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

608 Pleasant St, New Bedford, Massachusetts 02740 
Telephone: (508) 979.1500   Facsimile: (508) 979.1575 

 

 
 

STAFF REPORT 
 

PLANNING BOARD MEETING  
March 8, 2017 

 

 

Case #05-17: SITE PLAN REVIEW 
Case #06-17: SPECIAL PERMIT FOR 

PARKING REDUCTION 
72 North Water Street 
Map 53, Lots 68, 291, 295 
 

Owner:  New Bedford, Inc. 
  29 Huttleston Avenue 
  Fairhaven, MA  02719 
 

Applicant: Bristol County Savings Bank 
 29 Broadway, Taunton MA 
 

 
 
Overview of Request 
This project involves two requests for consideration affecting both the historic Candleworks Building and on-site 
parking: 
 

1. Application under Chapter 9 Comprehensive Zoning for Site Plan approval for a drive-thru Interactive Teller 
Machine (ITM) on a 45,813 + SF site at 72 North Water Street located in the Mixed Use Business (MUB) 
zoning district, Bedford Landing Historic District, Downtown Business Overlay District (DBOD) and Central 
Business District (CBD).   

 

2. Application for under Chapter 9 Comprehensive Zoning for a Special Permit for Parking Reduction on the 45, 
813 + SF site as previously captioned. 

 
The applicant is proposing largely interior renovations to the Candleworks Building and exterior renovations to 
the site in order to accommodate a branch of the Bristol County Savings Bank (BCSB) with drive-thru ITM. 
 
Existing Conditions  
The Candleworks Building is a four story commercial building located at the southwest corner of the site and has 
office space for which the applicant is the prospective tenant.  The building has also recently become home to 
Carmine’s Restaurant situated at the lower level of the building at parking lot level occupying the space formerly 
known as the Candleworks Restaurant. 

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 

LOOKING NORTHEAST TOWARD CANDLEWORKS BUILDING 
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The project site is bounded on four sides by public roadways, three of which are city streets (Rodman Street to 
the south, North Water Street along its west border, Elm Street to the north) and one which is a state highway 
(Route 18 -- John F. Kennedy Memorial Highway).  It is located at the southeast terminus of Elm Street and falls 

within the Bedford Landing National Historic Park and the city’s central business district.  With respect to this 
application, it’s also relevant to note that the site is also located within the city’s Downtown Business Overlay 
District. 
 
The site does benefit from some 
vegetation including five (5) mature 
trees within the outdoor patio 
associated with Carmine’s Restaurant 
and several additional trees within the 
parking area.  In addition, there is a low 
vegetated buffer separating the parcel 
from the Route 18 right-of-way and iron 
wrought fencing along the North Water 
Street property edge.   
 
Stormwater is handled via a single catch 
basin on the site (located roughly 
midway along the eastern parking 
spaces) with an overflow drain into the 
Route 18 system.   
 
At the northernmost edge of the site is a small parcel of land owned by the New Bedford Redevelopment 
Authority; this is the parcel where there are flag poles and the relocated “Mr. Steadfast” eagle formerly from 

LOOKING NORTH INTO CANDLEWORKS LOADING/TRASH AREA, OUTDOOR RESTAURANT PATIO AND PARKING LOT. 

LOOKING SOUTH TOWARDS CANDLEWORKS ACROSS PARKING LOT 
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Channel 6 studios. The Candleworks building, itself is directly on the property line along Rodman Street and a 
portion of North Water Street. 
 
With respect to on-site parking, staff notes that the new restaurant, Carmine’s, has enjoyed the kind of success 
that has filled the parking lot to capacity in the evenings, particularly on weekends.  It is unlikely that the daytime 
parking demand generated by the existing restaurant coupled with the proposed bank would pose a significant 
conflict.  The site, itself is within easy walking distance to public parking within the Elm Street Garage. However, 
with respect to parking, staff found two items for the board’s consideration: 

 Staff found that a number of individuals going to the Buzzards Bay Coalition offices at 114 Front Street 
(next door) were parking in the Candleworks parking lot and walking over to the BBC.   

 Additionally staff noted the presence of parking placards handing from rearview mirrors in a number of 
cars parked along the site’s perimeter (within the lot). 

