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The New Bedford waterfront is a complex area of significant economic value to 
the City of New Bedford, the Greater New Bedford region, the Commonwealth 
of Massachusetts, and, as the largest commercial fishing port in the country, to 
the nation as a whole.

In addition to the state and federal agencies that govern ports and port de-
velopment, four local organizations have responsibilities for the continued 
economic strength of this vibrant working waterfront. Primary responsibili-
ty falls to the New Bedford Port Authority (NBPA), formerly known as the 
Harbor Development Commission. The NBPA works closely with the New 
Bedford Economic Development Council (NBEDC), and the City of New 
Bedford to fulfill its mission, which has two charges: the management of the 
port itself and developing strategies for economic growth. In addition to its 
management of port operations and resources of the New Bedford portion of 
the watersheet, the NBPA owns and leases land to local businesses throughout 
the waterfront.

The NBEDC sponsored an earlier planning process that created a framework 
for understanding how the waterfront functioned as an economic engine and 
what the future of the waterfront could be as the City sought to protect the 
fishing industry while allowing for economic diversification to meet the chal-
lenge of new industries, such as off-shore wind. The New Bedford Waterfront 
Framework Plan recognized that within the Waterfront there were two areas 
in particular that did not share in the economic vibrancy of the rest of the 
waterfront. To address these two under-performing areas, the Framework Plan 
recommended that a fourth organization join the NBPA, NBEDC, and the 
City. The New Bedford Redevelopment Authority (NBRA) has specific tools, 
available under Chapter 121B of the Massachusetts General Laws (M.G.L.), 
that allow it to address the conditions that prevented these two areas from ful-
ly contributing to the general economic success of the rest of the Waterfront. 
This second stage of the planning for the waterfront has produced two plans; 
one for each area (Focus Area North and Focus Area South). The solutions 
for each area as proposed in their respective plans are different; the overall 
goal is to integrate both areas into the overall waterfront to create a complete, 
economically diverse waterfront from I-195 to Cove Street.

The NBPA, with the full cooperation of the other three organizations, ob-
tained a grant to create two redevelopment plans under Chapter 121B that 
would unlock the NBRA’s ability to address conditions of physical and 

1. Executive Summary
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economic blight. These conditions include the presence of environmental 
contaminants on certain key parcels and substandard public infrastructure 
relative to the City’s goals of public access for the working waterfront and 
redevelopment of parcels that have remained all underutilized relative to the 
rest of the Waterfront for significant periods of time.

This Redevelopment Plan provides a description of the current conditions, 
the vision for future uses, and the tools needed to accomplish this vision 
for the redevelopment area. In response to market conditions over time, the 
redevelopment area will transform to a mixed-use area that combines support 
for water-dependent commercial uses with a growing neighborhood of resi-
dential uses and local retail and services.

The NBRA will use a combination of public actions, including acquisition of 
land, to support the vision and design guidelines to control the public street-
scape and waterfront access, ensuring a public realm that supports all uses.

As the Framework Plan was the first stage in this planning process, an update 
to the current New Bedford-Fairhaven Municipal Harbor Plan is anticipated 
to be the next state in the process. A state-approved Municipal Harbor Plan 
allows the municipality to define amplification, substitutions, and/or offsets 
as modifications to certain requirements of Chapter 91, including public ac-
cess, open space, and dimensional standards. The Municipal Harbor Plan 
thus allows greater local control to ensure that waterfront development is 
consistent with local goals and preferences. 

The remainder of this Executive Summary provides a more detailed introduc-
tion to this Redevelopment Plan. Sections 2 through 16 are consistent with 
the requirements of 760 CMR 12.00 and define the intended actions and 
surrounding context for this redevelopment area and the expected interven-
tions by the NBRA.

Introduction to the Plan

The New Bedford Waterfront Redevelopment Plan: Focus Area North (the “Re-
development Plan”) authorizes the NBRA to take certain actions related to 
the redevelopment of land within the plan boundary (Figure 1-1).
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This Plan is the second phase in a three-part process. In April 2014, the 
NBEDC, a 501(c)(3) non-profit organization, received $200,000 in Eco-
nomic Adjustment assistance for the development of a strategy and redevel-
opment plan for New Bedford’s working waterfront from the United States 
Economic Development Administration; the City of New Bedford matched 
this grant with an additional $133,000. The purpose of the grant was to focus 
on advanced port development and redevelopment that will attract diversifi-
cation of manufacturing and other industries within the South Coast region 
and encourage job creation in wind power, commercial fishing, and tourism 
industries. This first phase was led by Sasaki Associates and completed in 
2016.

The report from this phase is the New Bedford Waterfront Framework Plan 
(the “Framework Plan”). The Framework Plan had two accompanying docu-
ments, the New Bedford Waterfront Draft Redevelopment Plan (the “Draft Re-
development Plan”) and the New Bedford Waterfront Draft Technical Appendix 
(the “Draft Appendix”). The Draft Redevelopment Plan identified the areas 
of focus for the second phase of the process.

This current phase has studied two areas that were not thriving: the Hicks-Lo-
gan-Sawyer (HLS) area to the north and the Sprague/Eversource parcels just 
south of Leonard’s Wharf. These two areas are referred to in the study as 
Focus Area North and Focus Area South, respectively. This Redevelopment 
Plan provides a strategy for the Focus Area North (the redevelopment area).

The third phase in the process will be an update to the New Bedford-Fairhaven 
Municipal Harbor Plan (2010) (the “Municipal Harbor Plan”). As the rede-
velopment plans are one of the implementation strategies for the Framework 
Plan, the update to the Municipal Harbor Plan is an implementation strategy 
for this Redevelopment Plan.

The NBPA sponsored this study process and the final Redevelopment Plan. 
Funding was provided in part by a grant from the Seaport Economic Council. 
Harriman led the consultant team, which included Sasaki Associates, FXM 
Associates, APEX, HSH, and Bonz & Company.

Public participation in this phase included four meetings with the Steering 
Committee and two public meetings, in February and December 2017. The 
first phase – the Framework – was a 14-month planning process that included 
five Steering Committee meetings and two public meetings. The Steering 



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

0 250 500 750 1,000125

Feet

Interstate 195

Route 18

Route 6

Kenyon Street

Kilburn Street

Acushnet Avenue

North Front Street
Herm

an M
elville Boulevard

M
acArthur Drive

Logan Street

Hicks Street

Washburn Street

Wamsutta Street

Legend
Plan Boundary

Data Sources: USGS The National Map - National Boundar-
ies Dataset, National Elevation Dataset, Geographic Names 
Information System, National Hydrography Dataset, National 
Land Cover Database, National Structures Dataset, and Na-
tional Transportation Dataset; U.S. Census Bureau - TIGER/
Line; HERE Road Data

11NEW BEDFORD WATERFRONT REDEVELOPMENT PLAN:  FOCUS AREA NORTH

1. ExEcutivE Summary

FIGURE 1-1: BOUNDARY OF FOCUS AREA NORTH (THE REDEVELOPMENT AREA)
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Committee from this phase has most of the members from the first phase, so 
there has been a continuity in the planning processes.

This Redevelopment Plan will define a vision for the area, the goals that will 
support that vision, and the actions that the NBRA can undertake to support 
that vision. The actions of the NBRA are enabled by M.G.L. Chapter 121B 
and this Plan is prepared under the requirements of that chapter.

Purpose of this Plan

The New Bedford Waterfront Redevelopment Plan: Focus Area North (the Rede-
velopment Plan) is an urban renewal plan as defined and enabled by M.G.L. 
Chapter 121B and has been prepared in accordance with proposed revised 
760 CMR 12.00 as required by the Department of Housing and Community 
Development (DHCD). The general purpose of this Redevelopment Plan is 
to undertake certain public actions to support private investment in an area 
that contains blighted physical and economic conditions that have made it 
difficult for the private market to act. This Plan identifies current conditions 
that have been obstacles to private investment, determines the needs of the 
waterfront and the goals for its redevelopment, and defines those actions that 
will create incentives for the private market, over time, to address the existing 
conditions.

In an otherwise thriving waterfront, there are two areas that are not econom-
ically vibrant. Focus Area North, the subject of this Redevelopment Plan, 
is one of those two areas. While there are some thriving businesses, includ-
ing Kyler’s Seafood and several marine industrial businesses south of Hervey 
Tichon Avenue, much of the area is either a mix of residential and small 
industrial businesses, or underutilized or vacant mill complexes, such as the 
Revere Copper site.

This area has shown evidence of vitality. The relatively recent conversion of 
Wamsutta Mills into residential apartments and plans for additional dwell-
ing units in that complex are signs of a demand for housing stock that is 
not otherwise provided. Dredging activities within the Acushnet River have 
the potential to open up additional watersheet uses. A significant portion of 
the waterfront land is not within the New Bedford-Fairhaven DPA, which 
allows for some flexibility in land uses along the waterfront not available fur-
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ther south. Finally, both the owners of Revere Copper and the Massachusetts 
Clean Energy Center (MassCEC) have explored and identified potential uses 
for the vacant Revere Copper site.

However, significant barriers to redevelopment remain. Known and unknown 
releases of hazardous materials may make certain types of rehabilitation and 
redevelopment difficult for the private market. The public infrastructure is 
not adequate to serve all of the users, including trucks, cars, buses, pedestri-
ans, and bicyclists. Public access to the waterfront, required under Chapter 
91, the Massachusetts Public Waterfront Act, is marginal to nonexistent. His-
toric buildings, including the Benjamin Rodman ice house, are in disrepair.

This Plan identifies those actions the NBRA can undertake to improve these 
conditions, working in partnership with other agencies and City departments 
and with private developers to encourage the private market to, over time, 
invest in the empty lots and underutilized buildings in this area.

New Bedford Redevelopment Authority

The NBRA is a public body politic and corporate, duly created pursuant to 
M.G.L. Chapter 121B, Section 4, by the City of New Bedford, Massachusetts 
on October 11, 1960. The NBRA, as a redevelopment authority, is autho-
rized to undertake certain actions, including the acquisition and disposition 
of land, the redevelopment of land, the issuance of bonds, the establishment 
of certain controls on land developed by others, and the acquisition of land by 
eminent domain for the public purposes established by this Redevelopment 
Plan.

Vision and Goals

VISION

The vision for this redevelopment area is to develop, over time, a vibrant 
mixed-use district that allows water-dependent uses along the water’s edge, 
higher density residential further inland, neighborhood goods and services 
to support the residential uses, and public access to the waterfront. Proposed 
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rail service to Boston from the expansion of the South Coast Rail commuter 
service will support additional residential development.

Improvements to the existing circulation system will allow residents to travel 
from abutting neighborhoods to waterfront jobs as pedestrians, cyclists, or by 
bus, while trucks and cars can travel efficiently between the businesses along 
the waterfront, and connect to other local destinations and Routes 18 and 
Interstate-195 (I-195). Additional freight rail service will support industrial 
uses in both this area and further south, and access to the rail spur north of 
Hervey Tichon Avenue must be considered along with other uses.

In this redevelopment area, a vibrant mix of uses will support public access 
and enjoyment of the water’s edge, except for the small portion to the south-
east located in the DPA. Those uses will support the overall mix of uses in the 
entire redevelopment area. These uses should include those on the watersheet 
itself – access to slips for boats visiting for a few hours or a few days could 
support additional activity. The area close to Kyler’s Seafood could also sup-
port kayaks or other small boats to allow direct access to the water without 
interfering with the fishing fleet and other industrial uses further south.

GOALS
1. Support a mix of land uses including water-dependent and supporting 

uses that also require excellent highway access, higher density residential, 
and neighborhood retail and services.

2. Implement infrastructure improvements that support multimodal users 
– trucks, cars, pedestrians, bicyclists, and the rail spur to the waterfront.

3. Provide amenities to support private development such as recreational 
areas and restoration of the fire pond.

4. Provide public access to the waterfront, link that access back to the street 
network, and establish areas for public access to the watersheet.

5. Establish design guidelines for new construction to reinforce public access 
to the waterfront, create an active streetscape to reinforce walkability within 
the redevelopment area, and create a clear identity for this redevelopment 
areas in contrast to rest of the New Bedford waterfront.
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ACTIONS OF THE NBRA

To support this vision and its goals, the focus of this Redevelopment Plan is 
on two types of actions: 

• Acquisition and subsequent disposition of land by the NBRA for rede-
velopment activities consistent with the vision for the area. See Section 5. 
Acquisitions and Section 9. Dispositions for additional detail

• Regulatory controls that include changes to the existing zoning for the 
area, enhancements to requirements for public access as defined by Chap-
ter 91, and the establishment of design guidelines for all projects within 
the redevelopment area under the control of the NBRA and the City or 
requiring site plan approval and/or the approval of a special permit

Design Guidelines

The design guidelines in this Plan will be applicable to all projects in the 
redevelopment area that are required to undergo site plan review or apply for 
a special permit. Any project that is under the jurisdiction of Chapter 91 will 
be required to ensure that public access and amenities are continuous along 
the portion of the waterfront not within the DPA and are connected back 
to the public street network. See Section 4.3 Design Guidelines for additional 
information.

Public Infrastructure

The roads must accommodate truck traffic to support the businesses through-
out the waterfront. The redevelopment area includes the access to and from 
I-195 and access to Route 18. It also includes a rail line which has been 
identified as a terminus for both commuter rail and freight under the pro-
posed South Coast Rail expansion. A spur off the main line runs to the wa-
terfront, north of Hervey Tichon Avenue. The Southeastern Regional Transit 
Authority (SRTA) runs two bus routes through the area: the Route 11 bus 
to Fairhaven (Herman Melville Boulevard/North Front Street) and Route 2 
(Acushnet Avenue and North Front Street). Evidence from members of the 
Steering Committee and regular site visits throughout the project suggest that 
significant numbers of people walk and bike to and through this area from 
adjacent neighborhoods to access jobs along the waterfront.

The street network is not adequate to support these uses. Vehicles coming off 
the I-195 ramp must make several turns to access North Front Street because 
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of the one-way road network. Sidewalks are either non-existent or in poor 
condition. The condition of the road surface varies, including portions of 
Washburn Street which expose the cobblestone underlying the asphalt.

Streetscape amenities such as street trees, benches, and lighting are also inad-
equate or non-existent. The only public playground in the area is sandwiched 
between the off-ramp for I-195, Washburn Street, and Belleville Avenue; it 
is accessible by foot across Washburn Street, which is dominated by vehicles 
moving off the highway at higher speeds. Consultant team members viewed 
this playground at various times of day and different seasons throughout the 
process; no one was observed there. 

The acquisitions identified in this Plan will allow the NBRA and the City to 
address these conditions and, by upgrading the public infrastructure, help to 
attract and support additional private development and investment within 
this redevelopment area.

Other Actions

Through the process of creating this Plan, additional strategies that support 
the overall goal have been identified. The actions to support these strate-
gies require coordination with other City agencies, including the Office of 
the Mayor, the City Council, the Planning Board, and the NBPA. These 
actions have been included in the implementation plan to identify the need 
to cross-coordinate activities in order to fulfill the goals of this Plan.

Finally, the NBRA can work with the City and the Commonwealth to make 
the regulatory changes necessary to support the redevelopment goals. This 
would include any necessary changes to the City’s zoning ordinance. 

Specific actions and acquisitions are identified in Section 4. Plan Objectives. 
This section also described the redevelopment options examined for this area 
in greater detail.

PHASING

This Plan assumes that once the proposed regulatory controls are in place, the 
anticipated changes to the redevelopment area will take place over time. The 
following illustrations convey two scenarios (which could be two sequential 
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stages) that demonstrate approaches to the proposed future land uses for this 
redevelopment area that would take shape over the 20-year life of the Plan.

The following conceptual plans were developed during the process, taking 
into account research into existing conditions and the likely implications  for 
future options and public input received throughout the plan. The concepts 
were presented to the Waterfront Steering Committee and the public as an 
illustration of potential build-out over the life of this redevelopment plan. 
Feedback throughout the public process, including reactions to these illustra-
tive concepts helped solidify the proposed gaols, strategies, and actions in this 
redevelopment plan.

While these concepts are consistent with the required maps presented in Sec-
tion 2, the Implementation Plan in this Executive Summary, and the goals, 
objectives, and actions in Sections 4-6, 8, and 9, they do not represent specif-
ic development proposals. 
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SCENARIO 1

The Plan envisions a vibrant mixed-use/neighborhood 
business district and working industrial district; en-
hancing connectivity to the downtown, neighboring 
communities, and within the district; and improving 
the pedestrian experience to the waterfront.

The creation of two separate districts reinforces devel-
opment activity already underway and creates a buffer 
between waterfront industrial uses and neighboring res-
idential. New residential development is concentrated 
to vacant or underutilized parcels within the existing 
neighborhood fabric along and north of Hicks Street. 
The expansion of water-related and dependent uses in 
the North Terminal is reinforced with new support-
ing capacity along the I-195 edge. New multi-family 
residential development, in keeping with the character 
and success of Wamsutta Place, is concentrated south of 
Logan Street. 

Front Street serves as a buffer between the residential 
district and industrial waterfront. An improved street-
scape supports cyclists, pedestrians, cars, and commer-
cial vehicles and is lined with commercial and retail 
uses. Along Front Street, existing historic buildings are 
preserved, including the Ice House building. The uses 
fronting the street will be neighborhood supporting 
commercial. The remediation of the fire pond creates 
additional public space for the surrounding residents 
and people working in the North Terminal. The Revere 
Copper site, which is currently undergoing significant 
environmental remediation, has two potential futures. 
The site, a linchpin in the continuous industrial dis-
trict, may be reused as either an industrial or commer-
cial space in both Concept I and Concept II. In this 
concept, the buildings are adaptively reused to support 
those waterfront industrial functions.

FIGURE 1-2: CONCEPTUAL ILLUSTRATIVE PLAN: SCENARIO I
Source: Sasaki Associates

Future Bulkhead

Chapter 91 Line
DPA Boundary

Rail
Public Realm Improvement

Existing Building
Potential Building
Street Improvement

Open Space
Parking Deck

Parking Lot



19NEW BEDFORD WATERFRONT REDEVELOPMENT PLAN:  FOCUS AREA NORTH

1. ExEcutivE Summary

Future Bulkhead

Chapter 91 Line
DPA Boundary

Rail
Public Realm Improvement

Existing Building
Potential Building
Street Improvement

Open Space
Parking Deck

Parking Lot

FIGURE 1-2: CONCEPTUAL ILLUSTRATIVE PLAN: SCENARIO I
Source: Sasaki Associates
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CONCEPT II

The redevelopment area has several long-term oppor-
tunities for additional mixed-use residential and retail 
proximate to the Whale’s Tooth to support expanding 
commuter rail plans. The existing road network remains 
and connects to an effective extension of Logan Street 
across North Front Street, connecting pedestrians to a 
new waterfront park which is bounded by mixed-use 
business and other commercial functions to the north 
and industrial uses to the south. East-west connections 
are strengthened and reinforced through the creation 
of neighborhood supporting commercial development 
along Logan Street. 

The new neighborhood open space and additional wa-
terfront park adjacent to marina creates multiple op-
portunities for a variety of public uses along the water, 
supporting new infill opportunities west of North Front 
Street. In this concept, the Logan Street promenade 
leads to a pedestrian pathway along the water’s edge that 
connects to a neighborhood marina, boat launch and 
park that extends to the north of I-195. The pedestrian 
connection between North Front Street and the water-
front facilitates the need for a mix of parking options 
for the commercial spaces north of Revere Copper. This 
concepts includes a parking deck to capture some of 
the parking displacement from enhanced public con-
nections to the waterfront. The design of other discrete 
connections to the river should consider public safety 
and maintaining high productivity for industries.

FIGURE 1-3: CONCEPTUAL ILLUSTRATIVE PLAN: SCENARIO II 
Source: Sasaki Associates
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FIGURE 1-3: CONCEPTUAL ILLUSTRATIVE PLAN: SCENARIO II 
Source: Sasaki Associates
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Existing Conditions: Market Summary

The following are uses that have been identified within the study process as 
potential uses, driven by market demand, within the redevelopment area. A 
full market report is provided in Appendix C.

• Selected sites within this redevelopment area are being targeted in an 
inventory of potential locations for offshore wind related production 
and service facilities prepared by the Massachusetts Clean Energy Center 
(MassCEC). A property owner is considering truck and bulk freight and 
container barge service for a waterfront site within this area. 

• The waterfront and backland within this area has long been considered 
(see the 2000 Municipal Harbor Plan) a potential site for a marina and 
particularly a marina facility that could accommodate large yachts for which 
existing facilities in New Bedford and Fairhaven harbor are limited. Marinas 
with more than nine slips are not allowed within a DPA. While a market 
study for a marina or mega-yacht facility is beyond the scope of this study, 
knowledgeable interviewees cited regular requests for accommodating large 
yachts that could not be satisfied with existing facilities. Private property 
owners should be encouraged to consider such uses. Dredging costs will be 
an issue even with inclusion of these areas in the Phase V publicly funded 
dredging effort. 

• Launching platforms and rentals for kayaks, rowboats, sailboats, and other 
small recreational vessels would not require dredging and are also potentially 
appropriate for this portion of the waterfront, outside the DPA, and not in 
conflict with larger commercial vessels. They can attract local residents and 
visitors to prospectively expanded retail and restaurant uses within the area 
and will add an amenity and value to potential mixed-use developments.

• Other potential marine industrial and water transportation facilities may 
also be appropriate as there are limited opportunities elsewhere in the harbor 
(including within the DPA) and such uses can provide jobs with higher 
wages than retail, restaurant, or hotel uses that might also be developed 
within this redevelopment area but do not necessarily require a location 
immediately proximate to the water. 

• Seafood processing is one example of a maritime industrial use that could 
be accommodated within this redevelopment area. Seafood processing is 
expected to continue to offer expansion potential in the waterfront area. 
These uses represent an ongoing and historically significant cluster in 
New Bedford. New Bedford’s historical share of seafood processing is less 
now, due to firms relocating elsewhere or not expanding in the City, and 
the fact that it provides good paying jobs to local residents with limited 
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formal education needs to be considered in the land use plan for this 
redevelopment area.

The redevelopment area is also considered appropriate for mixed residential 
and commercial uses, as well as public parkland that cannot be accommodat-
ed within a DPA. While the consultant team did not undertake a hotel mar-
ket study, at least one private property owner is considering development of 
such a use that could take advantage of highway proximity, water views, and 
amenities. The analysis in Appendix C. did assess potential market support for 
rental housing, retail, and office space.

RESIDENTIAL

Within the past eight years, 561 units of mostly market rate rental housing 
has been added within the general waterfront area. Development costs are 
estimated at $111 million, or about $198,000 per unit. An additional 150 
market rate rental units in the waterfront area are currently in various stages 
of permitting. The residential market assessment in Appendix C indicates po-
tential demand for up to 80 rental units per year priced to $1,800 per month, 
and 40 units per year priced to $2,400 per month, over the next five years. 
These are the likely threshold supportable rents to enable rehabilitation or 
new construction with modest historic or other tax credits or mixed market 
and affordable units. Because these rents are above the current market aver-
ages, housing units will have to be of exceptional quality and provide on-site 
amenities (such as fitness facilities) to compete with current rental properties 
within the local area, though there are few vacancies within the former mills 
recently renovated for apartments. Water views and proximity to prospective 
kayak launches and rentals, recreational boat slips, and other marina facilities 
can help prospective developments achieve the higher than average market 
rents. The location is exceptionally well served by highway access and is close 
to the restaurant, entertainment, and cultural amenities of Downtown. 

RETAIL

The retail market assessment indicates a current opportunity gap for over 
300,000 square feet of retail space within the market area of this redevel-
opment area, of which an estimated 50,000 square feet could be reasonably 
captured and featuring full service restaurants and specialty food stores. There 
is a modest longer term demand projected for retail space citywide where 
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current vacancy rates are very low and employment is expected to increase. 
Conversion of existing underutilized buildings and land in the area to a major 
specialty retail, hotel/conference center, or entertainment destination has not 
been specifically assessed, but proximity to I-195 and water views and poten-
tial water-dependent uses are significant assets.

OFFICE

The office market assessment projects net absorption of about 40,000 square 
feet per year citywide over the next several years, based on both historical 
employment trends as well as recent supply trends. Vacancy rates for both the 
city (3.9%) and New Bedford area subregion (4.3%) are low, have declined 
significantly in recent years, and are projected to decline further. Average 
gross rents are modest ($15 per square foot), however, and have been about 
the same for 10 years. Commercial brokers who serve the downtown and 
waterfront areas of New Bedford report difficulty finding office tenants even 
for properties strategically close to the downtown restaurants, shops, City 
Hall and courthouses, and amenities such as the National Historic Park and 
Whaling Museum. This is not to say that some specialty office users could 
not be attracted to a waterfront location. Medical office space is a growth 
subcategory, but its potential applicability would warrant special investiga-
tion, and medical office centers in Dartmouth and Fairhaven are close by and 
expandable.

IMPACTS ON FUTURE ABSORPTION

Whatever residential, retail, hotel, specialty destination, or office uses might 
be contemplated within this redevelopment area, their prospective absorption 
will be significantly enhanced by a) streetscape and other urban design ame-
nities, and b) zoning changes that will permit such mixed uses as of right. The 
principal complaint reported by the managers of recently rehabilitated mills 
for residential uses within this redevelopment area as well as elsewhere along 
the Acushnet River is the condition of local streets, lighting, and landscaping 
that contributes to a perceived safety issue as well as poor aesthetics. For 
developers to attract tenants willing to pay the higher than current market 
rents, local streets, sidewalks, lighting, and open space will need to improve in 
this area. While special permits have been obtained in the past, all prospective 
developers prefer as of right zoning for the uses they might develop.
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Existing Conditions: Dredging

Depending on the intended uses in this study, some dredging will need to 
be conducted to improve water depths and access to the quayside. Due to 
contamination in the Harbor and the complicated permitting and expensive 
disposal requirements of conventional dredging projects, it is economically 
infeasible and unrealistic to expect individual property owners to consistently 
take on the responsibility of dredging to maintain depths and water access to 
their waterfront properties. The State Enhanced Remedy (SER) process pro-
vides a streamlined permitting methodology and allows for property owners 
to take advantage of economies of scale of group permitting, design and im-
plementation of a group phased approach to dredging projects. Furthermore, 
dredge material disposal costs are dramatically reduced by adding the use of 
Confined Aquatic Disposal (CAD) cells, which allow for nearby, in-water dis-
posal in a manageable consolidated area. The historical evidence from the first 
four phases of navigational dredge and CAD cell disposal show that for the 
parties interested in participating in the next round of navigational dredging 
could save a significant amount of money and time when operating under 
the SER process versus a conventional dredge process with upland disposal.

For this purpose, any waterside infrastructure or dredging required as part of 
a property’s redevelopment is actually a more straight-forward process than 
working in other Harbors when using the SER process. Because of this, in-
dividual property owners who wish to undertake dredging should consider 
joining the SER process.
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Implementation Plan

The following tables identify the specific actions, responsibilities, and timeline necessary to implement this 
Plan. The majority of the responsibility rests on the shoulders of the NBRA, however, some of these actions will 
require that the NBRA partner with other agencies, departments, and boards of the City. 

Phase I assumes that actions will take place in one to five years; Phase II applies to actions undertaken in five 
to10 years, and Phase III covers actions of 10 years or more. This Plan will have a life of 20-years from the date 
of its approval by the DHCD.

This implementation plan will require additional resources beyond the membership of the NBRA. The New 
Bedford Department of Planning, Housing & Community Development will provide staffing services for the 
NBRA to assist in the actions detailed below.

