CITY OF CAMBRIDGE
MASSACHUSETTS
BOARD OF ZONING APPEAL
831 MASSACHUSETTS AVENUE
CAMBRIDGE, MA 02139
617 349-6100

BZA APPLICATION FORM

GENERAL INFORMATION

Plan No: BZA-017044-2018

The undersigned hereby petitions the Board of Zoning Appeal for the following:
Special Permit : A Variance : Vv Appeal :

PETITIONER : 74 Oxford St. LLC c/o William Senne

PETITIONER'S ADDRESS : 33 Church Street Cambridge, MA 02138

LOCATION OF PROPERTY : 74 Oxford St Cambridge, MA

TYPE OF OCCUPANCY : Multifamily Dwelling ZONING DISTRICT : Residence C-1 Zone

REASON FOR PETITION :
Conversion to Additicnal Dwelling Units

DESCRIPTION OF PETITIONER'S PROPOSAL :

Potitioner requests Variance(s) relief to convert a nonconforming multifamily dwelling
containing five (5) dwellings units and four (4) boarding rooms into a nine (9) unit
dwelling. Variances include Lot Area Per Dwelling requirements of section 5.26 and
dimensional reguirements of 5.31. Additionally Petitioner requests a Special Permit to
reduce the Parking Reguirements of the Ordinance and to alter and increase openings on a
Honconforming Structure.

SECTIONS OF ZONING ORDINANCE CITED :

Article 5.000 Section 5.26 (Conversion to Additional Units).

Article 5.000 Section 5.31 (Table of Dimensional Requirements).

Article 6.000 Section 6.36 (Reduction in Required Parking).

Article B8.000 Section B.22.2 (Alteration of a Non-Conforming Structure},
Article 10.000 Section 10.30 (Variance).

Original Signature(s) : __C&b

(Petitioner(s) / Owner)

W anem SeEnde

(Print Name)

Address : 33 C_HOU_L\—\ %TM

CAM RSO (V] 02028

Tel. No. : (‘D lQD 214 — ?LfOD

E-Mail Address : 2 QENMG:@SE‘A NE e .Cdvn,

Date : h !l'.?_l ‘8




BZA APPLICATION FORM - OWNERSHIP INFORMATION

To be completed by OWNER, signed before a notary and returned to
The Secretary of the Board of Zoning Appeals.

74 Oxford Street
74 Oxford Street, LLC

(OWNER)

, 33 Church Street, Cambridge MA, 02238
Address:

State that I/We own the property located at 74 Oxford Street 7

which is the subject of this zoning application.

74 Oxford Street, LLC

The record title of this property is in the name of

*Pursuant to a deed of duly recorded in the date U4!l9{2018 , Middlesex South
County Registry of Deeds at Book 70894 . Page 12 § QE

Middlesex Registry District of Land Court, Certificate No.

Book Page

SIGNATURE BY LAND OWNER OR
AUTHORIZED TRUSTEE, OFFICER OR AGENT*

*Written evidence of Agent's standing to represent petitioner may be requested.

Commonwealth of Massachusetts, County of W

The above-name WWMA %NNE‘/ personally appeared before me,
this |E? of Nﬂj/ i 20[& , and magde oath

above statement 1is true.
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BZA APPLICATION FORM
DIMENSIONAL INFORMATION