In light of this, the board may wish to question the applicant on this to ensure there are no separate agreements 
for reserved spaces on the existing lot. 
 
Historical.   
The Rodman Candleworks (circa 1815) is distinguished as being the first candleworks in Bedford Village, built for 
the production and manufacturing of spermaceti candles from whale oil. Constructed in the Federal Style by 
Samuel Rodman (1753-1835), architect/builder unknown, the building operated as an oil manufacturing business 
until 1859 and ownership stayed within the Rodman family until 1890. 
 
The property is surrounded by both “contributing” and “non-contributing” buildings within the historic district.  
The Standard Times/Bay Coast Building and Elm Street garage buildings both fall within the historic district but 
are considered “non-contributing” in terms of their historical significance.  By the same token the buildings across 
the street to the west are historic in nature, as is the double bank building immediately to its south on Rodman 
Street.   
 
The Rodman Candleworks is considered a “Priority 1” structure, as it is individually identified in the National 
Historic Landmark nomination for the District and is classified as “mission essential” in the New Bedford Whaling 
National Historical Park’s enabling legislation.  In addition, the Massachusetts Historical Commission holds a 
Preservation Restriction on the Rodman Candleworks which is in place to ensure the preservation of the 
architectural and historical integrity of the building.  
 
Proposed Conditions  
The applicant seeks to develop a branch of the Bristol County Savings Bank (BCSB) on the first and second floor of 
the existing Candleworks building in addition to a new detached drive-thru serving bank customers.  The BCSB 
would lease the space for its banking use and all work associated with the build out of the bank’s 
offices/commercial space would remain interior to the building; no additions will be made to the building, itself.   
 
Required parking for this use is predicated on the number of employees per shift as follows:   
 

Appendix C-Table of Parking & Loading Regulations as relevant to the request: 
 

USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

Banks 
One (1) space per each 200 SF of 

gross floor area 
Not applicable to banks. 
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ARCHITECTURAL ELEVATION SKETCHES OF PROPOSED DRIVE -
THRU PRESENTED TO THE HISTORICAL COMMISSION. 

The proposed 3,280 SF BCSB parking requirement would be 16 spaces, in and of itself (3280/200 = 16).  Because 
this use would be located on a commercial property with additional office space and an existing restaurant, the 
total number of parking spaces needed as verified by the Zoning Enforcement Officer is 70 (restaurant use 
requires 21 spaces and the remaining office space requires 33 spaces for a total of 54;  54 + 16 = 70)  where 63 
exist.  Given the reduced capacity for onsite parking from that which is needed, the applicant is seeking a Special 
Permit from the Planning Board for parking reduction from 70 to 63 parking spaces to accommodate customers, 
of which 3 must meet ADA accessibility standards.  Access to the site is via two curb cuts, one located off of 
Rodman Street and the main curb cut located off of North Water Street close to the intersection with Elm Street.    
 
Public utilities and municipal water and sewer serve the site.   
 
The submitted Stormwater Management Report indicates there will be a new stormwater collection and 
recharge system for onsite stormwater treatment and flow mitigation.  The existing onsite catch basin will be 
modified by adding a “Flo Gard Plus” catch basin filter insert for sediment and hydrocarbon screening.  In 
addition to the existing catch basin, a new deep sump catch basin (including the Flo Gard Plus filter insert) will 
also be installed at the low point along the southeastern property edge.  A similar filter will be installed in the 
existing onsite catch basin in order to upgrade the overall site stormwater treatment. (See Attachment 6). 
 
As part of the project to bring BCSB to the Candleworks building, the applicant is looking for permission to build 
and operate a banking drive-thru structure to be detached from the building. 
 
The design of the proposed two lane drive-thru 
structure has been proposed as a gable roof form 
and utilizes natural materials in its architectural 
elements. In its report to the NB Historical 
Commission, staff notes, “The proposed material 
selections are based on those types of materials 
found within the District, and are appropriate and 
sympathetic in relationship to the Candleworks, as 
they are applied in such a manner that the new 
construction is distinct and distinguishable from 
the old. The architect based the scale, massing 
and design elements of the drive-thru structure 
on historic images of 19th century Waterfront 
District accessory buildings.”  
 
