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City of New Bedford 

Department of City Planning 

133 William Street  Room 303  New Bedford, Massachusetts 02740 

Telephone: (508) 979.1488  www.newbedford-ma.gov  

 

 
  ZONING BOARD OF APPEALS 

  

STAFF REPORT 
ZONING BOARD OF APPEALS MEETING                                    MEETING DATE: March 18, 2021 
                                                                                                                         STAFF REPORT: March 10, 2021 
 
Case#4440: Special Permit 
 
Property: 89 N. Water Street 
  Map: 53 Lot: 102 
   
Zoning:        Industrial A (IA) 
  Downtown Business Overlay  
  District (DBOD)  
 
Owner: Anna Matveeva, Trustee: 89 

North Water Street Trust 
                      89 N. Water Street 

New Bedford, MA  02740 
 

Applicant: Christopher T. Saunders, Esq. 
 700 Pleasant 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 Mixed Use Business [MUB] zoning district. Notice is given of a public hearing on the 
petition of: Anna Matveeva, Trustee: 89 North Water Street Trust (89 North Water Street, New Bedford, MA 
02740) and Christopher T. Saunders, Esq. (700 Pleasant Street, New Bedford, MA 02740) for a Special Permit 
under Chapter 9, Comprehensive Zoning Sections 2400 (non-conforming uses and structures), 2410 
(applicability), 2420 (non-conforming uses), 2421 (change or substantial extension of the use), 2422 (change 
from one conforming use to another, less detrimental, nonconforming use), 2430 (nonconforming structure, 
other than singe- and two-family structures), 2431 (reconstructed, extended or structurally changed), 2432 
(altered to provide for a substantially different purpose or for the same purpose in a substantially different 
manner or to substantially greater extent), 4500-4572 (Downtown Business Overlay District [DBOD]), 5300-
5390 (special permit); relative to property located at 89 North Water Street, Assessors’ Map 53 Lot 102, in an 
Industrial A (IA) zoned district. The petitioner proposes to convert the existing building into eighteen (18) 
residential units per plans filed. 
 
Note: The subject proposal also requires Site Plan Review from the Planning Board. At this time, the 
application has not been submitted. 

89 N. Water Street 
Looking west from N. Water Street 
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Under the zoning ordinance a change to an existing non-conforming structure for a another, less 
detrimental, nonconforming uses requires a special permit from the Zoning Board of Appeals. 

 
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 21,348+ SF, four-story, brick exterior structure 
is located in the Whaling National Park in the center of the Historic 
District. The historical edifice, constructed at the turn of the century, is 
an existing, non-conforming structure occupying a land parcel consisting 
of 13,018+SF, located at the south side of Elm Street between North 
Water and Bethel Streets.  
 
The subject property is comprised by two adjoining buildings; one was 
built in 1884 and the other was built in 1897. The building consists of a 
first, second and third stories with a basement. The building has a flat 
asphalt roof.   
 
There is a small bituminous concrete parking area in the front of the 
building northeast. There are two existing curb cuts: one on Elm Street 
(north), and one on N. Water Street along the frontage of the site 
easterly. There is driveway access from both sides of the street 
frontages. Additionally, there is a third curb cut located in the rear of the 
building on Bethel Street. 
 
The property is predominantly impervious with a small area of 
landscaping along the northern frontage located on Elm Street. The 
subject property formally hosted DNB Burgers Restaurant and is now 
currently vacant, therefore there is no activity on site.  

 
The property is situated in the heart of the historic downtown, approximately 0.3 miles north of the Whaling 
Museum. The surrounding area is characterized by commercial, retail, restaurant and residential uses in an 
Industrial A (IA) and (DBOD) zoned districts. Directly abutting south is Smithwick & Mariners Insurance and 
New Bedford Fishing Heritage Center. Directly across Elm Street north is the Standard Times/Bay Coast Bank. 
Further northwest is the Elm Street parking garage. Across North Water Street is the Candleworks Ventures, 
LLC parking lot. Directly across Bethel Street is the Livery Building. 