APPLICANT: Boyes-Watson Architects PRESENT USE/OCCUPANCY : Multi-Family
LOCATION : 74 Oxford St Cambridge, MA 20NE: Residence C-1 Zone
PHONE : REQUESTED USE/OCCUPANCY : Multi-Family
STIN REQUESTED ORDINANCE
[o0] ONS CONDITIONS REQUIREMENTS
TOTAL GROSS FLOOR AREA: 8055 No Change 8055 (max.)
LOT AREA: 8158 No Change 5000 (min.)
RATIO OF GROSS FLOOR AREA .98 Ho Change .75 (max.)
TO LOT AREA: °
LOT AREA FOR EACH DWELLING UHIT: 1625 903 1500 (min.)
SIZE OF LOT: WIDTH 96 No Change 50 (min.)
DEPTH 85 No Change n/a
SETBACKS IN FEET: FRONT 20.0 llo Change 10 (min.)
REAR 15.2 No Change 10 (min.)
LEET SIDE 25.5 Ho Change (h+l1)/5 (min.)
RIGHT SIDE 11.8 Ho Change {h+1) /5 (min.)
SIZE OF BLDG.: HEIGHT 40.9 Ho Change 35 (max.)
LENGTH 52.8 o Change n/a
ST —————— A
WIDTH 54.8 No Change n/a
RATIO OF USABRE OPEN SPACE 45.2% No Change 30% (min.)
TO LOT AREA:
NO. OF DWELLING UNITS: 5 9 5 {max.)
NO. OF PARKING SPACES: 3 Ho Change 9 (min./max)
NO. OF LOADING AREAS: n/a n/a n/a (min.)
DISTANCE TO HEAREST BLDG. n/a n/a n/a (min.)

ON SAME LOT:

Describe where applicable, other occupancies on same lot, the size of adjacent buildings on same lot,
and type of construction proposed, e.g.: wood frame, concrete, brick, steel, etc.

The existing building is a 3 Story, wood frame superstructure on a rubble and brick foundation.
Proposed new construction will use the material palette as the existing construction.

1. SEE CAMBRIDGE ZONING ORDINANCE ARTICLE 5.000, SECTION 5.30 (DISTRICT oF DIMENSIONAL
REGULATIONS) .

2. TOTAL GROSS FLOOR AREA {(INCLUDING BASEMENT 7'-0" IN HEIGHT AHD ATTIC AREAS GREATER THAN 5°')
DIVIDED BY LOT AREA.

3. OPEN SPACE SHALL HOT INCLUDE PARKING AREAS, WALKWAYS OR DRIVEWAYS AND SHALL HAVE A MINIMUM
DIMENSION OF 1S5°.



BZA APPLICATION FORM
SUPPORTING STATEMENT FOR A VARIANCE

EACH OF THE FOLLOWING REQUIREMENTS FOR A VARIANCE MUST BE ESTABLISHED AND SET FORTH IN
COMPLETE DETAIL BY THE APPLICANT IN ACCORDANCE WITH MGL 40A, SECTION 10:

A) A Literal enforcement of the provisions of this Ordinance would involve a
substantial hardship, financial or otherwise, to the petitioner or appellant for
the following reasons:

The provisions of the City of Cambridge Zoning Ordinance were created long after
the existing structure was built rendering it non-conforming in multiple ways.
Many of the existing structures in the area are non-conforming with respect
either F.A.R. or Lot Area per Dwelling Unit or both. In addition, 74 Oxford and
many of the other building buildings are eligible for review by the Historic
Commission further limiting allowable alteration allowing the structure to adapt
to changing needs. A 1literal enforcement of the provisions of the Ordinance would
make the desirable renovation and restoration of the existing structure
infeasible.

B) The hardship 1is owing to the following circumstances relating to the soil
conditions, shape or topography of such land or structures and especially
affecting such land or structures but not affecting generally the =zoning district
in which it is located for the following reasons:

Hardship is owing to the size, shape and age of the existing Structure. The cost
of restoration, the demolition and/or reuse of outdated structural and
fire-preventative construction methods, the limitations placed by both Historic
Conformity and Zoning Non-Conformity combine to render the economic adaptation

and reuse of the building unlikely at 74 Oxford Street. These difficulties do
not exist on an empty lot where the Ordinance can be applied in a practical,
versatile way. The existing building has operated as a 9 Unit apartment
building in cthe Neighborhood for decades. Allowing it to remain a 9 Unit
Building will not have negative impact on the District.

C) DESIRABLE RELIEF MAY BE GRANTED WITHOUT EITHER:

1) Substantial detriment to the public good for the following reasons:

74 Oxford has operated for years as Multi-Family Housing with 9 wunits, and 3
parking spaces. Many of the other buildings in the neighborhood have the
same set of non-conforming characteristics. Allowing it to remain as such
will have no detriment to the public good.

