6/15/23, 10:54 AM

CITY OF CAMBRIDGE

BOARD OF ZONING APPEAL

831 Massachusetts Avenue, Cambridge MA 02139 M99 NI Le AM 1.

~

617-349-6100 NI e i
BZA Application Form
BZA Number: 228569
General Information
The undersigned hereby petitions the Board of Zoning Appeal for the following:

Special Permit: __ X Variance: Appeal:

PETITIONER: Garden Lodge LLC C/O Sarah Like Rhatigan, Esq., Trilogy Law LLC
PETITIONER'S ADDRESS: 12 Marshall Street, Boston, MA 02493
LOCATION OF PROPERTY: 2 Garden St , Cambridge, MA

TYPE OF OCCUPANCY: Rectory/parsonage, dormitory, ZONING DISTRICT: Residence C-2 Zone
office

REASON FOR PETITION:
/Additions/
DESCRIPTION OF PETITIONER'S PROPOSAL:

Alterations to and construction of a conforming rear addition to a nonconforming structure, resulting in an increase in the area of more than
10% (and less than 25%) of the existing structure.

SECTIONS OF ZONING ORDINANCE CITED:

Article: 5.000 Section: 5.31 (Table of Dimensional Requirements)
Article: 8.000 Section: 8.22.2.c (Alteration and enlargement of a nonconforming structure)

Article: 10.00 Section: 10.40 (Special Permit)
ZQ@ /

Original e
Signature(s): / (Petitioner (s) / Owi
Sarah Like Rhatigan, Esq., on be the

Petitioner, Garden Lodge LLC

(Print Name)
Address: _Trilogy Law LLC, 12 Marshall St., Boston, MA, 02108
Tel. No. _617-543-7009
E-Mail Address: sarah@trilogylaw.com

Date: June 15, 2023
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BZA APPLICATION FORM - OWNERSHIP INFORMATION

(To be completed by OWNER, signed before a notary, and returned to
Secretary of Board of Appeal).

Matthew Moore, Manager of Garden Lodge LLC
(OWNER)

Address: 667 Somerville Avenue, Somerville, MA 02143

state that Garden Lodge LLC owns the property located at 2 Garden
Street, Cambridge, Massachusetts which is the subject of this =zoning
application.

The record title of the above-described property is in the name of
Garden Lodge LLC pursuant to a deed dated October 19, 2022 and duly
filed in the Middlesex South County Registry of Deeds, Registered Land
Division, as Document No, 1925703, and noted on Certificate of Title
No. 280668, in Book 1595, Page 125.

Garden Lodge LLC:

By: Matthew Moore
Its: Manager

NOTARY) PUBLIC

COMMONWEALTH OF MASSACHUSETTS
COUNTY: Middlesex County, ss.

On this igL day of May, 2023, before me, the undersigned notary

public, personally appeared the above named Matthew Moore, Manager of
Garden Lodge LLC, proved to me through satisfactory evidence of
identification which was JPL a driver’s license or -
(form of photo identification) to be the same person whose name is
signed on the preceding or attached document, and acknowledged to me
that he signed it wvoluntarily for its stated purpose on behalf of
Garden Lodge LLC.

Notary Publi

Commission Expires: [\/gvermb(?r’ 0,6/ QOQ?
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6/15/23, 10:54 AM

B2A 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 must be met.

Granting the Special Permit requested for 2 Garden St , Cambridge, MA (location) would not be a
detriment to the public interest because:

A) Regquirements of the Ordinance can or will be met for the following reasons:

The Petitioner seeks to renovate and enlarge a rear addition to the historic, 19th-century building. The
Petitioner’s intention is to operate a small lodging house. The building is aged and requires substantial
renovation and upgrades.

The proposed renovations and addition have undergone a thorough review by the Cambridge Historical
Commission which has jurisdiction over exterior alterations as the property is located within the Old
Cambridge Historical District. The Petitioner’s initial proposal for a full three-story, flat-roofed, brick-clad
addition was scaled back and significantly medified in response to feedback from the Historical Commission
and the abutters at 1 Garden Street. The current proposal received the unanimous support of the Historical

Commission, which issued a Certificate of Appropriateness at its June 1% hearing,

The design also received the support of the abutters at 1 Garden Street, although they expressed concern
about a lodging house use.

