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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) 

CP1258 168-33 355-8 
355-12 

 

40 Brattle Street 
2 Brattle Square 

 

3. Plan type:   Administrative Modification 

4. Requested Relief:  Covered Property Configuration 

a. If additional relief type applies: Select Relief Type 

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

owners with separate units creating work/allocation constraints 

6. If additional Qualifying Hardship Criteria apply:   Select Criterion from list 

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. 

The Owners of Parcel 168-33 (Covered Property ID: CP1258) jointly request an Administrative 
Modification to reconfigure the parcel into two separate Covered Properties, each reported 
by its respective Owner. The parcel currently aggregates two buildings into a single Covered 
Property: 2 Brattle Square, a non-residential condominium building owned by Brattlewalk 
Condo Trust and managed by IRB Property Management, and 40 Brattle Street, owned by 
Brattle Square Associates and managed by The Bulfinch Companies. These buildings are held 
by separate, unrelated legal entities and operate under independent ownership, leases, and 
capital structures. 
This configuration presents a qualifying hardship under the Individual Non-Residential 
Condominium criterion. Neither entity has the legal authority to compel emissions-reduction 
action on the other’s building, to access the other’s utility data, or to execute a single 
coordinated compliance pathway across the parcel line. Decarbonization decisions — 
including capital expenditures, electrification, envelope upgrades, and tenant coordination 
— must be made independently by each Owner under its own governance and financing 
structure. 

https://cambridge.beam-portal.org/helpdesk/kb/BEUDO_basics/578/
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The two buildings also differ materially in size and use. 40 Brattle Street is approximately 
12,203 square feet and houses a mixed tenancy that includes a non-profit organization and 
two restaurants, whose operational profiles and process loads differ substantially from those 
of 2 Brattle Square. As an independent asset, 40 Brattle Street falls below BEUDO’s 25,000 
squarefoot threshold for non-residential Covered Properties; its inclusion in CP1258 results 
solely from parcel aggregation rather than from any independent basis for coverage. 2 Brattle 
Square, in contrast, is a non-residential condominium building of sufficient size to be 
independently covered, and its condominium governance structure further reinforces the 
need for separate reporting. 

Application Body 

A. Covered Property Information 

Total Emissions from prior Compliance 
Year 

40 Brattle Street: 67.08 mtCO2e/yr 
2 Brattle Square: 97.85 mtCO2e/yr 

 
Max. allowable emissions for Compliance 
Period 1 N/A mtCO2e/yr 

Total Covered Square Feet of the Property 
40 Brattle Street: 12203 CSF, 2 Brattle 

Square: 41594 CSF, Total Parcel: 
53797 CSF 

Selected Baseline Years 2018-2019 
Year Built (if renovated, date of newest 
Certificate of Operation issued) 

1990 (40 Brattle St), 1994 (2 Brattle 
Square) 

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 
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Documentation Submitted through BEAM: 

Document Name: CP1258_IndividualNonResCondoHardshipNarrative_Joint, 

CP1258_IndividualNonResCondo_Deed-1, CP1258_IndividualNonResCondo_Deed-2  

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

Hardship Narrative, and deed documents for both properties.  
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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 2018. 

 

 
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. 
 