2) Relief may be granted without nullifying or substantially derogating from the
intent or purpose of this Ordinance for the following reasons:

The relief requested adds no GFA, does not increase the building height and

does not create any new setback violations. While it technically increases
the number of "dwelling units™ it does not increase the number Residential
Units. Through changing definitions in the 2oning Ordinance, 74 Oxford is

now loosely classified as 5 Dwelling Units and a Lodging house with 4 Lodging
Rooms (A disallowed Use in C-1). The relief requested allows the continuation
of the existing use in a compliant manner,

* If You have any questions as to whether you can establish all of the applicable legal
requirements, you should consult with your own attorney.
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BZA APPLICATION FORM
SUPPORTING STATEMENT FOR A SPECIAL PERMIT

Please describe in complete detail how you meet each of the following criteria
referring to the property and proposed changes or uses which are requested in
your application. Attach sheets with additional information for special permits
which have additional criteria, e.g.; fast food permits, comprehensive permits,
etc., which musat be met.

Granting the Special Permit requested for 74 Oxford St Cambridge, MA (location)
would not be a detriment to the public intarest bacause:

Reyuirements of the Ordinance can or will be met for the following reasons:

Article 6 provides for relief from the required parking quantities in Section
5.35. The propaosed project will not cause excessive congestion, endanger public
safety or reduce the availability of parking in the area.

Traffic generated or patterns of access or egress would not cause congestion
hazard, or substantial <change 1in established neighborhood character for the
following reasons:

The proposed development will not <create a congestion hazard or substantial
change given that the driveway and curb cut will remain in their current
location. The traffic generated by the proposed use will be equal to the current
use. The proposed use is consistent with existing uses in the neighborhood.

The continued operation of or the development o1 adjacent uses as permitted in
the 2oning Ordinance would not be adversely affected by the nature of the
proposed use for the following reasons:

The driveway curb cuts will remain as they exist allowing traffic patterns to
remain the same. The proposed parking spaces will be in the same location as the
existing parking spaces maintaining existing relationships to adjacent uses.

Nuisance or hazard would not be created to the detriment of the health, safety
and/or welfare of the occupant of the proposed use or the citizens of the City
for the following reasons:

Existing Open Space will be retained to the benefit of the residents. Traffic
patterns and driveway ingress and egress will remain consistent for the adjacent
residents. The project is also in a region that is amply supported by multiple
means of Mass Transit. There will be no hazard or nuisance created by the

requested relief.

For other reasons, the proposed use would not impair the integrity of the
district or adjoining district or otherwise derogate from the intent or purpose
of this ordinance for the following reasons:

The proposed driveway and parking design 1is consistent with other uses in the
neighborhood and the larger district. The proposed use is consistent with the
uses in the neighborhood.
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CITY OF CAMBRIDGE
MASSACHUSETTS
BOARD OF ZONING APPEAL
831 MASSACHUSETTS AVENUE
CAMBRIDGE, MA 0213910 g, /

6
617 349-6100 e BEEICE M 1o: 4
BZA APPLICATION FORM BRI 0GE, gﬁ%mn’ °
Plan No: %qu&ﬁhma
GENERAL INFORMATION

’s

The undersigned hereby petitions the Board of Zoning Appeal for the following:
Special Permit : v Variance : v Appeal :

PETITIONER : 74 Oxford St. LLC c/o William Senne

PETITIONER'S ADDRESS : 33 Church Street Cambridge, MA 02138

LOCATION OF PROPERTY : 74 Oxford St Cambridge, MA

TYPE OF OCCUPANCY : Multifamily Dwelling ZONING DISTRICT: Residence C-1 Zone

REASON FOR PETITION :
Conversion to Additicnal Dwelling Units

DESCRIPTION OF PETITIONER'S PROPOSAL :

Petitioner requests Variance(s) relief to convert a nonconforming multifamily dwelling
containing five (5) dwellings units and four (4] boarding rooms into a nine (9) unit
dwelling. Variances include Lot Area Per Dwelling requirements of section 5.26 and
dimensional reguirements of 5.31. Additionally Petitioner regquests a Special Permit to
reduce the Parking Requirements of the Ordinance and to alter and increase openings on a
Nonconforming Structure.

