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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  Facsimile: (508) 979.1576 

 

 
 

PLANNING BOARD 
 

STAFF REPORT 
REPORT DATE MEETING DATE 
May 23, 2022  UPDATED: June 29, 2022  July 13, 2022 

 

Case #: Site Plan Review/Special 
Permit 
1502 Purchase Street 
Map: 72 Lot: 133 

Owner/ TI Partners IV, LLC 
Applicant: P.O. Box 3921, Newport, 

RI 02840 
Zoning District: Mixed-use Business in the 

Acushnet Heights Historic 
District 

Site Area: 23,522+ square feet 
Overview: Conversion of the existing 

building to residential use 
and associated 
improvements requiring 
parking reduction 

 

Existing Conditions 
The project site is a historical building in the Acushnet Heights Historic District. The building was most recently used as 
commercial office space and is currently vacant. 
 
The site has 65± feet of frontage on Purchase Street. 
 
A vacant used auto sales lot abuts west across Purchase Street. A large billboard and a parking lot light pole abut within 
feet of the building to the south, on the adjacent ServPro property. A historic building with multi-family residences abuts 
north. The project site is situated on a terrace overlooking Route 18 to the east. 
 
The surrounding neighborhood consists mostly of historic, single- and multi-family residences. A few larger senior 
residence apartment buildings are also in the neighborhood.  The Purchase Street corridor consists of a variety of small 
businesses. Clasky Common Park is one block southwest.  Parker Elementary School is further west. A pedestrian bridge 
that crosses over Route 18 is further south. Weld Square is further north. 
 
Related Permitting  
Variance case #4487 and Special Permit case #4488 were granted at the June 16, 2022, Zoning Board of Appeals meeting. 
 

MAYOR 

JON MITCHELL 

PLANNING DIRECTOR 
JENNIFER CARLONI 

Project Site 
Looking east from across Purchase Street. 
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Decision Criteria 
The applicant is requesting a Site Plan Review and Special Permit. The ordinance provides the Board the following criteria 
for reaching a decision.  
 

Site Plan Review Criteria 
In considering Site Plan Approval for the proposed project, the Board must find that the plan meets the objectives 
identified in Section 5470 of the City’s Zoning Ordinance (c.9) including: 

• Adequate access to each structure for fire and service equipment 

• Adequate provision for utilities and stormwater drainage 

• Site alteration shall be designed after considering the qualities of the specific location, proposed land 
use, the design of building form, grading, egress points and other aspects of the development so as to: 

o Minimize cut/fill volumes, removal of 6” caliper trees and larger, removal of stone walls, 
displacement of wetland vegetation, extent of stormwater flow increase from the site, soil 
erosion and the threat of air/water pollution; 

o Maximize pedestrian/vehicular safety to/from the site 
o Minimize the obstruction of scenic views from publicly accessible locations 
o Minimize visual intrusion by controlling layout/visibility of parking, storage and outdoor service 

areas viewed from public ways and residential areas 
o Minimize glare from vehicle headlights and lighting fixtures 
o Minimize unreasonable departure from the character, materials and scale of buildings in the 

vicinity 
o Minimize contamination of groundwater from on-site wastewater disposal systems or operations 

on the premises involving the use, storage, handling or containment of solid/liquid wastes and 
hazardous substances 

o Ensure compliance with the Zoning Ordinance 
o Minimize damage to existing adjacent public ways 
o Promote orderly and reasonable internal circulation within the site so as to protect public safety 

 
Special Permit Criteria for Parking Reduction 

When deciding on the Special Permit for a parking reduction, the Board must consider the requirements outlined 
in Section 3120 of the City’s Zoning Ordinance (c.9): 

• Any parking or loading requirement set forth herein may be reduced upon the issuance of a special permit 
by the Planning Board if the Board finds that the reduction is not inconsistent with public health and safety, 
or that the reduction promotes a public benefit. Such cases might include: 

o Use of a common parking lot for separate uses having peak demands occurring at different times 
o Age or other characteristics of occupants of the facility requiring parking which reduces auto 

usage 
o Peculiarities of the use which make usual measures of demand invalid 
o Availability of on-street parking or parking at nearby municipally owned facilities. 
o Where a special permit is granted, a reserve area, to be maintained indefinitely as landscaped 

open space, may be required sufficient to accommodate the difference between the spaces 
otherwise required and the spaces reduced by special permit. The parking/site plan shall show 
(in dotted outline) how the reserve area would be laid out in to provide the otherwise required 
number of spaces 
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Proposed Conditions 
The applicant proposes to renovate the building to provide ten residential apartment units. Additional site improvements 
include stormwater infrastructure and associated parking lot improvements. 
 
