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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 
                                                                                                               REVISED STAFF REPORT: May 7, 2021 
Case #4438: Special Permit 
Case #4439: Variance  
 
Property: 563 County Street 
  Map: 58, Lot: 259 
 
Zoning: Mixed Use Business (MUB) 
 

Owner: St Lawrence Church Corp 
  Parsonage            

PO BOX  2577  
  Fall River, MA 02720 
  
Applicant: Charing Cross Realty Trust 
  William Luster 

2 Centennial Drive 
  Peabody, MA 01960 

 
 
 

Overview of Request: The petitioner has submitted applications for both a Special Permit and a Variance 
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: St. Lawrence Church Corp Parsonage (PO Box 2577, Fall River, MA 
02720) & Charing Cross Realty Trust, C/O William Luster (2 Centennial Drive, Peabody, MA 01960) 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), 5300-5330 & 5360-5390  (special permit); 
and for a Variance under Chapter 9, Comprehensive Zoning Sections 3100 (parking and loading), 3100 
(applicability), 3150 (size of parking spaces); relative to property located at 563 County Street, Assessors’ 
Map 58 Lot 259, in a Mixed Use Business [MUB] zoned district. The petitioner proposes to convert the 
existing building into fifteen (15) residential units per plans filed.  

 
Note: The subject proposal also requires Site Plan Review (Case 21-09) and a Special Permit (Case 21-
10) for a parking reduction from the Planning Board. The proposal is scheduled to be heard 
Wednesday, March 10, 2021 via a Zoom Meeting. The applicant has requested a continuance to the 
May 12, 2021 Planning Board meeting to submit revised plans. 
 

The former Holy Family High School 
Looking northeast from North Street 

 

MAYOR  

JON MITCHELL 
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Concurrently, the applicant is finalizing an ANR plan to subdivide the property under the 81L exemption. This 
plan would create a new lot for the building being converted into housing. 
 
REVISIONS:  On April 28, 2021 the applicant submitted revised plans which addressed the following items:  

• The proposed project parcel to be subdivided from a portion of Map 58, Lot 259 has been 
enlarged to include a portion of the existing church parking lot, including the vehicle driveway 
entrance from North Street. 

• Relocated the entrance to the project’s parking lot from the east side of Summer Street to the 
North Street entrance of the Church parking lot.  

• Increased the number of parking spaces within the project’s parking lot from 15 spaces to 16 
spaces and has acquired 6 additional parking spaces within the existing church parking lot as a 
result of enlarging the proposed project parcel. This increases the previously proposed count 
of 15 parking spaces to a total of 22 spaces.  

• Enlarged the parking spaces from the previous 9’ X 18’ to the City’s dimensional requirements 
of 9’ X 20’. 

• Added an EV Charging Station adjacent to a parking space.  

• Added fence-type screening to the dumpster and air conditioning units located within the 
parking lot. 

• Removes existing landscape adjacent to the rectory in order to relocate a concrete walkway 
on the north side of the project parking lot.  

• Additional robust landscaping has been added to the south and west side of the project 
building, with the installation of an irrigation system.  

• The project proponent will be granting an access easement to the Diocese of Fall River to 
allow the shared use of the North Street vehicular driveway access into the existing church 
parking lot. 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

REVISED LAYOUT & LANDSCAPE PLAN DEMONSTRATING EXPANDED LOT  SIZE– 04.27.21 
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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.  

 
Under the Zoning Ordinance a parking space shall be a rectangle at least nine (9) feet by twenty (20) feet 
exclusive of any required drive or aisle. The proposed 9’x18’ parking spaces would not comply with the 
dimensional requirements, and therefore, requires a variance from the Zoning Board of Appeals. 

 
As with all Variances, the board must find:  
 

a) 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.  

b) 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.   

c) 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.   

 
Existing Conditions: The property is located within the North Bedford 
Historic District, characterized by its dense middle-class residential 
development in the 19th century. As proposed in the ANR plan, and 
focused on in the site plans, the project site is 13,187 SF and consists 
of the southwest corner of Lot 259, which includes 121 North Street, a 
brick building on the northwest corner of North and Summer Streets 
and the lawn area to the north of the building. Once approved, the 
site will have 98 feet of frontage on North Street.  
 
Built circa 1910, the two-story brick building on the site is the former 
location of the Holy Family high school and has been unoccupied since 
the school closed in 1985. The building has two first floor entrances; 
one on North Street and another on Summer Street; and two 
basement entrances, accessed by uncovered exterior stairways, on 
the west and east sides of the building. Directly north of the former 
school building is lawn area with three raised garden beds and a 
statue. A concrete walkway borders the property on the east and 
north, connecting to sidewalks on North and Summer Streets. A 
granite bumper with an iron fence borders the property on the south 
and west. 
 
Directly abutting the site to the north and east are the remainder of 
Lot 259, which includes Saint Lawrence Church, the rectory, and a 
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parking lot for the church. A mix of multi- and single-family homes abut the site to the west and south, 
across Summer Street and North Street, respectively. Diagonal to the subject building is Holy Family Holy 
Name School, a pre-kindergarten through eighth grade Catholic school. The surrounding neighborhood is 
primarily residential, with some businesses nearby on County Street. 
 
Proposal: The petitioner proposes to convert the existing building into fifteen (15) residential units and to 
construct a parking lot with 15 spaces, including one handicapped space, on the north side of the building 
with a driveway entrance on Summer Street. The proposed parking is currently occupied by a lawn, small 
garden plots, and walkway connecting the rectory to Summer Street. 