SECTIONS OF ZONING ORDINANCE CITED :

Article 5.000 Section 5.26 (Conversion to Additional Units).

Article 5.000 Section 5.31 (Table of Dimensional Requirements).

Article 6.000 Section 6.36 (Reduction in Required Parking).

Article 8.000 Section B8.22.2 (Alteration of a Non-Conforming Structure;.
Article 10.000 Section 10.30 (Variance).

Original Signature(s) : __&>

(Petitioner(s) / Owner)

Wanem Sende

{Print Name)

Address : &C}}OM\-\ _%T(LEE"_

CAM RZASHT. (V)5 02328
Tel. No. : ((DF'>_3!LJ ’Q%OD

E-Mail Address : WSENNERPSIEXNNE ZE .M

8

Date : h
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SITE PLAN - ZONING
1/8" — 1 l_Oll
DIMENSIONAL FORM
LOCATION: 74 OXFORD ST.
ZONE: C-1
PRESENT USE/OCCUPANCY: MULTI-FAMILY
REQUESTED OCCUPANCY: MULTI-FAMILY
EXISTING PROPOSED ORDINANCE Complies?
LOT SIZE: 8,158 X 5000 Complies
GROSS FLOOR AREA: 8055 X 6,118 Existing Non-Conforming
FLOOR AREA RATIO: 0.98 X 75 Complies
LOT AREA PER DWELLING UNIT 1,631 X 1,500 Complies
NO. OF D.U. 5 X 2 Complies
SIZE OF LOT:
WIDTH 96' X 50 Complies
LENGTH 85' X N/A
FRONT BUILDING - SIZE:
BUILDING HEIGHT 40.9 X 35 Complies
BUILDING LENGTH 554 X N/A
BUILDING WIDTH 53.1 X N/A
FRONT BUILDING - SETBACKS:
FRONT (OXFORD) 20.0' X 10' Complies
FRONT (WENDELL) 15.0' X 10' Complies
LEFT SIDE 25.5' X (H+L)/5 Complies
RIGHT SIDE 11.8' X (H+L)/5' Existing Non-Conforming
DISTANCE BETWEEN STRUCTURES N/A X 10' Complies
TOTAL OPEN SPACE 3690.0 X 3545.6 Complies
PERCENTAGE LOT AREA 45.2% X 40% Complies
PRIVATE OPEN SPACE 22.9% X 20% Complies
PERMEABLE OPEN SPACE 45.2% X 20% Complies
NO. OF PARKING SPACES: 3 X 3 Complies
NO. OF PARKING SPACES ON LOT: 3 X 3 Complies

No. Description| Date

stamp

client

WILLIAM SENNE

EXIST. SITE PLAN & OPEN SPACE - ZONING COMPLIANCE

74 OXFORD STREET

project

title

I
BOYES-WATSON

ARCHITECTdHS

thirty bow street
somerville, ma

architects@ boyesmg%grﬂ'(%
m

phone: (617) 629.8200
fax: (617) 629.8201

job number 19140

As

scale indicated

date issued  10-12-18

EXISTING

sheet no.