Petitioner’s intended use as a 13-room lodging house is an allowed use in the C-2 district and does not require
zoning relief. See CZO Section 4.31.i.3.

The property is legally preexisting nonconforming. Constructed circa 1835, the single-family style building
is located on an undersized (4,551 square feet) lot and with narrow side and front yard setbacks. The
proposed alterations and enlarged rear addition all comply with setback requirements and result in a building
that complies with the district’s Floor Area and Open Space requirements.

Since the project will result in an increase in area and/or volume of greater than 10% (but less than 25%) of
the existing building, a special permit under Cambridge Zoning Ordinance (CZO) 8.22.2.c is required.

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

The proposed renovations and addition will not substantially impact the established neighborhood character,
nor cause congestion hazards, or negative impacts in terms of traffic generated or patterns of access or egress.
The property is located across from the Cambridge Common in a busy, commercially vibrant area of
Cambridge. The modest increase in area that is proposed, located at the rear and keeping within the existing
footprint of the existing structure, will not result in congestion hazard. The renovations remove existing
elements of the building that intrude into side setbacks and provide for the new addition to be set back from
the left side (which is nearest the 1 Garden Street building). Removal of windows on the left elevation also
improves privacy for the 1 Garden Street abutters.

Access and egress patterns will be similar, although improved. The main entrance and interior small lobby
will be shifted to the right side entryway, set back from the street. The central historic entry door will remain
for aesthetic purposes. The existing left-side egress door, landing, and stairs that currently route foot traffic
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)

D)

E)

within feet of the neighboring 1 Garden Street property are being eliminated. Also eliminated is the rear fire
escape which currently serves as the second means of egress from the third floor of the main house. A new
code-compliant interior stair will provide fire-safe egress for occupants, bringing them to the first-floor lobby
and out the main entry to Garden Street, or leading out to the rear yard via garden-level egress doors.

The existing curb cut and parking space will be maintained to allow for an area for vehicle pick-up and drop-
off at the site. Occupants in this convenient Harvard Square location are expected to be largely walking,
biking, or using ride-share or public transportation.

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

The continued operation of or development of adjacent uses will not be adversely affected by this proposal.
The rear addition conforms to setbacks and height requirements and is pulled back from the left side (to
accommodate the 1 Garden Street abutters, whose building lies very close to that lot line). The addition will
allow for the substantial renovation and revitalization of this 19th-century building.

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:

No nuisance or hazard will be created for the future occupants of the building and/or the citizens of
Cambridge by allowing for the expansion of the building as proposed here. On the contrary, the renovations
and expansion proposed are all necessary in order to update, and provide code-compliant and habitable use of
this aged, historic building. Modifications to the existing building, including the removal of windows on the
left side facing 1 Green Street, and the removal of the left-side egress door, landing, and stairs, are intended to
improve privacy for the neighbors at 1 Garden Street.

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 requested special permit relief can be granted without impairing the integrity of the districts or adjoining
districts because it will allow for necessary improvements to a pre-existing non-conforming building, that
will be in keeping with the neighborhood uses and beneficial in allowing for the revitalization and restoration
of a historic building in the heart of Old Cambridge.

*If you have any questions as to whether you can establish all of the applicable legal
requirements, you should consult with an attorney.
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Applicant: Garden Lodge LL.C

