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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 COMMENTS 
 

PLANNING BOARD MEETING  
December 9, 2015 - CASE CONTINUED TO JANUARY 13, 2016 

 
Case # 29-15: SPECIAL PERMIT 
  414 ASHLEY BLVD 
  Map: 108, Lot: 45 
 
Case #30-15:  SITE PLAN APPROVAL 

414 ASHLEY BLVD 
  Map: 108, Lot: 45 
 
Applicant: Couto Construction Inc. 
  478 N. Front Street 

New Bedford, MA 02740 
   
Owner:  Jason O. Couto 
  23 High Hill Road 

Dartmouth, MA 02747 
508.509.4414 
Coutoconstruction@gmail.com 
 

 
Overview of Request:  
Request to consider a Special Permit for reduction of parking spaces, and Site Plan approval for the 
expansion of an existing two family residential structure, constructed in approximately  1910, 
located at the SE corner of Ashley Boulevard and Belleville Road at 414 Ashley Blvd (Map 108, Lot 
45), on a 2004 +/- SF lot, in the Mixed Use Business zoning district. 
 
The applicant is proposing interior and exterior renovation of an existing structure, and conversion 
of the first floor commercial space to a 1,148+/- SF residential dwelling unit having three (3) 
bedrooms. Multifamily dwelling units of three stories are permitted by right in the Mixed Use zoning 
district and the adjacent Residential C zoning district. 
 
The Special Permit application does not state the number of parking places the applicant is seeking. 
The zoning ordinance stipulates six (6) off-street parking spaces are required to accommodate the 
proposed use.  Currently, a garage provides one (1) off street parking space to serve the multifamily 
and business structure.  Tenants historically park at the street on Belleville Road and Ashley 
Boulevard.  

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 

414 Ashley Boulevard-West Elevation 

mailto:Coutoconstruction@gmail.com
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 Existing Conditions:  
The Mixed Use Business site and structure is located at the intersection of Ashley Boulevard and 
Belleville Road. The 
existing parcel is 2004 
SF, having 34.58 feet 
of frontage along 
Belleville Road and 58 
feet along Ashley 
Boulevard.  Belleville 
Road is a one-way, 
east-west collector 
road conducting and 
distributing traffic 
from Acushnet Avenue 
to Ashley Boulevard.  
Abutting zoning district 
is Residence C.   
An accessory, 
detached garage 
provides one (1) on-
site parking space.  The 
accessory garage is 
sited 3’6” from the 
principal structure. 
Under Section 2330. 
Accessory Structures. 2331 Private Garages, where a private garage is detached and accessory, the 
garage must be at least ten (10) feet from the principal building, except for garages that meet the 
fire rating standards of the MA Building Code.  The minimum distance from the rear lot line for 
detached garages shall be four (4) feet. The garage—constructed prior to the present zoning codes--
does not meet current zoning requirements and is therefore considered legal nonconforming. 
 
Under Section 3130, multifamily dwellings of two (2)) or more per structure, require two (2) or more 
spaces per dwelling unit. Businesses engaged in retail sale of goods and services require one (1) 
space per 200 SF of gross floor area, and not less than two (2) spaces for each business use intended 
to occupy the area, in general 

 
One dwelling unit per 15,000 SF of site area is the permitted density of dwelling units per lot 
allowed for a two-family dwelling in the MUB and Residential C zoning district.  The existing two (2) 
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family structure, as shown on the Assessor’s card, is 3,044 SF which 
does not meet the ratio for density for the 2004 SF lot; therefore, the 
structure is an existing, non-conforming use. 
 
The structure meets the ten foot (10) side and rear setbacks for the 
abutting Ashley Street parcel; however, side setback requirement are 
not met for the neighboring property at Belleville Road. Side setback 
is dimensioned on the plan as 4 FT+/-. This narrow buffer area 
between neighboring structures negates the possibility of 
constructing additional off-street parking with circulation between 
Belleville Road and Ashley Boulevard.  
This parcel is non-conforming under the current zoning ordinance. 
Current zoning permits multifamily housing on lot sizes that are at least 15,000 SF. The existing 
parcel is 2004 SF, having 34.58 feet of frontage along Belleville Road and 58 feet along Ashley 
Boulevard.  Lot frontage requirements are 100 feet for two-family dwellings and 150 feet for three 
or more dwelling units in both the MUB zoning district and adjacent RC zoning district.  
It may be notable that this land, shown as Parcel A on the Plan of Land Surveyed for Maria A. 
Benjamin dated May 28, 1970 as an Approval Not Required plan of land, was separated from the 
original parcel in 1970. Historical research of Licensing and Building Department records reflect the 
structure had been in continuance use as a business since 1938 thru 2005.  
 
Proposal Conditions:  
The applicant has submitted a proposal to convert a commercial business space in the Mixed Use 
Business zoning district to the lesser by-right, residential use, eliminating the by-right use to transact 
business or provide services at this corner location.   
 

 This proposal for expansion of use does not meet current zoning requirements for minimum 
parking spaces and comes before the Planning Board seeking a Special Permit for Parking 
Reduction. The number of parking spaces the applicant petitions the Board for has not been 
specified within the case submittal documents.  
 