OPERATIONAL

ACTION RESPONSIBILITY

PHASE
I II III

1-5 YEARS 5-10 YEARS 10+ YEARS

Bring NBRA to full membership and address staffing 
needs

Mayor of New Bedford, 
Governor, City Council

Immediately

Review plan activities to date; re-evaluate actions, 
acquisitions and next steps

NBRA, New Bedford 
Department of Planning, 
Housing & Community 
Development

Annually

ACQUISITION

ACTION RESPONSIBILITY

PHASE
I II III

1-5 YEARS 5-10 YEARS 10+ YEARS

Transfer City-owned parcels within the redevelopment 
area to the NBRA

City Council, NBRA

Acquire easements to ensure implementation of 
streetscape improvements

NBRA, NBPA

Acquire fire pond and adjacent parcels NBRA, NBPA

Acquire Revere Copper NBRA, NBPA

TABLE 1-1: IMPLEMENTATION PLAN
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PUBLIC INFRASTRUCTURE

ACTION RESPONSIBILITY

PHASE
I II III

1-5 YEARS 5-10 YEARS 10+ YEARS

Work with City to install multimodal access 
(pedestrian, bicycle, car and truck) throughout the 
redevelopment area

NBRA, City Council, 
Department of Public 
Infrastructure

Remediate fire pond and adjacent land for public park NBRA, City Council, 
Department of Public 
Infrastructure

DISPOSITION

ACTION RESPONSIBILITY

PHASE
I II III

1-5 YEARS 5-10 YEARS 10+ YEARS

Dispose of City-owned parcels transferred to the 
NBRA to developers for infill development

NBRA

Reparcelize and dispose of the Revere Copper site NBRA

DEVELOPMENT

ACTION RESPONSIBILITY

PHASE
I II III

1-5 YEARS 5-10 YEARS 10+ YEARS

Redevelop City-owned parcels as temporary or 
permanent parking to support additional businesses 
within the subarea; income from the parking (either 
surface or structure) should be used to fund the 
operations of the NBRA

NBRA

REGULATORY

ACTION RESPONSIBILITY

PHASE
I II III

1-5 YEARS 5-10 YEARS 10+ YEARS

Integrate redevelopment area design 
guidelines in Section 4.3 into the 
Planning Board’s approval process 
for site plan review and special 
permit

NBRA, Planning Board, CZM, Planning 
Department, Environmental Stewardship 
Department

surface structured
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Consistency with the Commonwealth’s Sustainable 
Development Principles

DHCD requests that communities undertaking an Redevelopment Plan con-
sider the Commonwealth’s Sustainable Development Principles. The chart 
on the following page identifies these principles and the strategies within the 
Plan that support those principles.
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SUSTAINABILITY 
PRINCIPLES

NEW BEDFORD 
WATERFRONT STRATEGIES

CONSISTENT?

1. Concentrate 
Development and Mix 
Uses

The plan for this area anticipates the rehabilitation of existing 
buildings and new development on land that has been 
previously developed.

Y
2. Advance Equity New Bedford is an EJ community; implementation of this Plan 

would support existing and new waterfront-related industries, 
providing valuable jobs for the City’s residents. Streetscape 
improvements would provide safe, multimodal access to those 
jobs.

Y

3. Make Efficient 
Decisions

Design guidelines included in this Redevelopment Plan will 
create a consistent basis for plan review and approval. Y

4. Protect Land and 
Ecosystems
5. Use Natural Resources 
Wisely

Concentrating development in previously developed areas 
keeps buildings from encroaching on undeveloped areas. 
This Plan also anticipates that environmental cleanup will be 
required for sites polluted with industrial waste. Finally, the plan 
evaluates the need to consider impacts from flooding and sea 
level rise on local businesses and residents and plan for the 
mitigation of such impacts.

Y

6. Expand Housing 
Opportunities

This Plan promotes new housing types within this 
redevelopment area that would update the existing housing 
stock and would be appropriate for transit-oriented 
development focused on the proposed Whale’s Tooth 
commuter rail station.

Y

7. Provide Transportation 
Choice

Proposed streetscape improvements would provide pedestrian 
and bicycle links to connect the proposed rail station to current 
and future residential neighborhoods. 

Y
8. Increase Job and 
Business Opportunities

The proposed redevelopment of the Revere Copper site, and the 
focus on expanding neighborhood businesses and services into 
the area while retaining industrial space provides a diversified 
economic base for jobs at all levels.

Y

9. Promote Clean Energy The off-shore wind industry is a critical component of New 
Bedford’s economic strategy. Future development in this area 
anticipates space for supporting uses to that industry.

Y
10. Plan Regionally The proposed SCR project includes an expansion of commuter 

and freight rail that has regional significance. Y

TABLE 1-2: COMMONWEALTH SUSTAINABILITY PRINCIPLES
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FIGURE 2-1: NEW BEDFORD, 1846 
Source: Cf. Guthorn, p. 50; PMaps, p. 463 (1848 ed.)
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2.1 Description of the Plan Area

FOCUS AREA 
NORTH WATERFRONT*

CITY OF NEW 
BEDFORD

FOCUS AREA NORTH AS 
PERCENTAGE OF

WATERFRONT CITY
Total Number of Properties 157 356 26,940 44.1% 0.6%

Total Acres
(not including public road or rights-
of-way)

112 391 10,565 28.6% 1.1%

Total Valuation ($000s) $63,991 $209,212 $7,016,124 30.6% 0.9%
TABLE 2-1: FOCUS AREA NORTH SNAPSHOT
Source: City of New Bedford Office of the Assessor (2017)
*Area defined in the New Bedford Waterfront Framework Plan

DEVELOPMENT HISTORY

New Bedford’s early economy centered on farming and fishing. Gradually, 
its port grew, and by the early 1800s, New Bedford had secured status as a 
major freight trade port and as the centerpiece of the whaling industry. Its 
domination of the whaling industry propelled its development forward and 
the town rapidly gained population, growing to 7,592 by 18301, to 12,087 
by 1840, to 16,443 by 1850, and to 22,300 by 1860.2 With population came 
infrastructure: a toll bridge between New Bedford and Fairhaven in 1796 
and railroad tracks in 1840.3 An 1846 map of the area (Figure 2-1) shows a 
well-established street grid, dotted with houses and a few larger factory build-
ings, bound by farmland and forest to the west, and piers and the Acushnet 
River to the east. 

Though New Bedford is best known for whaling (credit, in part, is owed to 
Herman Melville’s Moby-Dick), it was also the home of a robust textile indus-
try. This industry filled the void created when the whaling industry halted due 
to a rapid decline in whale population and the 1859 discovery of petroleum.4 
At the textile industry’s height in New Bedford in 1920, 70 mills employed 

1.“Population of the 90 Urban Places: 1830.” Census.gov. Accessed July 26, 2017. https://www.census.gov/population/www/documentation/twps0027/
tab06.txt.

2. Pease, Zeph W. History of New Bedford. New York: Lewis Historical Pub. Co., 1918. Accessed July 26, 2017. 

3. “History of New Bedford.” Port of New Bedford. Accessed July 26, 2017. http://www.portofnewbedford.org/cruise/about-the-harbor/history.php.

4. Pease, Zeph W. History of New Bedford. New York: Lewis Historical Pub. Co., 1918. Accessed July 26, 2017.
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41,380 individuals, just over a third of its population.5 Production declined 
shortly afterwards, owing to the Great Depression and competition from new 
mills in the South that offered lower production costs. 

In the decades since, the largest transformative force in the city has been 
infrastructure development. Key projects are the 1926 construction of Route 
6, which follows the path of the 1796 toll bridge and connects New Bedford 
to Rhode Island and Cape Cod; the 1933 construction of Route 18, a four-
lane freeway which connects New Bedford to Boston; the 1940 construction 
of a regional airport; the 1960s construction of a 3.5-mile hurricane barrier; 
and the 1970s construction of Interstate 195 (I-195), which connects New 
Bedford to Rhode Island and to Interstate 495 (I-495) in Wareham. New 
Bedford’s rail tracks have changed hands numerous times over this period, 
first to the New York, New Haven, and Hartford Railroad (1893), then to 
Penn Central (1961), to Conrail (1976), and to CSX (1998).

Meanwhile, New Bedford’s fishing industry has endured. Today, New Bed-
ford’s is the most productive fishing port in the United States, a distinction it 
has retained for 17 years. In total, the commercial fishing industry generates 
around  $1 billion for the local economy.6 Manufacturing is also a critical part 
of the local economy today, as is healthcare. 

Tourism, too, is growing. In 1996, Congress designated 34 acres in the City’s 
downtown as the New Bedford Whaling National Historical Park. In addi-
tion to whaling, the park describes the city’s role in the Underground Rail-
road and its working waterfront. The New Bedford Whaling Museum, one of 
its components, recently underwent a $10 million expansion.7

Despite its proud history and vibrant fishing industry, present-day New Bed-
ford is not without challenges. Many parcels in the area have significant en-
vironmental contamination. Infrastructure like the New Bedford-Fairhaven 
bridge, which has a horizontal clearance of 94 feet, restrict potential use of 
the port. Age of this infrastructure is also a concern. Routes 6 and 18, and 
I-195, while providing excellent connections regionally, inhibit movement 
locally. Downtown New Bedford is not well-tied to its waterfront and pub-
lic access should be resolved. In 2007, the city was identified as a Gateway 

5. Writer, Peggi Medeiros Contributing. “The fabric of a community: How textiles built New Bedford.” Southcoasttoday.com. February 28, 2017. 
Accessed July 26, 2017. http://www.southcoasttoday.com/entertainmentlife/20170302/fabric-of-community-how-textiles-built-new-bedford. 

6. “History of New Bedford.” Port of New Bedford. Accessed May 28, 2018. http://www.portofnewbedford.org/cruise/about-the-harbor/history.php. 

7. “New Bedford Whaling National Historical Park (U.S. National Park Service).” National Parks Service. Accessed July 26, 2017. https://www.nps.gov/
nebe/index.htm.
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City, a designation which acknowledges that the city faces persistent social 
and economic challenges. In New Bedford, these challenges include a median 
household income and a rate of educational attainment that are much lower 
than the US, Massachusetts, and even other Gateway Cities.8

History of Focus Area North

The history of the redevelopment area reflects the history of New Bedford. 
This area is home to mill housing (consisting of 40 residential buildings which 
were all constructed between 1875 and 1925); the large industrial complexes 
of Wamsutta Mills (consisting of 11 buildings constructed in the late 1860s) 
and Revere Copper (constructed in 1862); and numerous water-dependent 
uses. 

All land within the redevelopment area that lies north of Wamsutta Street 
is overlaid by the Hicks-Logan-Sawyer (HLS) neighborhood, an area which 
extends outside the boundary of this redevelopment area and over I-195 to 
Sawyer Street. Due to its position as an entrance point to the city and chal-
lenges of combined residential and industrial uses, HLS has been the subject 
of several planning efforts. The most recent of these, the Hicks-Logan-Sawyer 
Master Plan, was prepared by BSC Group in 2008. This Plan was never ap-
proved by City Council and thus does not dictate the development of the 
area, however, its analysis and recommendations are instructive. A more ro-
bust summary of this Plan is available in Chapter 3. Eligibility.

LOCATION AND ACCESS

The redevelopment area is located along a one-mile stretch of the Acushnet 
River, immediately south of I-195. The redevelopment area’s western edge is 
defined by Route 18; its southern edge is defined by Hillman Street, MacAr-
thur Drive, and Herman Melville Boulevard. Herman Melville Boulevard 
turns northward as it proceeds eastward, and serves as the redevelopment ar-
ea’s eastern edge until it intersects Wamsutta Street and becomes North Front 
Street. From here, the redevelopment area extends eastward to the Acushnet 
River and continues to I-195. 

8. "About the Gateway Cities." MassINC. Accessed July 26, 2017. https://massinc.org/our-work/policy-center/gateway-cities/about-the-gateway-cities/.
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Road Access

From a standpoint of regional, vehicular access, this redevelopment area is 
well-connected. 

• I-195 provides connection northeast to Wareham and a junction with 
I-495 and northwest through Fall River to Providence, RI 

• Route 18 commences in New Bedford and runs north through Brockton 
to Weymouth

• Route 6 (which lies just south of the redevelopment area) runs east to 
Provincetown and west through Fall River to Providence, RI 

Vehicular access to the area from points within New Bedford, however, is 
somewhat limited: drivers are able to traverse I-195 at just two points (North 
Front Street and Belleville Avenue) and Route 18 at just two points (Hillman 
Street and Logan Street). 

Quality of roadways is also of concern. The consultant team’s survey showed 
deteriorating road conditions along Herman Melville Boulevard and North 
Front Street, and a number of narrow, one-way roads throughout the ar-
ea’s mixed residential and commercial neighborhoods. Bicycle infrastructure 
(lanes, sharrows, etc.) is non-existent, and pedestrian infrastructure is limited. 
There is no sidewalk on the east side of North Front Street south of Logan 
Street, and crosswalk paint is faded or absent at most intersections. During 
the planning process, Steering Committee members reported that many in-
dividuals who work within the waterfront commute to their jobs on bike or 
by foot. This makes improving roadways particularly important.

The Southeastern Regional Transit Authority (SRTA) maintains 10 bus 
routes in New Bedford, two of which intersect the redevelopment area. Route 
2, which runs north to terminate at Lund’s Corner, runs from the SRTA 
Terminal downtown along Acushnet Avenue and then North Front Street. 
Route 11, which runs east to terminate at the Stop and Shop in Acushnet, 
runs from the SRTA Terminal downtown along Hillman Street and Herman 
Melville Boulevard. Route 2 operates at 20-minute to 30-minute intervals 
weekdays from 5:20am to 8:50pm and at 40-minute intervals Saturdays from 
7:00am to 6:00pm. Route 11 operates at 30-minute intervals weekdays from 
6:25am to 6:00pm and Saturdays from 7:55pm to 5:00pm. The SRTA does 
not operate on Sundays.
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Dattco, a private bus company, also operates a route in New Bedford. This 
route begins at UMass Dartmouth and ends at Logan Airport. Buses leave 
about every half-hour on weekdays and about every two hours on weekends. 
Tickets cost $15 one-way and $28 round-trip.

Rail Access

Rail access to this redevelopment area is currently limited to the New Bedford 
Railyard, which lies on the western side of Herman Melville Boulevard, south 
of Wamsutta Street. The Railyard was inactive while Massachusetts Depart-
ment of Transportation (MassDOT) replaces the railroad bridge from the 
railyard across Route 18. A rail spur exists on-site at the US Environmental 
Protection Agency (EPA) dewatering facility, north of Hervey Tichon Ave-
nue. Further rail lines extend south from the rail yard towards the Maritime 
Terminal and the South Terminal area. 

Passenger service is not available at this time, however, it is planned as part of 
the South Coast Rail project. This future rail service would provide commut-
er rail service connecting New Bedford to Boston via the Middleborough/
Lakeville Line in the first phase of the service, which is planned for comple-
tion in 2022. Two stations have been proposed for New Bedford, one within 
the redevelopment area near the Whale’s Tooth parking lot, and one, around 
two miles to the north, at the intersection of the rail line and Kings Highway. 
A proposed layover facility would be adjacent Whale’s Tooth Station, within 
the redevelopment area. More details about the project are available in Section 
3. Plan Eligibility.

Water Access

Waterside access can be achieved through New Bedford’s Federal Channel, 
which has a controlling depth of 28.9 feet (8.8 meters). Channel conditions 
become increasingly shallow heading through the New Bedford-Fairhaven 
Bridge, which has a controlling depth of 24 feet. The east face of the EPA de-
watering facility has depths ranging from 13 feet to 30 feet as well as a berth at 
Packer Marine with a depth of 18 feet. Berthing depths vary along the North 
Terminal bulkhead areas. Figure 2-2 shows the hydrographic survey depths for 
all of New Bedford Harbor. 

Vessel access to the site is also limited by fixed horizontal structures. The New 
Bedford-Fairhaven Hurricane Barrier has a horizontal clearance of 150 feet 
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FIGURE 2-2: HYDROGRAPHIC SURVEYED DEPTHS OF NEW BEDFORD HARBOR
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(46 meters) and the New Bedford-Fairhaven Bridge (Route 6) has a hori-
zontal clearance of 94 feet (28.7 meters) on the east channel and 95 feet (29 
meters) on the west channel. During the January 2017 Steering Committee 
meeting, a few individuals expressed that the horizontal clearance of the New 
Bedford-Fairhaven Bridge was restricting potential use of the port; others 
present pushed back, stating that a wider bridge would only benefit a sub-
set of port users. MassDOT recently completed a study for the replacement 
bridge (New Bedford-Fairhaven Bridge Corridor Study, 2015) and the two 
chosen alternatives (double-leaf rolling bascule and tall vertical lift) would 
provide horizontal clearances of 200 feet and 270 feet, respectively. Either 
would be a significant increase from the current width.

Dredging

Depending on the intended uses in this study, some dredging will need to be 
conducted to improve water depths and access to the quayside.

The New Bedford Port Authority (NBPA) is currently planning to extend 
the North Terminal bulkhead from the EPA’s dewatering facility north to 
the Revere Copper facility, a major infrastructure investment. As proposed, 
the three-phase North Terminal Extension project will utilize approximately 
340,000 cubic yards of dredge material, including clean dredge material gen-
erated during the construction of a new Confined Aquatic Disposal (CAD) 
cell through Phase V of the navigational dredging program, to fill approxi-
mately 10.3 acres of land along the Port of New Bedford’s North Terminal. 

The project would be completed as a pile-supported solid-fill pier, con-
structed over hydraulically-placed fill contained within geotextile fabric and 
sourced from the Phase V CAD cell project. Sand generated by the dredging 
operation would be transferred to aid in the construction of the facility, rather 
than disposed of off-site, which would result in significant savings to EPA. 
The three-phase structure of the project allows it to be implemented on a 
reasonable schedule, as the fill material becomes available.

This facility would create up to 1,600 feet of new dockage-room for 60 ad-
ditional fishing vessels. In MassDOT’s Ports of Massachusetts Strategic Plan 
(2014), the expansion of the North Terminal Bulkhead is cited numerous 
times as a way to increase berthing for fishing and cargo vessels. Its expansion 
is identified as a key improvement needed to accommodate growth in the car-
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go industry, that would also alleviate the problem of overcrowded dockage for 
fishing vessels, also allowing for growth in the commercial fishing industry.

Once fully built out, this project would also be able to handle additional 
cargo opportunities. The site already features on-dock rail access at the adja-
cent EPA dewatering facility, making the port more competitive for project 
cargoes and other products that utilize the rail.

Options for Property Owners: State Enhanced Remedy 

Process

Property owners that wish to extend their bulkheads should be aware of the 
anticipated extension of the North Terminal bulkhead, as they may be able to 
join this effort and complete their extensions at greatly reduced costs.

Due to contamination in the Harbor, and the complicated permitting and 
expensive disposal requirements of conventional dredging projects, it is eco-
nomically infeasible and unrealistic to expect individual property owners to 
consistently take on the responsibility of dredging to maintain depths and 
water access to their waterfront properties. The State Enhanced Remedy 
(SER) process [see 40 CFR 300.515(f )], a provision under the EPA’s 1998 
Record of Decision which designated New Bedford Harbor as a Superfund 
Site, allows certain maintenance dredging to fall within the Superfund pro-
cess. The SER provides a streamlined permitting methodology and allows for 
property owners to take advantage of economies of scale of group permitting, 
design and implementation of a group phased approach to dredging proj-
ects. Furthermore, dredge material disposal costs are dramatically reduced 
by adding the use of CAD cells, which allow for nearby, in-water disposal in 
a manageable consolidated area. The historical evidence from the first four 
phases of navigational dredge and CAD Cell disposal show that the parties 
interested in participating in the next round of navigational dredging could 
save a significant amount of money and time when operating under the SER 
process versus a conventional dredge process with upland disposal.

For this purpose, any waterside infrastructure or dredging required as part of 
a property’s redevelopment is actually a more straight forward process than 
working in other Harbors when using the SER process.
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ENVIRONMENTAL, NATURAL AND CULTURAL RESOURCES, REGULATED 
AREAS 

Topography

The redevelopment area sits just above the harbor. The area is largely flat, with 
grades rising slightly along Route 18 and in the northwest corner of the site.

Surface Water Resources 

The Acushnet River is the largest river (8.6 miles) that flows into Buzzards 
Bay in Massachusetts. New Bedford is located on the western side of the 
Acushnet River, and Fairhaven is located on the eastern side of the river. Be-
tween 1940 and 1970, this river was subject to contamination, primarily due 
to discharges of heavy metals and PCBs from industrial facilities.

New Bedford Inner Harbor, segment MA95-42 from Coggeshall Street 
Bridge to the New Bedford-Fairhaven Hurricane Barrier, is listed as impaired 
according to the Massachusetts Integrated List of Waters, also referred to as 
the 303(d) list. The causes of impairment are debris, floatables, and trash; fe-
cal coliform; total nitrogen; oil and grease; oxygen; polychlorinated biphenyls 
(PCBs); dissolved PCB in fish tissue; taste and odor; and other. 

In 1998, the EPA signed the Record of Decision (ROD) for the New Bedford 
Harbor Superfund Site, which prescribed that the remedy for the Harbor 
would be focused on the removal of contaminated sediments with PCB con-
centrations in excess of cleanup standards set for various locations within the 
Harbor. The cleanup standards varied depending upon the location of the 
contamination: 50 parts per million (ppm or milligram per kilogram, mg/
kg) was designated for deeper water areas, where direct contact was not likely; 
1 ppm was designated for mudflat and shallow water areas accessible at low 
tide; 25 ppm was designated for beach combing shoreline areas; and 1 ppm 
was designated for residential shoreline areas.

The EPA is currently removing contaminated sediments with PCB concen-
trations greater than their designated cleanup levels from the Acushnet River 
through hydraulic dredging and filtration. The EPA expects a cleanup time-
line of five to seven years.
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Priority Habitats

No Priority Habitats are located landside within this redevelopment area. 
Priority Habitat 924 (PH 924) exists within New Bedford Harbor for the wa-
terside area between I-195. The species of concern are Common Tern (Sterna 
hirundo) listed as a special concern and Roseate Tern (Sterna dougallii) listed 
as endangered species. 

FIGURE 2-3: LOCATIONS OF PRIORITY HABITATS IN NEW BEDFORD HARBORWetlands

Portions of the land that abut the Acushnet River are listed as “Rocky Inter-
tidal Shoreline” and “Coastal Bank Bluff or Sea Cliff.” From the review of 
the Wetlands Protection Act as amended by the Riverfront Protection Act, 
the only resource area landward of the facility waterside is Riverfront Area. 
Riverfront Area for New Bedford is limited to 25 feet from the river’s high 
watermark (per 10.58(3)a) and that Riverfront Area does not have a buffer, 
per 10.02(2)(b), which references 10.02(1)b-f.

Flood Zones

Portions of the properties in this redevelopment area exist within FEMA’s 
AE zone (1% annual chance of flooding) and X zone (0.2% annual chance 
of flooding). Both zones are shown to be protected by a levee system (New 
Bedford Fairhaven Hurricane Barrier) against potential flooding. FEMA also 
notes that the levee systems have the potential for overtopping or failure.

Marine Infrastructure 

The redevelopment area sits on the northern part of the waterfront within 
New Bedford Harbor, north of the Route 6 swing bridge. Navigable waters 
exist to the east (to other parts of New Bedford Harbor) and to the southeast 
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Priority Habitats

No Priority Habitats are located landside within this redevelopment area. 
Priority Habitat 924 (PH 924) exists within New Bedford Harbor for the wa-
terside area between I-195. The species of concern are Common Tern (Sterna 
hirundo) listed as a special concern and Roseate Tern (Sterna dougallii) listed 
as endangered species. 

FIGURE 2-3: LOCATIONS OF PRIORITY HABITATS IN NEW BEDFORD HARBORWetlands

Portions of the land that abut the Acushnet River are listed as “Rocky Inter-
tidal Shoreline” and “Coastal Bank Bluff or Sea Cliff.” From the review of 
the Wetlands Protection Act as amended by the Riverfront Protection Act, 
the only resource area landward of the facility waterside is Riverfront Area. 
Riverfront Area for New Bedford is limited to 25 feet from the river’s high 
watermark (per 10.58(3)a) and that Riverfront Area does not have a buffer, 
per 10.02(2)(b), which references 10.02(1)b-f.

Flood Zones

Portions of the properties in this redevelopment area exist within FEMA’s 
AE zone (1% annual chance of flooding) and X zone (0.2% annual chance 
of flooding). Both zones are shown to be protected by a levee system (New 
Bedford Fairhaven Hurricane Barrier) against potential flooding. FEMA also 
notes that the levee systems have the potential for overtopping or failure.

Marine Infrastructure 

The redevelopment area sits on the northern part of the waterfront within 
New Bedford Harbor, north of the Route 6 swing bridge. Navigable waters 
exist to the east (to other parts of New Bedford Harbor) and to the southeast FIGURE 2-4: FLOOD ZONES
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(through the Hurricane Barrier and into Buzzards Bay). There are no overhead 
restrictions for navigational access to the site, however there is a beam (width) 
restriction (94 feet) for passing through the swing bridge. Bathymetric water 
depths in the vicinity of the redevelopment area range from 4 to 20 feet and 
the currently controlling depth into New Bedford Harbor is 24.9-feet in the 
dredged federal channel to this site.

North Terminal 

The North Terminal site is generally composed of three “lobes” that extend 
into the Acushnet River. The lobes are separated by two drainage ditches 
which currently convey and then discharge stormwater runoff from the north 
terminal area, but were also historically part of the City’s combined sewer 
overflow network. As noted above, the NBPA is currently planning to extend 
the North Terminal bulkhead from the EPA’s dewatering facility north to the 
Revere Copper facility, a major infrastructure investment. The Revere Cop-
per property thus acts as a transition point between the marine commercial/
industrial business south of the redevelopment area (described below) and the  
proposed residential, supporting neighborhood business, and offices uses to 
the north. Revere Copper has the potential to support either marine-related 
industrial or mixed-use; for this reason, this Redevelopment Plan supports 
regulatory flexibility in its future use (See Section 2.5 Proposed Zoning).

Packer Marine has 200 feet (61 meters) of berthing space along the east face 
of the property with a draft of 18 feet (5.5 meters). The space includes a roll-
on/roll-off (RORO) ramp. The Packer Facility includes a 200 foot (61 meter) 
long by 50 foot (15 meter) wide steel cofferdam pier that extends out into 
the deeper water of the state maintained channel. The cofferdam structure 
appears to be in fair condition.

The Evergreen Sheet Metal facility has two 200 feet (61 meter) long by 40 
feet (12.2 meter) wide steel cofferdam piers that extend out to the southeast 
and are used to tie up barges and stage equipment. The cofferdam structures 
appear to be in fair condition. 

North Marine Terminal (the EPA Dewatering Facility) has 300 linear feet 
(91.4 meters) of bulkhead with a draft of 15 feet (4.57meters), and a multi-
track rail spur that extends to a newly constructed bulkhead, north of Hervey 
Tichon Avenue. The site has the capacity to accommodate direct load-out 
rail-to-ship and support loading and unloading of equipment, and a new 
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RORO ramp for truck-to-barge transfer. The steel structure is in good con-
dition.

Revere Copper and North to Route 195

The site has over 800 linear feet of frontage onto the watersheet. Water depths 
are relatively shallow adjacent to the bulkhead, approximately 4 to 5 feet 
mean lower low water (MLLW). There is a 150 foot long wooden pier struc-
ture that extends off the southeastern corner of the property that extends into 
water approximately 7 feet MLLW. The majority of the westerly face of the 
site is a gravity block wall. The southern facing edge of the property on the 
watersheet consists of placed rip rap. 

Because of the shallow drafts abutting the property, good berthing capabilities 
currently do not exist. Vessels could tie to the wooden pier that juts out in the 
southeastern corner.

Other Infrastructure

North of North Terminal and Revere Copper lies additional infrastructure, 
near Kyler Seafood Market. The majority of the shoreline leading up to Wash-
burn Street is shallow (2 to 5 feet MLLW) with rip rap and granite block. At 
the eastern end of Washburn Street There is an approximately 5,000 square 
foot rip rap-lined finger-pier (125 feet long by 40 feet wide) that extends into 
deeper water. 

Utility Infrastructure

The redevelopment area has access to municipal water and sewer from the 
City of New Bedford, and natural gas and electricity are provided by Ever-
source. Wastewater and stormwater management in this area are part of the 
City’s system, which is covered under the EPA’s National Pollutant Discharge 
Elimination System (NPDES) program as an MS4. As such, for industrial 
uses, the City of New Bedford has an industrial pre-treatment program with 
limitation and restrictions of discharges that are specific to each use. 

BUSINESS CHARACTERISTICS AND TRENDS

This section is a summary of the full economic and market analysis report 
found in Appendix C. The business characteristics and trends were evaluated 
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for the waterfront area as a whole (as defined in the New Bedford Waterfront 
Framework Plan).

Data in Table 2-2 show the business profile of the entire waterfront area, in-
cluding this redevelopment area and Focus Area South. The businesses in the 
area employ over 4,000 workers and generate over $2 billion in sales, mostly 
from the wholesale trade sector.