Once the requested configuration is approved and each building reports as its own 
Covered Property, each Owner will be able to pursue a compliance pathway matched 
to its building’s actual ownership and operating profile, which the current single-
property configuration prevents. The obstacles described above stem from two 
unrelated Owners sharing one Covered Property: neither Owner controls the other’s 
building, systems, capital decisions, or utility data, and neither can execute a single 
coordinated compliance strategy across the parcel line. 
The two buildings also operate very differently. 2 Brattle Square is a commercial 
condominium occupied by three business owners across six floors, on standard 
weekday office hours of roughly 8:00 AM to 5:00 PM, Monday through Friday. 40 
Brattle Street’s tenancy operates substantially longer hours, including evenings and 
weekends, producing a materially higher and differently shaped energy load. A single 
combined Covered Property forces these two profiles onto one compliance pathway 
that neither Owner can fully act on. 
Separating the properties removes that obstacle. Each Owner can select the flexibility 
mechanisms, efficiency measures, and capital improvements suited to its own 
building, tenants, and operating schedule, and each can be measured against targets 
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that reflect how its building is actually used. Both Owners have acted in good faith to 
remain compliant with BEUDO to date, including timely benchmarking and ongoing 
consultation with the Office of Sustainability, and both are committed to continuing 
that work under the separate Covered Property designations requested herein. The 
result is that each building can advance toward compliance on a pathway its Owner 
is genuinely able to implement, rather than remaining bound to a shared obligation 
that no single party controls. 
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E. Energy Audit 
For an Administrative Modification, a PDF of the Energy Star Portfolio Manager scorecard 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. 

Energy Audit Type:  Energy Star Portfolio Manager score 

Documentation: Audit Scorecards for both properties 

Document Name: CP1258_Audit_Scorecards.pdf 

(Optional) Description of limitations and opportunities identified by audit: Click or tap here 
to enter text. 

  

F. 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.  
 
Documents Names:  
Description of contents and relevance to application:  

  

https://www.cambridgema.gov/-/media/Files/officeofsustainability/BEUDO/beudo_hcp_guide_20260417.pdf
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BEUDO Hardship Compliance Plan Narrative 

Joint Application 

Property: Parcel 168-33 — 2 Brattle Square and 40 Brattle Street, Cambridge, MA 
Covered Property ID: CP1258 
Plan Tier: Tier I — Administrative Modification 
Qualifying Criteria: Ownership Structure (Individual Non-Residential Condominiums) 
Relief Requested: Alternative Property Configuration 
Co-Applicants: The Bulfinch Companies (40 Brattle Street) and Brattlewalk Condo Trust (2 
Brattle Square) 

1. Description and Scope of Hardship 

The Owners of Parcel 168-33 (Covered Property ID: CP1258) jointly request an Administrative 
Modification to reconfigure the parcel into two separate Covered Properties, each reported by its 
respective Owner. The parcel currently aggregates two buildings into a single Covered Property: 
2 Brattle Square, a non-residential condominium building owned by Brattlewalk Condo Trust 
and managed by IRB Property Management, and 40 Brattle Street, owned by Brattle Square 
Associates and managed by The Bulfinch Companies. These buildings are held by separate, 
unrelated legal entities and operate under independent ownership, leases, and capital 
structures. 

This configuration presents a qualifying hardship under the Individual Non-Residential 
Condominium criterion. Neither entity has the legal authority to compel emissions-reduction 
action on the other’s building, to access the other’s utility data, or to execute a single 
coordinated compliance pathway across the parcel line. Decarbonization decisions — including 
capital expenditures, electrification, envelope upgrades, and tenant coordination — must be 
made independently by each Owner under its own governance and financing structure. 

The two buildings also differ materially in size and use. 40 Brattle Street is approximately 12,203 
square feet and houses a mixed tenancy that includes a non-profit organization and two 
restaurants, whose operational profiles and process loads differ substantially from those of 2 
Brattle Square. As an independent asset, 40 Brattle Street falls below BEUDO’s 25,000 square-
foot threshold for non-residential Covered Properties; its inclusion in CP1258 results solely from 
parcel aggregation rather than from any independent basis for coverage. 2 Brattle Square, in 
contrast, is a non-residential condominium building of sufficient size to be independently 
covered, and its condominium governance structure further reinforces the need for separate 
reporting. 

2. Requested Configuration 

The Co-Applicants jointly request that the BEUDO Review Board approve the following property 
configuration: 

• 2 Brattle Square shall be designated as its own Covered Property, with Brattlewalk 
Condo Trust as the reporting Owner. 

• 40 Brattle Street shall be designated as its own Covered Property, with Brattle Square 
Associates as the reporting Owner. The Co-Applicants additionally request the Board’s 
confirmation of 40 Brattle Street’s coverage status given that, on a stand-alone basis, 
the building falls below the standard 25,000 square-foot non-residential threshold under 
BEUDO. 



