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Part V
Test Fits
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The following pages describe the fi ve Test Fit scenarios undertaken as part 
of this study.  This Test Fit section of the study is a wholly hypothetical 
design exercise to determine what each of the sites identifi ed by the 
public process could offer downtown New Bedford.  The sites each have 
their own particular dimensional constraints and possible synergies with 
surrounding buildings and uses.  Each conceptual scenario was designed 
with enough architectural specifi city that programmatic numbers could 
be generated and three-dimensional models built to assess the potential 
public realm repercussions of either open space or buildings on the 
selected underutilized sites.  Precise illustrative renderings were created 
for each site to describe the physical and perceptual implications of the 
hypothetical developments.

The potential uses and designs depicted on the following pages are based 
upon suggestions gathered variously from the client group, the public 
visioning exercises undertaken in the early part of the study and the 
economic development consultants.   It is important to note that these 
are not the only options that could work on these sites; rather each one 
is a possibility that is well-considered enough to be the centerpiece of an 
informed public dialogue about what the downtown needs.  

1. Custom House Square: Test Fit 1
2. Keystone Site: Test Fit 2
3. 849 Purchase Street: : Test Fit 3
4. Barker’s Lane: Test Fit 4
5. Purchase Street North: Test Fit 5

Introduction

BELOW:  Bird’s eye axonometric of 
all fi ve test fi ts within the broader 
study area. Sites are keyed by number.  
NOTE: Image shows the proposed 
extension of Purchase Street to the 
north, creating division of site #5 into 
5a and 5b.
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Custom House Square
Test Fit 1

Custom House Square is an important open space landmark at the hinge 

between the National Park and the Downtown Business District.  As a 

result, this study recommends that Custom House Square be converted 

into a permanent open space and that Wings Court be connected to this 

new park through the Lupo Block. This transformation will not only 

improve the overall character of the downtown, but will also increase 

property values in the surrounding area and encourage the sensitive 

redevelopment of the edges of Custom House Square into an active 

architectural frame for the uses envisioned for the park.  

The conceptual design of the park includes both an attractively-designed 

hardscape area and a green crossed by footpaths.  The proposal takes into 

account the special events that currently utilize the parking lot such as 

Summerfest and the Taste Our SouthCoast festival; the hardscape area 

in the proposal has been dimensioned to accommodate the largest tent 

used for these events.  The park is also meant to accommodate locations 

for public art that can be added as themes emerge and resources are made 

available.  It should be noted that the design is only conceptual.  The 

fi nal design may need to take into account space for larger events such 

as concerts, or conversely, smaller more easily-programmed spaces for 

modest-sized events and activities.

The parking spaces that need to be eliminated to create the park can 

be more than accommodated by adding parallel parking spaces along 

existing streets within the National Park area as demonstrated on page 

43.  The DMJM/Harris 2002 Central Business District/National Whaling 

Historical Park Traffi c Circulation and Parking Master Plan determined 

that upwards of 75 new spaces could be added within the existing street 

network without the need for physical changes to the streetscape.  These 

new spaces more than replace the 68 spaces that will be lost when the 

parking lot is eliminated.
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TOP:  Existing conditions

MIDDLE:  Conceptual park test fi t.  
Actual design subject to additional 
refi nement.

BOTTOM:  Rendering of open space 
test fi t, looking north from the corner 
of Acushnet Avenue and William Street 
(see large color rendering pp. 94-95).
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Benefi ts

> Custom House Square will become the central, largest and most 

memorable open space in the heart of the downtown district

> Open space design will enhance existing events (like Taste Our 

SouthCoast festival) and encourage new events such as outdoor concerts 

> Open space will add value to properties lining the Custom House 

Square, encouraging sensitive redevelopment

> Synergies will be created between ground level program and park uses 

through the introduction of outdoor cafés in surrounding buildings

Landscape Character

>  Park design complements character of the historic district with brick  

or other paving, stone retaining walls, and appropriate deployment of 

trees, lawn, and plant material

>  Public art program will extend character of the 54th Regiment 

Massachusetts Voluntary Infantry Plaza

Bryant Square Park
New York, NY

Pioneer Courthouse Square
Portland, OR

Post Offi ce Square Park
Boston, MA

Custom House Sq
New Bedford, MA

BELOW:  Urban public space 
precedents and scale comparison.  
Material palettes, planting schemes 
and park furniture ideas can be culled 
from these similar examples.
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MIDDLE:  Custom House Square 
Park test fi t plan with possible 
programmatic elements called out.