 
The applicant proposes a number of interior renovations to convert the former school into 3 floors of 
housing. Proposed renovations to the basement include constructing five (5) units: three (3) single-
bedrooms and two (2) studios. Basement entrances on the east and west sides of the building would be 
directly accessed by exterior stairways. New entrance doors and windows are proposed.  
 
First floor renovations would create five (5) units: four (4) single-bedrooms and one (1) studio, and a new 
entrance on the north side of the building, which would be accessed via a handicap-accessible lift. First floor 
entrances on North and Summer Streets would remain and be refitted with new doors. 
 
For the second floor, proposed renovations include the creation of five (5) units: four (4) single-bedrooms 
and one (1) studio.  
 
Fifteen (15) parking spaces are proposed for the parking area north of the building. The proposed layout has 
a row of nine (9) space on the north side of the lot and a row of six (6) spaces, including one (1) handicapped 
space, on the south side. The rows are separated by a 22’ wide aisle that aligns with the 22’ wide driveway 
entrance on Summer Street. Under the zoning ordinance the proposal requires thirty (30) parking spaces. 
The application therefore requires a Special Permit for a parking reduction. In this case, because the site 
has existing parking the Planning Board is the designated Special Permit granting authority for the district. 

 
Additionally, the application indicates due to the limited area between the existing parsonage building and 
the nearby rectory, the petitioner is seeking a waiver from the required parking space dimensions and is 
proposing 9’x18’ parking spaces. Under the Zoning Ordinance a parking space shall be a rectangle at least 
nine (9) feet by twenty (20) feet exclusive of any required drive or aisle. 
 
Note: The applicant has submitted ANR plans to subdivide out the proposed lot containing the building 
and lawn under the 81L exemption, which allows multiple buildings on the same lot to be separated if 
they were constructed prior to the adoption of local subdivision control laws. While this plan is still 
under review at the time of writing this report, Planning staff anticipate the endorsement of the ANR.  
 

 
For Consideration:  In considering each of the criteria necessary to grant the Special Permit appeal, staff 
offers the following for the board’s consideration: 
 

a) Social, economic or community needs which are served by the proposal. The petitioner states the 
proposal to construct fifteen (15) residential units per plans filed would reactivate a former school 
building into an adaptive active reuse. The application indicates that seven (7) of the residential 
units would offer Workforce Development Rentals, therefore providing and servicing the 
community’s workforce housing needs. Additionally, the petitioner mentions the historic 
rehabilitation would return the existing structure into a prominent building in the city. Staff 
acknowledges the proposal would offer fifteen (15) residential units, seven (7) of which would hold 
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a Workforce Development component. 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 would offer 
fifteen (15) parking spaces, including one (1) handicap van accessible space. The application notes a 
twenty-two foot wide aisle is proposed to prevent vehicles from being required to back onto the 
street. Staff acknowledges that the proposal offers fifteen (15) designated parking spaces.  

 
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.   
 

d) Neighborhood character. The petitioner states the surrounding neighborhood is primarily made up 
of the rectory, church, grammar school and single and  multifamily dwellings. The application 
indicates the neighborhood would be well served by the reuse of the existing prominent structure. 
Staff acknowledges that the surrounding area is characterized by commercial, religious and 
residential uses.  
 

e) Impacts on the natural environment. The petitioner states the natural environment would be 
greatly enhanced by having a day to day presence in the structure. Additionally, the application 
indicates the added impervious parking area would discharge stormwater to a subsurface recharge 
system designed to infiltrate runoff from the 100 year storm event. Staff acknowledges the impacts 
on the natural environment are neutral as proposed.  

 
f) Potential fiscal impact, etc. The application indicates the proposal would reuse and revitalize a 

historic property, enhancing the tax revenue as well as creating new jobs, while providing 
workforce housing in the city. Additionally, the petitioner notes the proposal would create 20-25 
temporary construction jobs. Staff acknowledges the proposal could have the potential to add 
employment while providing housing services; and would reactivate a historic building. 

 
For consideration: In considering each of the criteria necessary to grant the Variance appeal, 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 petitioner states 
due to the shape of the lot, 
there is not a sufficient area 
to provide parking spaces in 
compliance with the Zoning 
Ordinance requirements. 
Staff acknowledges the 
construction of the proposed 
9’x18’ parking spaces would 

                                                                       Proposed parking area  
Looking south from Summer Street 
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not comply with dimensional requirements, and therefore, requires a Variance from the Zoning 
Board of Appeals. Under the Zoning Ordinance; a parking space shall be a rectangle at least nine 
(9) feet by twenty (20) feet exclusive of any required drive or aisle. 

 

• 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 states 
without the relief there would be an elimination of parking spaces, therefore requiring further 
relief for a Special Permit for a parking reduction from the Planning Board. Staff acknowledges 
the proposal requires Site Plan Review and a Special Permit for a parking reduction from the 
Planning Board. Additionally, the proposal requires a Special Permit and a Variance from the 
Zoning Board of Appeals.  

 

• 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 petitioner states that granting 
relief will not substantially derogate or nullify the intent of the zoning by-law or pose a 
detriment to the public good. The petitioner notes the proposal would revitalize an existing 
building and provide an active presence in the neighborhood. Staff acknowledges the proposal 
would revitalize a historic building in the city.  
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563 County Street Map: 58, Lot: 259 
NOTE: Property line is approximate; for discussion purposes, only. 

 

Project Site 

LOT 259 


