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City of New Bedford 
Department of Planning, Housing & Community Development 

608 Pleasant St, New Bedford, Massachusetts 02740 
Telephone: (508) 979.1500   Facsimile: (508) 979.1575 

 

 

STAFF REPORT 
 

PLANNING BOARD MEETING  
September 13, 2017 

 
 
Case #30-17: SPECIAL PERMIT 
  2112 Acushnet Avenue 
  Map: 119 Lot: 13 
 
Applicant’s  
Agent:  Comprehensive Design Build Services 

P.O. Box 578 
West Wareham, MA 02575 
 

Owner:  c/o Lance Sylvia, Manager 
CMAC Realty, LLC 
83 Chershire Avenue 
Acushnet, MA 02743 

 
  

 
Overview  
Request by applicant for Special Permit approval for Parking Space Reduction located at 2112 Acushnet Avenue 
(Map 119, Lot 13) on a .501 acre site in the Mixed Use Business (MUB) zoning district  under Chapter 9 
Comprehensive Zoning, §3100. Parking and Loading., 3100. Applicability., 3120. Special Permit., 3130. Table of 
Parking and Loading Requirements – Appendix C., and §5300. Special Permit., §5310-5330 and 5360-5390. 
 
The developer proposes to convert the upper-level floor area to two (2) residential dwelling units in an existing 
building. This non-conforming use and structure was approved by Special Permit from the Zoning Board of 
Appeals on December 15, 2016, and then amended July 20, 2017, under Case #4259 permitting the conversion 
from commercial office space to residential dwelling units.  
 
To accommodate this mixed-use proposal, the Building Commissioner finds 56 on-site parking spaces are 
required; 33 parking spaces are shown on the site plan. The applicant seeks relief for 23 parking spaces. 
 
 
 

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 

LOOKING SOUTH TOWARD SITE FROM  
ACUSHNET AVENUE AND HARWICH STREET 
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Existing Conditions  
This project site is located at the southeast corner of Acushnet 
Avenue and Harwich Streets in the city’s north end. The 
topography of the land slopes west to east from a high point 
at Acushnet Avenue.  
 
Gateway pillars indicate the ingress and egress at Acushnet 
Avenue; a second access point is from Harwich Street. A 
30+/- foot wide easement is shown on plans and viewed 
onsite just outside the limits of the parcel following the east 
and south perimeter lot lines. Additional site access is 
available via two (2) curb cuts at the right-of-way and 
provides a means for additional interior traffic circulation.   
It is presumed from deed research that a sewer easement 
from Harwich Street serves the vacant structure located to 
the rear of 2112 Acushnet Avenue [shown 
as Lot A on the Conceptual Site Plan for 
New Bedford, MA Acushnet Avenue dated 
10/07/16, as prepared by Hunt Real Estate]. 
Site visit by staff also notes an area of 
pavement disturbance at the north lot line 
near Harwich Street. 
 
Approximately 98% of the area is 
comprised of impervious surface marked by 
building structure and paved surface. 
 
Existing car stops are in place on site, 
however several require realignment. Realigning car stops is 
recommended for safety reasons. 
 
The Acushnet Avenue concrete sidewalk serving the public right-of-way has 
evidence of cracked pavement and subsequent weed overgrowth. Subsidence is 
evident at the driveway access apron at the Acushnet Avenue frontage.  
 
An existing ground sign advertising the Laundromat is located near the northwest 
corner of the lot; staff notes the billiard business occupies space within the ground 

sign for the adjacent CVS 
pharmacy business.  
 
The surrounding context 
along the Acushnet Avenue arterial road is comprised of 
commercial uses. Well-maintained single and multi-
family dwelling units front Harwich Street. 
 
Neighboring business entities include: CVS pharmacy, 
Santander Bank, New Bedford Credit Union, Dunkin’ 
Donuts, KFC fast food restaurant, and Hollywood 
Tanning Salon. 
 

GATEWAY ENTRANCE FROM  
ACUSHNET AVENUE  

SOUTH LOT LINE EASEMENT  

CAR STOPS 

 

PAVEMENT DISTURBANCE 

 
ACCESS FROM HARWICH STREET  

LOOKING TOWARD WEST ELEVATION AT REAR OF STRUTURE  
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Proposed Conditions 
This project before the Planning Board is for consideration of a Special Permit for parking reduction and not 
subject to the §5420. Applicability of regulations under §5400. Site Plan Review.  
 

