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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 
November 16, 2016 

 

Case #31-16: SITE PLAN REVIEW 
 

Case #32-16:  SPECIAL PERMIT FOR PARKING REDUCTION  
 

20 Willis Street 
WS Purchase Street 
NW Purchase Street 

  (Map 66, Lots 167,  
168 & 33) 

 

Applicant: Women’s Development Corporation  

861A Broad Street Providence, RI 02907 
 

Owners:  Map 66, Lots 33 and 167 
Southeastern Massachusetts Veterans Housing Program, Inc 
20 Willis Street (formerly 181 Hillman Street) 
New Bedford, MA 02740 

   

   

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 

Map 66, Lot 168 
 Purchase Street Corp 

1265 Purchase Street 
New Bedford, MA 02740 

 

LOOKING SOUTH TOWARD SITE FROM WILLIS STREET 
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Overview of Request 
Request to consider applications under Chapter 9 Comprehensive Zoning, §5400-5490B Site Plan Review, 
associated  Special Permit under §5300-5390-Special Permit, and §3000-General Regulations, 3100-Parking & 
Loading, 3110-Applicability, 3120-Special Permit for Parking Reduction, and 3130-Table of Parking and Loading 
Requirements  - Appendix C  for new construction of veteran’s housing with support services and reduction of 
off-street parking from 35 to 18 spaces, on a combined .51+/- acre site, located at 20 Willis Street, WS Purchase 
Street and NW Purchase Street(Map 66, Lots 167, 168 & 33) in the Mixed-Use Business (MUB) zoning district.  
 
Nonprofit educational corporation uses are permitted by right in the MUB zoning district. The Veteran’s 
Transition House (VTH) is a 501 (c) (3) non-profit, founded in 1990 by a group of Vietnam veterans and 
community leaders who acknowledged the need for housing and supportive services on the South Coast for 
veterans and those experiencing homelessness. The program’s objectives are to offer rehabilitation services, a 
path to self-sufficiency and reintegration of veterans into the community by offering a “hand-up, not a hand-
out”.  The Veteran’s Transition House is an active member of the City of New Bedford’s Homeless Service 
Provider’s Network (HSPN) which serves as a coordinated Continuum of Care (CoC) under programming with the 
U.S. Department of Housing and Urban Development (HUD). 
 
Due to significant site constraints including the size, shape, and grade of lot coupled with the demands of the 
logistical considerations of the supportive housing program, the applicant is not able to fully comply with certain 
dimensional requirements of the municipal ordinance. It is understood that the mixed-use facility proposed by 
VTH provides significant educational programming. Therefore, the project proposal is exempt from certain 
dimensional requirements dictated by the long, narrow shape of the land, so services offered by the facility may 
meet the needs of veterans within the perimeter area of the proposed new construction.  
 
Existing Conditions: 
The existing Veteran’s Transition House is located at 20 Willis Street between Pleasant and Purchase Streets in 
the Acushnet Heights National Register Historic District. Extensive exterior remodeling efforts over the years 
have been made since the establishment of the initial site buildings. The existing structure at 20 Willis Street is 
legally non-conforming by lot area and setbacks.  
 
Currently, a 3.5 story structure containing administrative offices and 36 residential units serve up to 45 
occupants at any given time who live, dine and utilize on-site program services.  
 

LOOKING SOUTHWEST AT SITE FROM INTERSECTION at WILLIS/PURCHASE STREETS  
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The proposed redevelopment of Veteran’s Transition House will come together exercising three parcels whose 
current arrangement is under a “gentlemen’s agreement:”  
 

 Two parcels are under ownership of Southeastern Massachusetts Veterans Housing Program, Inc.; Map 66, 
Lot 167 is a 14,445+/- SF parcel located at 20 Willis Street and site of the former Francis P. Memorial 
Hospital stretching the 
length of Willis Street 
between Pleasant Street to 
the west and Purchase 
Street to the south.  A 
second parcel is Map 66, 
Lot 33 with 3,686+/- SF of 
grassy open space 
associated with Map 66, 
Lot 45, whose structure 
may be recognized as 
Copytype Equipment 
Company with a business 
address of 1311 Purchase 
Street.  

