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205 Hope Avenue a/k/a 221 Webster Street

27-004-00001

BL-1.0

60377 67

The property is approximately 2.08 acres in size and currently contains a donut shop, bakery and deli, restaurant and package store in 
multiple buildings as shown on the plans submitted herewith.  Please see Statement in Support.
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Joshua Lee Smith, Esq.
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Kasper Family 2019 Irrevocable Trust
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M.P.G. Corporation
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The Applicant seeks to raze and remove the existing buildings on the property and to construct and develop a gasoline service station with 
level 3 electric vehicle (EV) charging stations (and EV ready spaces) and an approximately 5,000+/- square foot convenience store (including 
the sale of beer and wine) with an approximately 1,500+/- square foot food service establishment with a drive-through.

Article IV, Section 2, Table 4.1 business uses(17) - Automobile Refueling Station - Special Permit by ZBA
Article IV, Section 2, Table 4.1 business uses(6) - Food Service w/ drive-through - Special Permit by ZBA
Article IV, Section 2, Table 4.1 business uses(21) - Package Store - Permitted by right

No.

No.

Please see Statement in Support.

Kasper Family 2019 Irrevocable Trust

By:___________________________

Docusign Envelope ID: 79A09DDE-CB91-4DAE-8C56-6C27F81A143E

William Kasper

8/12/2024
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(For office use only: Project Number: ZB-20 - ) 

SUPPLEMENTARY QUESTIONS FOR SPECIAL PERMITS 

Complete the requested information for the Special Permit requested. Attach additional documentation as necessary. 

Only complete the sections which pertain to the Special Permit (s) you are applying for. 

  

  
1a. Extension, Alteration or Change of a Privileged Pre-existing, Nonconforming Structure 

(Article XVI, Section 4) 
  

1. Describe what is currently nonconforming about this structure (list specific dimensional nonconformities) 

2. Indicate how long the nonconforming aspects of the structure have been in existence: 

3. At the time of construction, did the structure meet applicable zoning requirements? (Check with the zoning 
ordinance, as amended, that would have been in effect at the time of construction. Past zoning ordinances are 

available for research at the City Clerk’s office. Past zoning maps are available at the Division of Planning and 
Regulatory Services) 

4. Describe the proposed extension, alteration or change: 

5. Indicate the total square footage of any physical expansion: 

6. Indicate the number of off-street parking spaces currently provided and to be provided for the proposed structure 

as extended, altered or changed: Note: In residential districts, the use as extended, altered or changed shall meet 
the off-street parking requirements of the zoning ordinance. 

7. Explain how the structure as extended, altered or changed will not be substantially more detrimental to the 

neighborhood than the existing structure: 
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(For office use only: Project Number: ZB-20 - ) 

  

  
1b. Extension, Alteration or Change of a Privileged Pre-existing, Nonconforming Use 

(Article XVI, Section 4) 
  

1. Describe what is currently nonconforming about this use: 

2. Indicate how long the nonconforming use has been in existence? What year did the use begin? (Check with the 

zoning ordinance, as amended, that would have been in effect at the time of construction. Past zoning ordinances 
are available for research at the City Clerk’s office. Past zoning maps are available at the Division of Planning and 
Regulatory Services) 

3. At the time the use was initiated, was the use allowed under the then applicable Zoning Ordinance? 

4. Describe the proposed extension, alteration or change of use: 

5. Indicate the total square footage to be utilized for the proposed use: 

6. Indicate the number of off-street parking spaces currently provided and to be provided for the proposed use: Note: 

In residential districts, the use as extended, altered or changed shall meet the off-street parking requirements of 
the zoning ordinance. 

7. Explain how the use as extended, altered or changed will not be substantially more detrimental to the 
neighborhood than the existing structure: 

  

  
2. Residential Use allowed only by Special Permit in a particular zoning district 

(Article IV, Section 2, Table 4.1)   

1. Describe the proposed residential use: 

2. Total number of dwelling units proposed, number of bedrooms per unit, and square footage of units: 

3. Number and dimensions of off-street parking spaces to be provided and location (garage, driveway). Off-street 

parking spaces must be located outside of the front yard and exterior side yard setbacks. 
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5,000+/- square foot convenience store building + service station area and an approximately 1,500+/- square foot food service establishment 
with a drive-through.

The Applicant seeks to raze and remove the existing buildings on the property and to construct and develop a gasoline service station with level 3 
EV charging stations (and EV-ready spaces) and an approximately 5,000+/- square foot convenience store (including the sale of beer and wine) 
with an approximately 1,500+/- square foot food service establishment with a drive-through. Please see Statement in Support.

28 total parking spaces are proposed for the Project, with 9 located in front of the convenience store, 9 parking spaces in the rear and 10 spaces 
located on the northwest portion of the lot on the other side of the refueling station.



(For office use only: Project Number: ZB-20 - ) 

3. Can adequate access can be provided without adversely affecting neighboring uses or the public realm? 

4. Will structures with architectural or historical integrity will be appropriately preserved or improved, and that no such 

structures have been demolished within the past five (5) years to prepare the site for redevelopment? 

  

  
5. Residential Conversion 

(Article IV, Section 9)   
1. Total number of existing units/Total number of proposed units: 

2. Will the external appearance of the structure remain unchanged except for new doors, windows, fire escapes, and 
stairways? 

3. Number of off-street parking spaces to be provided (If new parking is being created, the applicant(s) may need to 
seek a Special Permit for extension, alteration or change of a pre-existing, nonconforming structure if existing 
structure does not meet current zoning dimensional requirements. If additional parking cannot be provided for new 
dwelling unit(s), the proposed conversion may also require a Variance or Special Permit from off-street parking 

requirements): 

4. Which dimensional requirements/setbacks are you seeking relief by the Special Permit? 

  

  
6. Placement of Fill/Earth Excavation 

(Article IV, Section 5)   
1. Indicate whether the Special Permit is for Placement of Fill or Earth Excavation: 

2. Attach documentation showing proposed measures to protect pedestrians and vehicles. 

3. Provide a proposed timeline for completion of placement of fill. 
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(For office use only: Project Number: ZB-20 - ) 

4. Attach documentation from the Director of Public Health and the Conservation Commission as outlined in the City 
of Worcester Zoning Ordinance Article IV, Section 5. 

5. Attach a site plan with all required information in support of the application per the City of Worcester Zoning 

Ordinance Article IV, Section 5. 

  

  

7. Modification of Parking/Loading Requirements and/or Landscaping and Layout Requirements for 

Parking/Loading 
(Article IV, Section 7) 
  

1. Indicate what relief is being sought under the Special Permit: 

2. If applicable, indicate locations, square footages, and dimensions of relief sought under the Special Permit: 

3. If applicable, provide number of parking/loading spaces required and relief requested through the Special Permit: 

  

8. Other Special Permits 
  

1. Describe Special Permit sought and provide relevant details on the plan of land and rendering. Provide square 

footage and height of any structures and indicate percentage of lot structure will occupy: 
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Special permits are also required pursuant to Article IV, Section 7.A.2 for noncompliance with curb cut widths, the drive-through requirements, 
and, to the extent applicable, modification of the parking area landscaping requirements.

All other driveways, except common driveways, shall have a minimum width of twelve (12) feet for one-way driveways, or twenty (20) feet 
for two-way driveways, and a maximum width of thirty (30) feet (24 feet preferred), not including curb returns. The driveway width on the 
Northeast corner of the Property off of Hope Avenue is 37' in width for vehicular circulation and to allow for multiple egress lanes from the 
Property. 

N/A.
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