
  
 1 ZBA Staff Report Case #4487-4488   

 

 

 

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 DATE: June 16, 2022                                                                    

STAFF REPORT: June 2, 2022 
 

Case #4487: Variance 
Case #4488: Special Permit  
 
Property: 1502 Purchase Street 
  Map: 72, Lot: 133 
 
Zoning: Mixed Use Business [MUB] 
 

Owner: TI Partners IV LLC 
  P.O. Box 3921 
  Newport, RI 02840 
  
Applicant: Isaiah Osofisan 
  P.O. Box 3921 
  Newport, RI 02840 

 
 
 
 
 

 

 
 
Overview of Request: Notice is given of a public hearing on the petition of: TI Partners IV LLC and Isaiah 
Osofisan (PO Box 3921, Newport, RI 02840) and for a Variance and Special Permit under Chapter 9, 
Comprehensive Zoning Sections 3000 (general regulations), 3100 (parking  and loading), 3110 (applicability), 
3140  (location and layout of parking and loading facilities),  3144 (where a drive or aisle, other than a street, 
is required to maneuver a vehicle into or out of a parking space, such drive or aisle shall be at least twenty-
two (22) feet wide for parking spaces situated at right angles, or nearly right angles to the aisle. For parking 
spaces situated at an angle of thirty (30) to sixty (60) degrees to the aisle, the required width of the aisle shall 
be at least fifteen (15) feet); relative to the property located at 1502 Purchase Street, Assessors’ Map 72, Lot 
133, in a Mixed Use Business [MUB] zoned district.  
 
The petitioner is proposing the change of use from an office building to a 10-unit apartment building per 
plans filed. 
 
Under the zoning ordinance, the change to an existing non-conforming property requires a special permit 
from the Zoning Board of Appeals. 
 

MAYOR  

JON MITCHELL 

1502 Purchase Street 
Looking east from Purchase Street 
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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.  

 
Additionally, the proposed layout of the parking does not meet the parking and loading dimensional 
requirements for the drive aisle width 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 8477 SF, commercial property is located on Purchase Street just north of Clasky 
Common Park in a Mixed Use Business [MUB] zoned district. The immediate vicinity is primarily commercial, 
there is an auto repair shop across the street and several small retail businesses to the north and south.  The 
next block to the west (behind auto shop) is a residential neighborhood.  The east side of the parcel in the 
back of the building overlooks Route 18.   
 
The site’s parcel encompasses a 8369 SF lot, with 65’ of frontage on Purchase Street. The subject property 
currently hosts an office building with 3 floors and 5 half baths, built about 1910.  It has a flat tar and gravel 
roof and an asbestos exterior.   There is a 10’ wide access driveway on the north side of the building that leads 
to a 2600 SF parking area in the rear. 

 
Proposal: The petitioner proposes convert the office building into a 10-unit residential apartment building.  
On the first floor there will be two one-bedroom apartments and two two-bedroom apartments with one 
bath each, and a hallway with a mail area and a stairway leading to the second and third floors.  The second 
floor will have two one-bedroom apartments and one two-bedroom apartment that has a balcony in the rear 
of the building facing the parking area and Route 18.  The third floor will have the same configuration. 
 
The exterior of the building will retain its historic façade and window arrangement in the front.  In the rear, 
the loading bays will be replaced by windows and rear entrances with stairs to the landings. 
 
The 10’ driveway access will remain the same and the parking area will be striped for 6 vehicles.  Trash will be 
located on the northeast corner of the lot and the easternmost strip of the parcel (facing Route 18) will be 
landscaped to provide a screen between the property and the highway. 

 
The proposal to convert a commercial building to a multi-unit residential dwelling requires special permit 
from the Zoning Board of Appeals.  
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Additionally, a variance is required to grant 
relief for parking and loading requirements for 
a multi-family dwelling. 

 
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 
proposed use would have a positive 
impact on the neighborhood by 
providing desperately needed high 
quality and attainable housing for 
residents of the city.  It will also 
generate substantial tax revenue for the city and act as an example of the adaptive re-use of 
historically significant structures. 
 

b) Traffic flow and safety including parking/unloading. The petitioner does not anticipate that this 
project will have any negative impact on the flow of traffic in the area.  The property currently sits 
vacant and both properties across the street are either vacant or derelict.  This project will serve to 
revitalize this section of Purchase Street and the presence of residents, lighting, and security 
measures will serve to improve the overall safety of the street. 

 
c) Adequacy of utilities and other public services. The petitioner states the existing utilities are 

sufficient to support the proposed change of use and will not cause any hardship on public services. 
 

d) Neighborhood character. The petitioner believes that this project will add a myriad of positive 
impacts to the neighborhood’s character.  The conversion of vacant commercial space to vibrant 
living space will immediately change the nature of this section of Purchase Street.  The residents will 
be able to enjoy the beautiful Clasky Common Park and the proposed addition of outdoor space at 
this property. 
 

e) Impacts on the natural environment. The petitioner strongly believes that the proposed plan will 
mitigate the impact of storm water at the site.  The execution of the site plan will substantially reduce 
the volume of water being discharged onto the Route 18 corridor.  The implementation of a “purple” 
roof system will add filtration of bulk water events and the addition of green space and recharge 
systems will serve to effectively manage the storm water that is currently being directly discharged 
into the city sewer system.   

 
f) Potential fiscal impact, etc. The petitioner believes that this project will generate additional tax 

revenue for the city and also attract new residents to the city of New Bedford.  People who live and 
work in the city will have access to the Downtown neighborhood on foot and we expect that the 
addition of 10 new high quality housing units will translate into additional revenue for area 
businesses.   

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

Rear of Building, 1502 Purchase Street 
Looking west from eastern parcel boundary 
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• 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 application states that the existing driveway aisle to the 
property is not 22’ wide and no additional space is available to expand that area. 
 

• 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 
that the proposed layout allows for 22’ maneuvering width for the 6 parking spaces.  Without the 
zoning variance, this would require vehicles to “back out” of the driveway rather than drive out 
onto Purchase Street facing forward.  This creates additional danger to the passengers of the 
vehicle and would mean a substantial hardship for the property and its residents. 

 

• 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 
would improve the safety of the egress from the property for all of its residents. 
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1502 Purchase Street; Map: 72, Lot: 133 
NOTE: Property line is approximate; for discussion purposes, only. 
 