The sectors highlighted in blue are those related to the fishing industry. Where 
numbers specific to the industry could be ascertained, mainly from ES202 
reports at the three- and four-digit North American Industry Classification 
System (NAICS) level, they are shown as “Fishing and related.” Other sectors 
in blue contain fishing and seafood-related activities but they could not be 
broken out from the data available. Most of the companies in Wholesale 
Trade, for example, are merchant wholesalers in non-durable goods, main-
ly fish and seafood-related. This category also includes apparel/piece goods/
notions, grocery and related products (including fish and seafood), chemical 
and petroleum products, and beer/wine/alcoholic beverages. Manufacturing 
includes food processing, particularly seafood, which employs over half of 
the 839 workers in this category. Other manufacturing subsectors of signifi-
cance are textiles, leather products, fabricated metal products, and electrical 
equipment.

Retail is mostly food and beverage stores, with sporting goods and motor 
vehicle and parts dealers also significant employers. There are also several 
Healthcare and Social Assistance establishments in the area.

Table 2-3 displays wage and payroll information for the waterfront area. It 
clearly shows that the fishing and related industries provide relatively well-pay-
ing jobs and contribute almost three-quarters of total wages in the area.

Employment Trends

City of New Bedford

Employment in the City of New Bedford provides the primary context for 
waterfront development. Healthcare and Social Assistance is the city’s larg-
est single industry in terms of employment. Not only is this industry the 
largest employer, it is projected, with a high degree of reliability, to grow 
steadily over the next six years in both the city and county. 
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Manufacturing, the second largest employer, presents a very different trend. 
In this case, the historical trend has been downward, as is the projection to 
2021, again with high degrees of reliability. 

Retail Trade is the third largest employer in the city and is a sector that could 
be targeted for mixed-use development. However, the trend is mixed: up for 
the county and down for the city, with low reliability for the projections. 

Accommodation and Food Services, although not among the largest em-
ployers, is a key industry for mixed-use development and revitalization. The 
trends are positive over the next six years, and the projections have a high 
degree of reliability.

Office-using industries are an important element of downtown development. 
For purposes of this analysis, the following industries are office-using:

• NAICS code 51 Information

• NAICS code 52 Finance and insurance

• NAICS code 53 Real estate and rental and leasing

• NAICS code 54 Professional, scientific, and technical services

• NAICS code 55 Management of companies and enterprises

• NAICS code 561 Administrative and support

The projected trend for New Bedford is considerably more reliable than that 
for the county. The upward trend means prospects for growth in office-using 
industries are good for New Bedford.

Waterfront

To better understand the key sectors of waterfront industries, the consultant 
team also examined employment data at the three- and four-digit NAICS 
levels for the period 2006 to 2015, projecting those historical trends forward 
to 2021. 

• NAICS code 1141 Fishing: For the City of New Bedford, Bristol County, 
and Commonwealth of Massachusetts, and based solely on historic per-
formance, the projected trend lines all decline, but with differing degrees 
of confidence. Wages (average monthly employment with average weekly 
wages) peaked in 2013, the same year that employment dropped from 
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Establishments % Employees %
Sales             

($ millions) %
Fishing and related 143 37% 777 18% 463.8 17.1%
Oil & Gas Extraction 1 0% 8 0% 5.2 0.2%
Construction 6 2% 15 0% 5.0 0.2%
Manufacturing 28 7% 726 17% 163.0 6%
Wholesale Trade 45 12% 867 20% 1,882.9 69%
Retail Trade 36 9% 460 11% 106.5 4%
Transportation & Warehousing 11 3% 156 4% 18.7 1%
Real Estate and Rental & Leasing 5 1% 20 0% 8.5 0.3%
Professional, Scientific, & Technical Svcs 27 7% 110 3% 11.2 0.4%
Adminstrative & Support Svcs 8 2% 132 3% 15.6 1%
Healthcare & Social Assistance 33 9% 84 2% 7.7 0.3%
Healthcare 20 5% 57 1% 7.5 0.3%
    Social Assistance 13 3% 27 1% .2 0.0%
Arts, Entertainment, & Recreation 9 2% 85 2% 11.8 0%
Accommodation & Food Services 13 3% 166 4% 12.4 0%
    Accommodation 2 1% 51 1% 5.6 0.2%
    Food Services & Drinking Places 11 3% 115 3% 6.8 0.3%
Other Services (exl Public Administration) 16 4% 338 8% 6.4 0.2%
Public Administration 3 1% 304 7% .0 0.0%
ALL INDUSTRIES 384 100% 4,248 100% 2,719 100%

Fishing and Seafood Related 216 56% 2,370 56% 2,510 92%

Sources:  A.C. Nielsen Site Reports; MassDept of Labor&Workforce Training, ES202 series; 
 US Dept of Commerce, County Business Patterns ; US Dept of Commerce, Regional Economic Information System; 
and FXM Associates

New Bedford Waterfront Study Area:  Business Profile
 2016 estimated

TABLE 2-2: NEW BEDFORD WATERFRONT STUDY AREA: BUSINESS PROFILE

Sources: A. C. Nielsen Site Reports; Massachusetts Depar tment of Labor and Workforce Training, ES202 series; US Depar tment of Commerce, County Business Pat-
terns; US Depar tment of Commerce, Regional Economic Information System and FXM Associates

TABLE 2-3: NEW BEDFORD WATERFRONT STUDY AREA: AVERAGE ANNUAL WAGES AND PAYROLLS BY INDUSTRY

Sources: A. C. Nielsen Site Reports; Massachusetts Depar tment of Labor and Workforce Training, ES202 series; US Depar tment of Commerce, County Business Pat-
terns; US Depar tment of Commerce, Regional Economic Information System and FXM Associates

Ave. Annual 
Wages

% of Area 
Average 

Wage Total Wages

% of Area 
Total 

Wages
Fishing $112,892 198% $87,717,084 37%
Oil and Gas $79,375 $317,501
Utilities $81,120 $405,600
Construction $51,844 $2,644,044
Manufacturing (primarily seafood processing) $64,272 112% $39,848,640 17%
Wholesale Trade (primarily  seafood) $58,604 103% $49,168,756 21%
Retail Trade $27,092 $13,139,620
Transportation and Warehousing $36,712 $5,433,376
Information $53,196 $265,980
Real Estate and Rental and Leasing $36,764 $1,286,740
Professional, Scientific, and Technical Services $57,304 $6,303,440
Admin and Support and Waste Mgmt and Reme Services $23,712 $3,129,984
Healthcare and Social Assistance $40,300 $2,579,200
Arts, Entertainment, and Recreation $22,828 $1,940,380
Accommodation and Food Services $15,548 $2,689,804
Other Services (except Public Administration) $29,276 $9,895,288
Public Administration $66,404 $20,186,816

ALL INDUSTRIES $57,151 237,690,556$         

Fishing & Seafood Related 79,040$       138% 176,734,480$   74%

Sources:  A.C. Nielsen Site Reports; MassDept of Labor&Workforce Training, ES202 series; 
 US Dept of Commerce, County Business Patterns; US Dept of Commerce, Regional Economic Information System; 
and FXM Associates

New Bedford Waterfront Study Area:  Average Annual Wages and Payrolls by Industry 
 2015 estimated
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2012. Since 2014, both have risen slightly, as have the employment figures. 
It is too early to tell whether those increases will continue.

• NAICS code 424, Merchant Wholesalers, Nondurable Goods: In New 
Bedford, most of these nondurable goods are fish. Employment in New 
Bedford, Bristol County, and the  Commonwealth of Massachusetts is 
projected to decline over the next five years; these projections are reason-
ably reliable. Average weekly wages have followed a gentle upward trend 
since 2009, while average monthly employment, which seemed to have 
started a recovery following the 2008 recession, has declined since 2013.

• NAICS 483, Water Transportation: Projections are unreliable for Bris-
tol County and the Commonwealth. For New Bedford, projections are 
reliable but not very meaningful given the very few jobs in this subsector 
of transportation.

• NAICS 493, Warehousing and Storage: While the numbers of jobs since 
2006 have declined, average weekly wages have been increasing since 2011. 
The number of jobs was quite small by 2013. (Data for 2014 and 2015 
are not available for this NAICS code). Jobs in this sector have been, and 
are likely to continue to be, in decline such that by 2021 or sooner they 
may have entirely disappeared from New Bedford. At the county and state 
level, the likelihood of the declines is less.

• NAICS 3117, Seafood Product Preparation and Packaging: For the 
City of New Bedford, average weekly wages have increased in recent years, 
while employment has held relatively steady between 600 and 700 jobs. 
Over time, trends based on historical performance show declines in this 
industry, but at low levels of confidence, except for New Bedford, where 
the projection is more reliable.

• NAICS 3366, Ship and Boat Building: There was no data for this code 
for 2010 and 2011, and the data for remaining years were so variable that 
they did not merit analysis. 
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2.2 Required Maps

This section contains all the maps of the project area mandated by 760 CMR 
12.02(2). They are as follows:

• Boundaries of the project area and topography (Figure 2-5)

• Boundaries of areas proposed for clearance and areas proposed for rehabil-
itation (this map is not included as the New Bedford Waterfront Redevelop-
ment Plan: Focus Area North does not involve large-scale clearance activities)

• Property lines and the footprint of buildings and parking areas on each 
lot, existing and proposed (Figure 2-6)

• Existing uses and the current zoning (Figure 2-7: Existing Uses and Figure 
2-8: Current Zoning). See Section 2.3 Existing Land Use and Section 2.4 
Current Zoning and Other Regulatory Controls for the accompanying text

• Proposed land uses, other activities, and zoning (Figure 2-9: Proposed 
Land Uses, Figure 2-10: Proposed Zoning, and Figure 2-12: Acquisitions). 
See Section 2.5 Proposed Zoning and Section 8. Public Improvements for the 
accompanying text

• All thoroughfares, public rights of way and easements, existing and pro-
posed (Figure 2-11)

For the following maps, see Section 4. Plan Objectives for the accompanying 
text and Table 5-4 for specific information about each parcel.

• Parcels to be acquired (Figure 2-12)

• Lots to be created for disposition (Figure 2-13)

• Buildings to be demolished (Figure 2-14: Buildings to be Demolished, Re-
habilitated, and Constructed)

• Buildings to be rehabilitated (Figure 2-14: Buildings to be Demolished, 
Rehabilitated, and Constructed)

• Buildings to be constructed (Figure 2-14: Buildings to be Demolished, Re-
habilitated, and Constructed)
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FIGURE 2-5: PROJECT AREA AND TOPOGRAPHY



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community
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FIGURE 2-6: PROPERTY LINES AND THE FOOTPRINT OF BUILDINGS AND PARKING AREAS



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community
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FIGURE 2-7: EXISTING USES



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
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FIGURE 2-8: CURRENT ZONING
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Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
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FIGURE 2-10: PROPOSED ZONING



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
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FIGURE 2-12: PARCELS TO BE ACQUIRED

 Parcel 78-216 
 Parcel 78-220  

 Parcel 79-2  
 Parcel 79-4  

 Parcel 78-122
 Parcel 85-199

 Parcel 85-167

 Parcel 85-104

 Parcel 85-205  

 Parcel 86-13  



N
ew

 B
ed

fo
rd

 W
at

er
fro

nt
 R

ed
ev

el
op

m
en

t P
la

n

December 2017

Focus Area Nor th  -  Lots  for  Creat ion

 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community

Lots to be joined:
Fire Pond (Wamsutta Pond 
Corp.) and related parcel 

(Wamsutta Warehouse Co.)

Parcel to be divided:
Revere Copper

Lots to be joined:
City-owned

Washburn St

Kilburn St
Hicks St

Logan St

Washburn St

Kenyon St

How
e St

N Front St

Acushnet Ave

Wamsutta St

Herm
an M

elville Blvd

18

Rail Spur

Rail Line

JFK M
em

orial Highw
ay

Hervey Tichon Ave

Antonio Costa Ave

Legend

Focus Area North Parcels

Focus Area North Boundary

City-Owned Parcels

Lots to be Created
Data Sources: Parcel Data from the City of New Bedford’s As-
sessors’ Office; Base Map from Esri, DigitalGlobe, GeoEye, 
Ear thstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, 
Getmapping, Aerogrid, IGN, IGP and swisstopo.

Legend
Lots to be Created
Transferred City-Owned Parcels
Plan Boundary
Parcels

Data Sources: Parcel Data from the City of New Bedford’s 
Assessors’ Office; Base Map from Esri, DigitalGlobe, GeoEye, 
Ear thstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, 
Getmapping, Aerogrid, IGN, IGP and swisstopo.

0 250 500 750 1,000125

Feet

 Parcel 78-216 
 Parcel 78-220  

 Parcel 79-2  

 Parcel 79-4  

 Parcel 78-122
 Parcel 85-199

 Parcel 85-167

 Parcel 85-104

 Parcel 85-205  

 Parcel 86-13  

0 250 500 750 1,000125

Feet

58
NEW BEDFORD PORT AUTHORITY
NEW BEDFORD REDEVELOPMENT AUTHORITY REVIEW DRAFT AUGUST 2018

FIGURE 2-13: LOTS TO BE CREATED FOR DISPOSITION
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FIGURE 2-14: BUILDINGS TO BE DEMOLISHED OR REHABILITATED; NEW CONSTRUCTION ON ACQUIRED PARCELS



60
NEW BEDFORD PORT AUTHORITY
NEW BEDFORD REDEVELOPMENT AUTHORITY REVIEW DRAFT AUGUST 2018

2.3 Existing Land Use

The redevelopment area has a variety of land uses, as identified by the City’s 
geographic information system (GIS) layers: residential, commercial, institu-
tional, industrial, transportation, infrastructure, open space, undeveloped or 
vacant land, and “potential.”

Residential uses exist in two clusters within the redevelopment area. The north 
side of Hicks Street and both sides of Washburn Street contain a number of 
single-family, two-family, and three-family buildings. The block bound by 
Logan and Wamsutta Streets is the location of The Lofts at Wamsutta Place, 
a successful redevelopment of the Wamsutta Mill buildings.

Commercial uses are dispersed throughout the northern half of the rede-
velopment area, and are generally located in the blocks closer to Route 18. 
Larger commercial parcels are devoted to auto repair shops and offices, and 
smaller parcels are used for a tire recycling operation. These smaller parcels are 
dispersed throughout the low-density residential community.

There are three parcels in the redevelopment area that are classified as in-
stitutional. One of these parcels, located in the north near residential and 
commercial uses, is occupied by the Christian Revival Temple. The two other 
properties are public; one is owned by the Commonwealth and occupied 
by the New Bedford Career Center, and one is owned by the City of New 
Bedford and used for a sewer pumping station.

Industrial parcels in the redevelopment area can be grouped into the follow-
ing categories: large waterfront parcels (1.3 acres to 9.4 acres), medium inland 
parcels (0.4 to 5.7 acres), and small inland parcels (0.1 to 0.5 acres). Large 
waterfront industrial parcels contain uses like seafood wholesalers, sheet met-
al sales, and fisheries. Medium inland parcels are occupied by uses such as 
supply shops for plumbers and diesel and truck rentals. Small inland parcels 
are used for the tire recycling operation.

The remainder of the redevelopment area includes parking, truck terminals, 
railroad tracks and rights-of-way, an electric substation, and land that had 
been previously developed and is now cleared. Undeveloped or vacant land, 
as defined by the City Assessor’s Office, totals 28.8 acres, approximately 20% 
of land within the redevelopment area.



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community
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FIGURE 2-15: PARKS
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OPEN SPACE

As shown in Figure 2-15: Parks, this redevelopment area contains just one 
designated open space: 0.79-acre Belleville Avenue playground, which is lo-
cated in the northern-most portion of the redevelopment area, near the resi-
dential community. This open space is adjacent I-195 and circumscribed by 
its exit ramp. It has one basketball court and three trees (see Figures 2-16 and 
2-17). The park is not well-used and access to it is dangerous due to traffic 
and a lack of crosswalks. Consultant team members viewed this playground 
at various times of day and different seasons throughout the process; no one 
was observed in the park. 

FIGURE 2-16: BELLEVILLE PLAYGROUND (AERIAL)
Source: Google Maps

There are two other designated open spaces within a quarter-mile of this re-
development area. They are:

FIGURE 2-17: BELLEVILLE PLAYGROUND
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OPEN SPACE
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dential community. This open space is adjacent I-195 and circumscribed by 
its exit ramp. It has one basketball court and three trees (see Figures 2-16 and 
2-17). The park is not well-used and access to it is dangerous due to traffic 
and a lack of crosswalks. Consultant team members viewed this playground 
at various times of day and different seasons throughout the process; no one 
was observed in the park. 

FIGURE 2-16: BELLEVILLE PLAYGROUND (AERIAL)
Source: Google Maps

There are two other designated open spaces within a quarter-mile of this re-
development area. They are:

• Clasky Common Park (7.2 acres)

• Hayden-McFadden School Playground (1.3 acres)

These spaces are depicted in Figure 2-15 enclosed by circles with radii of a 
quarter-mile (the distance of a five-minute walk). The blue arrows on the map 
show points where it is possible to enter the redevelopment area. The smaller, 
dotted arrow denotes a pedestrian crossing.

While these outlying parks do offer alternatives to Belleville Playground, 
pedestrian access to them, due to I-195 and Route 18, is limited. Further, 
Hayden-McFadden playground is associated with a school and thus is not 
available to the public during the school day.

2.4 Current Zoning and Other Regulatory Controls

The zoning districts in this redevelopment area are Mixed Use Business, In-
dustrial A, Industrial B, and Waterfront Industrial. The location of these four 
districts is depicted in Figure 2-8: Current Zoning. 

• Mixed Use Business (MUB) – The MUB district allows low-density resi-
dential uses by-right, nearly all exempt and institutional uses by-right, and 
nearly all commercial uses by-right. Industrial uses, with the exception of 
research and development facilities, are not permitted.

• Industrial A (IA) – The IA district prohibits all residential uses except for 
group residences, assisted or independent living facilities, and nursing or 
convalescent homes, which it allows with a special permit from the Board 
of Appeals. This zone allows nearly all exempt and institutional uses and 
allows limited commercial and industrial uses. The authorized industrial 
uses include manufacturing, research and development, biotechnology 
facilities, wholesale, warehouse, and distribution facilities, transportation 
terminals, and contractor’s yards. This zone also allows “businesses engaged 
in the sale, distribution or storage of grain, petroleum products, building 
materials, and industrial machinery” under special permit from the City 
Council. This use is not permitted at all in the Industrial B district.

• Industrial B (IB) – Like the IA district, the IB district prohibits all res-
idential uses except for group residences, assisted or independent living 
facilities, and nursing or convalescent homes, which it allows with a special 
permit from the Board of Appeals. This zone allows nearly all exempt and 
institutional uses by right and allows limited commercial and industrial 
uses. In contrast with the IA district, this zone allows batch asphalt and 
concrete plants with special permit from the City Council.
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• Waterfront Industrial (WI) – Like the IA and IB districts, the WI district 
prohibits nearly all residential uses, allows nearly all exempt and institu-
tional uses, and allows limited commercial uses. This zone permits all of 
the industrial uses that the IA and IB districts allow by right, plus fish 
processing and water freight. It also allows “businesses engaged in the sale, 
distribution or storage of grain, petroleum products, building materials, 
and industrial machinery” but with the additional requirement that these 
uses are water-dependent or directly support a use that is water-depen-
dent. Scrap and waste salvaging, dismantling, and reprocessing, are also 
permitted so long as the use is water-dependent.

In addition to these districts, the redevelopment area intersects four overlay 
districts: the Hicks-Logan Sawyer District: Interim Planning Overlay District, 
the Flood Hazard Overlay District, the Wamsutta Mill Overlay District, and 
the Working Waterfront Overlay District. 

Hicks-Logan Sawyer District: Interim Planning Overlay District (HLS-
IPOD) – This district was established in response to the Hicks-Logan-Sawyer 
Master Plan (HLS Master Plan), approved by the Planning Board in 2008. 
The City planned to create new permanent regulations to implements the 
recommendations of that HLS Master Plan. The regulations in HLS-IPOD 
supersede all underlying zoning regulations unless the development is 500 
square feet or less or the site is already covered by an existing overlay district. 
This interim district establishes some development standards and encourages 
a Master Plan approach for the joint Site Plan Review/Special Permit 
Application Process. The HLS-IPOD requires that dimensional regulations 
be considered as part of the Master Plan submission but requires consistency 
with the HLS Master Plan. Specific land uses are not defined within the HLS-
IPOD.

The City could consider modifying the HLS-IPOD to achieve the land use 
goals and design guidelines identified within this Redevelopment Plan or if it 
wishes to remove the HLS-IPOD. The provision for development  through 
a Master Plan process of joint Site Plan Review and Special Permit Approval, 
using the process of Special Permit Approval is consistent with the desire for 
flexibility with the Revere Copper site. However, the threshold of 500 square 
feet may be too low for smaller property owners who would otherwise be able 
to develop as-of-right or with the Site Plan Review process only. 

Flood Hazard Overlay District (FHOD) – The purpose of the FHOD is 
to decrease the likelihood of a flood event and reduce damages should one 
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occur. Parcels within the FHOD must comply with Massachusetts General 
Laws (M.G.L.) Chapter 131, and adhere to the portion of the Massachusetts 
State Building Code on floodplain and coastal high hazard areas, and to 310 
CMR 10.00 (Wetlands Protections Regulations), 12.00 (Coastal Wetlands 
Restrictions), 13.00 (Inland Wetlands Restrictions, and 15.00 (Subsurface 
Disposal of Sanitary Sewage). 

Wamsutta Mill Overlay District (WMOD) – The purpose of the WMOD 
is to facilitate the reuse of mill buildings in a manner that supports the eco-
nomic and cultural development of New Bedford. Properties located in the 
WMOD may obtain a special permit from the Zoning Board of Appeals to 
construct residential dwellings in existing structures and/or reduce require-
ments for setbacks, density, green space, and parking associated with dwelling 
units, and/or reduce parking requirements for commercial uses in existing or 
new structures.

The WMOD overlays the portion of the redevelopment area occupied by 
the Wamsutta Mill Complex. In total, this area comprises approximately 19 
acres, or 13% of the total area.

Some of the existing land uses are not consistent with current zoning: 

• Residential dwellings (single-family, two-family, and multifamily) are not 
allowed in Industrial-B, but do exist in this redevelopment area.

• Salvage, scrap, and waste-processing business are not allowed in the MUB 
district, but are present in this redevelopment area. They abut existing 
residential uses.

• Fish processing, an important use for supporting the fishing industry, is 
not allowed in the IA or IB districts, but is recommended as a use by the 
Master Plan.

• Tire recycling and re-treading is not permitted in the City of New Bedford 
but occurs within the portion of this redevelopment area zoned as MUB. 
Parcels devoted to the tire recycling business abut existing residential uses.

Working Waterfront Overlay District (WWOD) – The WWOD covers the 
entire Focus Area but only impacts the Industrial B zones within it; this over-
lay permits fish fillet and fish processing plants where they would normally 
be prohibited.
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The requirements of some of the City’s zoning districts may conflict with or 
be superseded by the requirements of Chapter 91 and the Designated Port 
Area (DPA).

CHAPTER 91 AND THE DPA

Development in the Waterfront District is regulated not just by the zoning 
regulations of the City of New Bedford, but by a number of state and federal 
regulations that govern development in or near the harbor. In addition, the 
City’s comprehensive plan and other local plans have relevance for the prepa-
ration of a redevelopment plan under M.G.L. Chapter 121B.

The majority of the parcels within the Waterfront District are within the 
boundaries regulated by The Massachusetts Public Waterfront Act, or M.G.L. 
Chapter 91. A smaller subset of these parcels is within a DPA, which has 
a more restrictive set of requirements. Figure 2-18 shows the boundary of 
Chapter 91 Jurisdiction and the boundary of the DPA in the redevelopment 
area.

As a Municipal Harbor Plan (MHP), the New Bedford/Fairhaven Harbor Plan 
(which incorporates the Designated Port Area Plan) governs development or 
redevelopment in the Waterfront District. Under Chapter 91, a harbor plan 
regulates projects within its boundaries. The New Bedford Port Authority is 
responsible for this plan; it is approved by the Massachusetts Executive Office 
of Energy and Environmental Affairs (EEA). 

The Massachusetts Department of Environmental Protection (MassDEP) 
will apply the guidance within an approved municipal harbor plan to the 
discretionary requirements in 310 CMR 9.00 and will allow the use limita-
tions and numerical standards within the municipal harbor plan to supersede 
certain standards relative to the preservation of shorelands and tidelands for 
water-dependent uses and public access. 

Chapter 91 differentiates between water-dependent uses and nonwater-de-
pendent uses. The definition of water-dependent uses includes water-depen-
dent industrial uses, and requires direct access to or a location within tidal 
waters. The proposed project must be completely water-dependent to qualify 
– a nonwater-dependent use as part of the project will result in determination 
of the entire project as nonwater-dependent. Nonwater-dependent uses must 
have a proper public purpose, be consistent with the policies of the Massa-
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FIGURE 2-18: BOUNDARY OF CHAPTER 91 JURISDICTION AND DPA BOUNDARY

Sources; Parcel Data from the City of New 
Bedford’s Assessors’ Office; Base Map 
from Esri, DigitalGlobe, GeoEye, Ear thstar 
Geographics, CNES/Airbus DS, USDA, 
USGS, AEX, Getmapping, Aerogrid, IGN, IGP 
and swisstopo.
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chusetts Office of Coastal Zone Management (CZM), and provide public 
benefits that outweigh the negative effect on the public of the nonwater-de-
pendent use.  A MassDEP Waterways License is required for activities subject 
to Chapter 91 jurisdiction.

The regulations for a DPA prioritize water-dependent industrial uses. Un-
der 310 CMR 9.36 and 9.51, a structure that is not for a water-dependent 
industrial use must not preempt a water-dependent industrial use, must not 
conflict with adjacent water-dependent industrial uses, and must be able to 
convert to allow future development of water-dependent industrial uses. In 
addition to water-dependent industrial uses, Temporary and Supporting Uses 
are allowed within a DPA, but are limited by percentage of land area. This 
limitation can be modified within a community’s MHP.

Public access and connection to the community is encouraged, as long as it 
does not interfere with the purposes of the DPA. Within the DPA boundary, 
certain uses are “presumptively compatible,” such as storefront retail, small-
scale administrative offices, and eating and drinking establishments; while 
other uses are not allowed, including residential, new office buildings, and 
large-scale recreational boating facilities. New Bedford had a mechanism for 
transferring development rights – the Supporting DPA Uses Eligibility Credit 
Program – but it was eliminated in the New Bedford/Fairhaven Harbor Plan 
(2010). MassDEP licenses structures and uses in a DPA.

In addition to the development-specific regulations above, environmental 
regulations exist at both the state and federal level, including those related to 
flood zones, solid waste disposal, historic and archaeological resources, and 
environmental resources, restrict methods of demolition, development, and 
redevelopment. The requirements of these regulations would be addressed as 
part of the state’s Chapter 91 licensing process, conducted by MassDEP and 
defined within 301 CMR 9.00. Existing industrial sites may also be regulated 
by requirements for addressing the presence of hazardous materials. Finally, 
as a working port, certain uses and procedures within the Waterfront District 
are subject to the Homeland Security Act of 2002 and are under the jurisdic-
tion of the Department of Homeland Security.
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2.5 Proposed Zoning

Figure 2-9 shows the proposed land uses within this redevelopment area. 
These land uses will require some changes to the existing zoning ordinance as 
it applies to this area. These changes are as follows:

• Change the boundaries of the existing zoning districts as shown in Figure 
2-10.

• Allow multifamily as-of-right (i.e., without the need for a special permit)
within the portions of this redevelopment area designated as Residential 
or Neighborhood Business. Neighborhood Business is defined as those 
business that support residential uses, including small retail stores, personal 
services, and small professional offices. Neighborhood Business uses are 
appropriate for ground floor uses, to contribute to an active streetscape 
and a vibrant economic area that supports the needs of curren residents 
and attracts new residents.

• Remove uses incompatible with the areas designated as Residential and 
Neighborhood Business. Existing uses would be allowed to remain but 
would become nonconforming. These uses are identified in Section 4.2.

• Create a Planned Unit Development (PUD) mechanism similar to the 
Master Plan approach identified in the HLS-IPOD to address the alternate 
uses for Revere Copper or modify the existing HLS-IPOD. During the 
planning process for this Redevelopment Plan, several potential uses for 
this site were identified. Ultimately the market will decide the most appro-
priate use; this Plan retains the flexibility needed to redevelop this site by 
creating a regulatory framework that would allow any of the anticipated 
uses within the context of a master plan for the site.

