and low outdoor air temperature supplemental heat if 
required. The furnace manufacturers have add-on controls for this application. The project will also 
require replacement of the refrigerant piping because heat pump refrigerants are not compatible with 
the existing refrigerants. The HVAC units will have to be evaluated on an individual basis for wear and 
tear and replacement. EMA has estimated a displacement of approximately 3,000 Therms of natural gas 
per year and an increase in electric consumption of approximately 3,100 kWh per year, with an 
emissions reduction of approximately 15,000 kg CO2e per year.  

Space/ Owner Equipment Type 
Year 

Manufactured 
Age 
(yrs) Size 

     
 

  

Suite # 1 Y Furnace 2003 23 100Kbtu 
Fairlane Columbia Condenser and A Coil 2017 9 4-ton 
Suite # 1 Z Furnace 2007 19 120Kbtu 
Fairlane Columbia A Coil 2015 11 4-ton 

 Condenser 2008 18 4-ton 
Suite # 2 Furnace 2019 7 80Kbtu 
Fairlane Columbia A Coil 2019 7 5-ton 

 Condenser 2019 7 4-Ton 
Suites # 5 - 8 Furnace 2018 8 80kBTU 
Fairlane Columbia Condenser and A Coil 2018 8 3.5-Ton 
Suite # 9 Furnace 2015 11 80Kbtu 
Fairlane Columbia Condenser and A Coil 2015 11 3-ton 
Suite # 10 A Furnace 2012 14 80Kbtu 
Fairlane Columbia A Coil 2012 14 5-ton 

 Condenser 2011 15 5-ton 
 

To replace the six (6) units with 24.5 tons of cooling capacity with equal capacity heat pump RTU 
equipment estimated capital cost is $245,000. Under the current Mass Save prescriptive incentives, this 
work would be eligible for approximately for $49,000. These incentives change regularly and may not be 
available if work is phased-in over a multi-year period. 

Replace the older RTUs with Heat Pump RTUs – There are eight (8) RTUs with DX air cooled cooling 
systems and natural gas heating that will reach the end of their useful lives in the next five to seven 
years. Replacing them with heat pump replacement models will reduce the buildings’ carbon footprint. 
Before replacing the RTUs, detailed heating load calculation is recommended. This can be used to right-
size replacement equipment heating and cooling capacity. Based on EMA’s review it appears the cooling 
capacity throughout the building is oversized. The existing furnaces are equipment nominal size, which 
typically is designed for the RTU installation in much colder climates. This oversized equipment may 
support heat pumps that are right sized without having to change the electric supply to the new 
equipment. If the heating load calculation indicates that additional capacity is required, we recommend 
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installing strategically located ductless split units to make up the difference or purchasing RTUs with a 
backup natural gas furnace. Heat Pump RTUs have controls to only use the furnace as additional and 
emergency heating capacity. This Carbon Reduction Measure will minimize the emissions of the building. 
EMA has estimated a displacement of approximately 5,400 Therms of natural gas per year and an 
increase in electric consumption of approximately 11,000 kWh per year and a reduction of 
approximately 25,500 kg CO2e per year.  

Space & Owner Equipment Type Size 
Year 

Manufactured 
Age 

(years) 
Replacement 

Year 
Suite # 29 - Ya Zhou Wen 
Hua RTU - Gas/ Electric 5-ton 2006 20 2026-30 
Suite # 27 - Ya Zhou Wen 
Hua RTU - Gas/ Electric 5-ton 2007 19 2026-30 
Suite # 22 - MDM Realty 
Trust RTU - Gas/ Electric 10-ton 2008 18 2026-30 
Penthouse - Ya Zhou Wen 
Hua RTU - Gas/ Electric 3-ton 2011 15 2030-35 
Suite # 15A,15B,16B,16C – 
Fairlane Columbia RTU - Gas/ Electric 

15-ton 
2012 14  2030-35 

Suite # 26Y - Ya Zhou Wen 
Huar RTU - Gas/ Electric 

10-ton 
2012 14 2033 

 

The estimated cost to replace the seven (6) units with 48 tons of cooling capacity with equal capacity 
heat pump RTU equipment is $470,000. Under the current of Mass Saves prescriptive incentives, this 
work would be eligible for approximately for $75,000 under the current program. These incentives 
change regularly and may not be available if work is phased-in over a multi-year period. 

We recommend that the remaining units be phased out and replaced with high-efficiency heat pumps 
units as the existing HVAC units reach the end of their lives (typically 20 to 25 years) or when systems are 
reconfigured and/or upgraded. Potential replacement dates are outlined in Appendix C. 
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Renewable Energy Potential 

The building has almost no rooftop space for photovoltaic systems, due to the layout of the building and 
the HVAC equipment on the roof. In addition to the footprints of the equipment, much of it is over 8 feet 
high and shadows the small amount of space that is available for solar panels and inverters. 

