






BOARD OF ZONING APPEALS
23 ELLSWORTH AVENUE, CAMBRIDGE MASSACHUSETTS

UNIT #1 RENOVATION

ZONING ORDINANCE CITY OF CAMBRIDGE, MASSACHUSETTS

ZONING DISTRICT: Residence C-1 
LOT SIZE: 4,053 SF
BUILDING ID: 337-14
FIRST FLOOR GROSS AREA: 1,521 GSF 
BASEMENT GROSSS AREA: 1,033 GSF 
TOTAL GROSS AREA: 2,554 GSF 
TOTAL LIVING AREA: 1,521 SF
BUILDING LIVING AREA: 5,854 SF

PROJECT DESCRIPTION: 
THE CURRENT STRUCTURE CONSTITUTES A 3-FAMILY RESIDENCE. THE PROJECT IS LIMITED TO 
THE RENOVATION OF UNIT 1 WHICH INCLUDES THE GROUND FLOOR AND EXISTING FINISHED 
BASEMENT. PARTIAL RENOVATION OF THE GROUND LEVEL INCLUDING UPDATING ALL BATHROOM 
FINISHES AND FIXTURES IN ONE EXISTING BATHROOM, ADDING A WALL TO THE LIVING ROOM TO 
CREATE A SMALL OFFICE SPACE TO WHAT WAS FORMERLY AN OPEN OFFICE SPACE, ADDING 
BUILT-INS IN THE LIVING ROOM TV WALL, AND ADDING A BUILT-IN BENCH IN THE KITCHEN.
LOWER LEVEL IMPROVEMENTS INCLUDE RENOVATING THE FAMILY ROOM AND PLAYROOM, 
RENOVATING THE EXISTING BATHROOM AND REPLACING MASONRY COLUMNS WITH STEEL LALLY 
COLUMNS, ENLARGING WINDOW ON FRONT FAVADE AND ENGLARGING WINDOW ON RIGHT 
FACADE.
NO CHANGES TO THE EXTERIOR WALLS OR CLADDING OF THE BUILDING ARE PROPOSED.

RELEVANT CODE REFERENCES 

MASSACHUSETTS BUILDING CODE - NINTH EDITION CMR 780
MASSACHUSETTS EXISTING BUILDING CODE WITH AMENDMENTS - IEBC 2015

OCCUPANCY: R-2 RESIDENTIAL

IEBC 504.1 - LEVEL 2 ALTERATION 

Level 2 alterations include the addition or elimination of any door or window, the reconfiguration or extension of 
any system, or the installation of any additional equipment, and shall apply where the work area is equal to or 
less than 50 percent of the building area.

IEBC 403.1 General. Except as provided by Section 401.2 or this section, alterations to any building or 
structure shall comply with the requirements of the International Building Code for new construction. 
Alterations shall be such that the existing building or structure is no less conforming with the provisions 
of the International Building Code than the existing building or 
structure was prior to the alteration.

IEBC 1501.2 Storage and Placement
Construction equipment and materials shall be stored and placed so as not to endanger the public, the 
workers or adjoining property for the duration of the construction project.

IEBC 1501.3 Alterations, Repairs, and Additions
Required exits, existing structural elements, fire protection devices, and sanitary safeguards shall be 
maintained at all times during alterations, repairs, or additions to any building or structure.

Exceptions:
1. When such required elements or devices are being altered or repaired, adequate substitute provisions 

shall be made.
2. When the existing building is not occupied

IEBC 1501.4 Manner of Removal
Waste materials shall be removed in a manner which prevents injury or damage to persons, adjoining 
properties, and public rights-of-way.

IEBC 1501.5 Fire Safety During Construction
Fire safety during construction shall comply with the applicable requirements of the International 
Building Code and the applicable provisions of Chapter 33 of the International Fire Code.

Single-or multiple-station smoke alarms shall be installed and maintained in Groups R-2, R-3, R-4 and 
I-1 regardless of occupant load at all of the following locations:

1. On the ceiling or wall outside of each separate sleeping area in the immediate vicinity of bedrooms.
2. In each room used for sleeping purposes.
3. In each story within a dwelling unit, including basements but not including crawl spaces and 
uninhabitable attics. In dwellings or dwelling units with split levels and without an intervening door 
between the adjacent levels, a smoke alarm installed on the upper level shall suffice for the 
adjacent lower level provided that the lower level is less than one full story below the upper level.

IBC 420.6 Fire Alarm Systems and Smoke Alarms
Fire alarm systems and smoke alarms shall be provided in Group I-1, R-1, R-2 and R-4 occupancies 
in accordance with Sections 907.2.6, 907.2.8, 907.2.9 and 907.2.10, respectively. Single-or multiple-station
smoke alarms shall be provided in Groups I-1, R-2, R-3 and R-4 in accordance with Section 
907.2.11.