Location: 2 Garden St , Cambridge, MA

BZA Application Form

DIM

RMATI

Present Use/Occupancy: Bs.c.to.[ylm Rarsonage. dormitory,

Zone: Residence C-2 Zone

Phone: 617-543-7009 Requested Use/Occupancy: Lcdging house
Existing Conditions ~ feauéated Drdinance -
[TOTAL GROSS FLOOR
- 6,524 7,712 7,964 (max.)
4,551 4,551 5,000 (min.)
FLOOR AREA TQ LOT 1.43 1.69 1.75
AREA: 2
n/a n/a 600
WIDTH 61.9 61.9 50.0
|DEPTH 84.6 84.6 n/a
[SETBACKS IN FEET:  [FRONT 7.9 7.9 (H+L)/6 and not < 10
|REAR 20.0 20.0 20.0
|LeFT sioe 7.0 7.0 (‘(’;‘;?it’;g% 135 (H+L)/7 = 13.4
RIGHT 6.9 (existing)/ 13.5 _
SIDE 6.9 (addition) (H+L)/7=13.4
. 38.5 (existing)/ 26.6
SIZE OF BU G: . : \
|SiZE OF BUILDIN HEIGHT 38.5 (addition) 85.0
WIDTH 56.5 56.5 n/a
|LENGTH 476 47.6 n/a
RATIO OF USABLE
0.27 0.17 0.15
0 0 7 dwelling units
allowed
1 1 0
0 0 0
0 0 H1+H2/6

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

Attached one-story garage located in easement area to left of the structure, utilized by owner of 1 Garden Street, and allowed per
BZA variance, will remain.

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 AND ATTIC AREAS GREATER THAN 5)
DIVIDED BY LOT AREA.

3. OPEN SPACE SHALL NOT INCLUDE PARKING AREAS, WALKWAYS OR DRIVEWAYS AND SHALL HAVE A MINIMUM
DIMENSION OF 15'.

274



PREPARED BY:

ARCHITECT

PETER QUINN
ARCHITECTS LLC
259 ELM ST, STE 301

SOMERVILLE, MA 02144
PH (617) 354 3989

Zoning Summary

Lodging House Use allowed by-right

Proposed addition is dimensionally compliant
Parking not required city-wide

Special Permit from BZA required for an addition
> 10% and < 25% of existing floor area

Existing Building Area = 6,524-SF incl Basement
Addition Area = 1,188-SF incl Basement

Total Proposed Building Area = 7,712-SF

FAR Allowed = 1.75; FAR Proposed = 1.69

CIVIL ENGINEER & SURVEYOR
SPRUHAN

ENGINEERING, P.C.

80 JEWETT ST, SUITE 2
NEWTON, MA 02458
PH (617) 816-0722

REAR ADDITION - 2 GARDEN ST

BZA APPLICATION

CAMBRIDGE, MA 02138

PETER
QUINN
ARCHI

TECTS

ARCHITECTURE
PLANNING
INTERIOR DESIGN

PETER QUINN ARCHITECTS LLC
259 ELM STREET, SUITE 301
SOMERVILLE, MA 02144
PH 617-354-3989

CONSULTANT

LIST OF DRAWINGS BZAAPPL
13 JUN 2023
T1 TITLE SHEET X
Z-0 DIMENSIONAL TABLE X
Z-1 DIMENSIONAL SITE PLAN X
Z-2 GROSS FLOOR AREA X
Z-3 AVG. GRADE, BLDG HEIGHT, SIDE YARD CALC. X
A0.1-0.4 ARCHITECTURAL RENDERING (4 SHEETS) X
AS-1 CONTEXT SITE PLAN X
A-1 BASEMENT FLOOR PLAN X
A-2 FIRST FLOOR PLAN X
A-3 SECOND FLOOR PLAN X
A-4 THIRD FLOOR PLAN X
A-5 FRONT ELEVATION X
A-6 LEFT ELEVATION X
A-7 REAR ELEVATION X
A-8 RIGHT ELEVATION X
A-9 BUILDING SECTIONS X
EC 1-5 EXISTING PLANS, ELEVATION, & SECTIONS X
EC-6 EXISTING PHOTOS X
EXISTING CONDITIONS PLOT PLAN X
SH 1-3 SHADOW STUDY X

d Grsduste/ :
Of Education Qursw Budiding

Larsen Hall

LOCUS PLAN AN

PROJECT

BZA APPLIC
REAR ADDITION
2 GARDEN ST

2 GARDEN ST,
CAMBRIDGE, MA 02138

PREPARED FOR

GARDEN LODGE
LLC.