 A middle parcel, Map 66, 
Lot 168, is a 4,136+/- SF 
area fronting on Purchase 
Street is currently used as 
off-street parking by VTH 
and is under negotiation for 
purchase and sale by the 
applicant from current 
owner.  The owner of this 
parcel has provided written 
acknowledgement of the 
applications before the 
Planning Board.  

 
The development overlooks 
Route 18.  There is a change in 
grade between Pleasant and 
Purchase streets with low point 
at Purchase Street.  
 
Area business entities include 
Bizzaro Smoke Shop, Glaser 
Glass Corporation, and Dipper 
Café.  Neighboring service 
provider, Child and Family 
Services, is located at 1061 
Pleasant Street. Clasky Common Park is one block north of the site.  
 
 
 
 

LOOKING NORTH TOWARD SITE 

Route 18 
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Proposal Conditions:  
 
Demolition. The applicant proposes a complete demolition of the three existing buildings in order to make way 
for new construction.  Demolition review was conducted by the City of New Bedford’s Preservation Planner and 
recommendation for demolition indicated that:  

 Due to the exterior alterations of two of the existing buildings (a structure c.1838 and a structure 
c.1910) neither building retains sufficient integrity to meet the criteria for listing in the National Register 
and that in light of this, it was recommended to the City Council that the structures are neither 
Historically Significant nor Preferably Preserved structures.  

 A third structure slated for demolition (three story brick masonry addition) dates to c.1952 and that it 
did rise to the 75 year threshold necessitated to fall under the city’s Demolition Delay Ordinance and 
that as such, it was not considered by the Preservation Planner.     

 
New Construction. New construction will consist of two (2) buildings: 

 Building A, to be built along Willis and Purchase Streets, will house 23 Single Residency Occupancy (SRO) 
apartments, social office suite, a community kitchen, large dining/community room, several outdoor 
patios and site improvements covering 4,000+/- SF.  

 Building B, located at the corner of Willis and Pleasant streets will provide seven (7) apartments, to 
feature two (2) studio style, three (3) one-bedroom, and two (2) two bedroom units within 2,000+/- SF 
of interior space.  Seven (7) staff members will assist the residents.   

 
Estimated time for completion and occupancy is October 2018 with an estimated budget of $4.4 million. 
 
Site Plan Review:  
 
Plans submitted for consideration: 
The plan submittal is shown as Site Redevelopment for Willis Street Apartments (A.P. 66, Lots 33, 167 & 168) at 
20 Willis Street in New Bedford, MA, for Women’s Development Corporation, 861A Broad Street, Providence, RI 
02907 and Southeastern Massachusetts Veterans Housing Program, Inc, 20 Willis Street, New Bedford, MA 
02740, dated October 21, 2016, prepared by Commonwealth Engineers & Consultants, Inc., 400 Smith Street, 
Providence, RI 02908 [consisting of thirteen (13) pages]; 

and 
Existing Conditions for A.P. 66, Lots 33, 167 & 168, 20 Willis Street, in New Bedford, MA, dated 08/10/16, 
prepared by Commonwealth Land Surveyors [consisting of one (1) page];  

and 
Willis Street Apartments, 20 Willis Street, New Bedford, MA, for Women’s Development Corporation and 
Southeastern Massachusetts Veterans Housing Program, Inc., dated 10/21/2016, prepared by ICON 
Architecture, 101 Summer St, Boston, MA 02110 [consisting of seven (7) pages]. 
 