• Remove the HLS-IPOD and modify the underlying zoning as suggested 
above or retain and modify the text to keep the Master Plan process, but 
create a threshold that allows certain uses as-of-right, consistent with the 
underlying zoning and the controls listed in Section 4.2.

Further details about the specific requirements are included in Section 4.2 
Regulatory Controls. 
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2.6 Urban Design Characteristics

The redevelopment area is shaped by a number of edge conditions and incom-
patible uses. The area is bounded by Route 18 to the west and the Acushnet 
River to the east and includes the Whale’s Tooth between Acushnet Avenue 
and Herman Melville Boulevard. Thriving industries to the south of the re-
development area attract large trucks which cut through the redevelopment 
area along Herman Melville Boulevard and Front Street to access I-195. West 
of Front Street includes the new Wamsutta Place apartment complex, which 
is a successful adaptive reuse project along Acushnet Avenue. Just a block 
north of Wamsutta Place along Washburn Avenue is a mix of single-family, 
two-family and three-family buildings mixed in with a growing tire business 
and many other auto repair and commercial uses. A number of conditions 
contribute to harsh edge conditions that discourage circulation and have de-
stabilized the neighborhood, including: 

• The neighborhood is fragmented and lacks consistent building fabric or 
streetscape elements. In general, public infrastructure is in poor condition 
relative to the potential mix of uses that could be accommodated here.

• Difficult access for vehicular traffic, bicyclists, and pedestrians (see Section 
3. Plan Eligibility).

• Disjointed land uses and sites that are vacant or underutilized obstruct 
movement between the downtown and the water’s edge and hinder access 
to the river. 

• The intersection of two regional roadways, Route 18 and I-195, further 
deters access to the area from neighborhoods to the north and the down-
town to the west, creating an edge condition that is unwelcoming.

The area features a unique proximity to the waterfront edge and great oppor-
tunities for public access. The DPA boundary terminates at Wamsutta Ave-
nue which creates opportunities to invest in more welcoming and permeable 
edges just north of New Bedford’s harbor.

Historic Register Properties

Historic properties are an important component of the urban design of an 
area and contribute to the “sense of place” that identifies an area as a unique 
place with its own history and culture. Unfortunately, many of the buildings 
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FIGURE 2-19: HISTORIC BUILDINGS, STRUCTURES, AND AREAS
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listed below have not been maintained to appropriate levels. The danger of al-
lowing historic buildings to decay is that they, and the embedded information 
about the community, may be lost. It is not possible, however, to save all old 
buildings; efforts should be made to focus on those that have particular im-
portance to the community. If an historic building must be demolished, the 
building and site should be documented with plans, elevations, photographs 
(including aerial views and, if appropriate, video). 

Historic Districts and Places were located using MassGIS Massachusetts Cul-
tural Resource Information System (MACRIS) Maps. Figure 2-19 depicts 
their respective locations.

District
• Wamsutta Mills and Worker Housing (NBE.L)

• Wamsutta Mills (NBE.N)

Places
• Rodman’s Pond (NBE.930)

• Wamsutta Textile Manufacturing Mill #4 (NBE.607)

• Wamsutta Textile Manufacturing Mill #5 (NBE.2765)

• Wamsutta Textile Manufacturing Mill #6 (NBE.2766)

• Wamsutta Textile Manufacturing Mill #8 (NBE.2767)

• Wamsutta Textile Mill – Picker House #4 (NBE.2768)

• Wamsutta Textile Mill – Picker House #5 (NBE.2769)

• Wamsutta Textile Mill – Picker House #6 (NBE.2770)

• Wamsutta Textile Mill – Old Picker House #6 (NBE.2771)

• Wamsutta Textile Mill – Cloth and Harness Room (NBE.2772)

• Wamsutta Textile Manufacturing Mill – Waste House (NBE.2773)

• Wamsutta Textile Mill – Metal Storage Building (NBE.2774)

• Sharpshooters Hall (NBE.493)

• Guardian Angel Parochial Schoolhouse (NBE.494)

• Francis, Henry H. House (NBE.495)

• Grinnell Cotton Textile Manufacturing Mill (NBE.608)

• New Bedford Copper Company Building (NBE.609)
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In addition to these registered structures, there is a historic ice house locat-
ed at 24 North Front Street that the New Bedford Historical Commission 
(NBHC) would like to see preserved. The building was constructed around 
1845, and is made of cut granite and rubble stone. According to the NBHC, 
the building is the “last ice house remaining in the City of New Bedford” and 
therefore, “a historically significant structure and preferably preserved.”
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3. Plan Eligibility

3.1 Findings

The Department of Housing and Community Development (DHCD) must 
be able to make certain findings with respect to this Redevelopment Plan 
under Chapter 121B, Section 48. These findings and their applicability to the 
plan are summarized in Table 3-1.

The supporting information for each of these findings is presented in the 
remainder of this section. Supporting technical memoranda are provided in 
the appendices.

These findings are related to the conditions of the redevelopment area rel-
ative to the need to invoke the intervention of a redevelopment authority 
under the enabling legislation. This section will provide evidence that this 
redevelopment area is a Decadent Area, that the activities proposed by this 
Plan are justified by the conditions, and that the recommendations of this 
Plan are consistent with previous planning efforts at the local, regional, and 
state levels. 

The conditions required by Chapter 121B are known as conditions of blight. 
For the purposes of an Redevelopment Plan, blight is defined as those condi-
tions that cannot be addressed by the private market alone – in other words, 
public assistance is needed to help address those conditions.

The origins of urban renewal lay in large projects, funded by the federal gov-
ernment, in the 1950s and 1960s. These projects cleared large areas of land, 
demolishing buildings and relocating people from what were seen as over-
crowded and inadequate housing units. Today’s focus is on creating incentives 
for the private market to invest. These incentives can include changes to the 
regulatory environment, investments in public infrastructure, and/or help 
with financing.

The purpose of this Plan is to identify the current conditions that prevent 
such private investment, determine the needs and goals of the smaller com-
munity of this area and the impact they expect for the larger community as 
a whole, and define those actions that will create incentives for the private 
market, over time, to address the existing conditions.
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This redevelopment area is a Decadent Area, as defined by Chapter 121B. 
The content of this section supports this finding with evidence that meets the 
requirements of Chapter 121B and 760 CMR 12.00, the regulatory require-
ments of DHCD.
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REQUIREMENTS OF CHAPTER 121B, 
SECTION 48

APPLICABILITY TO THE AREA RELEVANT SECTION

(a) the project area would not by 
private enterprise alone and without 
either government subsidy or the 
exercise of governmental powers be 
made available for urban renewal.

While there is evidence of some 
private investment in the area, current 
conditions make additional investment 
that is consistent with the goals for the 
waterfront area unlikely. These conditions 
include the presence of hazardous 
materials, substandard streetscape 
conditions, and needed changes to the 
existing land use regulations.

Section 3. Eligibility

(b) the proposed land uses and 
building requirements in the project 
area will afford maximum opportunity 
to privately finance urban renewal 
consistent with the sound needs of the 
locality as a whole.

Proposed actions by the New Bedford 
Redevelopment Authority (NBRA) will 
attract private investment and address 
the existing conditions by 1) public 
improvements to the streetscape to 
support existing and future land uses; 2) 
provision of open space accessible to 
the public to support current and future 
residents; and 3) regulatory controls to 
address the physical environment.

Section 4. Objectives

(c) the financial plan is sound. The financial plan identifies sources of 
revenue appropriate to the funding needs 
of this plan and provides an estimate of 
the costs required to support the public 
actions of the NBRA necessary to meet 
the goals of this plan.

Section 12. Financial 
Plan

(d) the project area is a decadent, 
substandard or blighted open area.

The existing physical and economic 
conditions are consistent with the 
legislative definition of a decadent area.

Section 3. Eligibility

(e) that the Redevelopment Plan is 
sufficiently complete, as required by 
section one.

The plan has been prepared in 
accordance with 760 CMR 12.00 as 
required by DHCD.

Section 3. Eligibility,
Section 2. 
Characteristics, 
and Section 4. Plan 
Objectives 

(f) the relocation plan has been 
approved under chapter seventy-nine A.

The NBRA will comply with all state and 
federal regulations regarding relocation of 
residents and businesses.

Section 6. Relocation

TABLE 3-1: FINDINGS



77NEW BEDFORD WATERFRONT REDEVELOPMENT PLAN:  FOCUS AREA NORTH

3. Plan Eligibility

3.2 Determination of Conditions: Decadent Area

DEFINITION AND APPLICATIONS

Definition of a Decadent Area

Chapter 121B, Section 1 defines a Decadent Area as:

...an area which is detrimental to safety, health, morals, welfare or 
sound growth of a community because of the existence of buildings 
which are out of repair, physically deteriorated, unfit for human hab-
itation, or obsolete, or in need of major maintenance or repair, or be-
cause much of the real estate in recent years has been sold or taken for 
nonpayment of taxes or upon foreclosure of mortgages, or because 
buildings have been torn down and not replaced and under existing 
conditions it is improbable that the buildings will be replaced, or 
because of a substantial change in business or economic conditions, 
or because of inadequate light, air, or open space, or because of ex-
cessive land coverage or because diversity of ownership, irregular lot 
sizes or obsolete street patterns make it improbable that the area will 
be redeveloped by the ordinary operations of private enterprise, or by 
reason of any combination of the foregoing conditions.

APPLICATION OF THE DEFINITION

Table 3-2 breaks this definition apart and demonstrates how the existing 
conditions within the redevelopment area prevent the private market from 
addressing those conditions. The remainder of this section provides the evi-
dence to support these conclusions.

The determination that this redevelopment area is a Decadent Area rests on 
three sets of conditions present within the boundary:

• The physical conditions of the area, including site conditions, such as flood-
ing and the presence of environmental contaminants; infrastructure, both 
public and private; and building conditions, including historic building 
styles and development patterns 
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CONDITIONS OF A 
DECADENT AREA

APPLICABILITY TO THE AREA SECTION

Existence of buildings 
which are out of repair, 
physically deteriorated, 
unfit for human 
habitation, or obsolete.
Existence of buildings 
which are in need of 
major maintenance or 
repair

• Building-condition grades range from C to D. 

• Eight-five (85) percent of the buildings were built 
before 1978, and therefore could be contaminated with 
lead, and 87% of buildings were built before 1980 and 
could be contaminated with asbestos.

• Significant environmental contamination is known 
to exist on certain sites; others have suspected 
contamination based on past or current uses.

Section 3. Eligibility: 
Building and Site 
Conditions

Much of the real estate 
in recent years has 
been sold or taken for 
nonpayment of taxes 
or upon foreclosure of 
mortgages

• As noted in Appendix L, a number of parcels related 
to the tire shredding business have changed hands in 
recent years. 

• Tax liens within the area have been recently resolved.

Section 3. Eligibility: 
Building and Site 
Conditions: Hazardous 
Materials and Appendix 
L: Description of 
Research into the 
F&B Rubberized Tire 
Recycling Operation

Buildings have been 
torn down and not 
replaced and under 
existing conditions it 
is improbable that the 
buildings will be replaced

• Just under half (49.6%; 78 parcels) of the parcels 
in this redevelopment area are without buildings. 
Historic aerials from before the development of I-195 
show a consistently developed residential area in the 
neighborhood defined by Washburn and Hick Streets. 
Many of these houses are no longer in existence or are 
used for commercial operations. 

Section 3. Eligibility: 
Building and Site 
Conditions

Substantial change in 
business or economic 
conditions

• Compared to the remainder of the waterfront, this 
area is less vibrant economically. Some new uses 
are starting to develop, but the pace is slow and 
significant barriers (outdated building plates, diversity 
of ownership, environmental conditions) has been a 
factor in the lack of development in this area.

• Revere Copper closed its mill in 2007 and has been 
unoccupied since 2008. The owners are undertaking 
remediation processes on the site.

Section 3. Eligibility: 
Demographics
Economic Development 
and Real Estate Market 
Conditions and Trends
Section 3. Eligibility: Site 
Conditions: Hazardous 
Materials

Inadequate light, air, or 
open space

• There is just one park in this redevelopment area. This 
park is small and inadequately furnished. Access is 
challenging and potentially unsafe.

Section 2. 
Characteristics: Land 
Use

TABLE 3-2: CHARACTERISTICS OF A DECADENT AREA
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CONDITIONS OF A 
DECADENT AREA

APPLICABILITY TO THE AREA SECTION

Excessive land coverage • Rather than having excessive land coverage, The 
redevelopment area is underdeveloped for its location 
between the downtown and the waterfront. This is 
a sign that development in the area is challenging. 
Furthermore, the small percentage of building coverage 
(21.4%) relative to right-of-ways, paved, and unbuilt 
surfaces, may cause the area to feel deserted, and 
potentially unsafe.

Section 3. Eligibility: Site 
Conditions

Diversity of ownership, 
irregular lot sizes or 
obsolete street patterns 
make it improbable 
that the area will be 
redeveloped

• The parcel sizes and shapes within the focus area are 
highly irregular, except for the parcels between Kenyon 
Street and Logan Street, in the northwest corner of 
the redevelopment area. However, the small size of 
the parcels, and the diversity of ownership and uses 
incompatible with the residential area, as documented 
in Appendix L. F&B Rubberized Tire Recycling 
Memorandum, has prevented redevelopment in that 
corner. The parcels bounded by Kilburn Street, North 
Front Street, and the harbor itself (Revere Copper and 
the Bishins property) are large and irregular, presenting 
a challenge to developers without sufficient resources.

Section 2. 
Characteristics: Land 
Use, Section 4. Plan 
Objectives, Appendix K. 
Parcel Inventory
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• The demographics as they are related to both the housing market and the 
job market

• The economic trends and market conditions that encourage or discourage 
investment within the redevelopment area

The conditions of blight that contribute to a determination of the subareas as 
Decadent Areas are based on the following existing conditions:

• Land uses that are either incompatible with recommended future uses 
or indicate the presence of environmental contaminants that would be 
difficult for the private market to address on its own

• A structure of ownership and parcelization that makes land assembly and 
development of large scale projects that would support the recommended 
uses more difficult for the private market to achieve

• Public infrastructure in poor condition and does not support the recom-
mended land uses

The presence of these conditions indicate a need for public intervention to 
create the conditions necessary to attract and support private investment to 
these land areas.

IMPLICATIONS FOR THE NBRA

The NBRA can undertake certain actions to address these existing conditions, 
including the following:

• Acquisition of land to assist private developers in assembling multiple 
parcels

• Relocation of incompatible uses to other areas of the City

• Public infrastructure improvements to support pedestrian and bicycle 
connections between the neighborhoods and the proposed rail station 
and appropriate vehicular connections between the freight rail and the 
waterfront industries

• Support zoning changes to allow recommended uses and prohibit incom-
patible uses

• Support the creation of design guidelines and the implementation of a 
coordinated design review process to ensure that new development meets 
public needs and that the both the connections to and the transitions 
between uses is fully considered
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BUILDING CONDITIONS

Building and Site Valuation

The database maintained by the City’s Assessors office provides information 
about the valuation of land and buildings within the city. Appendix I. Parcel 
Inventory contains data from the City’s Assessors Office on a parcel-by-parcel 
basis, including data on the age, size, ownership, condition and valuation of 
the buildings and land. 

CITY OF NEW 
BEDFORD

WATERFRONT 
AREA

IN FOCUS 
AREA NORTH

IDENTIFIED FOR 
ACQUISITION

Land

Total Acres
(not including public roads and rights-of-way)

~10,565 ~391 ~112 ~21

Total Square Feet (000s square feet) 
(not including public roads and rights-of-way)

~460,211 ~17,032 ~4,879 ~958

Total Assessed Value - Land ($000s) $2,486,204 $67,846 $19,404 $1,541

Assessed Value per Square Foot $5.40 $3.98 $3.98 $1.61

Number of Parcels without Buildings 2,884 162 78 8

Buildings

Finished Area (000s square feet) 75,051 4,377 1,725 126

Total Assessed Value ($000s) $6,713,178 172,107 $56,573 $1,731

Assessed Value per Finished Square 
Feet

$89.45 $39.32 $32.79 $13.72

TABLE 3-3: COMPARISON OF ASSESSED VALUATIONS

The average assessed value in dollars per square foot of land and per finished 
square foot of building is highest for the City of New Bedford as a whole at 
$5.40 per square foot and 89.45 per square foot, respectively. The waterfront 
area, as defined by the New Bedford Waterfront Framework Plan, is a mostly 
vibrant economic area; this is reflected in the average assessed value of $3.98 
per square foot of land and $39.32 per square foot of building value. The par-
cels within this redevelopment area have an equivalent value for land ($3.98 
per square foot) but a much lower value for  buildings ($32.79), an indication 
of a substandard area. The average assessed value per square foot of the parcels 
identified for acquisition is significantly lower, with an average assessed value 
of land at $1.61 and an average assessed value per finished square foot of 
building at $13.72.
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FIGURE 3-1: BUILDINGS BUILT 1900 OR EARLIER



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community
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Data Sources: Parcel Data from the City of New Bedford’s 
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Getmapping, Aerogrid, IGN, IGP and swisstopo.

FIGURE 3-2: BUILDINGS BUILT BEFORE 1978 AND 1980
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Building Grade

New Bedford’s tax assessor’s database contains a grade for building condition. 
No building within this redevelopment area is listed as having a condition 
of higher than C+1, which is just above average, and generally typical of 
industrial buildings. Eleven (11) buildings have condition grades of C. The 
remainder have conditions below C. The definition of building condition 
and the designations by grade are determined by the City Assessor’s Office. 
See Appendix I. Parcel Inventory for a building-by-building listing. In addition 
to the evaluation provided in the Assessor’s data, a windshield survey of the 
redevelopment area was conducted; pictures of parcels identified for acquisi-
tion are provided in Appendix I. Information about the interior conditions of 
the buildings was not publicly available.

Building Age
NUMBER % OF TOTAL

Total Buildings 79 100%

1900 or Earlier 44 55.7%

Buildings Pre-1978 67 84.8%

Buildings Pre-1980 68 86.6%
TABLE 3-4: BUILDING AGE

The oldest building in the redevelopment area was constructed in 1868; the 
median year built is 1896. This is older than median year built citywide (1939) 
and older still than median year built in both the county and state (1961, for 
both). These numbers are even more striking when limited to housing, where 
median year built is 1882. All of the housing in the redevelopment area was 
constructed prior to 1925. Older buildings are not inherently a problem, 
however, they are prone to structural deficiencies if not properly maintained. 

In addition to overall age, the percentage of buildings constructed prior to 
1978 (when lead paint was phased out) and the percentage of buildings con-
structed prior to 1980 (when asbestos was phased out) are important mea-
sures. Within the redevelopment area, 67 buildings were constructed prior to 
1978, and therefore may have lead paint and asbestos, and one building was 
constructed between 1978 and 1980, and therefore may have asbestos. These 
numbers are striking; they indicate both potential health concerns (partic-
ularly for children under age six) and an increased cost associated with the 
redevelopment of the property if remediation is necessary.



Waterfront  
Area %

City of New 
Bedford %

Bristol 
County % State of MA %

Tenure (Occupied Housing Units) 310 39,517 217,359 2,661,460
        Owner Occupied 26 8% 16,571 42% 136,044 63% 1,655,459 62%
        Renter Occupied 284 92% 22,946 58% 81,315 37% 1,006,001 38%

Avg. Length of Residence (yrs)
        Owner Occupied 28.9 21.3 19.8 18.8
        Renter Occupied 7.5 9.2 9.3 8.5

Owner-Occupied Housing Values 26 16,571 136,044 1,655,459
        Value Less than $20,000 0 0% 600 4% 3,102 2% 31,179 2%
        Value $20,000 - $39,999 0 0% 190 1% 2,044 2% 14,560 1%
        Value $40,000 - $59,999 0 0% 50 0% 834 1% 8,587 1%
        Value $60,000 - $79,999 3 12% 161 1% 814 1% 8,213 0%
        Value $80,000 - $99,999 1 4% 462 3% 1,726 1% 13,837 1%
        Value $100,000 - $149,999 8 31% 1,265 8% 5,360 4% 67,728 4%
        Value $150,000 - $199,999 5 19% 3,848 23% 13,924 10% 131,887 8%
        Value $200,000 - $299,999 7 27% 7,199 43% 46,154 34% 348,458 21%
        Value $300,000 - $399,999 1 4% 1,741 11% 32,422 24% 346,867 21%
        Value $400,000 - $499,999 0 0% 582 4% 15,915 12% 245,119 15%
        Value $500,000 - $749,999 0 0% 300 2% 9,982 7% 252,507 15%
        Value $750,000 - $999,999 0 0% 127 1% 2,483 2% 102,593 6%
        Value $1,000,000 or more 0 0% 46 0% 1,284 1% 83,924 5%

Median Value* $151,229 $223,746 $287,139 $358,605

2016 Est. Housing Units by Year 
Structure Built

371 43,850 235,821 2,930,757

Housing Units Built 2010 or later 18 4.9% 1,192 3% 6,622 3% 140,159 5%
Housing Units Built 2000 to 2009 23 6.2% 1,189 3% 16,605 7% 214,492 7%
Housing Units Built 1990 to 1999 3 0.8% 1,803 4% 20,928 9% 211,390 7%
Housing Units Built 1980 to 1989 6 1.6% 2,226 5% 25,206 11% 308,979 11%
Housing Units Built 1970 to 1979 13 3.5% 4,040 9% 28,618 12% 328,843 11%
Housing Units Built 1960 to 1969 6 1.6% 3,725 8% 21,553 9% 290,768 10%
Housing Units Built 1950 to 1959 21 5.7% 4,351 10% 22,257 9% 320,611 11%
Housing Units Built 1940 to 1949 17 4.6% 3,257 7% 13,551 6% 163,314 6%
Housing Unit Built 1939 or Earlier 263 70.9% 22,067 50% 80,481 34% 952,201 32%

2016 Est. Median Year Structure Built
1939 1939 1961 1961

Source:  Nielson Segmentation & Market Solutions, 2016 and FXM Associates

Housing Characteristics
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TABLE 3-5: HOUSING CHARACTERISTICS
Source: Nielson Segmentation and Market Solutions, 2016 and FXM Associates
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Housing

Table 3-5 summarizes housing characteristics within the waterfront area, the 
city, the county, and the state. The great majority, 92%, of waterfront redevel-
opment area residences are renter-occupied, which is much higher than New 
Bedford (58% rented), the county (37% rented) and the state (38% rented). 
Average lengths of residence differ somewhat with the few owner-occupants 
of the waterfront area, averaging 28.9 years of residence compared to 21 in 
the city, 20 in the county, and 19 in the state. Lengths of residence for renters 
are shorter in the waterfront area, at 7.5 years, compared to around 9 years 
for the other three geographies.

The median value of owner-occupied structures in the redevelopment area 
is just over $150,000, while the comparable estimate for the city is a little 
over $230,000, for the county $287,000, and for the state, $360,000. The 
proportion of structures valued at less than $100,000 in the waterfront area, 
16%, is three times that of the state at 5%.

SITE CONDITIONS

Land Use

As described in Section 2. Characteristics, industrial and commercial uses are 
interspersed throughout the low-density residential neighborhood located in 
the northwestern corner of the redevelopment area (see Figure 2-7). This is 
undesirable given that most of these industrial and commercial parcels are 
used for a tire recycling operation, which involves truck deliveries and heavy 
machinery, which in turn threaten pedestrian safety and produce significant 
air and noise pollution. More detail on the tire recycling operation is provid-
ed in Appendix L.

These mixed residential-industrial-commercial blocks are bracketed by a 
number of auto garages and warehouses. These larger-scale industrial uses 
also interfere with the success of the residential neighborhood, as residents 
must traverse them to leave and return to their homes. The inconsistency in 
size, form, and setbacks between the one-, two-, and three-family homes and 
the larger industrial buildings and parcels also fosters an inconsistent environ-
ment that lacks a coherent image.
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Vacant or Potentially Vacant Land

Just under half (49.6%; 78 parcels) of the parcels in this redevelopment area 
o not have buildings, and those parcels that do have buildings average 37% 
lot coverage. Overall, these numbers suggest that the land in the redevelop-
ment area is underutilized, particularly given its excellent location between 
the downtown and the waterfront, and adjacent Route 18 and Interstate-195 
(I-195). 

Land Coverage

ACRES % OF TOTAL
Total Redevelopment Area 144.0 100.0%

Le
ss
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lt 
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ea

ROW (29.6) 20.6%

Pavement (40.7) 28.3%

Buildings (30.8) 21.4%

Total Unbuilt Area 42.9 29.7%
TABLE 3-6: LAND COVERAGE

 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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FIGURE 3-4: INDUSTRIAL AND RESIDENTIAL USES ALONG WASHBURN STREET
Source: Google Maps

FIGURE 3-3: LAND USE IN THE NORTH WESTERN CORNER OF THE FOCUS AREA
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Land coverage is the amount of land occupied by built surfaces – right-of-
ways (both road and rail), parking lots, driveways, and buildings. As the 
numbers in Table 3-6 indicate, just over 40% of the redevelopment area re-
mains unbuilt. This arrangement is good from an environmental standpoint, 
as natural surfaces relieve urban heat island effect and stormwater runoff, 
however, the small percentage of building coverage (21.4%) relative to rights-
of-way, paved, and unbuilt surfaces, may cause the area to feel deserted, and 
potentially unsafe.

Ownership and Parcelization

Parcel ownership, parcel distribution, and parcel form can make redevelop-
ment more or less difficult to undertake. These factors vary throughout the 
redevelopment area, however, they consistently suggest that development has 
been challenging for the private market. Within the northwestern portion of 
the redevelopment area, small parcel size and diverse land ownership pose this 
challenge to redevelopment. Smaller parcels are more difficult to redevelop, 
and assembly of smaller parcels to create sufficient land for larger projects is 
challenging due the need to coordinate different owners and the costs associ-
ated with this extra effort. 

Towards the east and south, it is irregular parcel forms and consolidated 
ownership that have the potential to stall redevelopment. Irregular shapes 
and sizes make the calculation of required setbacks and other dimensional 
regulations difficult, and the layout of street intersections more challenging. 
Furthermore, many of owners in the area have more than one parcel under 
their control, and the participation of these owners – or lack of such partici-
pation – will be an important component of development effort.

Hazardous Materials

Past and current activities within this redevelopment area have led to con-
siderable environmental contamination. This contamination could make 
improvements to a site too expensive for the private market to remediate in 



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

Interstate 195

Route 18

Route 6

Kenyon Street

Kilburn Street

Acushnet Avenue

North Front Street
Herm

an M
elville Boulevard

M
acArthur Drive

Logan Street

Hicks Street

Washburn Street

Wamsutta Street

Legend
Hicks, Logan, Sawyer Subregion
F&B Rubberized Subregion
Revere Copper Subregion
Whale’s Tooth and Rail Yard Sub-
region

Parcels
Focus Area North

Data Sources: Massachusetts Cultural Resource Information 
System; Parcel Data from the City of New Bedford’s As-
sessors’ Office; Base Map from Esri, DigitalGlobe, GeoEye, 
Ear thstar Geographics, CNES/Airbus DS, USDA, USGS, AEX, 
Getmapping, Aerogrid, IGN, IGP and swisstopo.

FIGURE 3-5: HAZARDOUS MATERIALS SUBREGIONS
0 250 500 750 1,000125

Feet

Plan Boundary

89NEW BEDFORD WATERFRONT REDEVELOPMENT PLAN:  FOCUS AREA NORTH

3. Plan Eligibility



90
NEW BEDFORD PORT AUTHORITY
NEW BEDFORD REDEVELOPMENT AUTHORITY REVIEW DRAFT AUGUST 2018

order to site new development in the area. To understand the extent of this 
contamination, the consultant team completed a hazardous materials analysis 
of four subregions: Hicks-Logan-Sawyer (HLS), and F&B Rubberized and 
Revere Copper within it, and the Whale’s Tooth and Railyard. These areas are 
depicted in Figure 3-5.

Hicks-Logan-Sawyer Subregion

The soil map defines the HLS area as “Urban land.”

MassDEP ensures immediate and effective responses to reported releases of 
hazardous substances. A summary of the Release Tracking Numbers (RTNs) 
associated with the HLS Area can be found in Table 3-7.

A search of available environmental records was conducted by Environmental 
Data Resources, Inc. (EDR). The EDR report was designed to assist parties 

TABLE 3-7: HICKS-LOGAN-SAWYER SUB-REGION RTN SUMMARY
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seeking to meet the search requirements of the US Environmental Protection 
Agency’s (EPA’s) Standards and Practices for All Appropriate Inquiries (40 
CFR Part 312), the ASTM Standard Practice for Environmental Site Assess-
ments (E 1527-13), or custom requirements developed for the evaluation of 
environmental risk associated with a parcel of real estate. 