667 SOMERVILLE AVE.
SOMERVILLE, MA 02143

DRAWING TITLE

TITLE SHEET

SCALE AS NOTED

REVISION| DATE

BZA APPLIC 13 JUN 2023

DRAWN BY REVIEWED BY
MN/YC PQ

SHEET




Z:\DCADDWGS\Garden-2\02 Schematic Design\Garden-2_Zoning.dwg, Z-0, 6/13/2023 4:56:00 PM

2 GARDEN ST, CAMBRIDGE - DIMENSIONAL TABLE - RES. C-2 ZONING DISTRICT

PETER QUINN ARCHITECTS LLC
259 ELM STREET, SUITE 301
SOMERVILLE, MA 02144
PH 617-354-3989

CONSULTANT

PROJECT

BZA APPLIC
REAR ADDITION
2 GARDEN ST

2 GARDEN ST,
CAMBRIDGE, MA 02138

PREPARED FOR

GARDEN LODGE
LLC.

667 SOMERVILLE AVE.
SOMERVILLE, MA 02143

ZONING CRITERIA ALLOWED/ EXISTING PROPOSED COMPLIANCE
REQUIRED
Lot Area (sf) 5,000-sf min +4,551-sf no change Complies per 5.21.1
Lot Area per DU (sf) 600-sf min 14 551-sf no change Complies
Lot Width (ft) 50" min +61.9' no change Complies
Lot Depth (ft) N/A 184.6' no change N/A
Gross Floor Area (sf) 7,964-sf max 6,524-sf 7,712-sf Complies
FAR 1.75 max 1.43 1.69 Complies
MIN YARD  Front Yard (ft) (H+L) / (4+2) Existing bldg: 7.9' no change Existing Condition
no case <10
Proposed addt'n: NA 443 Complies
Rear Yard (ft) (H+L) / (4+2) Existing bldg: 20 no change Existing Condition
no case <20'
Proposed addt'n: NA 20' Complies
Side Yard (ft) (H+L) / (5+2) Existing bldg: 7' no change Existing Condition
Left =13.4' min
Proposed addtn: 1st floor 7 Existing Condition
2nd-3rd floor 13.5' Complies
Side Yard (ft) (H+L) / (5+2) Existing bldg: 6.9' no change Existing Condition
Right =13.4' min
Proposed addt'n: 1st floor 13.5' Complies
2nd-3rd floor 17.6' Complies
Building Height (ft) 85" max Existing bldg: 38.5' no change Complies
Proposed addt’n: NA 36.6' Complies
Building Separation (ft) (H1+H2) /6, no case <10 N/A N/A Complies
Area and % of required | 15% lot = 683-sf min 1,250-sf (27%) 770-sf private open Complies
POS with.width >15' Private Open Space space (17%)
+ Area and % of required | N/A NA
POS with width <15'
—  Private Open Space Total | 15% lot = 683-sf min 1,250-sf (27%) 770-sf private open Complies
% of Lot Area Private Open Space space (17%)
Number of Dwelling Units 7 max 0 0 Complies
Number of Car Parking Spaces 0 min 1 1 Complies
Number of Bike Parking Spaces 8LT,1ST 0 8LT,2ST Complies

DRAWING TITLE

DIMENSIONAL
TABLE

SCALE AS NOTED

REVISION| DATE

BZA APPLIC 13 JUN 2023
DRAWN BY REVIEWED BY
MN/YC PQ

SHEET

Z-0




Z:\DCADDWGS\Garden-2\02 Schematic Design\Garden-2_Zoning.dwg, Z-1, 6/13/2023 4:56:02 PM

o __ BIKE LOCKERS FOR
8 L.T. BIKE SPACES
A
EXISTING
BRICK WALL
SUNKEN SUNKEN
PATIO I PATIO
| PETER QUINN ARCHITECTS LLC
V v - ‘ 259 ELM STREET, SUITE 301
4 A SOMERVILLE, MA 02144
3 : — S e < EXTENT OF EXISTING 1ST FLOOR
§ EXIT | | % |:| | REAR ADDITION RETAINED
l n
— = i s | o [__| PROPOSEDEXTENTOF & B
EXISTING ROOF —— [ ED i S 2ND FLOOR REAR ADDITION = E
TOBE REMOVED\;, ; MAIN UPPER * i I:I [ — 7] PROPOSEDEXTENTOF N
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| b 2 GARDEN ST,
/ [ c"*l) 1 CAMBRIDGE, MA 02138
| W
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ABUTTING |' s | J' 8 LLC.
BUILDING | I' | % | DROP-OHFF 667 SOMERVILLE AVE.
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) ~ REVISION| DATE
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20.1"

