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Case #4327: SPECIAL PERMIT 
   
Property: 28-32 Cornell Street  
  Map: 55, Lot: 223 
 
Zoning: MUB 
 

Owner: Full Spine Realty, LLC 
 30 Cornell Street 
 New Bedford, MA 02740 
  
Applicant: Full Spine Realty, LLC 
 30 Cornell Street 
 New Bedford, MA 02740 
   
Overview of Request: Notice is given of a public hearing on the petition of: Full Spine Realty, LLC. (30 
Cornell Street, New Bedford, MA) for a Special Permit under Chapter 9 Comprehensive Zoning sections 2200 
(use regulations), 2210 (general), 2230 (tables of use regulations -appendix A, commercial - #25 medical 
office, center, or clinic), and 5300-5330 & 5360-5390 (special permit); relative to property located at 28-32 
Cornell Street, assessor's Map 55, lot 223 in a Mixed Use Business [MUB] zoned district.  The petitioner 
proposes to establish a chiropractic and allied health profession (i.e. physical therapy, etc.)/professional 
office space as plans filed. 
 
As with all Special Permits, the ZBA must determine that the benefit to the City and the neighborhood 
outweighs the adverse effects of the proposed use. To this end the board shall consider each of the 
following in its determination:  
 

a) social, economic, or community needs which are served by the proposal;  
b) traffic flow and safety, including parking and loading;  
c) adequacy of utilities and other public services;  
d) neighborhood character and social structures;  
e) impacts on the natural environment; and potential fiscal impact, including impact on city services, 

tax base, and employment.  
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Existing Conditions: The 3,920 sq. ft., single-story building is located on Cornell 
Street, which is situated just off of Route 6, a heavily trafficked route within 
the city. Cornell Street is located one street to the west of an entrance off 
Route 6 to MA-140 with connections to I-195. The site is on the southerly end 
of Cornell Street, in the southeastern region of the city and most recently 
hosted The Community Foundation of Southeastern Massachusetts. The site is 
currently vacant and has been for about three months. As such, there is no 
activity on site at the present time. 
 
There are approximately 11 off-street parking spaces, including one handicap 
parking space with a striped loading area, directly to the east of the property 
(front). There is also off-street parking on Cornell Street as well. 
 
The immediate surroundings include a large complex to the southeast 
comprised of Child and Family Services, a Southcoast Health medical office and 
Meeting Street Early Intervention office. There is a gas station to the south, 
and a pharmacy/drugstore to the east. Directly north of the site are numerous 
residential properties. There are two existing chiropractic offices located less 
than a half mile from the proposed site. 
 
Proposed Conditions: 
The applicant proposes to add a chiropractic and allied health profession “i.e. physical therapy, etc.,” as well 
as professional office space at the 28-30 Cornell Street address, which requires a special permit due to the 
medical use. The applicant has stated that the 32 Cornell address would potentially be rented as commercial 
space in the future. The proposal would fill vacancies on the site within the mixed use area containing 
surrounding businesses. The applicant has also expressed that existing signage for the Community 
Foundation of Southeastern Massachusetts would be removed in the future and replaced with new signage 
for the new use upon gaining the appropriate approvals. The proposed number of customers per day is 50, 
with an estimate of 3-5 employees. Proposed hours of operation are 8am-7pm, Monday through Saturday, 
with mail as the only anticipated delivery. 
 
In regards to the criteria necessary to grant the special 
permit, staff offers the following: 
 
a.) Social, economic or community needs which are 
served by the proposal.  The petitioner states in the 
proposed use would offer socioeconomically cost 
effective, drug free pain relief and therapy for 
community members in need. Staff acknowledges 
that the proposed use would offer health related 
services on-site, in addition to filling a vacancy in a 
mixed-use business area in the city.  
 
b.) Traffic flow and safety including 
parking/unloading. The petitioner states that traffic 
flow is relatively safe and low with an anticipated 50 
cars per day. The petitioner adds that the site has a dual entrance lot with ample parking for 11-12 spaces 
for anticipated patient and client load, with a peak of 6-10 per hour. Staff acknowledges that off-street 
parking is available; including one handicap space. Staff also notes that Cornell Street is a two-way with on-
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street parking on both sides of the street. Staff notes that due to the configuration of the off-street parking, 
vehicles are likely to pull into the parking area and reverse onto Cornell Street. 
 
c.) Adequacy of utilities and other public services.  The applicant states the there would be minimal 
consumption of utilities with no site utility modification required. The applicant has also added the utilities 
are currently on and active at the site. Staff notes that there are several surrounding businesses which likely 
use the utilities specified as needed by the petitioner for their respective businesses. 
 
d.) Neighborhood character. The petitioner states that the neighborhood consists of healthcare and social 
services with a pharmacy, service station, and residential area. The petitioner also noted that the proposal 
would abut the surrounding services within an existing building and compliment the area. Staff 
acknowledges that the surrounding area does include a medical and social services, with a residential 
neighborhood directly to the north of the proposed site. 
 
e.) Impacts on the natural environment. The petitioner has indicated that modern interior renovations 
utilizing LED lighting and advanced insulation will minimize the impact on the natural environment. As there 
are no new structures or changes to the land, staff does not anticipate a substantial change in the existing 
impacts on the natural environment at this site.  
 
f.) Potential fiscal impact, etc.  The application indicates the property will change from tax exempt to 
commercial tax rates and added that city services, such as public transportation would be stimulated. The 
petitioner also added that the clinic would employ 2-3 high-skill workers and 1-2 low-skill workers that 
would work in different shifts. Staff notes that the proposal would fill a commercial vacancy, and add jobs 
while providing services.   
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