
 

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 
ZONING BOARD OF APPEALS MEETING 

January 18, 2018 
 

Case #4310: VARIANCE 
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  204-206 Union Street     
  Map: 46, Lot: 38 
 

Owner/  
Applicant: Union Street Place, LLC  

c/o William A. Krause III  
204-206 Union Street  
New Bedford, MA 02740  

 
Overview of Request:  The petitioner has submitted 
applications for a Variance and a Special Permit relative to 
the subject property located within a Mixed Use Business 
[MUB] and Downtown Business Overlay District [DBOD] 
zoning district.  The petitioner proposes to renovate the 
building and in doing so change the use of the second story 
to two residential units.  As a result of the change in use, 
under zoning ordinance property is required to have 14 
parking spaces: four (4) for the residential units -- two (2) 
parking spaces per unit- and ten (10) for the retail use on the first floor –One (1) space per each 200 sq. ft. of 
gross floor area. Zero (0) parking spaces are proposed, therefore requiring a variance for this proposal.  
 
Additionally, because the residential units are proposed and the property is located in the Downtown 
Business Overlay District the proposal requires a Special Permit from the Zoning Board to allow the 
residential units on the upper floor. 
 
As with all variances, the board must find: 
 

 There are circumstances relating to the soil conditions, shape or topography which especially affect the 
land in question, but which do not affect generally the zoning district in which the land or structure in 
question is located.  

 If the city were to literally enforce the zoning ordinance, due to these circumstances unique to this land 
or structure, it would mean substantial hardship to the petitioner.   
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204-206 Union Street 
Looking south from Union Street 

 



 The granting of the variance would not take away from the purpose of the zoning ordinance nor would it 
cause substantial detriment to the public good.   

 
For Special Permits within the DBOD, the board must find: 
 
 The proposed project does not cause substantial detriment to the neighborhood after considering the 

following potential consequences: 
o noise, during the construction and operational phases; 
o pedestrian and vehicular traffic; 
o environmental harm; 
o visual impact caused by the character and scale of the proposed structure(s); 
o where relief to parking requirement has been sought, applicant has demonstrated that 

reasonable efforts have been made to comply with parking requirements; 
o For conversions of existing structures, the Zoning Board of Appeals must find that the proposed 

project protects the City's heritage by minimizing removal or disruption of historic, traditional or 
significant uses, structures or architectural elements, whether these exist on the site or on 
adjacent properties. If the building is a municipally owned building, the proposed uses and 
structures are consistent with any conditions imposed by the Planning Board on the sale, lease, 
or transfer of the site. 

 
Existing Conditions: The existing 1,892SF lot has 24.3’ of frontage on Union Street and is 84’ in depth. A two-
story, flat-roof, brick commercial building (24x84’) encompasses the entire lot. The first floor of the property 
is retail space and the second story is an unpermitted residential unit, which the applicant informed staff 
was installed prior the current ownership. The property is currently vacant. 
 
The property is located downtown near the intersection of Union Street and Pleasant Street. Directly 
abutting to the west is a commercial building with Tip Top Nails, Spicy Lime, and a used book store. The 
subject site is surrounded by two mixed commercial and residential buildings -- one to the rear and one to 
the east. The walkway into the AE Coffin Lofts is directly abutting in the rear. The AE Coffin Lofts is a mixed 
commercial building (retail: Boutique Fitness, Isabella Grace Jewelry, and Serlingpa Meditation Center) with 
residential on the upper floors.  The residential units of the AE Coffin Lofts on Purchase Street extend to 
Union Street on the upper floors via the 200 Union Street building, which is directly abutting the subject site 
to the east on Union Street. The abutting properties also do not provide parking on-site. Located in the same 
block is the CVPA UMass Dartmouth StarStore Campus building and the boutique hotel which is vurrently 
under construction. The site is within a three minute walk to the Zeiterion parking garage as well as the 
SRTA bus terminal. 
 
Proposal: The petitioner proposes primarily interior renovations with the exception of installing two new 
windows on the upper level and new glazing on the first floor window. The renovation will update the first 
floor retail space and convert the second story into two residential units: a one bedroom apartment and a 
studio unit.  
 
For Consideration:  In considering each of the criteria necessary to grant the Variance, staff offers the 
following for the board’s consideration: 
 
 There are circumstances relating to the soil conditions, shape or topography which especially affect the 

land in question, but which do not affect generally the zoning district in which the land or structure in 
question is located. The existing building encompasses the entire lot, leaving no available space for 
parking.  



 

 If the city were to literally enforce the zoning ordinance, due to these circumstances unique to this land 
or structure, it would mean substantial hardship to the petitioner. The petitioner indicates if the zoning 
were enforced he would not be able to do this project. The site would need substantial alteration 
including demolition of part of the building in order to comply with parking requirements.  
 

 The granting of the variance would not take away from the purpose of the zoning ordinance nor would it 
cause substantial detriment to the public good.  The proposal reactivates an existing vacant property 
along a very active corridor of the downtown. The reuse aligns with the City’s goals of re-activating 
vacant storefronts and increasing residential opportunities in the downtown. The city seeks to promote 
development that supports the pedestrian experience and walkability throughout the city and 
particularly within the Downtown. The proposal encourages pedestrian activity in this area while 
municipal/public parking areas and garages available within a reasonable distance for vehicular demand 
and multimodal transportation options are readily available.  
 

In considering each of the criteria necessary to grant the Special Permits within the DBOD, staff offers the 
following for the board’s consideration: 
 
 The proposed project does not cause substantial detriment to the neighborhood after considering the 

following potential consequences: 
o noise, during the construction and operational phases; 

Limited noise impacts are expected from the interior renovations and the subsequent 
 residential use 

 
o pedestrian and vehicular traffic; 

Limited impacts are expected during the construction phase to pedestrian or vehicular traffic. 
Limited impacts are expected in the operational phase given the proximity to municipal/public 
parking areas, garages, and the SRTA bus terminal.  

 
o environmental harm; 

No new environmental harm is expected as a result of the proposal. 
 

o visual impact caused by the character and scale of the proposed structure(s); 
The proposal retains the existing character of the building and neighborhood. 
 

o where relief to parking requirement has been sought, applicant has demonstrated that 
reasonable efforts have been made to comply with parking requirements; 
The applicant seeks a variance from the parking requirements. 
 

o For conversions of existing structures, the Zoning Board of Appeals must find that the proposed 
project protects the City's heritage by minimizing removal or disruption of historic, traditional or 
significant uses, structures or architectural elements, whether these exist on the site or on 
adjacent properties. If the building is a municipally owned building, the proposed uses and 
structures are consistent with any conditions imposed by the Planning Board on the sale, lease, 
or transfer of the site. The proposal will restore the property to its former condition. The 
proposal is consistent with the mixed commercial-residential properties directly abutting it and 
in line with the city’s master plan to promote residential housing options in the downtown.  



 
 

 
 

204-206 Union Street Map: 46, Lot: 38 
NOTE: Property line is approximate; for discussion purposes, only. 

 