 
Proposal: The proposal is to convert the existing building into eighteen (18) residential units per plans filed. 
The proposal would include a complete interior renovation of the existing first, second and third stories into 
residential units. The proposal also includes the construction of a 2,185+ SF, gym located on the basement 
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level and a new elevator or lift near the southwest corner of the premises that would service the residential 
condominium units.  
 
Note: The subject proposal also may require a Variance from the Architectural Access Board for the use 
of a lift instead of an elevator. 

 
The proposed residential dwelling would include (14) one-bedroom units and (4) two-bedroom units. In total, 
(18) residential units are proposed. 
 
The application depicts the proposed parking lot layout as providing sixteen (16) parking spaces; including one 
handicap accessible space in the rear located on Bethel Street. The applicant intends to close the curb cut 
along Elm Street to create the additional four proposed parking spaces.  
 
The existing bituminous concrete parking area in the front of the building will be remain. The parking area will 
be sealed, and new parking lines will be painted. Additionally, the petitioner proposes to improve  the green 
space by adding landscaping where the curb cut closure will occur.  
 
The proposal to rehabilitate and change the use of an existing vacant building into a (18) unit residential 
building per plans filed, requires a Special Permit from the Zoning Board of Appeals for change of use to an 
existing nonconforming building.  

 
In regard 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 the 
proposal would rehabilitate and convert a vacant 
historic structure into vibrant condominiums. 
Additionally, the application indicates with the 
anticipation of the future commuter rail station located 
nearby; the project would provide exceptional housing 
opportunities to individuals who would utilize the 
commuter rail. Staff acknowledges the proposal offers 
eighteen (18) condominium units, fourteen (14) one-
bedroom and four (4) two-bedroom units. Additionally, 
staff notes the proposal would bring a vacant historic 
structure back into active use. 
  
b.) Traffic flow and safety including 
parking/unloading. The petitioner states the proposal 
includes a dedicated lot with sixteen spaces of on-site 
parking: including one handicap accessible space. 
Additionally, the petitioner notes with the close proximity of the Elm Street Garage, the proposed onsite 
parking would be sufficient. Staff acknowledges that the proposal offers sixteen designated parking spaces. 
Staff also notes the Elm Street Garage is located directly across Elm Street (northwest) to the subject property. 
 
c.) Adequacy of utilities and other public services. The petitioner states no new utilities are required, the 
existing utilities would be utilized for the project. Staff notes that there are adequate utility services serving 
this area. 
   

                                                         89 N. Water Street 
                                   Looking east from Bethel Street 
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d.) Neighborhood character. The application indicates the subject property is located in an Industrial A (IA)  
and Downtown Business Overlay District (DBOD) zoned districts. The petitioner states the proposal would be 
in harmony with other residential conversion projects in the Downtown Business Overlay District. Staff 
acknowledges the neighborhood is located in an Industrial A (IA) zone,  as well as a Downtown Business 
Overlay District (DBOD) the surrounding area is characterized by commercial, retail, restaurant and residential 
uses.  

 
e.) Impacts on the natural environment. The petitioner indicated that there will be minimal impact as a result 
of this project. The petitioner notes the interior buildout will not create noise or disruption to the downtown 
area, nor will it create any adverse environmental impacts. Staff acknowledges the impacts on the natural 
environment are neutral as proposed. 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 proposal would reuse and revitalize a vacant 
historic property into vibrant condominiums, enhancing the tax revenue as well as creating much needed 
quality housing opportunities for the residents of New Bedford. Staff acknowledges the proposal would 
reactivate a historic vacant property, while providing housing services. 
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89 North Water Street Map: 53 Lot: 102 
NOTE: Property line is approximate; for discussion purposes, only. 

 
NOTE: Property line is approximate; for discussion purposes, only. 

 