Purchasing off-site green power via a Power Purchase Agreement (PPA) that meets the City of 
Cambridge’s requirements is not currently a viable option. The building has 42 electric accounts, many of 
which change with tenant turnover. The aggregate annual building usage, at 1,350 mWh, is relatively low 
for a custom PPA structure. This may become an option in the near future as vendors develop more 
products to fit small- and mid-sized commercial customers in Cambridge.  
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Appendix A: Technology tenant space use – photos and manufacturing narrative. 

Photos of Representative “Tech/Laboratory” Tenant Spaces and Equipment 

  
Suite 11B – Amsbio 

–80 °C & –20 °C freezer banks 
Suite 11B – Amsbio 

Ultra-low-temp freezer array 

  
Suite 17B – Factor Bio 

Chemical fume hoods 
Suite 17B – Factor Bio 

Lab freezers 

  
Suite 15A – Factor Bio 

HVAC / mechanical room 
Suite 15B – Factor Bio 

ISO-7 cleanroom lab 

  
Suite 9 – Fluent 

Laboratory equipment 
Suite 8 – Kuva  

Laboratory equipment 
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Suite 14A – Life Canvas  

Laboratory 
Suite 16C – Life Canvas  

Laboratory 

  
Suite 16D – Life Canvas  

Laboratory 
Suite 16E – Life Canvas  

Laboratory 

  
Suite 6 – Kuva  

Rooftop mechanical / equipment 
Suite 11A – Laboratory 

Lab / process space 

. 
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Representative processes occurring inside the LifeCanvas Technologies spaces. 

 

Suite 16C – Server Infrastructure & Manufacturing 
This space houses our primary SmartBatch+ (SB+) manufacturing as well as server infrastructure. The 
servers support ongoing data acquisition, processing, and storage associated with imaging workflows. 
The computing infrastructure requires continuous (24/7) operation and stable environmental control. 
Power interruptions or load reductions could result in data loss, system instability, or disruption of active 
production processes. 
 
Suite 16D – CRO (Contract Research Operations)   
This suite is dedicated to contract research services, where the customer's biological samples are 
processed continuously. Workflows such as tissue processing, staining, clearing, and imaging run over 
extended periods (often 24–72+ hours) and cannot be interrupted without risking loss of samples and 
significant rework. These processes are highly time-sensitive and operate continuously, making load 
reduction impractical. 
 
Suite 16E – Reagent Manufacturing & Fulfillment   
This space is used for reagent production and shipping. The processes involve controlled preparation, 
storage, and handling of biological/chemical materials, requiring consistent environmental conditions 
and uninterrupted operation. Similar to manufacturing environments, these processes are standardized 
and throughput-driven. 
 
Suite 14A – R&D, System Assembly, and Additional Server Infrastructure   
This suite supports R&D activities, including development and assembly of SmartSPIM systems, as well 
as workstation and storage infrastructure. It also contains additional server capacity. These operations 
require continuous environmental control (including HVAC) to ensure system stability, equipment 
performance, and data integrity, with many components operating on a 24/7 basis. 
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Appendix B: Building Layout 

Nine separate buildings have been combined into a single building. 
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Appendix C: List of HVAC equipment and Potential Replacement Phasing 