The drive-thru location proposed by the applicant is such that the structure would be located parallel to Route 18 
along the eastern edge of the existing parking lot.  The area is currently vegetated (turf) but is proposed to be 
stripped for paving.  Several existing parking islands would require reconfiguration in this area to accommodate 
an entry point for the ITM.  From the submitted plans it appears that while 19 existing parking spaces would be 
lost because of this design, ten (10) of those spaces would be rebuilt within the immediate area of the drive-thru. 
 
Circulation of vehicles would be such that they would enter the drive-thru area at the southeast corner of the 
site, and then move north/northwest through the ITM travel lanes.  Vehicles would exit into one of the parking 
lot’s existing travel lanes with opportunities for customers to either park their vehicles or proceed to exit at North 
Water Street (most likely) or via the Rodman Street exit along the southern edge.  
 
With respect to city infrastructure—the existing Rodman Street lot entry along the southern property line 
requires a widening of the curb-cut to meet city standards. The applicant and property owner intend to 
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collaborate with the City’s Department of Public Infrastructure to continue the slate sidewalk eastward.  Any 
modifications to the sidewalk, street or driveway will have to be done in a manner consistent with Historic 
District Standards.   
 
Lighting proposed for the drive-thru will be reviewed by the NB Historical Commission at its March 6

th
 

meeting.  Details regarding the determination of final lighting choices should be presented to the Planning 
Board when it convenes in this matter.  No additional lighting is proposed for the parking lot or building as 
part of this application. 

 
 Landscaping has been detailed on the submitted plan entitled, 
“Landscape Design” (LD-1).  The plan depicts modest additions to the 
landscaping of the parking area largely limited to the area of the 
proposed drive-thru.  Plant materials proposed include Red Maples, 
Pfitzer Junipers and Scarlet Flower Carpet Scarlet.   

 

Overall, the proposed project is estimated at $200,000 and will take between 6 – 8 months to complete. 
 
Site Plan Review  
The submittal is named on the Cover Sheet as Bristol County Savings Bank, 72 North Water Street, New Bedford, 
MA, dated February 7, 2017, and prepared for New Bedford, Inc. (owner) and Bristol County Savings Bank 
(applicant) by SITEC, Inc., 449 Faunce Corner Road, Dartmouth, MA 02747, consisting of ten (10) sheets. 
Recommended modifications are noted as follows: 
Cover Sheet  
Site Layout – (SL) Sheet 1 of 7 

 Add to Notes: The applicant shall present any proposed modification from the approved plans for 
consideration to the City Planner for determination as to whether the modified plan must return before 
this Board for further review. 

Locus Map – (Locus-1)  Sheet 2 of 7 
Site Grading – (SG-1)  Sheet 3 of 7 
Landscaping Design – (LD-1)  Sheet 4 of 7 
Existing Conditions – (EC-1)  Sheet 5 of 7 
Demolition Plan – (DEMO-1) Sheet 6 of 7  
Detail Sheet – (DET-1) Sheet 7 of 7 

 

and 
Architectural Plans dated 01.03.2017, prepared by studio2sustain, inc. 412 County Street, New Bedford, MA  
02740 consisting of two (2) sheets. 
 
Existing & Proposed  Site Sections – Sheet A 1.2 
Drive-Thru Portico  -- Sheet A-1.3 
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Review Comments 
Plans for the proposed bank were distributed to City Clerk, City Solicitor, Health Department, Inspectional 
Services, Engineering, Public Infrastructure, 
Conservation Commission, Fire Department and 
School Department offices.   
 

 For Department of Public Infrastructure 
Comments, see Attachment 7.  
 

 Conservation Commission staff noted that 
the proposed project is not located in or 
within 100’ of State or Local Wetland 
Resource Areas; as such no permit is 
required from the Conservation 
Commission. 

 
Outside of this, no further comments from city 
offices were received in this matter.  
 
Special Permit for Parking Reduction  
When considering an application for Special Permit, the Board must take into account the characteristics of the 
site and of the proposal in relation to that site, in addition to any specific factors that may be set forth under 
Section 5300 of the zoning ordinance.  As to those thresholds, staff offers the following considerations: 
 
 Social, economic, or community needs which are served by the proposal. 