3. Coordination Between Co-Applicants 

This joint application is submitted in direct response to guidance received from the City of 
Cambridge Office of Sustainability on May 7, 2026 (BEAM ticket hcp-and-deferral-plans-54179), 
which advised that applications involving multiple parties on a single parcel must be submitted 
jointly by all involved Owners. Following receipt of that guidance, The Bulfinch Companies and 
IRB Property Management coordinated to prepare this consolidated submission. Each Owner 
has reviewed and approved this narrative, the requested configuration, and the supporting 
documentation, and each is signing the application on behalf of its respective building. 

4. Narrative of Past Actions and Good-Faith Effort 

Both Co-Applicants have acted in good faith to remain compliant with BEUDO requirements. 
Benchmarking data has been maintained and submitted on time for the prior compliance year, 
and both teams have monitored the BEUDO Bulletin and other Office of Sustainability 
communications to remain current on evolving policy requirements. The Bulfinch Companies 
has consulted with the Building Performance Compliance Officer and the Building 
Decarbonization Policy Manager regarding the configuration of Parcel 168-33, including 
discussion of the legal and operational constraints described in Section 1. 

Each Owner has independently considered the on-site emissions-reduction measures available 
within its building, consistent with the constraints of its lease structures, tenant operations, and 
capital planning. Both Owners are committed to continuing this work under the separate 
Covered Property designations requested herein. 

5. Evaluation of Flexibility Mechanisms 

The Co-Applicants have evaluated the flexibility mechanisms available under BEUDO, including 
the purchase of qualifying Renewable Energy Certificates (RECs), the purchase of Alternative 
Compliance Credits, the future option of Verified Carbon Credits (available beginning in 2029), 
and aggregate campus reporting. The Emissions Calculator and Credit Estimation Tool in the 
BEAM Owner Portal was reviewed to assess whether these mechanisms could resolve the 
underlying issue. 

While these mechanisms address the magnitude of emissions reductions required, they do not 
resolve the threshold structural issue presented by Parcel 168-33: that two independently 
owned buildings cannot share a single compliance pathway, and that the smaller of the two 
buildings would not be independently covered by BEUDO if reported on its own. An Alternative 
Property Configuration is the appropriate relief because it directly addresses this structural 
mismatch rather than working around it. Once the configuration is approved, each Owner will 
pursue its own viable decarbonization path, including the use of the flexibility mechanisms 
above as appropriate to each building. 

6. Supporting Documentation 

The following documentation is submitted in support of this application, named per the BEAM 
file convention: 

• CP1258_Ownership_CondoDeclaration.pdf — Deeds establishing the separate 
ownership of 2 Brattle Square and 40 Brattle Street. 

• CP1258_Audit_ESPM_2BrattleSq.pdf — ENERGY STAR Portfolio Manager Scorecard 
for 2 Brattle Square (Brattlewalk Condo Trust account). 
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ENERGY STAR® Energy Performance Scorecard

88
out of 100

Brattlewalk Condo Trust
___________________________________________

For Year Ending December 31, 2025
___________________________________________
Property Address Two Brattle Square

Cambridge, 
Massachusetts 02138

___________________________________________
Primary Function Office
___________________________________________
Gross Floor Area (ft²) 30,674
___________________________________________
Year built 1994
___________________________________________
Energy Use per sq. ft.* 50.8 kBtu

88

What is the ENERGY STAR Score?
The ENERGY STAR score rates commercial building's energy 
performance relative to similar buildings nationwide. Expressed as a 
number on a simple 1-100 scale, the score rates performance on a 
percentile basis: a building with a score of 50 performs better than 50% 
of its peers. Higher scores mean better energy efficiency, resulting in 
less energy use and fewer greenhouse gas emissions. If a 1-100 score 
for a specific building type has not been developed, Site Energy Use 
Intensity (EUI) will be displayed on this scorecard.