Owner/ Space Equipment Type Manufacturer
Manufacture 

Year Size
Fairlane Columbia

Suite # 1 X Furnace Daikin 2026 60 kBtu
Suite # 1 X Coil Daikin 2026 3-ton
Suite # 1 X Condenser Daikin 2025 3-ton
Suite # 1 Y Furnace Payne 2003 100 kBtu
Suite # 1 Y Condenser Carrier 2017 4-ton
Suite # 1 Z Furnace Carrier 2007 120 kBtu
Suite # 1 Z Condenser Carrier 2008 4-ton
Suite # 2 Furnace Bryant 2019 80 kBtu
Suite # 2 Coil Carrier 2019 5-ton
Suite # 2 Condenser Goodman 2019 4-Ton
Suite # 3 Electric Heater Carrier 2010 7.5KW
Suite # 3 Coil Payne 2010 2-ton
Suite # 3 Condenser Grandaire 2015 2-ton
Suite #  4 Electric Heater Carrier 2011 5KW
Suite #  4 Air Handler Payne 2009 2-ton
Suite #  4 Condenser / Heat Pump Payne 2009 2-ton
Suite #  4 Electric Heater Carrier 2009 5KW
Suite #  4 Air Handler Payne 2010 2-ton
Suite #  4 Condenser / Heatpump Payne 2011 2-ton
Suite #  4 Air Handler Mitsubishi 2020 1-ton
Suite #  4 Condenser Mitsubishi 2020 1-ton
Suite #7 Exhaust Peerless 2019 100 CFM
Suites # 5 - 8 Furnace Payne 2018 80 kBTU
Suites # 5 - 8 Coil Payne 2018 3.5-Ton
Suites # 5 - 8 Condenser Payne 2018 3.5-Ton
Suite #8 Exhaust New York 2019 1000 CFM
Suite # 9 Furnace Bryant 2015 80 kBtu
Suite # 9 Coil Bryant 2015 3-ton
Suite # 9 Condenser Bryant 2015 3-ton
Suite # 9 Exhaust Peerless 2020 1000 CFM
Suite # 10 A Furnace Payne 2012 80 kBtu
Suite # 10 A Coil Payne 2012 5-ton
Suite # 10 A Condenser Payne 2011 5-ton
Suite # 10 B Air Handler Mitsubishi 2017 2-ton
Suite # 10 B Condenser Mitsubishi 2017 2-ton
Suite # 11 M (Suite 11A) Air Handler ( H & C ) Daikin 2025 4-ton
Suite # 11 M (Suite 11A) Condenser / Heatpump Daikin 2025 4-ton
Suite # 11 R (Suite 11B) Rooftop, Gas / Electric Carrier 2022 4-ton
Suite # 11 W (Suite 11A) Rooftop, Gas / Electric Carrier 2022 6-ton
Suite # 11C Rooftop , Gas / Electric Carrier 2016 5-ton
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Owner/ Space Equipment Type Manufacturer
Manufacture 

Year Size
Fairlane Columbia

Suite # 12 Front Rooftop, Gas / Electric York 2021 5-ton
Suite 12 Rear Air Handler Carrier 2023 2.5-Ton
Suite 12 Rear Condenser Carrier 2023 2.5-Ton
Suite # 14B Rooftop, Gas / Electric Carrier 2017 7.5-ton
Suite # 14A Rooftop, Gas / Electric Carrier 2017 7.5-ton
Suite # 15A,15B,16B,16C Rooftop, Gas / Electric Carrier 2012 15-ton
Suite # 15 A-B Generator Cummins 2021
Suite # 15 A-B Rooftop (RTU-1) Addison 2021 30-ton
Suite # 15 A-B Exhaust Fan Greenheck 2021
Suite # 15 A-B Gas Booster Etter 2021 400 kBtu
Suites # 16A, 16D,16E Rooftop, Gas / Electric Carrier 2014 15-ton
Suite # 17A Rooftop, Gas / Electric Carrier 2016 5-ton
Suite # 17B Gas/EleDual Compressor Trane 2016 15-ton
Suite # 17B Gas/Ele Bent Tube Heater CaptiveAire 2016
Suite # 18A Electric Toshiba/Carrier 2023 8-ton
Suite # 18A Electric Toshiba/Carrier 2023 3-Ton
Suite # 18A Electric Carrier 2024 5-ton
Suite # 21 A Rooftop, Gas / Electric Carrier 2016 10-ton
Suite # 21 B Rooftop, Gas / Electric Carrier 2021 5-ton
Suite # 21 D Air Handler / H & C Bryant 2017 2.5-ton
Suite # 21 D Condenser Bryant 2017 2.5-ton
Suite # 21 E Rooftop, Gas / Electric Carrier 2022 4-ton

Christopher Dalmus
Suite # 18 B Rooftop, Gas / Electric York 2006 5-ton

Ya Zhou Wen Hua Enterprises
Suite # 19 Rooftop, Gas / Electric Carrier 2019 5-ton
Suite # 26 X Rooftop, Gas / Electric Carrier 2014 5-ton
Suite # 26 Y Rooftop, Gas / Electric York 2012 10-ton
Suite # 30 Rooftop, Gas / Electric York 2014 7.5-ton
Penthouse Rooftop, Gas / Electric Rheem 2011 3-ton
Suite # 29 Rooftop, Gas / Electric York 2006 5-ton
Suite # 27 Rooftop, Gas / Electric York 2007 5-ton

MDM Realty Trust
Suite # 22 Rooftop, Gas / Electric York 2008 10-ton

Rana Associates
Suite # 23 Y Rooftop, Gas / Electric Bryant 2015 15-ton
Suite # 23 X Rooftop, Gas / Electric Bryant 2015 7.5-ton

G&A Realty Trust
Suite # 28A Condenser Sanyo 2007 2-ton
Suite # 28 A Rooftop, Gas / Electric Carrier 2024 7.5-ton

Condo Trust
1st  Floor Common Area Rooftop, Gas /  Electric Daikin 2025 15-ton
2nd Floor Common Area Rooftop, Gas / Electric Carrier 2024 15-ton

