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Case #4357:SPECIAL PERMIT 
   
Property:    170 Riverside Avenue  
  Map: 105, Lot: 135 & 206 
 
Zoning: Industrial B (IB) (RAMOD) 
 

Owner: Riverside Lofts Limited 
Partnership 

                      C/O Winn Company 
                      6 Faneuil Hall Marketplace 
                      5th Floor 
                      Boston, MA 02109 
  
Applicant: Farland Corporation 
                      C/O Christian Farland 
 401 County Street 
 New Bedford, MA 02740 

  
Overview of Request: Notice is given of a public hearing on the petition of: Riverside Lofts Limited 
Partnership, C/O Winn Company (9 Faneuil Hall Marketplace, 5th Floor, Boston, MA 02109) and Farland 
Corporation, C/O Christian Farland (401 County Street, New Bedford, MA 02740) for a Special Permit under 
Chapter 9, Comprehensive Zoning Sections 4200A-4270A (Riverside Avenue Mill Overlay District-RAMOD) 
and 5300-5390 (special permit); relative to property located at 170 Riverside Avenue, Assessors’ map 105 
lot 135 & 206 in an Industrial B [IB] zoned district. The petitioner proposes to complete phase II of the 
project, which consists of an interior build out of an additional 71 residential units per plans filed.  

 

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;  
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e) impacts on the natural environment; and potential fiscal impact, including impact on city services, 
tax base, and employment.  
 

Existing Conditions: The property is located between Riverside Avenue 
and the Acushnet River, north of Manomet Street and the Whitman 
Mills in an Industrial B zoned district and the Riverside Avenue Mill 
Overlay District (RAMOD). The site’s parcel is a 131x130’+ SF corner lot 
with 629.98’+ SF of frontage on Riverside Avenue and 201.92’+ SF on 
Manomet Street. Situated on the parcel is a 313,700’+ SF three-story 
historic industrial-era mill, formally known as the home of Cliftex 
Corporation and Clipper Craft Clothing. The building currently hosts a 
75-unit residential apartment community named “Manomet Place”. The 
newly renovated textile mill has been redesigned to offer affordable 
housing for seniors with spacious one- and two-bedroom floor plans, 
many with views of the Acushnet River. The total number of units with 
the proposed addition would comprise 146 residential units. The parking 
lot directly across the site on Riverside Avenue (southwest) has 81 
parking spaces: including (2) handicap accessible spaces. An additional 
parking lot easterly behind the building has 67 parking spaces: with (7) 
designated handicap spaces for a total of 150 spaces. Each unit is limited 
to (1) parking space.  

 
The property is located in the Riverside Avenue Mill Overlay District 
(RAMOD) within the city’s north end, along the Acushnet River. The 
immediate vicinity includes commercial, industrial, and residential uses. 
Directly abutting to the north is the Riverbank Loft apartments. Further 
south is Whaler’s Place and Whaler’s Cove, formerly known as Whitman 
Mills, both properties have been converted to assisted-living residential facilities. Directly adjacent to the 
rear southeast is the Victoria Riverside 
Townhouse Lofts. Across the street to the 
west of the site are Joes Auto Mall, Sunshine 
Donuts, Sun Kitchen and Global Gas Station.  

 
Proposed Conditions: The applicant proposes 
to complete Phase II of the Cliftex Lofts 
Residential development project, which 
consists of an interior build out of an 
additional 71 residential units per plans filed. 
The proposed 71 residential units would be 
incorporated into an existing fully occupied 
residential building named “Manomet Place”. 
The site is located in an overlay district 
(RAMOD), therefore requiring a special permit 
to complete Phase II. The proposed use would 
provide lifestyle options for adults 55+ with 
competitive rates. Phase II would incorporate 
68 one-bedroom units and 3 two-bedroom 
units; Phase I consists of 65 one bedrooms and 10 two-bedroom units. The total number of units with the 
proposed addition would comprise 146 residential units. 
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The application states that all required exterior and interior work considered for Phase I was completed in 
2013. Additionally, the application states the first phase incorporated parking, loading and traffic flow to 
accommodate the build out of Phase II.  
 
In regards 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 that the 
proposed use as a 55+ apartment community (phase two) would add 71 residential units to an existing fully 
occupied residential building. The petitioner notes that in recent statistical surveys, 55+ lifestyle apartment 
communities are in high demand in the area. The petitioner states the use would provide a desirable 
lifestyle option for adults 55+ with competitive rates. Staff acknowledges that the proposed use would offer 
residential units to adults 55+.  
 
b.) Traffic flow and safety including parking/unloading. The petitioner states there is ample parking for 
phase two, as this was incorporated into the plan during the first phase of the proposal. Additionally, the 
petitioner states that it being a residential site, loading will not be a common occurrence. Further, they 
explain that any safety concerns for pedestrian and traffic flow were addressed in the first phase of 
permitting, including the implementation of crosswalks, designated walkways and handicap accessible 
ramps. Staff acknowledges that off-street parking is available via the 150 parking spaces proposed in the first 
phase of the project. (81) spaces in the parking lot directly across the street on Riverside Avenue and (67) 
spaces in the lot behind the site (easterly).  
 
c.) Adequacy of utilities and other public services. The petitioner states the necessity for gas, electric, 
water and sewer. The petitioner also states all necessary utilities were addressed and installed during phase 
I of the proposal. Staff notes that there are adequate utility services serving this area. 
 
d.) Neighborhood character. The petitioner states that the proposed use is the second phase of a 
residential redevelopment that was favorably received by the community. As stated in the application, the 
surrounding neighborhood conditions were improved by the addition of the residential units in phase one, 
with the opening of new businesses and a school in the area. Furthermore, the petitioner states that the 
proposed redevelopment would be harmonious with the structure of the neighborhood by providing 
needed and desired services. Staff acknowledges the neighborhood is an industrial area with a mix of 
residential and commercial uses present. Therefore, the proposed use is not out of character with the 
neighborhood.    
 
e.) Impacts on the natural environment. The petitioner has indicated that there will be minimal impact as a 
result of this proposal. The petitioner notes phase two of the proposal would only involve interior projects. 
Staff acknowledges the impacts on the natural environment are neutral as proposed. Staff does not 
anticipate any increased impacts to the natural environment as there are no proposed exterior changes.   
 
f.) Potential fiscal impact, etc.  The application indicates the proposal would increase the property value as 
well as create new jobs and services for the city, specifying that there will be a need for added maintenance 
for the new units. Staff acknowledges the proposal would add employment while providing residential uses.   
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