AX-001




10/12/2018 3:19:30 PM

10-7 3/8" , 25'-10 1/4" , 10-7 3/8"
" e 3
| |
| |
| : :
| | S
| | o
| | <
| | ~
| |
| |
| |
m = — n~——
| |
: 3RD FLOOR GFA : 2
: 1,640 SF ! >
: GFA :
] ] S = - Jd_ N
| : 3
| 1 o
| |
r=r=- < b <3
: : ¥
| ] <
| — 1 r—-- - |
| |
| | RN
| ] =
| | <
| i )
| |
| — 4 L-- g |
] 1 =
| | A
| | ~
L——q —
| |
| |
| | =
0 | <
| | ©
| |
— —
3-33/8" 25'-10 1/4" 3-33/8"
ﬂy ﬂy ﬂy ﬂy
3RD FLOOR
1/8" = 1-0"
471" 4'-Q"
5'-0" 371" 5'-0"
Y/ /J/
& 2._04 2'-0"
N 7% ﬂ‘
\M P = = S e —— i m—— i— i y
Y| 5 le | REAR PORCH REAR PORCH e |
o | L3 8 SF 8 SF i_)
> 7 l'““': GFA GFA :-----1
z N
1= | |
< | - | |
- | 1
[} 1
| 1
) \
/7 N\
’// \\
5 ' Y
o ! :
-— ]
: FIRST FLOOR LEVEL :
I 2,121 SF I
AN GFA /
\ 4
\ 4
A Y 4
Np————— = | 7
| | | |
| | | ]
= | | | )
h | ! ! |
ee] | | | ]
| | | ]
| | | ]
[ ] P D, d | ey ey 1 |
| | |
2 ' I 64" 1Q"
E\Il | v
o 10" 6-4" |
7WENTRY PORCH ENTRY PORCH :
t— 53SF 53 SF j:'
i GFA GFA "
| :
| ]
L ]
= \\ ,/— - ’I‘ -
\N 7 4
\\ ----- _,, \\ ----- _,,
21 778" 3'-0"L 6'-1 1/4" LS'-O" 3-10 3/4" 3-0" L 6'-1 1/4" LS‘-O" —2-17/8"
714" 7 7 7 T 7 7 7 714"
1ST FLOOR
1/8" = 1'-0"

47|-1 "
5!_0" 37|_1 " 5!_0"
WV WV
— e e—— = e————— e m—— e’ m— 1
| |
| |
) I |
0 I I
> ] ]
[ |
| |
S%I'----J L____.I
l l
), \
/’ \\
// \\
b 1 2ND FLOOR GFA )
- : 2,078 SF :
: GFA :
{ /
\\ ,/
\ 7/
N\ 4
N e e - ——————— ed
| |
| |
[ |
[ |
[ |
| |
| |
| I
| |
2 l l
N i I
| |
[ I
| |
[ |
| |
| |
| |
| |
| |
=O - ‘\ /’- - —\\ /’- -
© A 4 3 103/4\ " L 2-17/8
B S o " [T N e — 4 L~ " 7 "
2"1 7/8"\ 3!_0" 6!_1 1/4" 3|-0|| 3|-0|| 6|-1 1/4“ 3!_0"
AL AL /7 \ AL AL AL /7
7|-4|| 32|-5|l 7|-4|| 4|-0||
2ND FLOOR
— 1 I_O"
4'_0" 46'_10" 4'_0"
5-0 36'-10" 5-0
T T
[ A [ e ———— =1
| | )
I | =
| | n
i i
Fe==== 4 Leee- . |
| {
| [
' ' H
] | &
| | o
| |
| [
7 \
/7 N =
P \ =3
/, \\ < 2
' T Y
| |
| | =
| |y
| | ©
| |
\ BASEMENT LEVEL ZRE
\\ 2,095 SF ,/’ 5 3
= 7 GFA — -
| |
| |
| |
| |
| |
| |
| |
| |
| | =
| | 2
| | N
| |
| |
| |
| |
| |
| |
| |
| |
| |
\\\ /// \\\ /// fz
2'_1 |]/3|_OIIT/- —6|-_0r - le-oll 4|-0|| 3|-0||T/- —6|?0r - J/3'_0" 3' 1
1 1 4 /l/ 7! 7! /1 P4l 32!_2uﬂ /71 7! 7! P4l 1 1|_4
/7
BASEMENT
— 1 |_O"

No. Description| Date

stamp

client

WILLIAM SENNE

Existing Building Area

EXISTING AREA PLANS - ZONING COMPLIANCE

title

—
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LU
nd
—
N
A
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O
LL
X
O
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g M

Level \ Name \ Area
BASEMENT | BASEMENTLEVEL | 2,095 SF
2,095 SF
1ST FLOOR | FIRST FLOOR LEVEL | 2,121 SF
1ST FLOOR ENTRY PORCH 53 SF
1ST FLOOR ENTRY PORCH 53 SF
1ST FLOOR REAR PORCH 8 SF
1ST FLOOR REAR PORCH 8 SF
2,242 SF
' 2NDFLOOR | 2ND FLOOR GFA | 2,078 SF
2,078 SF
' BRDFLOOR | 3RDFLOORGFA | 1,640 SF
1,640 SF
TOTAL FLOOR AREA 8,055 SF

BOYES-WATSON

ARCHITECTIHS

thirty bow street
somerville, ma

architects@ boyesm%%gn‘}f%
m

phone: (617) 629.8200

fax: (617) 629.8201

job number 19140
scale 1/8" = 1'-0"
date issued  10-12-18
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sheet no.

