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STAFF COMMENTS 
ZONING BOARD OF APPEALS MEETING 

March 16, 2017 
 
 
Case # 4268: SPECIAL PERMIT 
  899 Pleasant Street 
  Map: 58  

Lots: 300,301,302,499,304 
 
Owner:  89 Pleasant Street, LLC 
  32 Hillman Street  
  New Bedford, MA 02740 
   
Agent:  Architectural Consulting Group, Inc.
  c/o Michael W. Josefek, President 
  2206 Acushnet Avenue 
  New Bedford, MA 02745  
 
Overview of Request:  The petitioner has 
submitted an application for a Special Permit relative to the subject property located within a Mixed Use Business 
[MUB] zoning district. The petitioner proposes to operate a dental office at the property listed above. The proposed 
use as a dental office is considered a medical office, center, or clinic under the zoning code and therefore requires a 
Special Permit.   
 
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.  
 
Existing Conditions:  
The 25,424 sq. ft. property is comprised of five parcels of land recently combined into two newly created lots, just 
west of where Pleasant Street merges with Purchase Street, in the North Bedford Historical District. A draft “Approval 
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899 Pleasant Street 
Looking north from North Street 

Not Required” Plan [ANR] showing the two newly created lots 
has been submitted with the application materials but has not 
yet been provided to the City Planner as is required1.  
 
As presented, the parcels together are shaped like a hammer 
with 288’+ frontage on Pleasant Street, 44’+ on North Street, 
167’+ on Hillman Street, and 92’+ on Foster Street. On the 
northeast section of the property, at the intersection of Pleasant 
Street and Hillman Street, there is an office building (34’+ x 39’+), 
barn, radio antenna, and driveway in front and in the rear. At the 
intersection of Foster Street and Hillman Street the property has 
another paved parking area surrounded by fencing. The southern 
portion of the property is grassed and unimproved. 
 
Although previously used as professional offices, the subject 
building is currently vacant. The surrounding neighborhood has 
commercial and residential uses present. Directly abutting the 
property’s west side along Foster Street 
are multifamily residential units. Directly 
south across North Street is a mixed 
commercial/residential building. 
Commercial businesses and the 
Downtown Fire Station are located east 
across Pleasant Street from the property. 
Lastly, north across Hillman Street from 
the property is one single-family and two 
two-family properties.  
 
Proposal:  
The petitioners propose to relocate their 

existing dental practice from lower 
Hillman Street, about a block away, to this 
proposed location. Further, the 
petitioners propose adding a two-story 
addition onto the existing building, 
moving the existing barn to another 
location on site, and adding more parking 
spaces. The proposed changes to the 
property require Site Plan review by the 
Planning Board, which is scheduled to be 
heard on Wednesday, March 8th, 2017.  
 
The application indicates the dental office 
will serve 10 customers per day between 
8am-6pm, 6 days a week, and have three 

                                                 
1  ANR Plans are preliminarily provided to the city planner for review to ensure everything is in order and the plan is showing a 

valid ANR.  Once it’s determined the application is complete and properly reflects an ANR the applicant is then advised to 
formally submit the ANR through the City Clerk’s Office with the required filing fee.  Under MGL the city planner then has 21  
days from that submission in which to sign off or deny.  Again, in this case, no such plan has been so submitted. 
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employees. Deliveries will be daily between 9am-5pm. 
 
The dental office will be located on the first floor of the building and will have 5 treatment rooms, 2 hygiene rooms, a 
lab area, sterilization center, an open lobby area with reception and waiting area space, two business office spaces, 
and three restrooms (toilet and sink). The application is silent on the use of the second floor. The application 
narrative submitted to the Planning Board (attached) indicates the relocated barn will be converted into office space 
during a second phase of the project; as such this petition does not address the use of the barn. The applicant 
indicated to Planning Staff the second floor may be developed into professional office space later as well, but at this 
time they are just seeking permitting for the dental office on the first floor. Planning staff notes that because parking 
requirements are calculated based on the gross floor area, despite an unidentified office space use on the upper floor 
the second floor area is nevertheless a part of the total calculation for parking. Medical and/or office space use 
requires one (1) parking space per 200 SF of gross floor area.  
 
Staff notes inconsistencies in the application and plans submitted in regards to total square footage calculations. 
More specifically the submitted Site Plan, drawn by Architectural Consulting Group, sheet C-3 has differing figures on 
the drawing than is described in the notes on the sheet. The total gross floor area should be clarified and confirmed 
by the applicant.  
 
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 states in the application, 

the project allows the dental practice to move into a larger space from the current location on lower Hillman 
Street and serve the same clientele in a better facility. Staff acknowledges the project retains and allows for the 
expansion of an existing business within the City. 
 

b.) Traffic flow and safety including parking/unloading.  The petitioner explains traffic flow and safety will not 
change because there is proposed ample off-street parking and that the proposed elimination of two curb cuts 
will further reduce traffic interruptions. Planning staff notes that as portrayed, off-street parking will add more 
parking than currently exists on site and have a different layout and circulation than currently exists on-site. Staff 
again seeks clarification on total gross square footage in order to confirm adequate parking spaces are provided 
for the proposal as required under zoning ordinance, something which the applicant will have to subsequently 
confirm with the Zoning Enforcement Officer.   
 

c.) Adequacy of utilities and other public services.  The property is serviced by all required utilities both private and 
public including water and sewer. The applicant notes the fire station is located across the street. 
 

d.) Neighborhood character. The application describes the neighborhood as mixed use residential and commercial 
with business including a pharmacy, law offices, and accountants nearby. Staff concurs with the neighborhood 
description but notes the nearest abutters are predominantly residential uses.  Although the property was 
previously used as professional offices prior to the proposed dental office use, the proposed use is a “similar” 
commercial use but with a significantly larger footprint on the site. Staff notes the retention of the building style 
and massing is sensitive to the surrounding residential properties and honors the character of the existing 
building while not trying to directly replicate it. 
 



e.)  Impacts on the natural environment. The petitioner writes in the application there will be no impact as a result 
of this proposal as the site is predominantly impervious and that the addition will be located where there is 
already covered/paved ground. With the exception of the large lawn 
area in the south portion of the property, planting beds around the 
building, and a row of bushes already cut down behind the building 
there are limited plantings on the existing site. However, staff notes the 
proposal adds a significant amount more of impervious area to the site 
while adding a minimal amount of plantings around the edges as 
screening. Further, staff notes the edge of paved area is not delineated 
on the site plan and question if the majority of the site is to be paved.  
To this point it is unclear through the material provided as to final plans. 
(The ZBA may wish to note that landscaping is typically an item which 
the Planning Board includes in its complete site plan review.)    
 

f.) Potential fiscal impact, etc.  The application explains that the employees 
from the existing office will move to the new location and the additional 
tax revenue to the City will be beneficial.  
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899 Pleasant Street Map: 58, Lot: 300, 301, 302, 499, 304 
NOTE: Property line is approximate; for discussion purposes, only. 
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