Title Sheet – Sheet 1 
Existing Conditions Plan - Sheet 2/13  
Demolition Plan – Sheet 3/13 
Construction Layout Plan – Sheet 4/13 
Grading & Drainage Plan – Sheet 5/13 
Utility & Grading Plan – Sheet 6/13 
Landscape Plan – Sheet 7/13 
Erosion Control Plan – Sheet 8/13 
Lighting Plan – Sheet 9/13 

 Lighting Plan illustrates obtrusive light limitations for exterior lighting installations to be under 5.0 with 
the exception of the northeast corner of the site at Willis & Purchase Streets where light trespass at the 
interior patio area is projected as being 6.2.  
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Construction Details – Sheet 10/13 
Construction Detail – 11/13 
Construction Details – Sheet 12/13 
Construction Details Sheet 13/13 
 
Existing Conditions (Survey) – Sheet 1/1 
Site Diagram for Willis Street Apartments – Sheet 1/1 
 
Cover Sheet 
Building A-Ground Floor and First Floor Plan – A-101 
Building A-Third Floor Fourth Floor & Roof Plan – A-102 
Building B-Floor Plans & Roof Plan – A-103 
Building A-Elevations – A-201 
Building B- Elevations- A-202 
Enlarged Unit Plans - A-501 

 
The applicant has submitted cut sheets for Washingtonian-style lighting in keeping with the Acushnet Heights 
National Register Historic District guidelines. Wall mount fixtures are down lit and feature LED illumination 
elements.  
 
SRTA has provided a short letter briefly noting the distance between 20 Willis Street and New Bedford bus stop 
located at Purchase and Willis Streets. 
 
Stormwater Calculations were prepared using HydroCAD dated October 14, 2016 as presented by 
Commonwealth Engineers & Consultants, Inc. The report notes the relatively steep down gradient from the west 
to the east with water flowing in this direction through the property. Currently, there are no stormwater on-site 
controls.  
 
The report states one catch basin will be installed adjacent to the parking lot to collect runoff and runoff will 
flow by gravity through a pipe into a diversion manhole, where the flow is mitigated to a proposed underground 
infiltration system. The catch basin will be comprised of a deep sump and hood, and water flow will be directed 
through a Stormtech “isolator row” via the diversion manhole. This “isolator row” acts like a sediment forebay 
whose intent is to prolong the longevity of the system. Should an intense storm event occur, the diversion 
manhole directs the water flow to a seven (7) row pipe manifold system. The system ultimately outlets to a 
nearby drain manhole located in Purchase Street.  
 
The Department of Public Infrastructure stipulates drainage must tie in directly to the manhole over the 48 inch 
storm drain at the northwest corner of Campbell and Purchase streets (See Item 11 of DPI Memo). The site is 
not located within the 100 year- year floodplain, as concluded by applicant’s review of FEMA FIRM Map 
#25005C0393G. 
 
Appendix C-Table of Parking & Loading Regulations  

USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

Hotel, motel, bed and breakfast, 
rooming or boarding or lodging 

house, tourist home, dormitories, 
or other non-family residence 

accommodations, excluding group 
homes. 

One (1) space per each employee per shift, 
who does not reside on the premises; one (1) 

space per guest room, dwelling parking 
requirements, if applicable. 

One (1) loading space for each building 
containing more than 20 guest rooms 
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Special Permit for Parking Reduction:  
The site plan illustrates nineteen (19) off-street parking spaces, with includes one (1) ADA compliant space.  
When considering an application for Special Permit, the Board must take 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, staff offers the following considerations: 

   
 Social, economic, or community needs which are served by the proposal. 

The Veteran’s Transition House is the only organization of its type in Greater New Bedford. The facility offers 
a broad array of supportive services designed to provide a strong foundation for each veteran's recovery and 
rehabilitation, which includes one-on-one case management, relapse prevention, drug and alcohol 
education, nutrition and health counseling, anger management, arts therapy, and job training and 
placement. VTH also offers in-house computer training. Since its inception, VTH has provided over 2,500 
formerly-homeless veterans with housing and specialized supportive services and as previously noted, is an 
integral member of the City’s HSPN which develops and executes strategic actions toward ending 
homelessness.  Ending veteran’s homelessness by 2017 has been a critical first step toward that overarching 
goal and is reinforced through both federal policy and local planning efforts. 
 