The subject building (circa 1881) is a contributing historic resource within the Acushnet Heights National Register District 
and the proposed rehabilitation is sensitive to that fact. 

 
Staff Review 
The table below outlines the proposed site changes and highlights items for discussion and the Board’s consideration.  
 

Parking 

• Twenty (20) parking spaces are required by the ordinance for a ten-unit residence. The 
applicant proposes six (6) parking spaces. Therefore, the applicant is requesting a Special 
Permit reduction of fourteen (14) spaces.  

• Street parking is permitted on both sides of Purchase Street. However, parking is restricted 
to two hours or less before 6 PM Monday – Saturday. 

Landscaping & 
Site Features 

• The project site and the neighboring properties along Purchase Street sit on a terrace west 
of Route 18. The majority of the site is paved.  A +7 foot tall retaining wall along the easterly 
boundary supports the terrace. A chain link fence exists along this retaining wall.  

• An area of overgrown vegetation on a lower terrace is east of the retaining wall along 
Route 18. Plans indicate this area is to be landscaped with species indicated by MassDEP 
for rain gardens.  

• Retaining walls of varying height also exist at the north and south of the property. 

• The asphalt parking lot at the back of the site is steeply graded at the south of the site. 
Three concrete planters are proposed at southeast corner to add vegetation to the site.  

• The applicant indicates sedum plantings in trays will be installed over the lower roof to 
supplement stormwater mitigation.  

• Plan details revised 6/29/22 indicate 6 foot, black vinyl-coated, chain link fencing is 
proposed along the perimeter of the parking lot. 

Circulation 

• Vehicles can only enter or exit the site via a driveway the north of the building. No changes 
to circulation are proposed.  

• Two loading docks exist at the back of the building. Plans indicate the removal of the docks 
and installation of a porch. The proposed porch is to be buffered with bollards. 

Traffic/Transit 

• The site is in a highly walkable neighborhood and is accessible by public transportation.  

• A small but busy auto shop across the street appears to be open during normal business 
hours. 

Stormwater 

• Plans indicate removal of the existing catch basin and installation of a new stormceptor. 

• A cast iron drop draining to cultec rechargers under crushed stone is proposed beyond the 
retaining wall to prevent erosion. The project narrative indicates the recharging system 
will be 6.5 feet wide by 63 feet long. 

• Plans indicate the existing roof leader drainage will be disconnected and proposed roof 
drainage will flow to the recharging system. 

• Planning staff defers to the Department of Public Infrastructure regarding compliance with 
the City’s Stormwater Rules and Regulations.  
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Waste 
Receptacles 

• A designated area for waste receptacles is proposed at the northeast corner of the site. 
The Board may wish to discuss the waste disposal system proposed to ensure it is 
adequate for the number of units proposed. 

•  Plan details revised 6/29/22 indicate a post and rail fence is proposed around the trash 
enclosure. The Board may wish to discuss options for screening the trash with the 
applicant. 

Utilities and 
Mechanical 
Systems 

• . The project narrative indicates existing connections are to be maintained. It was noted 
during pre-permitting that the applicant will need to verify the integrity of the sewer and 
water connections due to their estimated age. The Board may wish to discuss whether 
the applicant has undertaken an investigation of the water and sewer connections. 

• Exterior fire alarm at the northwest corner of the building has been painted over.  

• Three mechanical/HVAC systems are located on the back of the building, behind a metal 
pipe railing on the lower roof at the second level.  

Lighting 

• Recessed lighting exists under the false balcony at the front of the building. 

• Security lights exist above the main entrance. A wall-mounted light exists over the 
driveway. 

• Architectural plans indicate the addition of wall-mounted exterior lighting on the south 
side of the building. Civil plans indicate bollard-style lighting at the easterly extent of the 
parking lot.  

Demolition and 
Erosion Control 

• Vegetation at the base of the rear retaining wall will be removed for installation of the 
new drainage system. Topsoil will be stockpiled for reuse and the area will be reseeded.  

• The existing catch basin and overflow are to be removed. 