Exhaust Peerless 2018 1000CFM
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HVAC Decarbonization Phasing - 1035 Cambridge St 
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Scope Suite Owner Equipment Type Manufacturer Size
Manufacture 

Year Phase tons
Total 
Tons

Upgrade Suite # 30 Ya Zhou Wen Hua Ent. Rooftop, Gas / Electric York 7.5-ton 2014 2035-40 7.5
Upgrade Suite # 3 Fairlane Columbia Condenser Grandaire 2-ton 2015 2035-40 2
Upgrade Suite # 23 X Rana Associates Rooftop, Gas / Electric Bryant 7.5-ton 2015 2035-40 7.5
Upgrade Suite # 23 Y Rana Associates Rooftop, Gas / Electric Bryant 15-ton 2015 2035-40 15 62
Upgrade Suite # 11C Fairlane Columbia Rooftop , Gas / Electric Carrier 5-ton 2016 2040-45 5
Upgrade Suite # 17A Fairlane Columbia Rooftop, Gas / Electric Carrier 5-ton 2016 2040-45 5
Upgrade Suite # 17B Fairlane Columbia Gas/EleDual Compressor Trane 15-ton 2016 2040-45 15
Upgrade Suite # 17B Fairlane Columbia Gas/Ele Bent Tube Heate CaptiveAire 400 kBtu 2016 2040-45
Upgrade Suite # 21 A Fairlane Columbia Rooftop, Gas / Electric Carrier 10-ton 2016 2040-45 10
Upgrade Suite # 10 B Fairlane Columbia Air Handler Mitsubishi 2-ton 2017 2040-45 2
Upgrade Suite # 10 B Fairlane Columbia Condenser Mitsubishi 2-ton 2017 2040-45 2
Upgrade Suite # 14B Fairlane Columbia Rooftop, Gas / Electric Carrier 7.5-ton 2017 2040-45 7.5
Upgrade Suite # 14A Fairlane Columbia Rooftop, Gas / Electric Carrier 7.5-ton 2017 2040-45 7.5
Upgrade Suite # 21 D Fairlane Columbia Air Handler / H & C Bryant 2.5-ton 2017 2040-45 2.5
Upgrade Suite # 19 Ya Zhou Wen Hua Ent. Rooftop, Gas / Electric Carrier 5-ton 2019 2040-45 5
Upgrade Suite #  4 Fairlane Columbia Air Handler Mitsubishi 1-ton 2020 2040-45 1 62.5
Upgrade Suite # 12 Front Fairlane Columbia Rooftop, Gas / Electric York 5-ton 2021 2045-50 5
Upgrade Suite # 15 A-B Fairlane Columbia Rooftop (RTU-1) Addison 30-ton 2021 2045-50 30
Upgrade Suite # 21 B Fairlane Columbia Rooftop, Gas / Electric Carrier 5-ton 2021 2045-50
Upgrade Suite # 11 R (Suite 11B) Fairlane Columbia Rooftop, Gas / Electric Carrier 4-ton 2022 2045-50 4
Upgrade Suite # 21 E Fairlane Columbia Rooftop, Gas / Electric Carrier 4-ton 2022 2045-50 4

Upgrade Suite # 11W (Suite 11A) Fairlane Columbia Rooftop, Gas / Electric Carrier 6-ton 2022 2045-50 6

Upgrade
Suite # 11 M (Suite 
11A) Fairlane Columbia Air Handler ( H & C ) Daikin 4-ton 2025 2045-50 4

Upgrade
Suite # 11 M (Suite 
11A) Rear Fairlane Columbia Condenser / Heatpump Daikin 4-ton 2025 2045-50 4

Upgrade Suite 12 Rear Fairlane Columbia Air Handler Carrier 2.5-Ton 2023 2045-50 2.5
Upgrade Suite # 18A Fairlane Columbia Electric Toshiba/Carrier 3-Ton 2023 2045-50 3
Upgrade Suite # 18A Fairlane Columbia Electric Toshiba/Carrier 8-ton 2023 2045-50
Upgrade Suite # 18A Fairlane Columbia Electric Carrier 5-ton 2024 2045-50 5
Upgrade Suite # 28 A G&A Realty Trust Rooftop, Gas / Electric Carrier 7.5-ton 2024 2045-50 7.5
Upgrade 2nd Flr Common Area Condo Trust Rooftop, Gas / Electric Carrier 15-ton 2024 2045-50 15
Upgrade 1st  Flr Common Area Condo Trust Rooftop, Gas /  Electric Daikin 15-ton 2025 2045-50 15 105

HVAC Decarbonization Phasing - 1035 Cambridge St 
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Appendix D:  Statement of Energy Performance 

 