In total, 26 different environmental records featured listings for locations 
within the HLS subregion; combined, they comprise 275 environmental 
risks, 150 of which are releases of oil and hazardous materials. The other 
risks include underground storage tanks, aboveground storage tanks, brown-
fields, and emergency release reports-spills. Most of the environmental risks 
are clustered at the New Bedford-Acushnet Estuary and the Revere Copper 
site within the HLS subregion, however, Kyler Seafood, Ryder Truck Rental, 
Motor Tech, and Fairhaven mills also appear a few times.

F&B Rubberized Subregion (within HLS)

F&B Rubberized, the tire recycling operation described above, is one of the 
largest tire recyclers in New England. The company occupies property on the 
north and south sides of Washburn Street and the south side of Hicks Street, 
separated from main industrial areas and surrounded by a commercial and 
residential setting. They are listed as a Hazardous Waste Generator (EPA Id: 
MAV000006879). They are also on the Massachusetts Childhood Lead Poi-
soning Prevention Program for lead inspection sites. F&B Rubberized is reg-
istered under the Federal Resource Conservation and Recovery Act (RCRA) 
Generator Status as VSQG, Very Small Quantity Generator.

TABLE 3-8: REVERE COPPER SUB-REGION RTN SUMMARY
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Revere Copper Subregion (within HLS)

Revere Copper was “the largest nonferrous rolling mill in North America.”1 
It closed in 2007 and has been unoccupied since 2008, after the plant’s 
equipment was sold to a firm in South Korea.2 The closure was blamed 
primarily on increased competition from foreign operations, but other 
factors included a nine-month United Auto Workers strike, the cost of 
electricity relative to other areas of the country, and the rising cost of 
healthcare.3

The land where Revere Copper is located has contaminants that date back 
to the 1800s that affect soil, groundwater, building materials, and more. In 
particular, operations from the plant had an impact on the environment 
through the release of heavy metals as well as acids and diesel fuels and 
motor oils. To date, Revere Copper estimates it has removed approximately 
5,000 pounds of copper as part of their remedial efforts. The company filed 
an updated Remedy Operations Status Report in January 2018.

According to Revere Copper, there are elevated levels of heavy metals in the 
groundwater, resulting from plating operations and acid baths. Diesel fuel 
and motor oils were in the groundwater historically but have since been re-
mediated.

Massachusetts Department of Environmental Protection (MassDEP) ensures 
immediate and effective responses to reported releases of hazardous substanc-
es. Between 2002 and 2016, there were approximately five reportable releases 
filed on or near this property for substances including oil and hazardous ma-
terial. These releases are presented in Table 3-8.

In 2016, two underground storage tanks (USTs) were discovered during a 
routine subsurface utility excavation. Further excavation revealed one 10,000 
gallon UST that was used for fuel oil and another 1,200 gallon UST that was 
used for gasoline storage. Surrounding soil was impacted by the presence of 
these tanks. The concerns for these areas would be total petroleum hydrocar-
bons (TPH) for the soil stockpile from UST #1 (fuel oil), and volatile organic 
compounds (VOCs) for the soil stockpile from UST #2 (gasoline).

1 http://www.masscec.com/revere-copper-site, last accessed August 26, 2018

2 http://www.southcoasttoday.com/article/20090823/NEWS/908230350, last accessed August 26, 2018

3 http://www.southcoasttoday.com/article/20090823/NEWS/908230350, last accessed August 26, 2018
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 Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID, IGN, and the GIS User Community
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According to site representatives, there are legacy hazardous materials within 
the buildings, including asbestos containing materials (ACM). The remedia-
tion of the ACM was estimated to cost around $2 million.

Whales Tooth and Railyard Subregion

The railyard site has an environmental cap to limit exposure to underlying 
soils. A landscape (soil) berm, constructed with dredged material removed 
from the Harbor and immobilized through cement, is present along a por-
tion of Herman Melville Boulevard. Based on a series of geotechnical bor-
ings conducted during an investigation, the areas explored have varying soil 
conditions and properties, but have the potential to provide a base for future 
development at these areas.

Activity and Use Limitations

The cleanup of an Oil or Hazardous Materials Site results in two outcomes: 
the complete and total remediation of the site so that it is fit for all future 
use, “Closed Sites”, or – more likely – in the designation of an Activity and 
Use Limitation (AUL), “Closed Sites with Use Limitation.” An AUL is a 
legal document that specifies which future activities are allowable on that site 
moving forward, along with maintenance obligations of the property owner 
and details about this obligation. Sites where the landowner has initiated, but 
not completed cleanup, are described as “Open Sites.” 

The Commonwealth of Massachusetts maintains a database of all Open, 
Closed, and Closed with Use Limitation sites. Three of the seven sites within 
the Focus Area are depicted in Figure 3-6. While even the partial remediation 
of these sites is positive for the area, the fact that all are attached to AULs 
means that their future use is limited; and opportunities for redevelopment 
are limited by the level of mitigation undertaken.

Water Contamination

Due to the long history of industrial use along the waterfront, the portion 
of the Acushnet River adjacent to the redevelopment area is highly contami-
nated; this waterway is classified as Impaired on the Massachusetts Integrated 
List of Waters and New Bedford Harbor was designated as a Superfund site 
by  EPA in 1998. These designations come attached to support and stream-
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lined processes which facilitate the remediation of the water (see Section 2. 
Characteristics, for more detail). The continued development of the area, 
however, is nonetheless burdened by these past actions.

Under Massachusetts Department of Transportation (MassDOT) Project 
#608132, MassDOT has installed improvements at the on- and off-ramps to 
I-195 at Exit 16 to address stormwater runoff that affects the Acushnet River 
at that location.

Climate Change and Rising Sea Levels

The New Bedford Fairhaven Hurricane Barrier gates stand at 59 feet top 
to bottom with water depth at the gates of 38 feet mean lower low water 
(MLLW), leaving 21 feet MLLW of freeboard. With local sea levels contin-
ually rising and elevated water levels during storm surges, the potential for 
over-topping the hurricane barrier is presented as a long-term environmental 
risk. A June 2014 Technical Report prepared by SeaPlan for the Buzzards 
Bay National Estuary Program states that a Category 3 hurricane at current 
mean higher high water would cause the hurricane barrier to start to fail, and 
that a Category 2 hurricane, with four feet of sea level rise, would cause the 
hurricane barrier to start to fail.4

Another long-term risk associated with rising sea levels is New Bedford’s use 
of combined sewer overflows (CSO). According to the same SeaPlan report, 
the City of New Bedford has 23 CSOs, many of which are already below 
mean sea level. The rising sea levels will continue to put an unnecessary strain 
on the City’s wastewater treatment by flooding the plant with additional sea 
water. Furthermore, higher intensity rainfall events could result in more lo-
calized upstream flooding in areas where the ultimate discharge is within the 
Harbor below mean sea level. High intensity storm events (several inches per 
hour) that occur during when the tide cycle is on the higher end will cause 
backups in the stormwater management system as there is less capacity to dis-
charge and more hydraulic head is require to activate tide gates on discharge 
pipes.

Table 3-9 was created by climatechange.org using the National Oceanic and 
Atmospheric Administration’s (NOAA’s) 2012 technical report to predict sea 

4. Longley, K. and Lipsky,A. SeaPlan. Climate Change Vulnerability Assessment and Adaptation Planning Study for Water Quality Infrastructure in New 
Bedford, Fairhaven and Acushnet, June 2014. Boston (MA): Doc #220.14.01, p.215. 
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Existing Conditions – Traffic and Bus Routes 

FIGURE 3-7: TRAFFIC AND BUS ROUTES
Source: Howard Stein Hudson
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Existing Conditions – Pedestrian and Bicycle Crash Data

FIGURE 3-8: 2012-2014 CRASH DATA FOR PEDESTRIANS (LEFT) AND BICYCLES (RIGHT)
Source: Howard Stein Hudson
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level rise until 2100, with different ranges of possible higher and lower rising 
scenarios.
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Existing Conditions – Pedestrian and Bicycle Facilities

• Currently no bicycle-specific infrastructure (bicycle 
lanes, sharrows, etc.)

• Lack of sidewalk on east side of North Front Street 
south of Logan

• Crosswalk paint faded or absent at most 
intersections

N. Front St. East side, without sidewalks

FIGURE 3-9: LOCATION OF SIDEWALKS 
Source: Howard Stein Hudson
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FIGURE 3-11: PAVING AND SIDEWALK CONDITIONS ON WASHBURN STREET

FIGURE 3-10: SIDEWALK CONDITION ON WAMSUTTA STREET (LEFT) AND NORTH FRONT STREET (RIGHT)

YEAR LOWEST SCENARIO 
(FT)

INTERMEDIATE-
LOW SCENARIO 

(FT)

INTERMEDIATE-
HIGH SCENARIO 

(FT)

HIGHEST 
SCENARIO (FT)

2020 0.28 0.31 0.37 0.45

2030 0.38 0.46 0.64 0.84

2040 0.47 0.62 0.96 1.34

2050 0.57 0.81 1.33 1.94

2060 0.66 1.01 1.77 2.64

2070 0.76 1.23 2.26 3.45

2080 0.86 1.46 2.81 4.36

2090 0.95 1.72 3.42 5.37

2100 1.05 1.99 4.08 6.48

TABLE 3-9: LOCAL SEA LEVEL RISE PROJECTIONS FOR WOODS HOLE, MA (BASELINE YEAR: 1992)
Source: Sea Level Rise Scenarios based on NOAA 2012 technical report for the 2014 U.S. National Climate Assessment (climatechange.org, accessed  
April 2017)

PUBLIC INFRASTRUCTURE

The streetscape and parks within the redevelopment area are in substandard 
condition. The lack of publicly accessible parks and playgrounds within this 
redevelopment area is discussed in Section 2. Characteristics. 
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The existing road network and the conditions of the right-of-way are not 
adequate to support all users of the network. Based on analyses by the con-
sultant team, the existing right-of-way should be sufficient to accommodate 
the needs of the area, with the exception of possible acquisitions to redesign 
turning radii at intersections.

The roads must accommodate truck traffic to support the businesses through-
out the waterfront. The redevelopment area includes the access to and from 
I-195 and access to Route 18. It also includes a rail spur to the waterfront 
from the Whale’s Tooth site which has been identified as a terminus for both 
commuter rail and freight under the proposed South Coast Rail expansion. 
The Southeastern Regional Transit Authority (SRTA) runs two bus routes 
through the area: the Route 11 bus to Fairhaven (Herman Melville Boule-
vard/North Front Street) and Route 2 (Acushnet Avenue and North Front 
Street). 
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Existing Truck Routes

From East: 
Trucks enter via Exit 15 and 
enter the area from 
Purchase and Logan streets 

From West: 
Trucks enter via Exit 16 into 
the Hicks-Logan-Sawyer 
Neighborhood, have to 
complete two turns to get to 
North 
Front Street

Exit 15

Exit 16

FIGURE 3-12: EXISTING TRUCK ROUTES
Source: Howard Stein Hudson
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FIGURE 3-13: CIRCULATION PATTERN

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

Route 18

Kilburn Street

Acushnet Avenue

North Front Street

Logan Street

Hicks Street

Washburn Street

Wamsutta Street

Kenyon Street I-195

Legend
Access to I-195

One-way Street

Two-way Street

Plan Boundary

Parcels
Data Sources: Environmental Justice Data from the Massachusetts Office 
of Energy and Environmental Affairs GIS and the US 2010 Census; Parcel 
Data from the City of New Bedford Assessors’ Office; Base Map from Esri, 
DigitalGlobe, GeoEye, Ear thstar Geographics, CNES/Airbus DS, USDA, 
USGS, AEX, Getmapping, Aerogrid, IGN, IGP and swisstopo.

N
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Average daily traffic is relatively low, which is consistent with this area’s rela-
tive isolation from the rest of the City. Vehicles traveling in this area are here 
for a specific reason; the area is not a cut-through from one destination to the 
next. Statements from members of the Steering Committee and regular site 
visits throughout the project suggest that people walk and bike to this area 
from adjacent neighborhoods to access jobs along the waterfront. 

There have been some conflicts between vehicles and pedestrians or bicyclists; 
Figure 3-8 shows one reported bike crash from 2012 to 2014 and four crashes 
involving pedestrians within this redevelopment area during the same period.

The current street network does not include dedicated lanes for bicycles and 
the sidewalk network is substandard. The pavement is in poor condition in 
many places and pedestrian amenities, including street trees, benches, and 
pedestrian-scale lighting, are nonexistent. At most intersections, crosswalk 
paint is faded or non-existent. On Washburn Street, the asphalt is worn down 
to the underlying cobblestone in spots. 

The circulation system includes a series of one-way streets (Kenyon Street, 
Washburn Street, and Kilburn Street) that requires vehicles in this redevelop-
ment area who wish to access I-195 to turn right on Washburn Street from 
either North Front Street or Acushnet Avenue and vehicles exiting I-195 
to turn left onto Belleville Avenue, right onto Kilburn Street, and left onto 
North Front Street to access the rest of the waterfront. From the east, trucks 
leave I-195 at Exit 15 and enter this redevelopment area from Purchase Street 
and Logan Street. In this redevelopment area, Belleville Avenue is primarily 
residential, while Washburn is a mix of residential and commercial uses and 
Kenyon is commercial only. 

As the NBRA and the City implement streetscape improvements throughout 
this redevelopment area, they should revisit the circulation of vehicles and 
implement a system that provides direct access to and from I-195 for vehicles, 
perhaps along North Front Street and Washburn Street and reserves the side 
streets (Hicks, Logan, Wamsutta, and Kilburn Streets and southern Belleville 
Avenue) for pedestrians, bicyclists, and local car and truck traffic.



Waterfront 
Area %

City of New 
Bedford %

Bristol 
County % State of MA %

Population
        2021 Projection 815 97,853 568,878 7,044,678
        2016 Estimate 767 96,142 556,766 6,810,281
        2010 Census 713 95,072 548,285 6,547,629
        2000 Census 511 93,713 534,732 6,349,100
Projected Growth 2016 - 2021 6.26% 1.78% 2.18% 3.44%
Estimated Growth 2010 - 2016 7.57% 1.13% 1.55% 4.01%
      Growth 2000 - 2010 39.53% 1.45% 2.53% 3.13%
2016 Estimated Average Age 34.5 39.3 40.6 40.1
 
Households
        2021 Projection 327 40,400 222,627 2,762,575
        2016 Estimate 310 39,517 217,359 2,661,460
        2010 Census 293 38,751 213,010 2,547,075
        2000 Census 217 38,158 205,434 2,443,572
Projected Growth 2016 - 2021 5.48% 2.23% 2.42% 3.80%
Estimated Growth 2010 - 2016 5.80% 1.98% 2.04% 4.49%
      Growth 2000 - 2010 35.02% 1.55% 3.69% 4.24%
2016 Average Household Size 2.5 2.4 2.6 2.6
 
2016 Estimated Household Income 310 39,517 217,359 2,661,460
        Income Less than $15,000 83 27% 8,368 21% 29,067 13% 292,798 11%
        Income $15,000 - $24,999 43 14% 6,232 16% 23,155 11% 229,047 9%
        Income $25,000 - $34,999 27 9% 4,691 12% 19,245 9% 202,734 8%
        Income $35,000 - $49,999 50 16% 5,426 14% 26,289 12% 275,636 10%
        Income $50,000 - $74,999 53 17% 6,376 16% 36,334 17% 417,166 16%
        Income $75,000 - $99,999 21 7% 3,620 9% 25,783 12% 331,997 12%
        Income $100,000 - $124,999 14 5% 2,196 6% 19,615 9% 260,434 10%
        Income  $125,000 - $149,000 6 2% 1,150 3% 13,148 6% 186,540 7%
        Income $150,000 - $199,999 8 3% 936 2% 13,484 6% 215,727 8%
        Income $200,000 - $249,999 5 2% 254 1% 4,979 2% 89,479 3%
        Income $250,000 - $499,999 0 0% 212 1% 4,883 2% 110,598 4%
        Income $500,000 and over 0 0% 56 0% 1,377 1% 49,304 2%
Household Income Less than $25,000 126 41% 14,600 37% 52,222 24% 521,845 20%
Household income more than $150,000 13 4% 1,458 4% 24,723 11% 465,108 17%

2016 Families by Poverty Status
        2016 Families Below Poverty 73 49.2% 5,167 21.8% 15,123 10.5% 141,758 8.5%
        2016 Families Below Poverty with Children 70 47.3% 3,937 16.6% 11,211 7.8% 108,867 6.5%

% of state % of state % of state
2016 Estimated Average Household Income 46,839$       49% 50,437$       53% 76,900$       80% 95,602$         
2016 Estimated Median Household Income 35,658$       51% 36,292$       52% 57,516$       82% 69,807$         
2016 Estimated Per Capita Income 18,931$       51% 20,731$       55% 30,021$       80% 37,361$         
Source:  Nielson Segmentation & Market Solutions , 2016 and FXM Associates

Demographic Data: Population & Households Compared
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TABLE 3-10: DEMOGRAPHIC DATA: POPULATION AND HOUSEHOLDS COMPARED
Source: Nielson Segmentation and Market Solutions, 2016 and FXM Associates

DEMOGRAPHICS

Populations and Households
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Waterfront  
Area %

City of New 
Bedford %

Bristol 
County % State of MA %

Education (Pop. Age 25+) 531 66,090 386,344 4,716,560
        Less than 9th grade 169 32% 11,490 17% 34,935 9% 229,964 5%
        Some High School, no diploma 61 11% 7,584 11% 31,908 8% 253,607 5%
        High School Graduate (or GED) 122 23% 21,778 33% 118,271 31% 1,219,765 26%
        Some College, no degree 68 13% 11,261 17% 70,409 18% 765,414 16%
        Associate Degree 24 5% 4,441 7% 34,891 9% 363,494 8%
        Bachelor's Degree 70 13% 6,337 10% 60,721 16% 1,058,366 22%
        Master's Degree 11 2% 2,533 4% 27,203 7% 577,037 12%
        Professional School Degree 1 0% 302 0% 4,560 1% 130,877 3%
        Doctorate Degree 5 1% 364 1% 3,446 1% 118,036 3%

Occupation Classfication (Pop. Age 16+) 328 40,821 269,572 3,446,996
        Blue Collar 155 47% 11,690 29% 58,845 22% 534,552 16%
        White Collar 121 37% 19,029 47% 157,198 58% 2,291,687 66%
        Service and Farm 51 16% 10,102 25% 53,529 20% 620,757 18%

Type of Worker (Civ. Employed Pop. 16+) 328 40,821 269,572 3,446,996
        For-Profit Private Workers 273 83% 29,476 72% 189,173 70% 2,269,193 66%
        Non-Profit Private Workers 30 9% 3,886 10% 24,847 9% 443,727 13%
        Local Government Workers 6 2% 2,840 7% 20,275 8% 236,447 7%
        State Government Workers 6 2% 1,812 4% 11,242 4% 130,882 4%
        Federal Government Workers 3 1% 548 1% 4,380 2% 59,972 2%
        Self-Emp Workers 9 3% 2,242 5% 19,475 7% 302,499 9%
        Unpaid Family Workers 0 0% 17 0% 180 0% 4,276 0%

2016 Est. Households by Number of 
Vehicles

310 39,517 217,359 2,661,460

        No Vehicles 104 34% 8,389 21% 24,087 11% 330,099 12%
        1 Vehicle 133 43% 17,044 43% 76,165 35% 962,641 36%
        2 Vehicles 50 16% 10,653 27% 77,089 35% 972,801 37%
        3 Vehicles 19 6% 2,529 6% 27,806 13% 286,691 11%
        4 Vehicles 4 1% 670 2% 9,447 4% 83,106 3%
        5 or more Vehicles 1 0% 232 1% 2,765 1% 26,122 1%

Average Travel Time to Work (minutes) 27 26                     30 31

Source:  Nielson Segmentation & Market Solutions , 2016 and FXM Associates

Workforce Characteristics

This section analyzes the demographics of the waterfront area bound by 
I-195 to the north to Cove Street in the south, and Route 18 to the west; this 
polygon encompasses the two areas in the waterfront that are not yet thriving 
and are the subject of this Redevelopment Plan for this redevelopment area 
and the New Bedford Waterfront Redevelopment Plan: Focus Area South. Note, 
however, that there are no dwelling units within Focus Area South. 

TABLE 3-11: WORKFORCE CHARACTERISTICS
Source: Nielson Segmentation and Market Solutions, 2016 and FXM Associates



As shown in Table 3-10, the 2016 estimated population of the waterfront 
area is 767 residents. The area is estimated to have grown since 2010 (7.6%), 
as has the city (1.1%), and Bristol County (1.6%), but by much lower rates 
than the State. More striking, however, is the earlier growth (39.5%) regis-
tered between the 2000 census and 2010 census. This rate of increase is most 
likely the result of occupancy of renovated mill space in the area, which, when 
compared to the small number of residents, would produce the high rate of 
growth. Projections for the next five years are also better for the waterfront 
area than for the city, county, and even the state, suggesting the potential for 
increased economic growth there as well. Virtually all of these households are 
estimated to be within this redevelopment area.

The households in the waterfront area also grew in number in the decade 
between 2000 and 2010. Rates have been smaller since 2010, however, and 
are projected to grow at rates slightly lower than population rates (but greater 
than those of the city and county by substantial margins) in the future. The 
high rate of household growth between 2000 and 2010 can also be explained 
by new households moving into newly renovated space on the waterfront. 

The population of the waterfront area is younger than the city’s population, 
as well as the county’s and state’s. Poverty levels for families within the wa-
terfront are high (almost 50% fall below the poverty line), and the median 
income for households is barely half that of the state’s. Put another way, 41% 
of waterfront area households and 37% of city households live on less than 
$25,000 a year. Such an income level is true for only 24% of county house-
holds and 20% of state households. Poverty rates for families in the water-
front redevelopment area and city are similarly high. At the other end of the 
scale, 4% of waterfront households and 4% of city households have incomes 
over $150,000, compared to the county’s 11% and state’s 17%. This data is 
shown in Table 3-10.

Workforce Characteristics

The data in Table 3-11 show that education levels in the redevelopment area 
are very low: 43% have no high school diploma. In the city, 28% lack a high 
school diploma, compared to 17% at the county level, and only 10% at the 
state. Conversely, college degrees at the undergraduate level and above are 
low in the waterfront area (16%) and the city (15%) compared to 25% of 
county residents and 40% of state residents. Almost half of workers in the 
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MUNICIPALITY EJ CRITERIA MEAN EJ 
CRITERIA IN 

BLOCK GROUPS

POPULATION 
2010

% POPULATION 
IN EJ BLOCK 

GROUPS

New Bedford

Income - Minority 
- English

1.81 95,072 69.6%

Brockton 1.34 93,810 96.8%

Fall River 1.29 88,857 66.7%

Lawrence 2.27 76,377 100.0%

Lowell 1.46 106,519 87.6%

Taunton 1.44 55,874 23.6%

Commonwealth of Massachusetts

Cities and Towns with EJ 
Populations (137)

1.159 4,906,249 46%

All Cities and Towns (351) N/A 6,547,629 34.7%

TABLE 3-12: ENVIRONMENTAL JUSTICE CRITERIA IN COMPARABLE MUNICIPALITIES
Source: EJ_2010_municipal_stats.xls; Executive Office of Administration and Finance, Office of Geographic Information (MassGIS), http://www.mass.
gov/anf/research-and-tech/it-serv-and-support/application-serv/office-of-geographic-information-massgis/datalayers/cen2010ej.html, last accessed 
January 17, 2017.

waterfront area are blue collar, much higher than the blue collar share of city 
(29%), county (22%), and state (16%) occupations. The great majority of 
workers in all four areas work in the private sector. Thirty-four (34) percent 
of the households in the redevelopment area have no vehicle, higher than the 
city’s 21%, the county’s 11%, and state’s 12%. Travel times to work for those 
in the waterfront area and city are slightly shorter than for the county and 
state: 27 and 26 minutes, respectively, compared to 30 and 31 minutes at the 
county and state levels.

Environmental Justice Populations

The Commonwealth of Massachusetts defines an Environmental Justice (EJ) 
population as “those segments of the population that [the Executive Office of 
Environmental Affairs] has determined to be most at risk of being unaware of 
or unable to participate in environmental decision-making or to gain access 
to state environmental resources”.5 

5. Executive Office of Environmental Affairs, Massachusetts Environmental Justice Policy, October 9, 2002, p5. Accessed January 17, 2017. 

105NEW BEDFORD WATERFRONT REDEVELOPMENT PLAN:  FOCUS AREA NORTH

3. Plan Eligibility



Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community
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Data Sources: Environmental Justice Data from the Massa-
chusetts Office of Energy and Environmental Affairs GIS and 
the US 2010 Census; Parcel Data from the City of New Bed-
ford Assessors’ Office; Base Map from Esri, DigitalGlobe, 
GeoEye, Ear thstar Geographics, CNES/Airbus DS, USDA, 
USGS, AEX, Getmapping, Aerogrid, IGN, IGP and swisstopo.
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FIGURE 3-14: ENVIRONMENTAL JUSTICE COMMUNITIES
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To be considered an EJ neighborhood, a census block group must meet one 
or more of the following criteria:

• 25% or more residents are foreign-born; or

• 25% or more residents are minority; or

• 25% or more households qualify as English-Isolated, meaning that any 
householder over 14 years of age speaks a non-English language and also 
has difficulty speaking English; or

• Median annual household income is at or below 65% of the statewide 
median income. In 2010, the year of the last US Census, this threshold 
was $40,673.6

According to data from the 2010 US Census (the most recent available data 
set), the City of New Bedford is ranked 16th in the Commonwealth by per-
centage of population in EJ block groups. New Bedford as a whole has 36 
census tracts containing 87 census block groups. 62 of those census block 
groups meet one or more of the criteria for an EJ community. Within these 
block groups, the mean EJ criteria is 1.81, indicating that, on average, block 
groups meet just under two of the criteria defined earlier; by this measure, 
New Bedford is ranked 6th in the Commonwealth.

The redevelopment area overlays two census tracts. The entire redevelopment 
area qualifies as an EJ community on the basis of two criteria (minority and 
income), indicating that it has greater potential challenges relating to en-
vironmental justice relative to the rest of the City (see Figure 3-14). More-
over, the three block groups within the redevelopment area are well-above 
the threshold defined by the state: of the two block groups that intersect 
the redevelopment area, percent minority is 44.4%, 39.9%, and 29.8% (the 
threshold is 25%) and median household income is $23,620, $13,594, and 
$11,532 (the threshold is $40,673).

6. Executive Office of Environmental Affairs, Massachusetts Environmental Justice Policy, October 9, 2002, p5. Accessed January 17, 2017. 



108
NEW BEDFORD PORT AUTHORITY
NEW BEDFORD REDEVELOPMENT AUTHORITY REVIEW DRAFT AUGUST 2018

3.3 Clearance and Rehabilitation

760 CMR 12.02 (2) requires certain additional information if the redevelop-
ment plan proposes clearance and/or rehabilitation activities. The activities 
below require public action because of the need to address certain conditions 
that the private market has been unable to address. These conditions include 
the presence of hazardous materials from previous industrial land uses that 
has prevented redevelopment and the need to provide new or expanded pub-
lic infrastructure to accomplish the goal of safe and direct public access to the 
waterfront.

The NBRA has identified parcels for acquisition (see Figure 2-12 and Table 
5-4 in Section 2. Characteristics). The NBRA will acquire one or more of 
these parcels over the life of the plan and undertake the appropriate course 
of action as identified below. All of these activities will be undertaken by the 
NBRA either alone or in partnership with a redeveloper.

CLEARANCE

A clearance project is defined in Massachusetts General Laws (M.G.L.) Chap-
ter 121B, Section 1. Definitions as “the demolition and removal of buildings 
from any substandard, decadent, or blighted open area by an operating agen-
cy in accordance with subsection (d) of section twenty-six.” The NBRA does 
not intend to undertake clearance within the redevelopment area.

SPOT CLEARANCE

The NBRA will undertake spot clearance activities in the context of the ac-
quisition and disposition of parcels as identified in Table 5-4. Figure 2-14 
identifies those parcels that would undergo spot clearance prior to new con-
struction. 