• Plans indicate the existing pavement is to be ground and removed.  

• A silt fence is proposed for erosion control at the easterly boundary. 

Architectural 

• Windows and doors are decorated with dentil molding. Large, 12-pane bay windows exist 
on the first floor and second floor. A second entrance exists on the front of the house at 
the southwest corner. 

• Fiber cement clapboard exists at the front of the building. Fiber cement shingle siding 
exists on the sides and rear of the building. 

• Third floor windows have double-hung sashes. Exterior shutters exist on the two double-
hung second floor windows.  

• The flat roof is decorated with ornate brackets and a wide fascia board. A decorative 
transom exists over the recessed entryway.  

• A false balcony (not an original feature) with brackets matching the roof decorates the 
front of the building and wraps around several feet to each side. Recessed exterior lighting 
has been installed under the balcony. There are missing brackets on the north side. 

• New windows and exterior doors are proposed for the north and south sides of the 
building. The door at the southwest corner will be relocated to the south side of the 
building. 

• A metal awning is proposed to replace the false balcony. The rendering indicates brackets 
are to be preserved.  

• Porches and balconies are proposed at the east side of the property, at the rear of the site. 



                                                                                                                    STAFF REPORT    ◼        Page 5 of 9 

• The project narrative indicates a portion of the flat roof located on the east side of the 
building will be designed with planting beds to further absorb and mitigate surface runoff. 

Master Plan 

• This project is consistent with the Master Plan’s goal to encourage and maintain a wide 
range of housing types throughout the city that reflect the historic and cultural character 
of each area by supporting development that provides for households of all income 
levels. 

 

Interdepartmental Review Comments 
As required under city ordinance, the case submittal documents were distributed to City Clerk, City Solicitor, Health 
Department, Inspectional Services, Engineering, Public Infrastructure, Conservation Commission, Fire Department and 
School Department.  
 
At the time of writing this report, no departmental memos have been received. 
 
 

Site Photos 

 

 

 

 

Driveway and only 1st floor window on the north side. 
Looking south down Purchase Street. 
 

Front entrance under false balcony. 
Looking east from Purchase Street. 
 

Retaining wall at northerly extent of site. 
Looking east from abutting driveway. 
 

Acushnet Heights historic district main corridor. 
Looking north up Purchase Street. 
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Materials for Consideration 
The engineered plan submission is shown as “Terra Incognita Partners, Inc – 1502 Purchase Street” with most recent revisions 
dated 6/27/22, and prepared by CEC of Raynham, MA. The plans are stamped by Steven Gioiosa, PE, stamped received by 
the City Clerk’s office on 6/29/22. The plan set consists of the following sheets: 

▪ Cover Sheet 
▪ SL - 1  Site Layout 
▪ LM – 1  Locus Map 
▪ SG – 1  Site Grading 
▪ LP – 1  Landscape Plan 
▪ EC – 1  Existing Conditions 
▪ DP – 1  Demolition Plan 
▪ ECP – 1  Erosion Control Plan 
▪ DS – 1  Detail Sheet #1 

 
The architectural plan submission is shown as “Residences – 1502 Purchase Street” dated 5/9/22, and prepared by 
Studio2Sustain, Inc. of New Bedford, MA. The plan set consists of the following sheets: 

▪ A-0.0   PROJECT SUMMARY 

Existing conditions at the back of the building. 
Looking west from rear parking lot. 
 

Existing parking lot conditions and edge of property. 
Looking north from southeast corner of the site. 
 

Existing conditions on north side of the building. 
Taken from driveway. 
 

Conditions at abutting property. 
Looking west from southeast corner. 
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▪ SP1.0   SITE PLAN - EXISTING & PROPOSED 
▪ EX-1.1   PLANS: BASEMENT, FIRST, SECOND, & THIRD FLOORS - EXISTING 
▪ A-1.0   PLAN: BASEMENT - PROPOSED 
▪ A-1.1   PLAN: FIRST FLOOR - PROPOSED 
▪ A-1.2   PLAN: SECOND FLOOR - PROPOSED 
▪ A-1.3   PLAN: THIRD FLOOR - PROPOSED 
▪ A-2.1   ELEVATION: WEST - PROPOSED 
▪ A-2.2   ELEVATION: SOUTH - PROPOSED 
▪ A-2.3   ELEVATION: EAST - PROPOSED 
▪ A-2.4   ELEVATION: NORTH - PROPOSED 
▪ SL-1   CIVIL - SITE LAYOUT  

 
In addition to the submitted materials, the application has submitted waiver requests for the Board’s consideration as 
follows: 

• Cover Sheet – request to allow locus scale of 1:200 

• Site Layout Plan – request to waive depiction of existing utilities since to utility work is planned. Staff recommend 
submission of existing utilities with connections. Applicant should explain how and if existing utilities and sewer  
will be sufficient for the proposed change of use to a 10-unit residential building from a commercial use. 

