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STAFF COMMENTS 
ZONING BOARD OF APPEALS MEETING 

May 18th, 2017 
 
 
Case # 4273: SPECIAL PERMIT 
  389 Cottage Street 
  Map: 65, Lot: 247  
 
Owner/  Michael Silva 
Applicant: 389 Cottage Street 
  New Bedford, MA 02740 
 
Overview of Request: The petitioner has submitted an 
application for a Special Permit relative to the subject 
property located within a Residential B [RB] zoning 
district.  The petitioner proposes to construct a 
driveway in the rear of the property. The proposed 
driveway location in the rear of the corner lot requires a 
Special Permit under the zoning code.  
 
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;  
f) and potential fiscal impact, including impact on city services, tax base, and employment.  
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389 Cottage Street 
Looking northwest from SE corner of Cottage Street & 
Sycamore Street intersection 



Existing Conditions: The existing 2,500 sq. ft. corner 
lot has 50’+ frontage on Cottage Street and 50’+ on 
Sycamore Street. The single family house (30’+ x 20’+) 
is situated in the northeast corner of the lot. A 
concrete walkway wraps around the south side and 
rear of the house. The south side and rear of the 
property are predominantly green space. Chain link 
and vinyl stockade fencing surrounds the yard. The 
property is slightly above the grade of the street and 
rises gradually north. It rises to approximately one 
foot above grade along the north property boundary 
where a retaining wall separates a small side yard 
from the abutting property’s driveway.  
 
No parking is allowed along the west side of Cottage 
Street (the front of the property) and Sycamore 
Street is a one-way traveling eastbound. Additionally, 
crosswalks are painted across both Cottage and 
Sycamore Street at this intersection. 
 
The west end neighborhood, located a few blocks 
northeast from the Andrea McCoy Recreation Center, 
is comprised of single and two-family houses. Directly 
abutting to the west (rear) is a two-family house and 
to the north is a single-family house. Both abutting 
properties have driveways. At the intersection the 
other three corners have two-family houses, two of 
which have driveways located in the rear.  
 
Please note:  The applicant filed amended plans date stamped received by the City Clerk’s Office May 12th, 
2017. The amended plans reduce the driveway length to 21’ and were corrected to more accurately reflect 
the 18’ width of the driveway as proposed.  
 
Proposal: The petitioner proposes to install a north-south oriented, two car driveway (18’+ x 21”+) in the rear 
southwest corner of the property, accessible from a curb-cut on Sycamore Street. The driveway as proposed 
will be setback 1’-6” from the west (rear) property line and will extend eastward 18.’ The driveway is 
proposed as extending north 21’ from the southern property line. 
 
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 applicant details in the 

application that due to the location of the crosswalk on Cottage Street, a driveway could not be installed 
on the address frontage as required. Staff concurs that a driveway installed on the available open space 
along the Cottage Street frontage would interfere with the crosswalk. In regards to needs served by the 
proposal, the proposed driveway would bring the property into greater conformity with the zoning code 
by providing two-off street parking spaces as required for the residential use.  
 

b.) Traffic flow and safety including parking/unloading. The driveway provides two off-street parking spaces 
that may have the effect of reducing parking on the street. Further, driveway access from a one-way has 
less turning conflicts when entering or exiting the roadway than along a two-way street.   

Front: 389 Cottage Street 
Looking west from Cottage Street 

Rear Yard: Proposed driveway location 
Looking north from Sycamore Street 



 
The driveway, as proposed, aligns with the southwest corner of the house and the existing walkway. The 
board may wish to inquire if the petitioner’s plan includes a tire/parking stop, curbing, or the like to 
reduce the likelihood that any vehicles drive (accidentally or otherwise) beyond the northern edge of the 
identified driveway area. 
 

c.) Adequacy of utilities and other public services.  The petitioner offers that the driveway poses no hazard 
or congestion and takes two-cars off the street.  Providing off-street parking does relieve parking 
congestion on city streets with the added benefit of potentially alleviating congestion problems for public 
service vehicles used for snow removal and in emergencies.  
 

d.) Neighborhood character. The petition states there is no substantial harm to the established or future 
character of the neighborhood. Staff observed that two of the four corner properties at this intersection 
have driveways located in the rear of the property. (This property and the third corner property do not 
currently have driveways.) Further, staff observed driveways on most other lots in the neighborhood. The 
driveway as proposed, therefore, would not be out of character with the immediate neighborhood.  
 

e.)  Impacts on the natural environment. Despite the petitioner’s contention that there would be “no 
impact as a result of this proposal,” there would be some impact to the storm water run-off as a result of 
the driveway. That said, as the petitioner’s lot remains more than 40% green space, the property as a 
whole should provide an adequate level of water absorption during storm events.  
 

f.) Potential fiscal impact, etc.  The application indicates the proposal would raise the tax base. Driveways 
often do increase property values and subsequent assessed values.    
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389 Cottage Street Map: 65 Lot: 247 
NOTE: Property line is approximate; for discussion purposes, only. 

 