The intent of this project is to provide parking for a Mixed 
Use Business (MUB) zoned site with two residential 
dwelling units through the adaptive reuse of vacant 
general office space.  
 
Demand and Operations 
The applicant projects the mix of business uses will serve 
30 customers per day, with five (5) employees anticipated 
to satisfy the business needs. The applicant states in the 
Special Permit Application hours of operation to be 8:00 
a.m. to 8:00 p.m. seven (7) days per week. Weekly 
delivery hours are noted on the application as from 8-5.  
 
Review Comments 
As required under city ordinance, the case submittal 
documents were distributed to City Clerk, City Solicitor, 
Health Department, Inspectional Services, Engineering, 
Public Infrastructure, Conservation Commission, Fire 
Department and School Department. 
 

 
No comments from city offices were received in this matter at the 
time of the compilation of this report.   
 
PLANS SUBMITTED FOR CONSIDERATION:  
 

The submittal is shown as Conceptual Site Plan for New 
Bedford, MA Acushnet Avenue dated 10/07/16, as prepared by 
Hunt Real Estate, 5100 W. Kennedy Blvd, #100, Tampa, FL 
33609, consisting of one (1) sheet; 
 

 It should be noted that the project scope is limited to Lot 
C, as shown on the Conceptual Site Plan prepared by 
Hunt Real Estate. 

 

And 
 

The Proposed Renovation for CMAC Realty, LLC, 2112 Acushnet Avenue, New Bedford, MA 02745, DATED 
04.07.2016prepared by Comprehensive Design Service, P.O. Box 578, West Wareham, MA 02576, consisting of 
five (5) sheets; 

 Cover Sheet – A 0.1 
 Existing Conditions Lower Level Plan – EX 1.1 
 Existing Conditions Main Level Plan – EX 1.2 
 Existing Conditions Upper Level Plan - EX 1.3 [MISSING FROM PLAN SET} 
 Proposed Renovation Upper Level Plan –A 0.1 [DUPLICATED] 

 

And 
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Site Layout Plans for Mixed Use Retail at 2112 Acushnet Avenue, New Bedford, MA, dated March 29, 2012, 
prepared by SITEC, Inc., 449 Faunce Corner Road, Dartmouth, MA 02747, consisting of one (1) sheet. 
 

And  
 

Special Permit Reduction of Parking for 2112 Acushnet Avenue (Plot 119, Lot 13) New Bedford, MA, for CMAC 
Realty, LLC, 2112 Acushnet Avenue, New Bedford, MA 02746, dated 08.08.2017, prepared by Comprehensive 
Design Build Services, P.O. Box 578, West Wareham, MA 02576, consisting of two (2) sheets; 

 Cover Sheet – C 1.0 [Plan is labeled Proposed Parking Lot]  
 Existing Conditions Plan – C 1.1 

 

 Staff recommends adding a Note to read: Any minor modifications (as determined by the City Planner 
and City Engineer) to the information shown on the approved site plans shall be submitted to the City 
Planner and City Engineer as a Minor Plan Revision for approval prior to the work being performed. 
 

Waivers 
There are no waiver petitions submitted by the applicant for consideration by the Planning Board.  
 

Development Impact Statement (DIS)  
The applicant has provided a DIS for the proposed development and may be reviewed at Attachment 3. 
 

Traffic Impact & Access Study 
The applicant has not provided a traffic analysis for the proposed development.  
 

Ground Sign Review 
A Ground Sign exists on site for Wash World.  
 
Special Permit for Parking Reduction under §3100. Parking and Loading.  
The City of New Bedford ordinance states the following under §3120 Special Permit.  

Any parking or loading requirement set forth herein may be reduced upon the issuance of a 
special permit by the Planning Board if the Board finds that the reduction is not inconsistent 
with public health and safety, or that the reduction promotes a public benefit. Such cases might 
include: 
 

3123. Peculiarities of the use which make usual measures of demand invalid.  
 
Peculiarities of the preexisting site conditions make usual measures of the demand invalid.  
 
As per Appendix C-Table of Parking & Loading Regulations of the zoning ordinance, the applicant is required to 
provide 56 parking spaces for the intended uses. Shown on the plan submittal are 33 nine by twenty foot 
parking spaces, which include two (2) ADA compliant spaces. The applicant seeks relief for the balance of 23 
parking spaces required under the ordinance.  
 