IBC 1031.2 Emergency Escape and Rescue
Basements and sleeping rooms below the fourth story above grade plane shall have not fewer than one 
emergency escape and rescue opening in accordance with this section. Where basements contain one or more 
sleeping rooms, an emergency escape and rescue opening shall be required in each sleeping room, but shall 
not be required in adjoining areas of the basement. Such openings shall open directly into a public way or to a 
yard or court that opens to a public way.
Exceptions:
1. Basements with a ceiling height of less than 80 inches (2032 mm) shall not be required to have 

emergency escape and rescue openings.
2. Emergency escape and rescue openings are not required from basements or sleeping rooms that have 

an exit door or exit access door that opens directly into a public way or to a yard, court or exterior egress 
balcony that opens to a public way.

3. Basements without habitable spaces and having not more than 200 square feet (18.6 m2) in floor area 
shall not be required to have emergency escape and rescue openings.

4. Storm shelters are not required to comply with this section where the shelter is constructed in accordance 
with ICC 500.

5. Within individual dwelling and sleeping units in Groups R-2 and R-3, where the building is 
equipped throughout with an automatic sprinkler system installed in accordance with Section 
903.3.1.1, 903.3.1.2 or 903.3.1.3, sleeping rooms in basements shall not be required to have emergency 
escape and rescue openings provided that the basement has one of the following:

5.1    One means of egress and one emergency escape and rescue opening.
5.2    Two means of egress.

Note: Basement is below three stories above grade plane. Building is sprinklered. Basement has one means of 
egress directly out to the rear yard. 

IBC 1017.2 EXIT ACCESS TRAVEL DISTANCE 

OCCUPANCY - R: 250' with Sprinkler (Conforms)

ASSESSOR'S PHOTO

AERIAL MAP

CODE SUMMARY 

BUILDING TYPE: VB 
SPRINKLER: 13D 
MEANS OF EGRESS: COMMON EGRESS  STAIRS AT FRONT AND REAR OF 
THE BUILDING. 
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1ST FLOOR
0' - 0"

2ND FLOOR
9' - 11"

3RD FLOOR
19' - 9"

ROOF PEAK
33' - 2"

APPROX.
FINISHED GRADE

-4' - 8"

INSTALL NEW MARVIN DOUBLE-
HUNG WINDOW, 
ROUGH OPENING: 38 1/4" X 39 1/4"
MAINTAIN EXISTING HEAD HEIGHT
GLASS: IG 1-LITE, TEMPERED LOW 
E2 FROSTED W/ ARGON, 
STAINLESS 

1ST FLOOR
0' - 0"

2ND FLOOR
9' - 11"

3RD FLOOR
19' - 9"

ROOF PEAK
33' - 2"

APPROX.
FINISHED GRADE

-4' - 8"

DEMOLISH EXISTING 20"X37" WINDOW 
AND PORTION OF WALL TO 
ACCOMODATE NEW WINDOW. EXISTING 
WINDOW HEAD HEIGHT TO REMAIN.
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PROPOSED SOUTH ELEVATION
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EXISTING SOUTH ELEVATION



1ST FLOOR
0' - 0"

2ND FLOOR
9' - 11"

3RD FLOOR
19' - 9"

ROOF PEAK
33' - 2"

APPROX.
FINISHED GRADE

-4' - 8"

3
7

' -
 1

0
"

DEMOLISH EXISTING 20"X37" WINDOW 
AND PORTION OF WALL TO 
ACCOMODATE NEW WINDOW. 
EXISTING WINDOW HEAD HEIGHT TO 
REMAIN.
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0' - 0"

2ND FLOOR
9' - 11"

3RD FLOOR
19' - 9"

ROOF PEAK
33' - 2"

APPROX.
FINISHED GRADE

-4' - 8"

3
7

' -
 1

0
"

INSTALL NEW WINDOW
MARVIN ESSENTIAL AWNING - 3 
WINDOWS WIDE
ROUGH OPENING: 87 33/64" X 19 1/2"
GLASS: IG, TEMPERED LOW E3 
FROSTED W/ ARGON, STAINLESS
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GENERAL	NOTES:
ALL	DIMENSIONS	ARE	TO	FINISHED	FACE	UNLESS	OTHERWISE
NOTED.
ALL	DIMENSIONS	SHALL	BE	VERIFIED	IN	THE	FIELD.

INTERIOR	PARTITIONS	TO	BE	2x4	WOOD	STUD	WALLS	W/	1/2"
BOARD	AND	PLASTER.
INTERIOR	PARTITIONS	AT	BATHROOMS	TO	BE	2x4	WOOD	STUD
WALLS	W/	1/2"	MOISTURE	RESISTANT	BOARD	AND	PLASTER	OR
1/2"	CEMENT	BOARD	AND	TILE	WHERE	INDICATED.