While the NBRA may either clear existing structures or mitigate existing en-
vironmental conditions itself, it is more likely to dispose of acquired proper-
ties to a developer with the requirement in the Land Disposition Agreement 
(LDA) that the sites be cleared and/or mitigated to the appropriate standard 
as part of the redevelopment of those sites.  Existing environmental condi-
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tions may include one or more of the following: the presence of hazardous 
materials, flooding conditions, or other similar site-related conditions.

Spot clearance of buildings is not required for the public infrastructure im-
provements identified in this redevelopment plan. The NBRA does plan to 
clear the fire pond and the adjacent parcel of brush and debris and to under-
take the necessary environmental mitigation to make the combined parcels 
suitable for a public park. The streetscape improvements as shown in this 
redevelopment plan are expected to be accommodated within the existing 
right-of-way, widening may be required at certain corners to accommodate  
an improved truck turning radius. Such widening could require the removal 
of asphalt, concrete, or other surfaces to allow for the extension and rebuild-
ing of the streetscape. 

NEW CONSTRUCTION

The NBRA will work with one or more developers to undertake infill devel-
opment and/or parking on the parcels currently owned by the City. These 
parcels may have some asphalt surface but do not contain structures. The 
NBRA would require the developer of each parcel to mitigate any existing 
environmental or other site conditions prior to construction.

REHABILITATION AND/OR DEMOLITION: REVERE COPPER SITE

The NBRA anticipates that development of the Revere Copper site might 
include rehabilitation of one or more of the existing buildings on the site. 
However, the physical conditions of the site, including the age and condition 
of the buildings, and the proposed uses may require clearance of one or more 
buildings. In either case, the NBRA would expect the developer of the site to 
undertake the rehabilitation, clearance, and new construction, as necessary. 

The Revere Copper site includes the Benjamin Rodman ice house, as noted 
on Figure 2-12. As the only surviving ice house in the city, this historic stone 
building should be rehabilitated by the developer of the site. The  physical 
condition is extremely poor; the roof has been removed although the granite 
walls are still standing. A rehabilitated building is included in the conceptual 
plans shown in this document. 

The owners of this property have discussed options for reuse with the City in 
conceptual terms; given current market conditions, this site could be valuable 
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either of a mixed-use development including residential, retail/restaurant, or 
office. Equally, this site could support a water-dependent use or supporting 
use, either as light industrial or office. Either of these option sis consistent 
with the overall goals for this redevelopment area. Given the economic vitali-
ty of the remainder of the New Bedford Waterfront, rehabilitation is feasible. 
The site has direct frontage onto North Front Street; the existing street pat-
tern does not need to be modified. Finally, the redevelopment of this prop-
erty is a key piece of the transition between the industrial waterfront to the 
south and the mixed-use waterfront to the north; rehabilitation, including 
new construction, is a critical component of the overall vitality of this area in 
the long -term.
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3.4 Local Survey and Conformance with the Municipality’s 
Comprehensive Plan

760 CMR 12.02 (2) requires that the redevelopment plan be based on a local 
survey and conform with the municipality’s comprehensive plan.

LOCAL SURVEY

This Redevelopment Plan was built upon a thorough analysis of local con-
ditions. Spatially, much of this analysis was conducted using ESRI ArcGIS 
and shapefiles provided by the City of New Bedford. As necessary, this data 
was supplemented with shapefiles downloaded from the Massachusetts GIS 
(MassGIS) and MassDOT websites. Data layers and sources are identified on 
each map, below the map’s legend. 

MASTER PLAN

Chapter 121B requires that a redevelopment plan be in conformance with 
the community’s comprehensive plan. Both the City’s comprehensive plan (A 
City Master Plan: New Bedford 2020, published 2010) and the New Bedford/
Fairhaven Harbor Plan (2009) recommend detailed goals, strategies, and im-
plementation actions that are relevant to this redevelopment area. 

The overall vision supported by each of these plans is two-fold: to strengthen 
the capacity of the Port of New Bedford as a working port and to encourage 
public access to and interaction with the waterfront. The safety of the public is 
critical – a working waterfront is industrial in nature, and the equipment and 
processes can be dangerous. The New Bedford/Fairhaven Harbor Plan offers 
the most detailed strategies and action steps related to the city’s waterfront, 
but the City Master Plan: New Bedford 2020 also ties the waterfront into the 
larger context of the entire city.

This Plan also draws upon a series of planning documents produced for HLS, 
a sub-district along New Bedford’s waterfront. These are:

• The Hicks-Logan-Sawyer Master Plan (2008)

• The Hicks-Logan-Sawyer Interim Planning Overlay District (2008)
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• The Hicks-Logan-Sawyer District Improvement Financing Plan (2007)

• Fairhaven Mills Charette Report (2006)

• Hicks Logan Sawyer Smart Growth Waterfront District: Vision Plan and 
Regulatory Strategy (2005)

Lastly, this Plan makes use of Uniting in Pursuit of Growth and Opportunity: 
Final Report of the New Bedford Regeneration Committee, a report spon-
sored by Mayor’s Office in September 2014. The recommendations of this 
report relative to the Port of New Bedford are consistent with other goals and 
strategies developed by the City.

The main goals of each document are listed below. Each document also has 
detailed goals and strategies that support these higher-level goals. This Re-
development Plan recognizes these goals, and uses them as the basis for its 
specific recommendations and strategies.

HARBOR PLAN GOALS

The following goals are quoted directly from the Overview to the New Bed-
ford/Fairhaven Municipal Harbor Plan.

• Support Traditional Harbor Industries – Preserve and enhance the Port’s 
traditional strengths in fishing, seafood processing, and their supporting 
industries.

• Rebuild and Add to the Harbor Infrastructure – Upgrade port infrastruc-
ture essential to the future economic vitality of both the working port and 
the region and to the public’s use and enjoyment of the Harbor.

• Capture New Opportunities – Take advantage of new opportunities for the 
expansion of marine industry in the Port and other supporting industries 
(such as tourism, short sea shipping, recreational boating, import/export, 
and alternative energy) while ensuring that new activities do not conflict 
with the traditional working port.

• Enhance the Harbor Environment – Demonstrate leadership in Harbor 
cleanup, recycling and energy conservation under a “Green Port” initiative, 
with the goal of creating an environmentally healthy Harbor that will 
encourage a large variety of compatible uses.
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COMPREHENSIVE PLAN GOALS

The following goals are quoted directly from the Executive Summary of the 
City Master Plan: New Bedford 2020. These goals are relevant for, but not 
always specific to, the Waterfront District.

• Expand and secure recent success in developing emerging technology 
sectors, such as marine science and technology, alternative energy, medical 
devices, biotech manufacturing, and creative enterprises.

• Enact a comprehensive development strategy that links underperforming 
and potential development sites, such as brownfields, business park sites, 
and historic mills throughout the city with opportunities for emerging 
sector development to increase and stabilize the commercial tax base and 
create jobs.

• Continue to foster sustainable development projects that have the ability 
to catalyze economic growth within targeted neighborhood, commercial, 
and development districts through both jobs created during construction 
and the creation of permanent jobs for New Bedford citizens.

• Support traditional harbor industries, including fishing and seafood pro-
cessing, while capturing new opportunities to diversify the Port’s economy 
in sectors, such as short sea shipping, alternative energy, tourism, and 
recreational boating.

• Develop the creative economy and cultural tourism as a leading edge 
growth sector.

• Improve, enhance, and integrate the city’s public transit services, including 
shuttles and inter-city buses as well as regional passenger rail.

• Protect natural resources and create new greenways throughout New 
Bedford.

• Promote and market the cultural and historical assets of New Bedford to 
transform the city’s image for both tourists and residents.

PLANS FOR HICKS-LOGAN-SAWYER

The HLS planning area is 150 acres in size. Its southern boundary is defined 
by Wamsutta Street, its western boundary south of I-195 is defined by Route 
18, and its western boundary north of I-195 is defined by Belleville Avenue 
and Mitchell Street. Sawyer Street delineates and area’s northern boundary 
and the Acushnet River forms the area’s eastern boundary. The redevelopment 
area overlays the 95-acres of this district that lie south of I-195. 
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The most recent planning document for HLS is the 2008 Master Plan. This 
document was never approved by City Council, thus, its recommendations 
should be understood as instructive, rather than compulsory. It draws upon 
the a 2005 Vision Plan and Regulatory Strategy developed by Goody Clancy.

The Vision for the HLS District presented in the Master Plan defines goals 
and objectives for the area. Copied from the plan, they read:

• Generate economic revitalization by retaining existing, and attracting new, 
sustainable businesses into the District

• Create a mixed-use district as a new destination within the City

• Utilize and enhance the District’s current and proposed multi-modal 
transportation options

• Remove blighted buildings to improve the appearance of the Project Area

• Better utilize the waterfront and public access to the Acushnet River

• Improve internal circulation and connections to surrounding neighbor-
hoods

• Expand public open spaces and community resources within the Project 
Area

The Master Plan proposes 66% of the planning area be redeveloped through 
adaptive reuse. It recommends a mix of residential, office (research and de-
velopment), retail, and commercial uses, with retail space along Washburn 
Street and North Front Street as a mixed-use area, and the addition of open 
space along the water and the improvement of Logan Pond. The plan also 
suggests a series of circulation improvements, including the extension of Kil-
burn and Logan Street to Acushnet Avenue.

GOALS OF THE NEW BEDFORD REGENERATION COMMITTEE

The following goal is quoted directly from the Summary of Strategies from 
Uniting in Pursuit of Growth and Opportunity: Final Report of the New Bedford 
Regeneration Committee:

• Champion the EDA planning process as a strategy for building a dynamic 
working waterfront. 
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3.5 Regional Planning

The Southeastern Regional Planning and Economic Development District 
(SRPEDD) is the regional planning agency for New Bedford. This group has 
issued several plans that direct development in New Bedford:

• Southeastern Massachusetts: Vision 20/20 – An Agenda for the Future, 1999 

• South Coast Rail Corridor Plan Update: Community Priority Areas of Regional 
Significance, 2013

• South Coast Rail Corridor Plan: Five-Year Update of Community Priority 
Areas – Fall River, 2013

• Comprehensive Economic Development Strategy, 2015

• Regional Transportation Plan, 2016

• South Coast Rail – Notice of Project Change, 2017

1999 SOUTHEASTERN MASSACHUSETTS: VISION 20/20

Published in 1999, Southeastern Massachusetts: Vision 20/20 follows a period 
of tremendous population growth in southeastern Massachusetts. (Notably, 
New Bedford, along with Brockton and Fall River, did not experience this 
growth; these cities grew by about 4% between 1970 and 1999 while the 
rest of the region grew by more than 80%.) Correspondingly, Vision 20/20 
emphasizes managing future growth, diverting growth to existing urban 
centers, protecting rural areas, and preserving natural environments. Transit 
infrastructure is seen to enable this work, thus its development is defined 
as a priority. The document also stresses the importance of maintaining the 
unique identities of the region’s municipalities. 

2013 SOUTH COAST RAIL CORRIDOR PLAN UPDATE: COMMUNITY 
PRIORITY AREAS OF REGIONAL SIGNIFICANCE

The 2013 South Coast Rail Corridor Plan Update: Community Priority Areas 
of Regional Significance was developed by SRPEDD, Old Colony Planning 
Council, the Metropolitan Area Planning Council, and representatives from 
the communities they serve. The intent of this Plan is to designate Priority 
Areas in the region which will then be the target of investment and focused 
planning activities. These Priority Areas fall into two categories: Priority Ar-
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eas for Development (those areas that have excellent development potential 
due to proximity to transit and existing infrastructure) and Priority Areas for 
Protection. New Bedford has 24 Priority Areas for Development, 16 Priority 
Areas for Protection, and one area for both development and protection. 

The redevelopment area encompasses three of these priority areas: Whale’s 
Tooth Station (development), the HLS Redevelopment Area (development), 
and the Wamsutta National Register District (combined development and 
protection). 

SOUTH COAST RAIL CORRIDOR PLAN: FIVE-YEAR UPDATE OF 
COMMUNITY PRIORITY AREAS – NEW BEDFORD

Like its region-wide counterpart, the South Coast Rail Corridor Plan: Five-
Year Update of Community Priority Areas – New Bedford describes the Priority 
Area designation and identifies those areas that have been selected. It also 
includes a series of maps of Subregion 8 (New Bedford, Fairhaven, Acushnet): 
(1) Community Priority Area Designations, (2) Open Space and Developed 
Land, (3) Economic Development and Infrastructure, (4) Water Resources, 
(5) Biodiversity and Natural Resources, and (6) Housing and Environmental 
Justice.

2015 COMPREHENSIVE ECONOMIC DEVELOPMENT STRATEGY 

Every year, the SRPEDD publishes a comprehensive economic development 
strategy for the region. The 2015 Strategy establishes six goals: 

• Support the development of small business and new startups in the region

• Support the development of infrastructure for economic development

• Pursue sustainable development and enhance the region’s quality of life

• Broaden the region’s economic profile; promote employment opportuni-
ties in emerging sectors such as marine science, biotech, and the creative 
economy

• Provide institutional support for economic development

• Broadband infrastructure, adoption, and digital inclusion in Massachusetts

Each goal is attached to a measurable indicator, and is connected to a region-
al Strengths-Weaknesses-Opportunities-Threats analysis. The document also 
includes activities and progress relating to that goal. New Bedford is men-



117NEW BEDFORD WATERFRONT REDEVELOPMENT PLAN:  FOCUS AREA NORTH

3. Plan Eligibility

tioned in the activities and progress section a number of times in relation to 
the University of Massachusetts School for Marine Science and Technology, 
the Quest Center, the proposed Marine Commerce Terminal, restoration of 
commuter rail service, and safety improvements at the New Bedford Regional 
Airport. 

2016 ECONOMIC IMPACT STUDY OF NEW BEDFORD/FAIRHAVEN HARBOR 

The focus of this study is the economic impact of the Phase V dredging project 
and the SER process mentioned in Section 2 Characteristics. To determine the 
impact, this study evaluated the total economic contribution of the existing 
waterfront businesses, estimating the annual economic acitivity of the harbor 
as nearly $10 billion, which translates to approximately 2% of the Gross Do-
mestic Product of the Commonwealth of Massachusetts.1 The report notes 
that waterfront property owners are unable to undertake dredging projects 
on an individual basis; the SER creates a consolidated approach that provides 
benefits of scale, including reduced costs, to those property owners who par-
ticipate. The SER, in conjunction with the Channel Dredging Project under 
the aegis of the U.S. Army Corps of Engineers, would have substantial cost 
savings for both and support an assitional 900 jobs on an annual basis; 400 of 
which would be located in the Greater New Bedford area.2

2016 REGIONAL TRANSPORTATION PLAN

The 2016 Regional Transportation Plan strives to use the region’s transit system 
to enable smart growth development. The Plan establishes a number of goals 
towards this end, which are distributed across seven categories: Safety, System 
Preservation, Congestion Reduction, System Reliability, Environmental Sus-
tainability, Economic Vitality and Freight Movement, Project Development 
and Implementation. 

In its assessment of existing conditions and projections of future challenges, 
the document describes a number of conditions specific to New Bedford. 
Among these are the New Bedford-Fairhaven bridge, which the Plan identi-
fies as a bridge of regional significance. Over 18,000 vehicles pass over this 
bridge per day; bridge openings over the last thirty years total 14,830. For-
ty percent of these passages are for fishing vessels. The bridge is structurally 

1  Martin Associates and APEX Companies, LLC, Economic Impact Study of New Bedford/Fairhaven Harbor, 2016, page 55. 

2 Martin Associates and APEX Companies, LLC, Economic Impact Study of New Bedford/Fairhaven Harbor, 2016, page 47.
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sound but suffers from mechanical problems which occasionally result in wait 
times of 20-minutes and closings for repairs. MassDOT began a feasibility 
study for bridge replacement in 2014.This Plan also recognizes New Bedford 
as the municipality in Southeastern Massachusetts with the second highest 
“unmet transportation need.” The planned South Coast Commuter Rail Line 
will offer some relief, however its development will take many years.

2018 DRAFT SUPPLEMENTAL ENVIRONMENTAL IMPACT REPORT (DSEIR) – 
SOUTH COAST RAIL 

MassDOT is planning an extension of the existing Stoughton commuter 
rail line that will provide much needed commuter rail service to both New 
Bedford and Fall River, as well as to other municipalities along the line. This 
effort is known as the South Coast Rail (SCR) project. On March 15, 2017, 
MassDOT and the Massachusetts Bay Transportation Authority filed a No-
tice of Project Change for the SCR project that introduced a phased develop-
ment scheme that would provide commuter rail service to Fall River and New 
Bedford during construction of SCR though an extension of the existing 
Middleborough/Lakeville line. This phased plan is expected to result in the 
provision of service for the two cities by November 2022.

On January 31, 2018,  MassDOT filed a Draft Supplemental Environmen-
tal Impact Report (DSEIR) with the Commonwealth for the SCR project 
under the phased model. Per the DSEIR, the SCR project will lead to the 
development of two commuter rail stations and one layover station in New 
Bedford. All three facilities will be developed in the first phase of the project. 
The Whale’s Tooth Station will be located along the existing rail corridor in 
the land bound by Acushnet Avenue, Herman Melville Boulevard, and the 
existing freight tracks, while the Wamsutta Layover Facility will be bound by 
Acushnet Avenue, Herman Melville Boulevard, and Wamsutta Street. The 
second station, King’s Highway, will be located approximately two miles to 
the north of the redevelopment area.

Figure 3-15 shows routes, train stations, and layover stations for the project 
by phase. Figure 3-16 is a conceptual design for the Whale’s Tooth Station 
and Figure 3-17 is a conceptual design for the layover facility.  
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Figure 2-1: Phased Service
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Figure 3.2-31
Whale’s Tooth Sta� on 

Conceptual Sta� on Design

FIGURE 3-16: CONCEPTUAL DESIGN FOR WHALE’S TOOTH STATION
Source: South Coast Rail FEIS/FEIR, August 2013

Figure 3.2-33
New Bedford Main Line 

Wamsutta Layover Facility

FIGURE 3-17: CONCEPTUAL DESIGN FOR WAMSUTTA LAYOVER FACILITY
Source: South Coast Rail FEIS/FEIR, August 2013
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4.1 Plan Goals and Objectives

VISION

As stated in the Executive Summary, the vision for this redevelopment area is 
to develop, over time, a vibrant mixed-use district that allows water-depen-
dent uses along the water’s edge, higher density residential further inland, 
neighborhood goods and services to support the residential uses, and public 
access to the waterfront. Proposed rail service to Boston from the expansion 
of the South Coast Rail commuter service will support additional residential 
development.

Improvements to the existing circulation system will allow residents to travel 
from abutting neighborhoods to waterfront jobs as pedestrians, cyclists, or by 
bus, while trucks and cars can travel efficiently between the businesses along 
the waterfront, and connect to other local destinations and Routes 18 and 
Interstate-195 (I-195). Additional freight rail service will support industrial 
uses in both this area and further south, and access to the rail spur north of 
Hervey Tichon Avenue must be considered along with other uses.

In this redevelopment area, a vibrant mix of uses will support public access 
and enjoyment of the water’s edge, except for the small portion to the south-
east located in the DPA. Those uses will support the overall mix of uses in the 
entire redevelopment area. These uses should include those on the watersheet 
itself – access to slips for boats visiting for a few hours or a few days could 
support additional activity. The area close to Kyler’s Seafood could also sup-
port kayaks or other small boats to allow direct access to the water without 
interfering with the fishing fleet and other industrial uses further south.

Whale’s Tooth 

The area south of Wamsutta Street , bounded by Acushnet Avenue and Her-
man Melville Boulevard, is not expected to change substantially as a result 
of this plan. This area, known as the Whale’s Tooth has three main uses: 
parking, a rail yard, and existing businesses not determined to be blighted.

The NBPA runs a shuttle service between the Whale’s Tooth parking lot and 
State Pier; this shuttle support the Seastreak Ferry between New Bedford 
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and Nantucket and New Bedford and Martha’s Vineyard. The rail yard is the 
future home of the New Bedford commuter rail station, part of the South 
Coast Rail expansion of commuter rail and freight from New Bedford to 
Boston. An existing freight rail spur connects the rail yard to the waterfront; 
an expanded rail spur to the Marine Commerce Terminal is described in the 
New Bedford Waterfront Redevelopment Plan: Focus Area South. The existing 
businesses are a combination of industrial and institutional; these sites are 
not susceptible to change and no change to the allowable uses is anticipated 
by this plan.

GOALS

The goals that support that vision are summarized below and are described in 
more detail in the remainder of this section:

1. Support a mix of land uses including water-dependent and supporting 
uses that also require excellent highway access, higher density residential, 
and neighborhood retail and services.

2. Implement infrastructure improvements that support multimodal users 
– trucks, cars, pedestrians, bicyclists, and the rail spur to the waterfront.

3. Provide amenities to support private development such as recreational 
areas and restoration of the fire pond.

4. Provide public access to the waterfront, link that access back to the street 
network, and establish areas for public access to the watersheet.

5. Establish design guidelines for new construction to reinforce public access 
to the waterfront, create an active streetscape to reinforce walkability within 
the redevelopment area, and create a clear identity for this redevelopment 
areas in contrast to rest of the New Bedford waterfront. 

DEVELOPMENT ACTIVITIES

Support a mix of land uses including higher density residential, neighborhood 
retail and services, and supporting uses for water-dependent uses that also 
require excellent highway access.

The New Bedford Redevelopment Authority (NBRA) will support the re-
development of this area over time with a combination of three strategies 
specific to its ability to undertake development activities within the redevel-
opment area: 

• Acquisition of parcels
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• Disposition of parcels

• Public infrastructure improvements

Each of these activities is discussed in more detail below.

Acquisition

The NBRA has identified the following acquisitions within this Plan, shown 
in Figure 2-12:

• The fire pond and adjacent, vacant parcel to provide a public park to 
support additional private investment in residential and neighborhood 
business in the area. 

• Land along the existing street rights-of-way to support improvements to 
infrastructure for pedestrians and bicyclists 

• The site of Revere Copper, a vacant copper plant, to assist in its rehabil-
itation and/or clearance and redevelopment to support the goals of this 
Redevelopment Plan

• City-owned parcels, for infill development that supports the vision and 
goals for this area. Such development may include temporary or permanent 
parking to support additional businesses in the area

Should the parcels be developed by the current or future owners in accor-
dance with the goals and requirements of this Plan, including Section 4.3 
Design Guidelines, the NBRA would review the need to acquire the parcels 
and update the plan accordingly.

Disposition

The NBRA expects to dispose of any parcels it acquires that are not used 
for public infrastructure (street improvements, public parks, and/or parking). 
The NBRA must follow the process described in Section 9. Disposition and 
any developer will be bound by Section 10. Redevelopers’ Obligations. Figure 
2-13 identifies the parcels for disposition. The only parcel that could be di-
vided into smaller lots (reparcelized) is the Revere Copper site, as shown in 
Figure 2-13.

Infill Development

Smaller vacant and underutilized parcels are scattered throughout the redevel-
opment area. This Plan anticipates that the investment in public infrastruc-
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ture, the implementation of the proposed zoning changes, and the establish-
ment of design guidelines applicable throughout the redevelopment area will 
spur private development of these properties either individually or assembled 
under common private ownership.

This Plan identifies six parcels within the redevelopment area that this Plan 
identifies for transfer from the City to the NBRA. The NBRA anticipates 
undertaking one of two activities for each of these parcels:

• Disposition of one or more of the parcels to a developer who will redevelop 
the parcel in accordance with the Land Disposition Agreement (LDA) (see 
Section 10. Redeveloper’s Obligations) and the public purpose of this Plan

• The creation of public parking, either surface or structured, to support 
additional private development (including the expansion of existing busi-
nesses and new development)

Public Infrastructure Improvements

Streetscape

Implement infrastructure improvements that support multimodal users – 
trucks, cars, pedestrians, bicyclists, and the rail spur to the waterfront, north 
of Hervey Tichon Avenue.

As part of the discussion with the Steering Committee in the March 2017 
meeting, the consultant team presented conceptual diagrams for potential 
streetscape improvements to Logan Street. These diagrams provide three al-
ternatives that would address the need to accommodate vehicles (trucks and 
cars), pedestrians, and bicyclists within the current roadway right-of-way.

In the conceptual illustrations presented in Figures 1-2 and 1-3, Logan Street 
is the primary pedestrian access from the neighborhoods to the west of Route 
18, through the redevelopment area, and, if the redevelopment area is rede-
veloped in accordance with these illustrative plans, directly to a public water-
front park. For this reason, the realignment of Logan Street as a multi-modal 
street is of primary importance to the vision for this area.

These strategies could be used on all the other streets in this redevelopment 
area, with the exception of those streets that carry the majority of the traf-
fic from trucks accessing businesses both within the redevelopment area and 
along the waterfront as a whole. This would include North Front Street and 
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New Bedford Waterfront Redevelopment Plan Harriman ▫ Sasaki ▫ APEX ▫ FXM Associates ▫ Bonz and Co. ▫ HSH January 18, 2017 52

Logan Street – Alternative 1

• Maintain existing ROW, enhance sidewalks with 
landscaping buffers, add sharrows for bicyclists, 
and designated parking on both sides

FIGURE 4-1: LOGAN STREET: ALTERNATIVE 1
Source: Howard Stein Hudson

New Bedford Waterfront Redevelopment Plan Harriman ▫ Sasaki ▫ APEX ▫ FXM Associates ▫ Bonz and Co. ▫ HSH March 30, 2017 53

Logan Street – Alternative 2

• Reconstruct sidewalks to expand roadway, 
remove parking one side, and add bicycle 
lanes both sides

FIGURE 4-2: LOGAN STREET: ALTERNATIVE 2
Source: Howard Stein Hudson
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New Bedford Waterfront Redevelopment Plan Harriman ▫ Sasaki ▫ APEX ▫ FXM Associates ▫ Bonz and Co. ▫ HSH March 30, 2017 54

Logan Street – Alternative 3

• Maintain existing ROW, remove parking 
both sides, and add buffered bicycle lanes 
both sides

FIGURE 4-3: LOGAN STREET: ALTERNATIVE 3
Source: Howard Stein Hudson

FIGURE 4-4: CONCEPTUAL ILLUSTRATION SHOWING PROPOSED PUBLIC AND PRIVATE IMPROVEMENTS
Source: Sasaki Associates
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Herman Melville Boulevard. Providing safe infrastructure for both pedestri-
ans and bicyclists along these streets is important, but such infrastructure may 
be limited to the western sides of these streets rather than both sides and curb 
radii and sight lines must accommodate the needs of trucks.

The public improvements envisioned for the streetscape include adding sig-
nificant numbers of street trees throughout the redevelopment area, as shown 
in Figure 4-4. The current lack of street trees detracts from the attractiveness 
of the area, and from the property values. As climate conditions change, the 
increase in average annual temperatures will have a disproportionate effect on 
cities which are subject to the heat island effect. This is a localized increase in 
temperatures from dark surfaces, such as unshaded asphalt, that radiate the 
collected heat into the area. The use of street trees can ameliorate this effect 
both by shading the asphalt and reducing the amount of heat absorbed and by 
the natural cooling effect of trees through transpiration. Using lighter paving 
surfaces on streets within the area that are not subject to significant truck 
traffic, such as Logan Street, is another way to reduce the heat island effect.

Public Open Space

Provide amenities to support private development such as recreational areas 
and restoration of the fire pond.

FIGURE 4-5: CURRENT CONDITIONS OF FIRE POND
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Equally important to the Logan Street as a connector between the neigh-
borhoods to the west and the waterfront, and to the attractiveness of this 
redevelopment area for future redevelopment, is the restoration of the fire 
pond and the creation of a public park along its border.

This park would replace the underutilized playground at Belleville Avenue 
and Washburn Street and provide an amenity to support the existing residen-
tial units and the future residential units anticipated in this Redevelopment 
Plan.

REGULATORY CONTROLS

Establish regulatory controls for this redevelopment area that incorporate 
changes to the City’s zoning ordinance, enforcement and coordination of 
public access requirements under the M.G.L. Chapter 91, and the incorpo-
ration of design guidelines defined within the Redevelopment Plan into the 
City’s process for site plan approval and the approval of special permits for 
projects within the redevelopment area.

This Redevelopment Plan anticipates two types of regulatory controls: 

• Changes to the City’s zoning ordinance as discussed in Section 2. Character-
istics and described in more detail in Section 4.2 Proposed Zoning Changes. 
The NBRA will sponsor these changes and work with the Planning Board 
and City Council to ensure they are adopted.