*Site energy use

Learn more at:

energystar.gov/scorecard

Date Generated: May 12, 2026



ENERGY STAR® Energy Performance Scorecard

76.6
kBtu per 

square foot*

40 Brattle Street
___________________________________________

For Year Ending December 31, 2025
___________________________________________
Property Address 40 Brattle Street

Cambridge, 
Massachusetts 02138

___________________________________________
Primary Function Other
___________________________________________
Gross Floor Area (ft²) 12,203
___________________________________________
Year built 1990
___________________________________________
Energy Use per sq. ft.* 76.6 kBtu

No score available

What is the ENERGY STAR Score?
The ENERGY STAR score rates commercial building's energy 
performance relative to similar buildings nationwide. Expressed as a 
number on a simple 1-100 scale, the score rates performance on a 
percentile basis: a building with a score of 50 performs better than 50% 
of its peers. Higher scores mean better energy efficiency, resulting in 
less energy use and fewer greenhouse gas emissions. If a 1-100 score 
for a specific building type has not been developed, Site Energy Use 
Intensity (EUI) will be displayed on this scorecard.

*Site energy use

Learn more at:

energystar.gov/scorecard

Date Generated: June 17, 2026



CP1258A Property Type Non-Residential
Baseline Years Property Size 25,000-99,9999 csf
Baseline Emissions (mtCO2e) Included in Campus?

Compliance 
Year

Default % 
Reduction

Default Emission 
limit (mtCO2e/yr) Hardship % Reduction

Hardship Emissions 
Limit

2026 100% -                               100% -                                       
2027 100% -                               100% -                                       
2028 100% -                               100% -                                       
2029 100% -                               100% -                                       
2030 60% -                               60% -                                       
2031 60% -                               60% -                                       
2032 60% -                               60% -                                       
2033 60% -                               60% -                                       
2034 60% -                               60% -                                       
2035 40% -                               40% -                                       
2036 40% -                               40% -                                       
2037 40% -                               40% -                                       
2038 40% -                               40% -                                       
2039 40% -                               40% -                                       
2040 20% -                               20% -                                       
2041 20% -                               20% -                                       
2042 20% -                               20% -                                       
2043 20% -                               20% -                                       
2044 20% -                               20% -                                       
2045 10% -                               10% -                                       
2046 10% -                               10% -                                       
2047 10% -                               10% -                                       
2048 10% -                               10% -                                       
2049 10% -                               10% -                                       
2050 0% -                               0% -                                       

Schedule for an EXISTING Covered Property 
Fill out the orange 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

Section populates based on above input Proposed Alternative Schedule
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CP1258B Property Type Non-Residential
Baseline Years Property Size 25,000-99,9999 csf
Baseline Emissions (mtCO2e) Included in Campus?

Compliance 
Year

Default % 
Reduction

Default Emission 
limit (mtCO2e/yr) Hardship % Reduction

Hardship Emissions 
Limit

2026 100% -                               100% -                                       
2027 100% -                               100% -                                       
2028 100% -                               100% -                                       
2029 100% -                               100% -                                       
2030 60% -                               60% -                                       
2031 60% -                               60% -                                       
2032 60% -                               60% -                                       
2033 60% -                               60% -                                       
2034 60% -                               60% -                                       
2035 40% -                               40% -                                       
2036 40% -                               40% -                                       
2037 40% -                               40% -                                       
2038 40% -                               40% -                                       
2039 40% -                               40% -                                       
2040 20% -                               20% -                                       
2041 20% -                               20% -                                       
2042 20% -                               20% -                                       
2043 20% -                               20% -                                       
2044 20% -                               20% -                                       
2045 10% -                               10% -                                       
2046 10% -                               10% -                                       
2047 10% -                               10% -                                       
2048 10% -                               10% -                                       
2049 10% -                               10% -                                       
2050 0% -                               0% -                                       

Schedule for an EXISTING Covered Property 
Fill out the orange 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

Section populates based on above input Proposed Alternative Schedule
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