The establishment of a Bristol County Savings Bank presence in this area of the city further contributes to the 
increasing re-investment of the banking sector in the downtown.  The location of the bank amidst 
commercial and residential properties provides a pedestrian-rich opportunity for local banking and the 
provision of a drive-thru offers a convenience to those coming to the bank by car and is not unlike the drive-
thru recently constructed across the street by BayCoast Bank.  All such growth strengthens the area, creates 
the possibility of new job opportunities for New Bedford residents and stimulates meaningful economic 
activity. 
 

 Traffic flow and safety, including parking and loading. 
Although parking is sometimes considered to be at a premium in the downtown and particularly in the 
Historic District, the applicant is seeking a special permit that allows for only 7 spaces less than what the site 
should have for all of its uses.  It does not appear that any kind of reconfiguration of drive-thru or parking 
layout would change the maximum parking spaces being presented.  As such, and in light of both the 
staggered peak hours anticipated for the uses sharing this site (bank versus restaurant) and mindful of the 
close proximity of the public parking garage a few hundred feet away, staff would argue that the parking 
provided should satisfy the demand generated by the bank even in concert with an additional office use and 
restaurant operation. 
 
Staff does recommend, however, that a condition be considered requiring all parking spaces on the subject 
site to be used for Candleworks’ business, only.  
 

 Adequacy of utilities and other public services. 
Whereas the applicant is renovating the interior of an existing structure within a developed commercial area 
that has complete utility and public services, there is no anticipated issue with this adequacy. 
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 Neighborhood character and social structures. 
The historic fabric of the immediate neighborhood will not be compromised by the proposed reduction in 
parking.  It could be argued that the applicant’s request to reduce the parking requirement actually enhances 
rather than detracts from the character of the neighborhood in which it sits by promoting greater pedestrian 
activity. 
 

 Impacts on the natural environment 
While the applicant has proposed a reconfiguration of some parking within the site which will remove some 
marginal existing green space, the applicant is adapting and renovating an existing structure and is 
introducing an ITM amenity that sensitively introduces 21st century technology while mitigating negative 
impacts on the natural environment.   
 

 Potential fiscal impact, including impact on City services, tax base, and employment 
Having this property fully occupied will provide a positive fiscal impact on the city and the downtown 
improving property values.  Outside of water/sewer/trash services (which would be needed for any use), no 
additional city services are necessitated by the requested special permit for parking offset.   
 

 Master Plan Goal  
This proposal is consistent with the master plan’s goal (of establishing a sound foundation for future growth 
that builds upon its coastal location, preserves its historic legacy, and expands cultural and workforce 
opportunities) as it improves the neighborhood, develops a strategic site and attracts emerging business.   

 
 
 
 
 

CONTEXT AERIAL ORIENTED NORTH  
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Staff Recommendation 
 

With respect to the Special Permit request, staff recommends approval of the applicant’s request to allow for 
63 spaces where 70 are required on the subject site with the condition that no other parking for uses unrelated 
to those within the Candleworks building be permitted on the site. 
 
With respect to the Site Plan Review, staff recommends approval with conditions to include, at a minimum: 
 

 That all final lighting details associated with the drive-thru be reviewed and approved by the City 
Planner and the New Bedford Historical Commission. 

 That a final landscaping plan reflecting plant material as installed be provided to the City Planner for 
review and approval prior to signing off on a certificate of occupancy. 
 

 That the applicant shall work with the City Planner in the resubmittal of any documents for which typos 
or minor corrections are warranted. 

 
 That the applicant abide by all DPI comments as presented in their memo dated February 23, 2017. 

 
 

____________________________________________________________________________________________ 
Attachments:  
Candleworks Building Bristol County Savings Bank  bound presentation consisting of: 

1. Project Narrative 
2. Applications/Checklist 
3. Certified Abutters List 
4. Site Photographs 
5. Property Deeds Bristol County (S.D) Registry of Deeds Book 11718, Pages 201, 202 
6. Stormwater Management Report Dated February 7, 2017 
7. Department of Public Infrastructure Memo Dated February 23, 2017 
8. Plan Set 
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