Parking Calculations 
20 spaces for tenants that occupy the 3982+/- SF floor area [absorbed by Shooter’s billiard hall and Clip Joint 
barber/beauty shop] at the east elevation with ingress/egress via the rear of the building on a sloped lot. 
32 spaces for the 6262+/- SF street level floor area [currently occupied by Wash World Laundromat, with 
vacancy left by The Farmer’s Kitchen].  
4 spaces for the two residential units intended for the 3232 +/- SF top floor. 

Appendix C-Table of Parking & Loading Regulations  
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USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

Two-family dwelling 
 

Places of assembly, including theaters, 
veterans, fraternal, social and 

recreational clubs and organizations 
not operated for a profit; facilities 

primarily for the education and 
instruction of persons sixteen (16) yrs. 
of age and older; taxi, bus & railroad 

passenger terminals; auditoriums, 
theaters, bowling alleys and dance 

halls; sports facilities; places of 
worship; funeral homes 

 
Businesses engaged in retail sale of 

goods and services. 
 

Two (2) spaces per dwelling 
unit 

 
 

One (1) spaces for each 200 sq. 
ft. of gross floor area. 

 
 
 

One (1) space per each 200 sq. 
ft. of gross floor area, but not 

less than two (2) spaces for 
each business use intended to 

occupy the premises. 

One (1) loading space for each multifamily 
dwelling containing more than ten (10) 

dwelling units, or more than twenty (20) 
housekeeping units. 

 
 

One (1) loading space for each building 
containing 10,000 sq. ft. or more of gross 

floor area. 
 
 

One loading space for each building 
containing more than 5,000 and less than 

10,000 sq. ft. of gross floor area. 

 
When considering an application for Special Permit, the Board takes into account the characteristics of the site 
and of the proposal in relation to that site, in addition to any specific factors that may be set forth under Section 
5300 of the zoning ordinance.  As to those thresholds, the staff offers the following considerations: 
   

 Social, economic, or community needs which are served by the proposal. 
The vision of the City includes the creation of dynamic neighborhoods.  This proposal allows for adaptive 
reuse of an existing property and provides additional residential stock to the neighborhood.  
 

 Traffic flow and safety, including parking and loading. 
Although the parking to be provided on site is not consistent with existing zoning standards, many of the 
properties in the city either have inadequate parking or on-street parking that appears to be available.  The 
applicant has informed staff that a shared parking arrangement is being negotiated with adjacent property 
owners and evidence of such an arrangement will be provided for the Planning Board’s consideration at the 
time of the public hearing.  As noted previously, no traffic impact and access study has been provided. 

 

 Adequacy of utilities and other public services. 
Whereas the applicant is replacing utility and public services within an existing structure within a 
neighborhood, there is no anticipated issue with this adequacy. 
 

 Neighborhood character and social structures. 
Housing is the most prevalent land use in New Bedford, and its cost and availability are critical components 
that define much of the city’s character.  Within this neighborhood, a recent windshield survey indicated 
there were not too many vacant apartments or houses being advertised for sale/lease thus suggesting that 
the renovation of existing aging housing stock may be appropriate in this area.  The proposed special permit 
for parking reduction would, by extension, allow for adaptive reuse of commercial office space in a MUB 
zoning district.  
 

 Impacts on the natural environment 
The applicant is renovating an existing structure and this application for parking reduction is for the 
utilization of urban space currently used for parking; there will be no anticipated negative impacts on the 
natural environment as a result of granting the special permit. 

 Potential fiscal impact, including impact on City services, tax base, and employment 
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Having this property renovated and the site improved will provide a positive fiscal impact on the city and the 
broader neighborhood by improving property values.   

 

 Master Plan Goal  
The proposal for Special Permit for parking reduction is consistent with the master plan’s goal to provide 
new residential opportunities and communicates a positive message for business development.   

 
Staff Recommendation 
Having reviewed the case deliverables, staff recommends approval by the Planning Board of the Special permit, 
to include the following conditions: 

 That the applicant corrects the typo for side yard setbacks in Zoning Matrix on revised plans. 

 That the car stops be reset for safety reasons. 

 To mitigate the urban heat island effect, existing landscape plantings should be properly maintained and 
cared for. 

 Areas of pavement on the site where subsidence has occurred should be repaired for safety reasons. 
 
 

Attachments:  
1. Zoning Board of Appeals Decision for Case #4259  
2. Special Permit Application  
3. Development Impact Statement 
4. Construction Control Document 
5. Bristol County (S.D) Registry of Deeds Book 10323, Page 289 
6. Photos  

7. Plan Set 




































