 Traffic flow and safety, including parking and loading. 
Those receiving housing/services through VTH most often do not have their own private vehicles and as 
such, do not make a significant contribution to the parking load. It is staff at VTH who generally occupies 
parking spaces onsite.  Because this proposal calls for a reduction in staffing from the existing 21 to seven (7) 
onsite personnel at any given time, the anticipated parking needs by staff is thereby expected to decrease 
proportionately. 
 

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

 Neighborhood character and social structures. 
In light of the anticipated programmatic shift to more permanent housing supports, the reduced staff 
needed to support program operations onsite is expected to diminish.  As such, the historic fabric of the 
immediate neighborhood should not be compromised by the proposed reduction in parking.  It could be 
argued that the applicant’s request to reduce the parking requirement actually enhances rather than 
detracts from the character of the neighborhood in which it sits by promoting greater pedestrian activity 
and eliminating the prospect of increased impervious area. 
 

 Impacts on the natural environment 
The proposal for reduced parking on-site only serves to promote rather than negatively impact the natural 
environment.  Limited on-site parking creates greater opportunity for less vehicular congestion at the site 
and its immediate environs. 
 

 Potential fiscal impact, including impact on City services, tax base, and employment 
As the City of New Bedford Master Plan states in Chapter 5. Jobs and Business, the well being of any 
community is often measured by the strength of its economy. The Veteran’s Transition House advises that 
their mission is to help each veteran they serve improve overall health and wellness, live a self-directed life, 
and strive to reach their full potential. VTH employs seven staff member on site, serving 40 clients seven 
days per week between the hours of 8:00 a.m. and 5:00 p.m.   By providing necessary services to our 
veterans, the reduction in parking that is proposed is not anticipated to negatively impact the city’s fiscal 
position.   
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 Master Plan Goal  
This proposal is consistent with the master plan’s goal (of establishing a sound foundation for future growth 
that builds upon its coastal location, preserves its historic legacy, and expands cultural and workforce 
opportunities) as it restores deteriorating property and improves the neighborhood. This is a project that 
also promotes the greater good for those who has dedicated their life in service to their country. 

 
Review Comments 
Plans were distributed to City Clerk, City Solicitor, Health Department, Inspectional Services, Engineering, Public 
Infrastructure, Conservation Commission, Fire Department and School Department offices.   
 
The Department of Public Infrastructure responded and their Memorandum will be available at the Planning 
Board meeting. 
 
Outside of this, no further comments from city offices were received in this matter.  
 
Recommendation: 
The proposed plan for new construction of veteran’s housing and support services and reduction of off-street 
parking from 35 to 18 spaces appears to meet the thresholds for the provision of a special permit from a 
practical standpoint (economic, pedestrian, environmental and potential fiscal benefits) as well as meeting site 
plan approval for a project that offers much needed services to our veterans. Staff recommends approval of the 
Site Plan and Special Permit.  Any conditions recommended by staff will be available to the board at its meeting 
of November 16, 2016. 
 
______________________________________________________________________________________ 
 
Attachments:   

1. Site Plan Review Application 
2. Special Permit Application 
3. Building Demolition Review Dated October 25, 2015 
4. Deeds of Ownership - Bristol County Registry of Deeds  

Book 10962, Page 246; Bk 2886, Pg 81; Bk 3392, Pg 23 
5. Letter of Authorization for Map 66, Lot 168 
6. Project Narrative 
7. Development Impact Statement 
8. Memorandum from DPI Dated November 3, 2016 
9. SRTA Citing Bus Stop Distance 
10. Lighting Tear Sheets and Photo metrics 
11. Cost Estimate 
12. Stormwater Calculations 
13. Letter of Support from Department of Veterans Services 
14. Site Photos 
15. Site Plan Set 
16. Architectural Plan Set 




























































































































































































