• Design guidelines to control the physical appearance of buildings and sites 
within the redevelopment area and the relationship of new or rehabilitated 
structures to the existing structures. Specific guidelines are provided in 
Section 4.3 Design Guidelines. The design guidelines will be applicable to all 
projects within the redevelopment area that quality for site plan review and/
or a special permit and will be part of the Planning Board’s review process.

The majority of this redevelopment area is not with the DPA. For those par-
cels that are within the DPA, all development activities must be consistent 
with the New Bedford/Fairhaven Municipal Harbor Plan and any requirements 
under Chapter 91 that have not been modified by that plan.

Any development on those parcels within the jurisdiction of Chapter 91 
should have those requirements be part of the Planning Board’s review process 
to ensure that consistent public access, including the treatment of pathways 
and landscape, is provided along the non-DPA portion of the waterfront. 
This will be further addressed in Section 4.3 Design Guidelines.
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4.2 Proposed Zoning Changes

Figure 2-10 provides a map of the proposed boundary changes for the cur-
rent zoning districts. In effect, MUB replaces IA and expands within the this 
redevelopment area to be consistent with the idea of a mixed-use district that 
allows residential, supporting neighborhood retail and services, and office 
uses. Waterfront WI and IB are retained in the district to support water-de-
pendent and other supporting uses. A Planned Unit Development (PUD) is 
recommended for the Revere Copper site.

MUB DISTRICT: APPLICABILITY WITHIN THE REDEVELOPMENT AREA

To support the vision and goals of this Redevelopment Plan, the following 
uses are allowed by right within this redevelopment area within the MUB 
District:

• Multifamily garden style (4 stories)

• Multifamily mixed use (6 stories)

• Live/work

Existing uses compatible with the definition of Neighborhood Business (those 
business that support residential uses, including small retail stores, personal 
services, and small professional offices) are appropriate for ground floor uses,  
and should be encouraged in those areas identified for Neighborhood Busi-
ness in Figure 2-9: Proposed Land Uses.

To support the vision and goals of this Redevelopment Plan, the following 
uses allowed in the MUB District are not allowed within this redevelopment 
area:

• Adult entertainment establishment

• Big Box Retail (60,000 square feet or greater)

• Motor vehicle sales

• Motor vehicle general repairs

• Motor vehicle light service
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IB DISTRICT: APPLICABILITY WITHIN THE REDEVELOPMENT AREA

To support the vision and goals of this Redevelopment Plan, the following 
uses are allowed within this redevelopment area within the IB District:

• Fish processing

To support the vision and goals of this Redevelopment Plan, the following 
uses allowed in the IB District are not allowed within this redevelopment area:

• Adult entertainment establishment

• Motor vehicle sales 

• Contractor’s Yard

• Batch Asphalt and concrete plants

REVERE COPPER PUD

The Revere Copper site is identified as a proposed Planned Unit Development 
(PUD). The planning process identified two potential, but non-complemen-
tary, uses: a mixed-use (residential, retail, office) development or a water-de-
pendent industrial use. Either would be acceptable within the context of this 
Redevelopment Plan. This Plan recommends that the developer of this site 
create a master plan approach for the site that incorporates the following ele-
ments:

• All uses allowed within this redevelopment area would be available to the 
PUD within the context of a master plan for the entire site

• Neighborhood retail/services along the North Front Street property line to 
support the residential uses anticipated for the abutting area (see Figure 2-9)

• Preservation/rehabilitation and reuse of the Benjamin Rodman ice house 
as an important historical component of the area

• Public access along the waterfront as required in Section 4.3 Design Guide-
lines

4.3 Design Guidelines 

The design guidelines in this Plan will be applicable to the following project 
types:

• All projects on land owned by the NBRA or the City of New Bedford
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• All projects subject to a LDA with the NBRA

• All projects in the redevelopment area that are required by the City’s zoning 
ordinance to undergo site plan review and/or apply for a special permit

The Planning Board will undertake the design review process as part of the 
approval processes for site plan review and, if required, special permit appli-
cations.

Any project that is under the jurisdiction of Chapter 91 will be required to 
ensure that public access and amenities must be:

• Continuous along the portion of the waterfront not within the DPA

• Connected back to the public street network 

URBAN DESIGN VISION

The redevelopment area is envisioned as a revitalized district that accommo-
dates a range of uses including water-dependent, water related, and support-
ing uses alongside non-dependent uses like housing, retail, and commercial. 
The area is uniquely positioned to become a transformative district within 
the broader New Bedford region given its regional transportation access from 
I-195 and Route 18, the expanded North Terminal bulkhead and marine 
industries, and the successful adaptive reuse project, Wamsutta Place. The de-
sign guidelines will support this long-term vision for this redevelopment area 
by providing principles to the Planning Board, developers, property owners, 
and members of the public that seek to:

• Balance a range of development types and uses, including water-dependent 
uses, with access to waterfront open space.

• Structure proposed development as complementary clusters to support a 
mix of uses and create a safe environment for both waterfront industries 
and the public.

• Create the “critical mass” and amenities for a successful waterfront neigh-
borhood.

• Re-establish a clear street network and block pattern, while improving 
pedestrian and bicycle connections to surrounding neighborhoods and 
reducing conflicts between the public and commercial trucks.

While these design guidelines will complement the proposed zoning changes, 
recommended above, they are independent of those changes.
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DESIGN GUIDELINES

Design Principles

These Design Guidelines focus on four key aspects to the physical experience 
of this redevelopment area:

• Public access to the waterfront – A driver of the revitalization of this 
area is to ensure consistent public access to the waterfront and consistent 
access along the waterfront consistent with Chapter 91 regulations (in 
the non-DPA portions). 

• Treatment of buildings – New buildings should have an active relation-
ship to the street, serving to define space for public and private activities. 
Existing buildings should be rehabilitated to the same principles, as much 
as possible.

• Treatment of the site – Sites should be landscaped to provide a buffer 
between incompatible uses and to define spaces for public and private 
activities. 

• Public infrastructure – Streetscape improvements should be consistent 
in quality and treatment throughout this redevelopment area. Streets and 
public sidewalks should connect with private access points to provide 
a continuous network that allows access to public amenities along the 
waterfront.

Public Access to the Waterfront

M.G.L. Chapter 91 requires public access to the waterfront within a mini-
mum distance of the water (no less than 25 feet). All property owners with-
in the jurisdiction of Chapter 91 should be required to comply with these 
guidelines within that minimum distance. Should a property owner seek a 
new or revised license, the City of New Bedford should request compliance 
with these requirements as part of the license approval process.

• The City should enforce that the minimum requirement for public ac-
cess under Chapter 91 be met by a continuous public walkway from the 
I-195 bridge at the northeastern tip of this redevelopment area to the 
southeastern tip of the Revere Copper site, or to the point at which the 
DPA boundary begins. See Figure 2-18. 

• Public amenities (including benches, lighting, bike racks, and trash re-
ceptacles) and landscape materials (planting choices, paving materials) 
should be consistent along this public walkway.
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• Property owners should work with the City to install paved or other hard-
scape pedestrian and bicycle connections from the public walkway to the 
City’s public sidewalk and street network.

• Priority should be given to the creation of a connection from Logan Street 
to a public park along the waterfront and to connections at Washburn 
and Wamsutta Streets. This should be part of the Chapter 91 license for 
the relevant property/properties and could be inlcluded in an updated 
Municipal Harbor Plan. 

• Property owners should follow the design guidelines for plantings and 
hardscape materials under Sites below and give additional consideration 
to the need for plants and materials that are appropriate to the waterfront 
environment.

Buildings

Active Edges
• New buildings along Logan Street, Washburn Street, and Hicks Street 

shall  have ground floors with active uses (businesses with significant public 
access). Ground floor uses shall include offices, commercial, academic, 
services, or retail.

• New buildings with active uses on the ground floor shall be oriented with 
their main entrance and elevation facing the street.

• Ground floor windows shall have clear views from the street to the interior 
of the business. Windows shall not be blocked by signage, blinds, or other 
materials which hinder visual access.

• Buildings shall use awnings and/or other architectural elements to define 
the ground floor as an active use and reflect pedestrian scale.

• Signs shall  be within a sign-band between the ground floor and the second 
floor and/or projecting/blade signs.

• Pedestrian entry points shall  be clearly identified and accessible.

• Façades shall be treated with similar care on all sides of the building vis-
ible from a public right-of-way. Façades shall not be blank, but shall be 
articulated with windows, architectural projections, or changes in depth. 

• The use of materials traditional to the waterfront area is preferred (e.g., 
brick, stone, wood, shingles or clapboard finishes). Where possible, appro-
priate expressions of historic architectural character shall be incorporated 
into new construction.

• Where possible historic buildings shall  be rehabilitated and the historic 
elements preserved. 
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• When historic preservation is not feasible, new construction or the adap-
tive reuse of old buildings shall incorporate façade and roof articulation 
elements, window and door patterns, and building materials that establish 
a compatible design character with neighboring buildings.

• New buildings along Logan Street, Washburn Street, and Hicks Street 
shall be consistent in height and setback dimensions with the immedi-
ately adjacent buildings. If the adjacent buildings have different heights 
or setbacks, the new buildings shall be consistent with one or the other.

Site

Parking
• Parking shall  be located at the rear of the building. If this is not possible, 

then parking may be located to the side of the building. Any parking areas 
contiguous with a public sidewalk should provide a landscaped buffer 
between the parking and the public sidewalk.

• Where possible, curb cuts shall be minimized, and property owners should 
be encouraged to share access from the public right-of-way to contiguous 
parking lots and service areas to adjacent buildings.

• Clear signage shall be provided to direct drivers to private parking.

• Access to parking for buildings with their principal frontage on Logan 
Street shall be located on Howe Street or Hicks Street to preserve the 
proposed pedestrian and bicycle connections from Purchase Street to the 
waterfront.

• Property owners shall be required to implement low-impact stormwater 
management techniques to control runoff and manage stormwater on-site. 
Stormwater shall not be allowed to drain into the City’s sewer system, onto 
other properties, or into the Acushnet River.

Landscaping: Plants
• The use of vegetated buffers, rain gardens, bioswales, and wetlands resto-

ration to control runoff and manage stormwater on-site is encouraged.

• Healthy mature trees and vegetation shall be maintained and incorporated 
into the new site plan to the extent possible.

• Vegetated buffers shall be maintained to ensure the health of the plants.

• Plants shall be native or adapted to the conditions within the redevelop-
ment area. 

• Invasive species shall be prohibited.  
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Landscaping: Hardscape
• Treatments for private sidewalks, driveways, plazas, and other hard sur-

faces shall be appropriate for the proposed use in terms of material type 
and durability.

• Hardscape materials that connect to public infrastructure shall be consis-
tent or compatible with the materials for the public infrastructure in terms 
of material type and durability. For example, a concrete public sidewalk 
shall be matched with either a concrete private sidewalk or decorative 
pavers; private asphalt sidewalks shall not overrun public sidewalks.

• Hardscape materials shall be maintained to ensure public safety and 
mobility when transitioning from the public infrastructure to private 
infrastructure.

Public Streetscape

Sidewalk/Pedestrian Connections
• Sidewalks shall be continuous along at least one side of every street within 

this redevelopment area and on both sides of main connectors.

• Sidewalks shall form a network within the Focus Area that connects the 
area to the waterfront and to adjacent districts and is compliant with the 
requirements of the Americans with Disabilities Act (ADA-compliant).

• Public sidewalks shall connect seamlessly with private sidewalks.

• Owners and developers of buildings with active ground floor uses shall 
work in concert with the City to ensure that a minimum clear width of six 
feet for pedestrians is maintained on every sidewalk (not including the space 
assigned to light poles, hydrants or street trees). If the minimum available 
sidewalk width is less than six feet, new buildings may consider setting 
back the storefront or ground floor active uses from the front property 
line as much as needed to achieve the desirable minimum sidewalk width. 

• Crosswalks shall be striped at all intersections. Curb extensions at cross-
walks should be added to all streets except North Front Street.

• Street trees shall be provided along all streets. 

• Public amenities (including benches, lighting, bike racks, and trash recep-
tacles) and landscape materials (planting choices, paving materials) shall  
be consistent throughout the area.

Bicycle Improvements 
• Add sharrows on low-speed, low-volume roads.
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• Add bicycle lanes where space is sufficient. Consider striping buffered 
bicycle lanes on roadways where speeds and volumes are higher.

• Clearly identify which areas are available for on-street parking and which 
areas are bicycle lanes. Where possible, separate the two uses by painted 
markings or physical barriers.

Signage
• Install identifiable signage at the entrances to this redevelopment area to 

identify this as a specific area.

• The intersection of Hermann Melville Boulevard and MacArthur Drive is  
a gateway to the working waterfront and should have appropriate signage.

• Belleville Avenue and North Front Street south of I-195 are multi-purpose 
gateways to this redevelopment area. The underpass at Belleville Street has 
a fish mural. Both streets should have signage and additional installations 
of public art to reflect the entry into the area.

• The underpass at Logan Street (as Route 18 crosses Logan) is the begin-
ning point for the major pedestrian connection to the waterfront. Signage 
should reflect this access.
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Store Type and NAICS
Selected Sales 

Opportunity/Gap

Potentially 
Supportable 
Square Feet

(2016 $) Square Feet # Stores

Electronics Stores-443142 20,908,767$              40,352            2,800           1
Specialty Food Stores-4452 19,282,196$              30,589            6,280           2
Beer, Wine & Liquor Stores-4453 28,777,096$              106,464          8,000           2
Cosmetics, Beauty Supplies, Perfume Stores-44612 2,953,711$                6,910               1,500           1
Optical Goods Stores-44613 2,317,344$                6,806               1,500           1
Other Health & Personal Care Stores-44619 5,504,217$                20,755            2,732           2
Clothing Accessories Stores-44815 1,958,069$                9,532               2,507           1
Shoe Stores-4482 3,196,121$                15,467            3,000           1
Sporting Goods Stores-45111 6,593,448$                23,086            6,008           1
Hobby, Toy & Game Stores-45112 3,729,511$                16,107            3,400           1
Gift, Novelty & Souvenir Stores-45322 5,089,270$                21,663            4,200           1
Other Miscellaneous Store Retailers-4539 3,256,268$                10,232            2,325           1
Full-Service Restaurants-7221 9,309,464$                17,839            5,100           1
Special Foodservices-7223 3,323,899$                6,172               2,000           1

Totals 116,199,381$            331,975          51,352         17                 

 and sf per store; and FXM Associates

Estimated Capturable

Sources: The Nielsen Company, Segmentation & Market Solutions, 2016; various industry sources for sales per sf 

4.4 Effect on Jobs in the Redevelopment Area

760 CMR 12.02 (3)(b) requires a specific estimate of the number of jobs 
retained, created, and/or eliminated by the proposed redevelopment actions 
in the redevelopment plan. 

The anticipated effect of the actions within this Redevelopment Plan – and a 
major goal of this Plan – is that new mixed-use development, including ren-
ovation and rehabilitation of existing underutilized former industrial spaces, 
will be encouraged and new employers will be attracted to the area due to a 
combination of the planned physical improvements, the changes to the reg-
ulatory environment, and efforts of the Redevelopment Authority, The New 
Bedford Economic Development Council, the New Bedford New Bedford 
Port Authority, and the City of New Bedford to assist prospective developers, 
including current property owners and businesses, and attempt to recruit new 
ones. 

FIGURE 4-6: RETAIL OPPORTUNITY GAP
Source: The Nielsen Company, Segmentation & Market Solutions, 2016, various industry sources for sales per square foot and square foot per store; FXM Associates
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feet per year (170 jobs per year). Figure    shows historical and projected growth in 
office space occupancy.  The high R-square values for both the city and region 
displayed in the graph forecasts suggest reasonable reliability for these forecasts 
based on historical trends.

Figure

Occupied Office Space 
New Bedford & Subregion 2007-2022
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Other job generating potential as a consequence of the Focus Area North Urban 
Renewal Plan could be related to hotel development, a marina/mega-yacht facility, 
and/or seafood processing.  While there are preliminary indications of property 
owner/business/developer interests in several possibilities, none are sufficiently 
advanced at the writing of this report to attempt to quantify job generating
potential.  All prospective developments, however, will be aided by improvements 
in streetscapes, land assembly, and creation of as-of-right zoning to support mixed 
use development in Focus Area North.

Development of market rate rental housing in this redevelopment area is also 
a targeted effort designed to attract new workers and stimulate job increases 
in local businesses. Residential uses, which are in prime demand, will be im-
portant elements to achieve feasibility in some mixed use development/rede-
velopment of former industrial properties and are therefore crucial to achieve 
job generation objectives. This Redevelopment Plan represents a unique 
opportunity in New Bedford harbor to encourage and facilitate residential 
and commercial development that can capitalize on waterfront adjacency and 
views but is prohibited by DPA restrictions elsewhere in the inner harbor.

Among the short term prospects for job creation in this redevelopment area 
are those that emerge from the Retail Opportunity/Gap Analysis. This eval-
uation identifies target retail store types and restaurants for which current 
consumer expenditures exceed store sales within a defined geographic market 
area. These sales are now leaking out of the local area with consequent loss of 
potential jobs. Because consumers are likely to purchase goods and services 

FIGURE 4-7: OCCUPIED OFFICE SPACE
Source: Co Star Proper ty Information Systems, December 2016, and FXM Associates
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as close as possible to where they live and work the identified opportunity/
gaps suggest a competitive advantage for expansion of existing establishments 
or recruitment of new ones within this redevelopment area. The retail/restau-
rant opportunity for the five-, 10-, and 15-minute drive time market area for 
this redevelopment area is currently estimated at $116 million in sales and 
about 332,000 square feet, of which an estimated 51,000 square feet is likely 
capturable in the redevelopment area. Figure 4-6 identifies the store types, 
supportable square footage, and number of stores based on average sales per 
square foot for each store type. 

If those 51,000 square feet of retail and restaurant space (largely through 
renovation or rehabilitation of currently underutilized buildings) materializes 
as a consequence of actions taken as part of the Redevelopment Plan, then an 
estimated 100 new jobs would be realized in this redevelopment area. 

In addition to capturing new sales and jobs now leaking from the redevel-
opment area market area, additional retail jobs could be realized within the 
redevelopment area by capturing a share of estimated growth city-wide. The 
market assessment discussed in the full report projected net absorption of 
36,000 square feet of retail space city-wide each year over the next five years. 
That would mean about 70-plus new jobs per year, or 360 over the next 
five years city-wide. If the Redevelopment Plan succeeds in transforming this 
former industrial area into an attractive mixed use environment then some 
portion of these additional forecast jobs, and potential others from a net in-
crease in the city’s attractiveness for retail and restaurant uses in this unique 
waterfront environment, then additional retail jobs would be expected within 
the redevelopment area. 

Another category of job generation that will be influenced by the Redevel-
opment Plan is office using employment – encompassing the information, 
finance, professional and technical, real estate rental and leasing, adminis-
trative support, social assistance, medical services, and public administration 
sectors. While this redevelopment area is not considered a prime target area 
for office development, and lacks the amenities of the nearby Downtown area 
within which there remains substantial opportunities for developing niche 
office space in the upper floors of existing buildings, some amount of of-
fice space and jobs is capturable within this redevelopment area, especially as 
part of a mixed residential/commercial/office development. City-wide office 
space is projected to increase its net absorption by 20,000 square feet per year 
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(about 70 jobs) over the next three to five years, while growth in the overall 
Subregion is projected at 50,000 square feet per year (170 jobs per year). 
Figure 4-7 shows historical and projected growth in office space occupancy. 
The high R-square values for both the city and region displayed in the graph 
forecasts suggest these forecasts are reliable based on historical trends.

Other job generating potential as a consequence of the Redevelopment Plan 
could be related to hotel development, a marina/mega-yacht facility, and/
or seafood processing. While there are preliminary indications of property 
owner/business/developer interests in several possibilities, none are sufficient-
ly advanced at the writing of this report to attempt to quantify job generating 
potential. All prospective developments, however, will be aided by improve-
ments in streetscapes, land assembly, and creation of as-of-right zoning to 
support mixed use development in this redevelopment area.

Within this redevelopment area, it is hard to define the number of jobs that 
would be captured in each of the phases shown in the Implementation Plan 
within the Executive Summary. Absorbing 51,000 square feet of retail and 
restaurant within the redevelopment area would produce 100 jobs while of-
fice uses are anticipated to create 360 new jobs city-wide over the next five 
years at an absorption rate of approximately 70 jobs per annum. How many 
of these jobs are captured by the redevelopment area and will be determined 
by three actions that are not under the control of the NBRA: the direction 
of the redevelopment of Revere Copper, final build-out of Wamsutta Mills 
as multi-family residential, and the timing of the completion of South Coast 
Rail. 

In the long-term (10+years), the total number of jobs is difficult to anticipate 
given the likelihood of changing market conditions in that period. However,  
jobs related to the addition of retail, office, and restaurant uses would come 
online in the medium- to long-term as the Revere Copper property is de-
veloped and neighborhood businesses begin to proliferate in response to the 
expansion of multi-family housing in the area.

No jobs are expected to be eliminated as a result of the actions identified in  
this plan.
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5. Acquisitions

The NBRA has identified four types of acquisitions within this Plan:

• The fire pond and adjacent, vacant properties to provide a public park to 
support additional private investment in residential and neighborhood 
business in the area

• Land along the existing street rights-of-way to support improvements to 
infrastructure for pedestrians and bicyclists 

• The site of Revere Copper, a vacant copper plant, to assist in its rehabil-
itation and/or clearance and redevelopment to support the goals of this 
Redevelopment Plan

• City-owned parcels, for infill development that supports the vision and 
goals for this area; such development may include temporary or permanent 
parking to support additional businesses in the area

Figure 2-12 shows the location of each parcel to be acquired. 

The parcels to be acquired are listed in Table 5-1. This table identifies the 
current owner, use, and most recent assessed value by parcel identification 
and the street address. The table groups the proposed acquisitions by the 
proposed land use to reflect physical adjacencies and/or new uses appropriate 
to the context of the proposed land uses for the area.

The Redevelopment Plan identifies these parcels for acquisition to support 
the public purpose of this redevelopment plan as defined in Section 4. Plan 
Objectives. The parcels listed in Table 5-1 have not contributed to the vitality 
of the New Bedford Waterfront but would act as catalytic projects in the 
revitalization of the redevelopment area, as described in this Redevelopment 
Plan. 
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PARCEL ID ADDRESS OWNER PROPERTY SIZE 
(ACRES)

ASSESSED VALUE 
(2017) PHASE

Planned Action: Acquisition and later disposition
Current Land Use: Industrial
Proposed Land Use: Planned unit development for a mix of uses (either marine commercial/industrial with neighborhood 
business as a buffer or residential/neighborhood business)

 79-4 24 N FRONT ST REVERE COPPER PRODUCTS 5.39 $675,400 I/II

 79-2 26 N FRONT ST REVERE COPPER PRODUCTS 7.64 $1,055,400 I/II

Planned Action: Transfer from City and later disposition
Current Land Use: Undeveloped or vacant
Proposed Land Use: Mixed-use (residential/neighborhood business) or public parking

78-122 0 NE LOGAN ST CITY OF NEW BEDFORD 0.68 $130,900 I

85-104
0 R NS 
WASHBURN ST

CITY OF NEW BEDFORD 0.01 $1,000 I

85-167
0 SS WASHBURN 
ST

CITY OF NEW BEDFORD 0.12 $56,100 I

85-199 0 SS HICKS ST CITY OF NEW BEDFORD 0.74 $101,400 I

85-205 0 SS HICKS ST CITY OF NEW BEDFORD 0.10 $24,900 I

86-13
0 ES BELLEVILLE 
AVE

CITY OF NEW BEDFORD 0.79 $143,500 I

Planned Action: Acquisition and public park
Current Land Use: Parking lot (78-216); Undeveloped (78-220)
Proposed Land Use: Rehabilitation of pond and public park

78-216 0 WS N FRONT ST
WAMSUTTA WAREHOUSE 
CO INC

1.69 $230,300 I/II

78-220 0 SS LOGAN ST WAMSUTTA POND CORP 4.3 $38,400 I/II

Total 21.46 $2,457,300

Planned Action: Acquisition and streetscape improvements
Proposed Land Use: Widen right-of-way (if necessary) to install pedestrian and bicycle infrastructure

Frontage along all 
streets in area

Various Unknown Unknown I

ACQUISITIONS
TOTAL FOCUS AREA 

NORTH
PERCENTAGE OF FOCUS 

AREA NORTH
Total Number of Properties 10 157 6%

Total Acres 21 112 19%

Total Valuation ($000s) $2,457 $63,991 4%

Estimated Displacements* None N/A N/A

TABLE 5-2: SNAPSHOT OF PARCELS FOR ACQUISITION

TABLE 5-1: PARCELS FOR ACQUISITION
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6. rElOcatiOn

6. Relocation

If the New Bedford Redevelopment Authority (NBRA) acquires all par-
cels identified for acquisition, then there are no anticipated relocations of 
businesses; all parcels identified for acquisition are vacant. However, two 
parcels are striped for parking. While no formal lease of these parking 
spaces is known, should these spaces be leased to or operated for profit 
by a specific business, that business would be entitled to assistance and 
relocation payments as defined in this section. 

Should a pre-acquisition relocation become necessary, the NBRA will 
prepare a relocation plan for persons and/or businesses that must be re-
located and are considered to be a displaced person as set out in Mas-
sachusetts General Laws (M.G.L.) Chapter 79A, Section I, including a 
displaced person that must be relocated because of any public acquisition 
of land to fulfill the public purpose of this Redevelopment Plan. The 
NBRA commits to a process that will accomplish the following goals, 
established by 760 CMR 27.00:

• A fair, equitable, and consistent treatment of the businesses who are 
displaced through the acquisition

• Minimize the adverse impact of displacement on the businesses and 
their community

• Prevent the closure of business

As required by 760 CMR 27.00, the NBRA will establish a relocation 
advisory agency prior to any acquisitions. The NBRA will file a relocation 
plan with the Bureau of Relocation (part of Department of Housing and 
Community Development (DHCD)) for any project that displaces the 
occupants of more than five dwelling units or business units. This Plan 
recommends a pre-filing consultation with the Bureau of Relocation. 

The NBRA will comply with the applicable requirements in M.G.L. 79A, 
the regulations in 760 CMR 27.00 and the related guidelines, and federal 
laws related to relocation, including 49 CFR Part 24, as applicable. The 
plan must be approved by the Bureau of Relocation before the displaced 
person or business are displaced by the acquisition. All displaced persons 
and businesses are entitled to relocation assistance and payments estab-
lished under M.G.L. C. 79A and 760 CMR 27.00.

The plan must be filed with the Bureau of Relocation at least 45 days 
before the anticipated date of the acquisition of the property, along with 
notification of the affected occupants of their rights and the available 
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relocation assistance and payment prior to the at acquisition of the property. 
However, DHCD recommends filing the relocation plan at least 180 days 
in advance of the beginning of relocation activities to allow sufficient review 
of the plan and to accommodate the 120-day Notice to Vacate required for 
permanent displacement of a displaced person or business.

PARCEL ID ADDRESS OWNER ESTIMATED 
RELOCATION VACANT?

 79-4 24 N FRONT ST REVERE COPPER PRODUCTS N/A Yes

 79-2 26 N FRONT ST REVERE COPPER PRODUCTS N/A Yes

78-122 0 NE LOGAN ST CITY OF NEW BEDFORD N/A
Yes, striped for 
parking

85-104
0 R NS 
WASHBURN ST

CITY OF NEW BEDFORD N/A Yes

85-167
0 SS WASHBURN 
ST

CITY OF NEW BEDFORD N/A Yes

85-199 0 SS HICKS ST CITY OF NEW BEDFORD N/A Yes

85-205 0 SS HICKS ST CITY OF NEW BEDFORD N/A Yes

86-13
0 ES BELLEVILLE 
AVE

CITY OF NEW BEDFORD N/A Playground

78-216 0 WS N FRONT ST
WAMSUTTA WAREHOUSE 
CO INC

N/A
Vacant lot, 
partially striped 
for parking

78-220 0 SS LOGAN ST WAMSUTTA POND CORP N/A Pond

Frontage along all 
streets in area

Various N/A Various

TABLE 6-1: ANTICIPATED RELOCATIONS FROM IDENTIFIED ACQUISITIONS

TOTAL NUMBER OF RESIDENTIAL UNITS: 0

TOTAL NUMBER OF BUSINESSES: 0
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7. SitE PrEParatiOn

7. Site Preparation

Certain sites have been identified in Section 2. Characteristics as either sites 
that have environmental risks or have had such risks in the past. Develop-
ment of any of these sites must follow the relevant requirements of the US 
Environmental Protection Agency (EPA) and the Massachusetts Department 
of Environmental Protection (MassDEP). However, the waterfront is an ur-
ban environment, and it is likely that not all sites with hazardous materials 
have been identified. Buildings built prior to 1978 may have lead paint either 
within the building or the surrounding soil and older buildings may also have 
asbestos. The potential for hazardous materials should be evaluated on a case-
by-case basis prior to the commencement of the project.