DESIGN/BUILD	NOTES:
ALL	WORK	RELATED	TO	HVAC,	PLUMBING,	AND	ELECTRICAL
SYSTEMS	SHALL	BE	DESIGNED	AND	CONSTRUCTED	ON	A
DESIGN/BUILD	BASIS.	ALL	WORK	SHALL	COMPLY	WITH	ALL
RELEVANT	FEDERAL,	STATE,	AND	LOCAL	CODES	AND
ORDINANCES.
HVAC,	ELECTRICAL,	AND	PLUMBING	LAYOUTS	WHERE	SHOWN
ARE	FOR	INFORMATION	AND	COORDINATION	PURPOSES	ONLY.
INSTALLERS	SHALL	HAVE	FULL	RESPONSIBILITY	FOR
COMPLIANCE	WITH	ALL	APPLICABLE	CODES	AND	SHALL
INDEMNIFY,	DEFEND,	AND	HOLD	HARMLESS	THE	ARCHITECT
FROM	ANY	AND	ALL	LIABILITY	IN	CONNECTION	THEREIN.

ELECTRICAL	NOTES:
MOUNTING	HEIGHTS	FOR	ELECTRICAL	RECEPTACLES	AND
SWITCHES	SHALL	MATCH	EXISTING	BUILDING	EQUIPMENT	AND
CODE.	ELECTRICAL	RECEPTACLES	MAY	BE	NO	LOWER	THAN	18"
A.F.F	(CENTERLINE)	MAXIMUM	HEIGHT	FOR	CONTROLS	IS	48'
A.F.F.
COVER	PLATES	FOR	ANY	DEVICES	SHALL	NOT	BE	INSTALLED
UNTIL	APPLICATION	OF	ALL	FINISH	MATERIALS	HAS	BEEN
COMPLETED.
ALL	ELECTRICAL	WORK	SHALL	BE	COORDINATED	WITH	HVAC,
CABINETWORK,	PARTITION	CONSTRUCTION	AND	ANY	OTHER
WORK	WHERE	SO	REQUIRED/APPROPRIATE	EVEN	IF	NOT
SPECIFICALLY	REQUESTED.
ELECTRICAL	CONTRACTOR	WILL	COORDINATE	ANY	CHANGES	OR
CHANGE	REQUESTS	IN	ELECTRICAL	POWER	OR	DEVICE
REQUIREMENTS	WITH	OWNER	AND	ARCHITECT.
COMPLY	WITH	ALL	MANUFACTURER	REQUIREMENTS	FOR
ELECTRICAL,	TELEPHONE,	AND	OTHER	ASSOCIATED	DEVICES.

APPLICABLE	CODE:
MASSACHUSETTS	STATE	BUILDING	CODE	(780	CMR)	9TH	EDITION	AND
2015	INTERNATIONAL	RESIDENTIAL	CODE
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Mid Cambridge Neighborhood Conservation 

District Commission  
 

831 Massachusetts Avenue, Cambridge, Massachusetts 02139  
Telephone: 617 349 4683  TTY: 617 349 6112  

E-mail: histncds@cambridgema.gov  
www.cambridgema.gov/historic/districtsHistoricProperties/midcambridgencd  

 
Tony Hsiao, Chair, Lestra Litchfield, Vice Chair  

      Monika Pauli, Charles Redmon, Katinka Hakuta, Members  

Nan Laird, Catherine Tice, Alternates 

                

  
CERTIFICATE OF NON-APPLICABILITY  

  

                                Property:         23 Ellsworth Avenue   
 

 Applicant:        Sarah Rhatigan   
  
The Mid Cambridge Neighborhood Conservation District Commission hereby certifies, pursuant 

to Chapter 2.78, Article III, Section 2.78.140-270 of the Code of the City of Cambridge and the 

order establishing said district that the work described below does not involve any activity requiring 

issuance of a Certificate of Appropriateness or Hardship:  

  

Enlarge two basement windows. 

Permit # 1141278 

 

All improvements shall be carried out as shown on the plans and specifications submitted by the 

applicant, except as modified above. Approved plans and specifications are incorporated by 

reference into this certificate.  

  
This certificate is granted upon the condition that the work authorized herein is commenced within 

six months after the date of issuance.  If the work authorized by this certificate is not commenced 

within six months after the date of issuance or if such work is suspended in significant part for a 

period of one year after the time the work is commenced, such certificate shall expire and be of no 

further effect; provided that, for cause, one or more extensions of time for periods not exceeding 

six months each may be allowed in writing by the Chair.  

  

 Case Number:  MC 7171 Date of Certificate:     November 4, 2024 

 Attest: A true and correct copy of decision filed with the offices of the City Clerk and the Cambridge 

Historical Commission on     November 4, 2024.  

  By    Tony Hsiao/aac              , Chair   
 

************************************************************************  

Twenty days have elapsed since the filing of this decision.  No appeal has been filed         .  

Appeal has been filed       . Date                       City Clerk:                                                     
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