 
The proposed expansion of existing 
construction with the introduction of an 
additional three bedroom residential unit will 
intensify the residential density in this area of 
multifamily structures that already have 
limited or no off-site parking.  The proposal to 
discontinue the historical retail use on this 
site and instead create additional residential 
units, despite being a by-right use in the MUB 
district, will detract from the concept of the 
urban village that reflects the history and 
culture of each neighborhood under the goals 
of the City of New Bedford Master Plan.   
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Special Permit for Parking Reduction:  
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 the 
restoration of an existing property, and removes a blighted structure from the neighborhood through 
improvement. However, off-street parking is not provided to serve each apartment, nor is the goal and 
objective of creating a vibrant pedestrian friendly community achieved when a business use is taken 
out of the zoning mix. 

 
 Traffic flow and safety, including parking and loading. 

The parking to be provided at the site is not consistent with existing zoning standards. While many of 
the properties in this dense neighborhood either have inadequate parking or not off-street parking, this 
proposal does not improve the traffic flow and safety at the busy intersection.  

 
 Adequacy of utilities and other public services. 

Whereas the applicant is renovating an existing structure within an area with complete utility and 
public services, there is no 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, housing is quite dense 
and a recent windshield survey indicated there were not too many vacant apartments or houses for 
sale thus suggesting that the renovation of existing aging housing stock is appropriate in this area. 
However, there is a growing demographic seeking smaller apartments. The proposal to add three 
bedrooms in an already over-burdened, dense, populous area is an adverse affect of this model of 
reconstruction.  

 
 Impacts on the natural environment 

The applicant is renovating an existing structure and will be improving the land area surrounding the 
building. However, parking and circulation access will not be improved under the proposed plan.    

 
 Potential fiscal impact, including impact on City services, tax base, and employment 

Having this vacant property renovated and the site improved will provide a positive fiscal impact on the 
city and the broader neighborhood by improving property values.  Outside of water/sewer/trash 
services, no additional city services are necessitated by this application.   

 
 Master Plan Goal  
While 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 blighted property, improves the neighborhood, utilizes 
existing housing, the vision is a city comprised of small village like settings, each with their own 
distinct historic and cultural fabric that create dynamic neighborhoods where people meet on the 
street, buy local goods, and enjoy the experiences of their community.  The applicant has submitted 
a proposal to convert a commercial business space in the Mixed Use Business zoning district to the 
lesser by-right, residential use, eliminating the by-right use to transact business or provide services 
at this corner location.   
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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 Conservation Commission noted there were no local or State protected 
wetlands in or within 100’ of the subject proposal, therefore no permit was required from the 
Conservation Commission.  The School Department and Health Department noted there were no 
issues with the subject proposal.  Outside of this, no further comments from city offices were 
received in this matter.  
 
For Board Member Consideration:  

 

 There are pros and cons with the approval of such a request.  If the Board votes to approve the 
application for Special Permit for Parking Reduction, the higher use of Mixed Use Business will 
be lost. Residential density will increase in an area already burdened by lack of parking and 
concentrated population.  It is suggested that the applicant be questioned as to the possibility 
of retaining the retail component rather than converting to residential (similar to follow the 
precedent model established by TRI in the redevelopment of 157 Ash Street and maintain the 
retail store front and create interior residences that are suitable for single family occupancy. 
 

 The applicant has indicated on the site plan the demolition of the garage may offer a solution 
to creating additional parking for tenants of the project. Demolition of the garage could provide 
an open space of approximately 15’ x 40’, yielding space for two (2) tandem parking spaces that 
comply with the city of New Bedford zoning regulations under Section 3150. 
 

 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, housing is 
quite dense and a recent windshield survey indicated there were not too many vacant 
apartments or houses for sale thus suggesting that the renovation of existing aging housing 
stock is appropriate in this area. There is a growing demographic seeking smaller apartments 
and at this time, the Board may want to ask that the applicant consider constructively 
rehabilitating the space to serve a demographic seeking smaller living spaces in a pedestrian 
friendly urban setting.  
 
The parking to be provided at the site is not consistent with existing zoning standards. While many of 
the properties in this dense neighborhood either have inadequate parking or not off-street parking, this 
proposal does not improve the traffic flow and safety at this intersection. If the Board were to consider 
an approval of the Special Permit, they may consider conditioning the approval on the applicant’s 
successful arrangement for shared tenant parking within the immediate neighborhood.  

 There are typographical errors on cover sheet that should be corrected.  

 The Deed Book and Page number should be referenced on plan cover sheet. 
_____________________________________________________________________________________ 
 
Attachments:  

1. Plan Set 
2. Special Permit Application 
3. Site Plan Approval Application  
4. Architects Seal 
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5. Quitclaim Deed – Bristol County (S.D) Registry of Deeds Book 11289, Page 202 
6. Photos 

7. Plan of Land Surveyed for Maria A. Benjamin –Approval Not Required Bristol County (S.D)            
       Registry of Deeds Book 82, Page 33 
8. Copies-Index Cards from City of New Bedford Licensing Board and Building & Inspectional   
       Services 
 
 

View from Parker St. 

Context Aerial 
414 Ashley Boulevard 




















