36.3'

36.3'

PETER QUINN ARCHITECTS LLC
259 ELM STREET, SUITE 301
SOMERVILLE, MA 02144
PH 617-354-3989

CONSULTANT

56.2'

10.5' 2.4

7.0

5.2

10.5'

PROJECT

BZA APPLIC
REAR ADDITION
2 GARDEN ST

2 GARDEN ST,
CAMBRIDGE, MA 02138

4.2

36.3'

PREPARED FOR

GARDEN LODGE
LLC.

667 SOMERVILLE AVE.
SOMERVILLE, MA 02143

AT 20.1"

DRAWING TITLE

GROSS FLOOR
AREA

SCALE AS NOTED

REVISION| DATE

BZA APPLIC 13 JUN 2023
DRAWN BY REVIEWED BY
MN/YC PQ

SHEET

L-2
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PROPOSED
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PETER QUINN ARCHITECTS LLC
259 ELM STREET, SUITE 301
SOMERVILLE, MA 02144
PH 617-354-3989

CONSULTANT

PROJECT

BZA APPLIC
REAR ADDITION
2 GARDEN ST

2 GARDEN ST,
CAMBRIDGE, MA 02138

PREPARED FOR

GARDEN LODGE
LLC.

667 SOMERVILLE AVE.
SOMERVILLE, MA 02143

DRAWING TITLE

AVG. GRADE,
BLDG HEIGHT,
SIDE YARD
CALC.

SCALE AS NOTED

REVISION| DATE

BZA APPLIC 13 JUN 2023

DRAWN BY REVIEWED BY
MN/YC PQ

SHEET

/-3
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1 AERIAL VIEW FROM WEST

SCALE: NA

PETER

QUINN
ARCHI
TECTS

ARCHITECTURE
PLANNING
INTERIOR DESIGN

PETER QUINN ARCHITECTS LLC
259 ELM STREET, SUITE 301
SOMERVILLE, MA 02144
PH 617-354-3989

SEAL
8

K s s
CONSULTANT

PROJECT

BZA APPLIC
REAR ADDITION
2 GARDEN ST

2 GARDEN ST,
CAMBRIDGE, MA 02138

PREPARED FOR

GARDEN LODGE
LLC.

667 SOMERVILLE AVE.
SOMERVILLE, MA 02143

DRAWING TITLE

3D VIEWS

SCALE AS NOTED

REVISION| DATE

BZA APPLIC 13 JUN 2023
DRAWN BY REVIEWED BY
MN/YC PQ
SHEET

n
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ic D

PETER
QUINN
ARCHI

TECTS

ARCHITECTURE
PLANNING
INTERIOR DESIGN

PETER QUINN ARCHITECTS LLC
259 ELM STREET, SUITE 301
SOMERVILLE, MA 02144
PH 617-354-3989

CONSULTANT

PROJECT

BZA APPLIC
REAR ADDITION
2 GARDEN ST

2 GARDEN ST,
CAMBRIDGE, MA 02138
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Venting Approach

Kitchen:

Basement kitchen will have a standard
electric residential grade stove and oven unit
to be vented with 6” Dia. vent line through
western facing roof of the addition, or
alternatively out the rear fagade of the new
addition at the first-floor level depending on
fan strength and manufactures
recommendations.

Bathrooms:

Soil line vents will utilize existing roof vents
to the degree possible. When not feasible,
new soil vent lines will be located on the
western facing roof of the new addition.

Room vents will be combined to the extent
possible and vented through the western
facing roof of the new addition. In line fans
will be utilized as needed to provide suitable
air change.
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