• Existing conditions Plan – request to allow use of NAVD to match current FEMA mapping base & request to waive 
depiction of existing utilities as requested above. 

• Lighting Plan – request to waive since there is no proposed pole lighting. Staff notes there is a discrepancy between 
the civil and architectural plans for site lighting. 

• Truck Access Plan – request to waive since the project is for residential use.  

• Utility Plan – request to waive since no utility work is proposed. A revised utility plan was submitted to the 
Department of City Planning on 6/29/22.  

 
Recommended Conditions 

 
Special Permit.  Having reviewed the submitted materials, planning staff offers the following 
recommendations for conditions to the Planning Board should it act favorably on the requested Special Permit 
approval for the project: 
 

That the following specific conditions be applied to this decision: 
1. The number of parking spaces required shall be six. 
 
 

Site Plan Approval.  Having reviewed the submitted materials, planning staff offers the following 
recommendations for conditions to the Planning Board should it act favorably on the requested site plan 
approval for the project: 
 

That the following specific conditions be applied to this decision: 
1. The applicant shall submit a final landscape plan with plant schedule to the Department of City Planning for 

administrative review prior to the issuance of a building permit. 
2. The applicant shall submit evidence of MassDOT approval/permits relative to the work proposed on the land 

abutting Route 18 prior to work commencing in this area.  
3. The applicant shall coordinate with the Department of Public Infrastructure to resolve all comments in their 

forthcoming memo. 
4. The applicant shall adhere to the conditions of the special permit issued by the Zoning Board of Appeals. 
5. The applicant shall adhere to the conditions of the variance issued by the Zoning Board of Appeals. 
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That the following general conditions also be applied to both decisions: 
 

6. The project shall be completed according to the plans, notes, reports, and specifications submitted for 
consideration and final approval by the Planning Board. 

7. The project shall be undertaken in a manner consistent with any departmental memos received in relation to plan 
and placed on file for Planning Board consideration. The conditions of such memos shall be considered to be part 
of these conditions. 

8. The applicant shall submit final plan revisions to the Department of City Planning in the following formats: one (1) 
-11” x 17” Plan Set and one (1) CD or USB with Plan Set in PDF format and shall ensure that these same plans are 
properly submitted to the Department of Inspectional Services. 

9. The applicant shall ensure that a copy of the Notice of Decision, bearing the certification of the New Bedford City 
Clerk signifying no appeal has been made against the project’s approval, be provided for the Department of City 
Planning case file folder. 

10. That the applicant shall ensure a copy of the Notice of Decision bearing the certification of the city of New Bedford 
City Clerk, signifying no appeal has been made against the project’s approval, be recorded at the Registry of Deeds.  

11. The applicant shall ensure that a copy recorded decision be provided for the Department of City Planning case file 
folder. 

12. The applicant shall present any proposed modification from the approved plans for consideration to the Director 
of City Planning for determination as to whether the modified plan must return before this Board for further 
review. 

13. The rights authorized by the granted approval must be exercised by issuance of a Building Permit by the 
Department of Inspectional Services and acted upon within one year from the date the decision was granted, or 
they will lapse. 

14. The developer and site contractor must schedule a pre-construction meeting with the Department of Public 
Infrastructure prior to the start of construction.  

 
 

 

Materials Provided by the Applicant are available at: https://www.newbedford-ma.gov/planning/planning-board-
agenda-info-2022/ 
 
Staff Report prepared by: Rachel Mulroy Staff Planner 
Reviewed by: Michael McCarthy, Asst. City Planner & Jennifer Carloni, City Planner

https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2022/
https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2022/
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1502 Purchase Street Map: 72 Lot: 133 
NOTE: Property line is approximate; for discussion purposes, only. Aerial image is oriented north. 

 
 
 