Some of the parcels in this redevelopment area are within FEMA floodplains 
(AE and X) and the City’s Flood Hazard Overlay District. Additional site 
preparation costs are associated with the requirements for construction in a 
floodplain, including elevation or flood-proofing the first floor. The presence 
of the New Bedford Hurricane Barrier does provide some protection against 
flooding; however, the barrier may be over-topped in certain circumstances.

As noted in Section 2.4, Chapter 91 has a regulatory impact on the develop-
ment of parcels within the jurisdictional boundaries of Chapter 91. MassDEP 
grants Chapter 91 licenses and the requirements of that license are governed 
by Chapter 91, 31- CMR 9.00, and the requirements of a state-approved 
Municipal Harbor Plan, which can modify some, but not all, of the require-
ments of Chapter 91. The requirements of this additional licensing process 
may add costs to the preparation of the site for future development. Such 
costs are typically borne by the developer.

The New Bedford Redevelopment Authority (NBRA) anticipates that all site 
improvements for land subsequently disposed of under a Land Disposition 
Agreement (LDA) will be undertaken by the developer subject to the mitiga-
tion requirements in the LDA.

For sites to be retained under NBRA ownership, the site preparation will 
include the investigation of environmental conditions and the mitigation of 
those conditions to the appropriate level of the proposed land use. 
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8. Public Improvements

The New Bedford Redevelopment Authority (NBRA) plans two type of pub-
lic improvements, discussed in Section 4. Plan Objectives and shown in Figure 
2-9B Proposed Public Infrastructure: improvements to the streetscape through-
out the redevelopment area and the creation of a new public park, centered 
on the fire pond, to replace the existing rarely used playground on the corner 
of Belleville Avenue and Washburn Street.

Streetscape Improvements

Section 3. Plan Eligibility and Section 4. Plan Objectives provide additional 
detail about the need for improvements to the streetscape and the plans for 
doing so. The role of the NBRA would be to acquire any extensions to the 
roadway rights-of-way necessary to implement the improvements. The cur-
rent width of the existing rights-of-ways should be sufficient for the proposed 
improvements, however, changes to curb radii to accommodate turning 
movements for trucks and spot changes in the width of the right-of-way may 
be necessary. For this reason, the entire length of the rights-of-way within this 
area has been identified as an acquisition.

The proposed “extension” of Logan Street is likely to remain in private own-
ership, but should be aligned with the existing public street network during 
any redevelopment of that parcel. 

Public Parks

As noted in Section 2. Characteristics, the playground on the corner of Bel-
leville Avenue and Washburn Street Avenue is significantly underutilized. To 
accommodate the goals of this Redevelopment Plan, the City of New Bed-
ford will transfer ownership of this parcel to the NBRA for disposition and 
redevelopment either as a mixed-use building or as parking that would be 
leased to support additional development. In return, the NBRA will acquire 
the fire pond and the adjacent vacant parcels for redevelopment into a public 
park that will support the existing and proposed future residential uses in the 
redevelopment area. The NBRA will undertake a Phase I Environmental Site 
Assessment and a Phase II Site Assessment to test for existing environmen-
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tal conditions on these parcels. Mitigation of any hazardous materials will 
depend on the levels of contaminants and the required mitigation program.
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9. Disposition

The New Bedford Redevelopment Authority (NBRA) has not yet identified a 
developer or developers for the parcels listed in Table 5-4 and shown in Figure 
2-13. Any disposition must meet the relevant requirements of Massachusetts 
General Laws (M.G.L.) Chapter 121B and Chapter 30B. Under these two 
chapters, the sale, lease, or acquisition of residential, industrial, or commer-
cial real property by a redevelopment authority engaged in the development 
and disposition of real estate in accordance with an approved plan, is exempt 
from public disposition procedures required of all other local government 
bodies.

However, any parcel of land to be sold or otherwise disposed of by the NBRA 
must meet the requirements of 760 CMR 12.05. This includes an indepen-
dent disposition appraisal of the parcel. The criteria for determination of the 
disposition price of the parcel are detailed in 760 CMR 12.05. The Depart-
ment of Housing and Community Development (DHCD) must approve 
both the disposition price and the Land Disposition Agreement (LDA) be-
tween the NBRA and the purchaser.

The sale, lease, or development (redevelopment, rehabilitation or new con-
struction) of any property controlled by the NBRA must be in accordance 
with the objectives of this Redevelopment Plan. Certain larger parcels, such 
as those currently owned by Revere Copper, may be transferred to a private 
developer as is or may be subdivided into smaller parcels. The NBRA will 
evaluate the need to subdivide larger parcels based on the land uses as defined 
in this plan, the market demand for certain parcel sizes consistent with the 
proposed uses, and developer interest in redeveloping or rehabilitating the 
entire site versus smaller pieces. A specific parcelization plan is not provided 
to retain maximum flexibility for changing market conditions over the life of 
this redevelopment plan.

The NBRA will periodically assess the progress of this Plan’s implementa-
tion and identify other properties for disposition or remove any properties 
identified in the list of dispositions that have subsequently been developed 
according to the requirements of this Redevelopment Plan. Changes to the 
plan are governed by 760 CMR 12.03, as outlined in Section 16. Process for 
Future Changes.
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PARCEL ID ADDRESS OWNER ANTICIPATED DISPOSITION

 79-4 24 N FRONT ST REVERE COPPER PRODUCTS
Disposition to private developer for 
PUD; possible subdivision

 79-2 26 N FRONT ST REVERE COPPER PRODUCTS
Disposition to private developer for 
PUD; possible subdivision

78-122 0 NE LOGAN ST CITY OF NEW BEDFORD
Disposition to private developer for 
infill development

85-104
0 R NS 
WASHBURN ST

CITY OF NEW BEDFORD
Disposition to private developer for 
infill development

85-167
0 SS WASHBURN 
ST

CITY OF NEW BEDFORD
Disposition to private developer for 
infill development

85-199 0 SS HICKS ST CITY OF NEW BEDFORD
Disposition to private developer for 
infill development

85-205 0 SS HICKS ST CITY OF NEW BEDFORD
Disposition to private developer for 
infill development

86-13
0 ES BELLEVILLE 
AVE

CITY OF NEW BEDFORD
Retained by NBRA for parking or 
disposition to private developer for 
infill development

78-216 0 WS N FRONT ST
WAMSUTTA WAREHOUSE 
CO INC

Retained by NBRA or disposed of to 
City linked with 78-220

78-220 0 SS LOGAN ST WAMSUTTA POND CORP
Retained by NBRA or disposed of to 
City linked with 78-216

Frontage along all 
streets in area

Various
Transferred to City for R-O-W 
improvements

TABLE 9-1: ANTICIPATED DISPOSITIONS FROM IDENTIFIED ACQUISITIONS
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Redevelopers within the redevelopment area will be subject to the City’s zon-
ing ordinance, as may be revised according to the recommendations of this 
Plan. Redevelopers of all property within the redevelopment area will also be 
subject to the urban design guidelines in Section 4.3 Design Guidelines.

The New Bedford Redevelopment Authority (NBRA) may sell or lease land 
it owns within the boundary of this Redevelopment Plan to a redeveloper or 
redevelopers who will undertake a project on the site. Such sale or lease shall 
be undertaken in accordance with the disposition process outlined in Section 
9. Disposition. The NBRA may choose to issue a Request for Interest (RFI) or 
a Request for Proposal (RFP) to identify potential redevelopers. The RFI or 
RFP will require that any project meet the objectives of this Redevelopment 
Plan as described in Section 4. Objectives. Response must include a detailed 
narrative that includes, but is not limited to, the following requirements:

• The proposed development, including proposed land uses

• How the proposed development will meet the objectives of this Redevel-
opment Plan

• The parties involved (ownership, development team, etc.)

• Any public improvements required for the proposed project 

• The proposed timeline to completion of construction

• Pro forma for the project and available financial resources

• Relevant experience and related references

• Proposed job creation, including temporary and permanent jobs

In accordance with Massachusetts Department of Housing and Community 
Development’s (DHCD’s) Urban Renewal Regulations at 760 CMR 12.00, 
the selected redeveloper will be subject to a Land Disposition Agreement 
(LDA). This agreement will define any requirements specific to that property 
and any requirements the NBRA has for the development of property in 
general. 

The NBRA will establish the following requirements within the LDA:

• Development of the parcel(s) must follow the relevant design guidelines 
in this Redevelopment Plan

• All improvements must be completed in accordance with the objectives 
of the Redevelopment Plan

• All improvements must be completed within a reasonable timeframe

• The project will be subject to the City’s relevant project approval process

10. Redeveloper’s Obligation
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10. rEdEvElOPEr'S ObligatiOn

In addition, the NBRA may require performance standards relative to the 
timing and completion of construction within the LDA. DHCD must ap-
prove the LDA.
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11. Time Frame

This Redevelopment Plan shall take effect on the date of approval by the Mas-
sachusetts Department of Housing and Community Development (DHCD), 
and shall be in effect for 20 years from that date.

The activities described in the Implementation Plan in the Executive Summa-
ry, Section 4. Plan Objectives and Sections 8 through 13 are anticipated to take 
place over a period of 20 or more years, according to the anticipated phasing 
schedule identified in Section 1. Executive Summary. Some of the proposed 
activities are dependent upon market conditions and/or the actions of other 
entities, including City boards, committees, and departments and state agen-
cies. This phasing schedule, therefore, is an estimate of when certain actions 
are likely and will shift depending on these factors.

Phase I activities will  be completed within the first two to five years. Phase II 
activities will be completed within five to 10 years. Phase II activities will  be 
completed within 10 to 20 years.

The New Bedford Redevelopment Authority (NBRA) will  undertake regular 
review of the timeline and the proposed actions to ensure that the goals of this 
Redevelopment Plan are met by the actions and to consider whether this Plan 
should be amended to reflect changes in goals or completed actions. 
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12. Financial Plan

12. Financial Plan

The estimated revenues and expenditures in this section are based on esti-
mates applicable as of the writing of this Redevelopment Plan. It is important 
to note that over the 20-year life of an Redevelopment Plan, costs will shift 
based on the economic and market conditions at the time of implementation.

This section contains a series of three tables. Table 12-1 identifies funding 
sources that are available to the New Bedford Redevelopment Authority 
(NBRA) and the City to implement the recommendations of this urban re-
newal plan. These funding sources and the amounts available for each type 
will also change in response to both economic and political conditions over 
the next 20 years. In particular, grant programs that exist now may not be 
available in the future. Certain sources of revenue have a specific purpose 
which has been identified. Others, such as historic tax credits, have specific 
restrictions on use and eligibility. This list of revenue sources is not meant 
to be a comprehensive list, but indicates the types of resources available. As 
noted in the Executive Summary, most of these sources are for capital-related 
costs, not ongoing operating or maintenance costs.

Of the funding sources identified in Table 12-1 that are currently available to 
the City, the City would expect to draw on a portion of the following three 
funds to support the goals of this urban renewal plan over the twenty-year life 
of the plan:

• HOME – average annual funding of $900,000

• CDGB – average annual funding of $2.6 million

• Chapter 90 – average annual funding of $.2 million

The NBRA anticipates using surface parking in the short- to mid-term and 
structured parking in the long-term to raise revenue. Assuming 144 surface 
parking spaces, the NBRA would raise approximately $0.75 million in annual 
revenues. Construction costs are included in the project budget.

Table 12-2 lists the parcels identified for acquisition in this Plan and provides 
the current assessed value (as of 2018). This assessed value is used as the basis 
for the cost of acquisition in the project budget, provided in Table 12-3.

The project budget in Table 7-3 below estimates the potential costs over the 
20-year life of this Redevelopment Plan. The current assessed value of the 
properties to be acquired is known and is summarized below. Market condi-
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TABLE 12-1: GENERAL SOURCE OF FUNDING

GENERAL SOURCES FOR DEVELOPMENT ACTIVITIES PURPOSE

Commonwealth of Massachusetts

Legislative Appropriations Restricted by purpose of related legislation

MassWorks Public infrastructure

Chapter 90 Public roadway/Streetscape 

MassHousing Workforce Housing Fund Workforce housing

New Market Tax Credits, Historic Tax Credits Development

Historic Tax Credits Development

Brownfields Redevelopment Fund Development

Commonwealth Places (MassDevelopment) Place-making

MassHousing Affordable housing

Federal Sources

TIGER Public infrastructure

Historic Tax Credits Development

Brownfield Grants Development

HOME Affordable housing

CDBG Funds Housing, Infrastructure, Streetscape, Jobs

TABLE 12-2: ASSESSED VALUE OF IDENTIFIED ACQUISITIONS

PARCEL ID ADDRESS OWNER PROPERTY SIZE 
(ACRES)

ASSESSED VALUE 
(2017)

 79-4 24 N FRONT ST REVERE COPPER PRODUCTS 5.39 $675,400

 79-2 26 N FRONT ST REVERE COPPER PRODUCTS 7.64 $1,055,400

78-122 0NE LOGAN ST CITY OF NEW BEDFORD 0.68 $130,900

85-104 0 R NS WASHBURN ST CITY OF NEW BEDFORD 0.01 $1,000

85-167 0 SS WASHBURN ST CITY OF NEW BEDFORD 0.12 $56,100

85-199 0 SS HICKS ST CITY OF NEW BEDFORD 0.74 $101,400

85-205 0 SS HICKS ST CITY OF NEW BEDFORD 0.10 $24,900

86-13 0 ES BELLEVILLE AVE CITY OF NEW BEDFORD 0.79 $143,500

78-216 0 WS N FRONT ST WAMSUTTA WAREHOUSE CO INC 1.69 $230,300

78-220 0 SS LOGAN ST WAMSUTTA POND CORP 4.3 $38,400

Total 21.46 $2,457,300
Frontage along all 
streets in area

Various Unknown Unknown
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12. Financial Plan

GENERAL SOURCES FOR DEVELOPMENT ACTIVITIES PURPOSE

Commonwealth of Massachusetts

Legislative Appropriations Restricted by purpose of related legislation

MassWorks Public infrastructure

Chapter 90 Public roadway/Streetscape 

MassHousing Workforce Housing Fund Workforce housing

New Market Tax Credits, Historic Tax Credits Development

Historic Tax Credits Development

Brownfields Redevelopment Fund Development

Commonwealth Places (MassDevelopment) Place-making

MassHousing Affordable housing

Federal Sources

TIGER Public infrastructure

Historic Tax Credits Development

Brownfield Grants Development

HOME Affordable housing

CDBG Funds Housing, Infrastructure, Streetscape, Jobs

tions over the acquisition period may increase or decrease the value of those 
properties. Certain parcels may be acquired only in part or the rights may be 
acquired by easement (for example, the improvements to public infrastruc-
ture may require an easement rather than the acquisition of a full parcel).

As described in Section 6. Relocation, no relocations of either residents or 
businesses are anticipated by this Plan.

The project expenditures detailed below are related to the specific actions of 
the NBRA to implement the recommendation of this Redevelopment Plan. 
Not all actions proposed in this Redevelopment Plan will be undertaken by 
the NBRA. The NBRA expects to work with developers using a Land Dis-
position agreement (LDA) to control the terms of the development. Demo-
lition, construction, and rehabilitation activities will be the responsibility of 
the developer after the LDA is  executed. For this reason, those costs have not 
been included. The NBRA does not anticipate undertaking spot clearance 
and site preparation prior to disposition. 

The NBRA and/or the City will fund those costs related to the public im-
provements listed in Section 4. Plan Objectives, including the testing and 
environmental remediation of the fire pond and the proposed streetscape 
improvements to the existing public street network. The extension of Logan 
Street from North Front Street to the waterfront is anticipated to be part of a 
private development project.
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PROJECT EXPENDITURES AMOUNT
Public Improvements

Streetscape Improvements to existing public streets, including demolition of 
existing paved surfaces (estimated at $700 per linear foot)

$10 million

Phase I and Phase II Testing of Fire Pond $20,000-25,000

Clearance, environmental remediation, and clean-up of fire pond $1-5 million

Paving and striping surface parking lots (144 spaces): Phase I $0.72 million

Construction of structured parking (288 spaces): Phase III $8.64 million

Total Public Improvements $24.4 million

Project Costs

Acquisitions: per current Assessor's Valuation $2.5 million

Appraisals

Per Parcel ($5,000-12,000) $0.12 million

Planning, legal, financial, and administrative costs

Per Project $0.75 million

Relocation (No relocations are anticipated) $0

Total Project Costs $3 million

Contingency (20%) $10.4 million

Total Redevelopment Budget $37.8 million

TABLE 12-3: PROJECT BUDGET
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13. citizEn ParticiPatiOn

13. Citizen Participation

13.1 Participation in Plan Development

Citizen participation in the Redevelopment Plan included the following:

• Continued meetings with the Steering Committee, which was first as-
sembled for the development of the New Bedford Waterfront Framework 
Plan. Members of the New Bedford Redevelopment Authority (NBRA) 
attended these meetings, and Steering Committee meetings doubled as 
NBRA meetings throughout the planning process.

• Two public workshops

The New Bedford Port Authority (NBPA), the New Bedford Economic De-
velopment Council (NBEDC), and the City of New Bedford publicized these 
efforts through a variety of channels. Meeting materials and meeting notes are 
available in Appendix E and Appendix F, respectively. 

It should be noted that the citizen participation avenues outlined above and 
detailed below build upon earlier outreach conducted during the develop-
ment of the New Bedford Waterfront Framework Plan. The Framework Plan 
involved one-on-one and joint meetings with key stakeholders, Steering 
Committee meetings, public meetings, and on-line outreach using a web-
based interactive mapping platform and survey called MyHarbor.

STEERING COMMITTEE

The New Bedford Waterfront Redevelopment Plan Steering Committee is 
composed of waterfront businesses and property owners, waterfront advo-
cates, and waterfront industry representatives. 

The roles and responsibilities of the Steering Committee were as follows:

• Provide input on the topics related to this Redevelopment Plan

• Review and comment on materials prior to public meetings

• Review and comment on results received from the public meetings

• Reach out to other community members to inform them of the process 
and encourage them to participate in the public workshops

The members of the Steering Committee were as follows: 



158
NEW BEDFORD PORT AUTHORITY
NEW BEDFORD REDEVELOPMENT AUTHORITY REVIEW DRAFT AUGUST 2018

• David Alves – Realtor, City Council

• Dagny Ashley – Tourism and Marketing Director

• Cecile Britto – Downtown Business Owner (Womens Clothing)

• Richie Canastra – BASE

• Ray Cullum – Micro Cullum Associates (Marketing, Recreational Boating)

• Carlos Dacunha – Webster Bank

• Coleen Dawicki – UMass Dartmouth

• Jim Dwyer – NBPA

• Roy Enokson – Eastern Fisheries

• Bob Gardner Jr. – Bayline Boatyard

• Pat Kavanagh – K&K Fishing – Member Of The Sustainable Harvest 
Sector

• David Kennedy – City Planning, NBRA

• Meghan Kish – National Parks Service

• Terrence Lewis

• Matt Morrissey – Deepwater Wind

• Jim Oliveria – GNB WIB

• Jeff Pontiff – Ej Pontiff Real Estate

• Charlie Quinn – Quinn Fisheries

• Conrad Roy Jr. – Tucker Roy Towing

• George Smith – Planning Board, NBRA

• David Wechsler – Maritime International

Steering Committee Meeting #1

The first Steering Committee meeting for the Redevelopment Plan took place 
on November 7, 2016. During this meeting, the consultant team reviewed 
the proposals put forth by the New Bedford Waterfront Framework Plan, 
the process for and expected outcomes of the Redevelopment Plan, and the 
responsibilities of the Steering Committee. The meeting concluded with 
questions and discussion.

Discussion during this meeting centered on the selection of subareas identi-
fied during the Framework Plan as focus areas for the Redevelopment Plan. 
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One attendee stressed that the consultant team should consider execution of 
the plan.

Steering Committee Meeting #2

The second Steering Committee meeting took place on January 18, 2017. The 
purpose of this meeting was to review materials related to the two focus areas 
selected for study in the planning process for the two redevelopment plans: 
Focus Area North (consisting of subareas 1, 2, and 3 from the Framework 
Plan) and Focus Area South (consisting of subarea 6 from the Framework 
Plan). To this end, the consultant team presented any relevant information 
from the Framework Plan and all newly developed material on physical con-
straints (both rail and infrastructure). They also presented proposed land uses, 
infrastructure, and parcelization. The meeting concluded with questions and 
discussion. 

One theme within this discussion was access to the waterfront, specifically 
the tension between public access and public safety. Attendees also brought 
up their desire for a shipyard; Fairhaven’s shipyard has long wait times which 
are expected to expand, rather than contract, in the future. One individual 
expressed their feeling that the consultant team’s economic analysis (which, 
on the whole, on the whole, depicted a robust fishing economy in New Bed-
ford), fell short because it did not separate ground fishing and scalloping. This 
individual felt that scalloping is driving all growth while ground fishing is in 
bad shape. 

Steering Committee Meeting #3

The Steering Committee met for a third time on March 30, 2017. The purpose 
of this was meeting was to update the Steering Committee on the consultant 
team’s progress to date, and to discuss potential uses in the waterfront and the 
implications of environmental, circulation, and regulatory conditions. The 
consultant team also reviewed the role of the NBRA. The meeting concluded 
with questions and discussion.

Like the second Steering Committee meeting, public access to the waterfront 
was a topic of discussion. One individual mentioned the idea of point, rather 
than continuous, access. This method would allow the public access with-
out disrupting harborfront operations and would also keep the public safe. 
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Attendees also expressed their desire to prioritize waterfront operations over 
residential and public uses. 

Steering Committee Meeting #4

The fourth Steering Committee meeting took place on November 15, 2017. 
The consultant team presented the proposed land uses, the proposed acqui-
sitions, and the conceptual plans for future development in the two focus 
areas. The importance of the fishing industry continued to be a focus point 
for comments. 

PUBLIC MEETINGS

The planning process involved two public workshops, one in February 2017, 
and a second in December 2017. Both meetings were located in the New 
Bedford Public Library. Each meeting was divided into two parts: a presenta-
tion that provided information and research about the Redevelopment Plan 
and posed questions to be answered during the workshop, and then an in-
teractive session designed to engage participants and ask them to apply their 
knowledge of the area and the information they had just received to answer 
the questions posed during the presentation.

Public Meeting #1

The first public meeting took place on February 2, 2017. This meeting began 
with an overview of the planning process and conditions within the two focus 
areas (relationship to the waterfront, economic conditions, physical and envi-
ronmental constraints, regulatory context, and proposed uses). After the pre-
sentation concluded, the consultant team fielded questions from the audience 
and then hosted a “data walk.” For the data walk, members of the consultant 
team stood next to 30-inch by 40-inch boards displaying information from 
the earlier presentation. Attendees were asked to circulate and share feedback 
with and pose questions to the team. The attendees were also invited to fill 
out a card containing a series of questions about the plan.

Public Meeting #2

The second public meeting took place on December 5, 2017. This meet-
ing reviewed the process and research to date and presented the conceptual 
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13. citizEn ParticiPatiOn

plans for the two focus areas, including the proposed land uses and identified 
acquisitions. After the presentation concluded, the consultant team fielded 
questions from the audience and then hosted a “data walk.” For the data walk, 
members of the consultant team stood next to 30-inch by 40-inch boards dis-
playing the conceptual plans and illustrative graphics. Attendees were asked 
to circulate and share feedback with and pose questions to the team. The 
attendees were also invited to fill out a card containing a series of questions 
about the plan. 

APPROVAL PROCESS

The NBRA met on XX and voted to determine that the redevelopment area 
met the criteria for blighted, decadent, and substandard conditions.

Additional meetings for the approval process included a meeting with the 
Planning Board on XX and a meeting with City Council on XX. 

RECORD OF PUBLIC PARTICIPATION

Materials from the Steering Committee meetings, the public workshops, the 
Open Houses and community meetings, and from the surveys are provided 
in Appendix E.
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13.2 Participation in Project Execution

The NBRA is responsible for the implementation of this Redevelopment 
Plan.

FUTURE PUBLIC INVOLVEMENT

Meetings of the NBRA are public meetings and are thus subject to the Open 
Meeting Law of the Commonwealth of Massachusetts. As described in Sec-
tion 16. Process for Future Changes, a major plan update would require the 
same public process as the preparation of this Redevelopment Plan. Any use 
of eminent domain requires a public process, as stipulated by Massachusetts 
General Laws (M.G.L.) Chapter 79 and by the requirements of Chapter 
121B, the enabling legislation for this Redevelopment Plan.

To capture the existing institutional knowledge about this Plan and the plan-
ning process, the NBRA will convert the Steering Committee into a working 
group that can review the progress of this Redevelopment Plan on an annual 
basis. 
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14. Requisite Municipal Approvals

This section contains the formal records of the following required actions:

• Vote of the New Bedford Redevelopment Authority (NBRA) to support the 
Plan and move it into the approval process, at a meeting held on XX, 2018.

• Determination of conformance with the New Bedford Master Plan by the 
New Bedford Planning Board, at a meeting held on XX, 2018.

• Opinion of Counsel for the NBRA/City Solicitor/both, dated XX, 2018.

• Vote of the New Bedford City Council to approve the Plan for submission 
to the Department of Housing and Community Development (DHCD), 
at a meeting held on XX, 2018.

Appendix C. Minutes of Public Meetings contains the minutes from each of 
these meetings.

In addition, the Massachusetts Historical Commission receive notice of the 
public hearing held by the City Council on XX, 2018.
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14.1 New Bedford Redevelopment Authority

Insert pages when ready
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14. rEquiSitE municiPal aPPrOvalS

14.2 Planning Board 

Insert pages when ready
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14.3 Opinion of Counsel for the NBRA/City Solicitor

Insert pages when ready
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14. rEquiSitE municiPal aPPrOvalS

14.4 Vote of the City Council

Insert pages when ready
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14.5 Massachusetts Historical Commission

Insert pages when ready
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15. mEPa

15. Massachusetts Environmental Policy Act (MEPA)

The New Bedford Redevelopment Authority (NBRA) filed an Environmental 
Notification Form (ENF) under the Massachusetts Environmental Policy Act 
(MEPA). Appendix G contains the ENF filed with the Executive Office of 
Energy and Environmental Affairs (EEA) on XX.
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16. Process for Future Changes: 760 CMR 12.03

In accordance with 760 CMR 12.03, changes to the Plan may be made any 
time during implementation, including changes to the property/parcel des-
ignations: acquisition, clearance, disposition, rehabilitation, and new con-
struction. Plan changes are divided into two types: a minor plan change and 
a major plan change. 

16.1 Minor Plan Change

The New Bedford Redevelopment Authority (NBRA) must submit all pro-
posed minor and major plan changes to the Department of Housing and 
Community Development (DHCD) for approval, along with a resolution 
authorizing the plan change. However, the following minor plan changes do 
not need DHCD approval:

1. Granting or receiving easements for utilities

2. Confirmatory takings for the purpose of title clearing

3. Tax foreclosures

4. Conveying non-buildable lots of less than 5,000 square feet to owners of 
adjacent parcels

5. Acquiring an interest in property made available through a discontinuance 
of a public way 

6. Transfer of a property interest to or from another public entity

16.2 Major Plan Change

Major plan changes require the same process as the initial preparation of this 
Plan: 

• Evidence of public outreach

• A public hearing

• Determination by the Planning Board that the plan is in conformance 
with the City’s comprehensive plan

• Approval by the City Council
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16. SEvErability

DHCD must approve a major plan change. A major plan change is defined 
by DHCD as a significant change to any of the basic elements of the ap-
proved Redevelopment Plan, including characteristics, objectives, public 
improvements, redeveloper’s obligations, acquisitions, or dispositions. This 
would include changes to the boundary of the plan and identifying a parcel 
for acquisition that had not previously been so identified.

Additional requirements are provided in 760 CMR 12.03.
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17. SEvErability

17. Severability

Should any section, paragraph, or provision of the Plan be rendered uncon-
stitutional, or invalid, such decision shall not affect the whole or any part 
thereof other than the part so decided to be unconstitutional or invalid.