AX-002
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No. Description| Date

stamp

client

WILLIAM SENNE

EXISTING PHOTOS
74 OXFORD STREET

project
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I
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DIMENSIONAL FORM
LOCATION: 74 OXFORD ST.
ZONE: C-1
PRESENT USE/OCCUPANCY: MULTI-FAMILY
REQUESTED OCCUPANCY: MULTI-FAMILY
EXISTING PROPOSED ORDINANCE Complies?
LOT SIZE: 8,158 Unchanged 5,000 Complies
GROSS FLOOR AREA: 8055 Unchanged 6,118
FLOOR AREA RATIO: 0.98 Unchanged .75 Complies
LOT AREA PER DWELLING UNIT 1,631 906 1,500 Relief Requested
NO. OF D.U. 5 9 2 Relief Requested
SIZE OF LOT:
WIDTH 96' Unchanged 50 Complies
LENGTH 85' Unchanged N/A
FRONT BUILDING - SIZE:
BUILDING HEIGHT 40.9 Unchanged 35 Complies
BUILDING LENGTH 46.66 Unchanged N/A
BUILDING WIDTH 22.37 Unchanged N/A
FRONT BUILDING - SETBACKS:
FRONT (OXFORD) 20.0' Unchanged 10’ Complies
FRONT (WENDELL) 15.0' Unchanged 10’ Complies
LEFT SIDE 25.5' Unchanged (H+L)/5 Complies
RIGHT SIDE 11.8' Unchanged (H+L)/5' Existing Non-Conforming
DISTANCE BETWEEN STRUCTURES N/A N/A 10' -
TOTAL OPEN SPACE 3690.0 4020 3545.6 Complies
PERCENTAGE LOT AREA 45.2% 49.2% 40% Complies
PRIVATE OPEN SPACE 22.9% 31.3% 20% Complies
PERMEABLE OPEN SPACE 45.2% 49.2% 20% Complies
NO. OF PARKING SPACES: 3 3 3 Complies
NO. OF PARKING SPACES ON LOT: 3 3 3 Complies
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LESLEY UNIVERSITY
29 EVERETT STREET
CAMBRIDGE, MA 02138

150-76

REIFMAN, BEVERLY

47 WENDELL ST #2
CAMBRIDGE, MA 02138

150-79

REISS, LYNNE J.

76 OXFORD ST
CAMBRIDGE, MA 02138

149-65

HENDERSON, REBECCA M.

50 WENDELL ST
CAMBRIDGE, MA 02138

7O d S Dbt
Vot

150-72 74 OXFORD STREET LLC
; C/O WILLIAM SENNE
WOOD, GWENDOLYN F., A LIFE ESTATE, 23 CHURCH STIEET

LESLIE L. WOOD, JR. & DAVID A. WOOD
63 GORHAM ST
CAMBRIDGE, MA 02138

CAMBRIDGE, MA 02138

150-76

JANKOWICH, ANDREW E. & DANIELLE G. JANKOWICH
47 WENDELL ST. UNIT#3

CAMBRIDGE, MA 02138

BOYES WATSON ARCHITECTS
C/O STEPHEN HISERODT

30 BOW STREET
SOMERVILLE, MA 02143

150-123 150-125

BARD, JOEL B. BETSY F. BARD OXFORD DEVELOPMENT PARTNERS LLC
51 WENDELL ST C/O 74 OXFORD STREET, LLC
CAMBRIDGE, MA 02138 33 CHURCH ST

CAMBRIDGE, MA 02138

149-65 150-76

STILT, KRISTEN ANN ENGELS, REINHARD & KAREN ENGELS
52 WENDELL ST 47 WENDELL ST., #1

CAMBRIDGE, MA 02138 CAMBRIDGE, MA 02138
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