BOTTOM:  Test fi t plan with Taste 
Our SouthCoast tent overlaid, to 
ensure that current festivals could be 
accommodated.

movable chairs 
and benches

hardscape

TOP LEFT:  Paul Revere Mall, North 
End, Boston.  This public space is a 
simple hardscape plaza punctuated by 
monuments.  Source: fl ickr.com

TOP RIGHT:  Post Offi ce Square, 
Boston.  The interior green lawn of this 
Financial District Park is a popular spot 
for picnickers and the lunchtime work 
crowd.  Source: fl ickr.com public art softscape

54th Regiment 
Massachusetts 
Voluntary Infantry 
Plaza
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Custom House Square Test Fit perspective 
view looking southeast along Acushnet Avenue toward Barker’s Lane (plan key p. 90) 94
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The Keystone Site holds a prime location on Union Street in the block 

between Pleasant and Purchase Streets.  Since the 19th century building on 

the site collapsed in 2004, due to its compromised structure, construction 

fencing has stretched the length of this now-empty lot, an unwelcome 

blight on an otherwise healthy stretch of one of the downtown’s main 

streets. 

A graduate student dormitory is suggested as a synergistic program that 

could serve a number of purposes.  First, this scenario takes advantage of 

the Keystone Site’s proximity to the Star Store across Union Street (and 

the UMass Dartmouth College of Visual and Performing Arts).  Secondly, 

the dorm program would require little to no parking—a benefi t for this 

double party-wall, shallow site.  Previous studies for this parcel have 

suggested subterranean parking, an infeasible proposition in the current 

economic climate, and a dimensionally questionable proposal even in a 

stronger climate. In this test fi t, the fi rst fl oor provides a lobby for the 

apartments above and approximately 4,000 sf of retail space.  The six 

fl oors above provide a mix of one- and two-bedroom apartments, for 

a grand total of 36 new units (54 total bedrooms) in the downtown.  A 

third and fi nal benefi t of the scenario is the 24/7 social vibrancy student 

housing would bring to this sector of the downtown.
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TOP:  Existing conditions

MIDDLE:  Conceptual dormitory test fi t

BOTTOM:  Rendering of test fi t, looking 
north from the corner of Purchase and 
Union Street (see large color rendering 
on pp. 100-101).

Pleasant St

Unio
n S

t

Pleasant St

Unio
n S

t



98

Benefi ts

>  Infi ll of key development site on Union Street, currently vacant 

>  Proximity of potential dorm to Star Store (home of UMass Dartmouth 

CVPA)

>  Dorm / apartments to bring more round-the-clock activity to this 

stretch of Union Street

>  Introduction of ample sized retail (4,000 sf) that could hold specialty 

food market

Architectural Character

>  Bay spacing and window size to approximate character of surrounding 

fabric

>  Ground fl oor storefronts knit seamlessly into block structure and 

character
BELOW:  Program spreadsheet with 
summary information on the dormitory 
program test fi t for the Keystone Site.

Keystone Site Floor Retail Residential 1 BR units 2 BR units Fl. Fl-to-fl Height Net Area Gross Area Net: Gross
Union Street

G 3,860     1,180        1   18             5,040    5,665      89%

2 -         5,130        3            3           1   12             5,130    6,170      83%

3 -         5,130        3            3           1   12             5,130    6,170      83%

4 -         5,130        3            3           1   12             5,130    6,170      83%

5 -         5,130        3            3           1   12             5,130    6,170      83%

6 -         5,130        3            3           1   12             5,130    6,170      83%

7 -         5,130        3            3           1   12             5,130    6,170      83%

Total Development 3,860     31,960      18          18         7   90             35,820  42,685    84%

Total Site Area 0.22 acres

9,795     SF 3,860    sf Retail

Zoning Issues (1 BUS / DBOD) 31,960  sf Residential

Built area, % of lot covered 58% achieved 36         units

Landscaped area, % of lot  42% achieved 54           bedrooms

FAR (max 3) 4.4         achieved 7           Floors

90         Building height in feet
Notes + Assumptions

1 Gross Area calculated to outside of building footprint
2 Total Site Area taken from New Bedford Assessor's Database
3 All program areas approximate
4 Residential SF includes units, lobby spaces, residential support spaces
5 Height excludes mechanical penthouses
6 All parking will be provided off-site

AREA + EFFICIENCY

SUMMARY

PROGRAM
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TOP:  Typical upper fl oor plan

MIDDLE:  Ground fl oor plan

BOTTOM:  Site plan
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Keystone Site Test Fit perspective 
view looking northwest at the corner of Union and Purchase Streets (plan key p. 96) 100
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849 Purchase Street
Test Fit 3

Given the success and continued expansion of the Bristol Community 

College (BCC) Downtown New Bedford campus offerings, and the growing 

importance of the community college system, this scenario provides the 

school with its own stand-alone building.  For the past few years BCC has 

been building public support for such a facility, and BCC staff were able 

to provide extremely specifi c programmatic information to launch this 

scenario. 

The approximately 52,000 gsf program required by BCC could fi t 

effi ciently in the four-fl oor building proposed.  Public program, such as 

the bookstore / cafe, auditorium, and admissions offi ce are placed on 

the ground fl oor to activate this northern stretch of Purchase Street.  The 

ground-fl oor bookstore, auditorium and Marine Training Center all have 

separate entrances that allow for these programs to remain operational 

when the main building is closed.  The second fl oor holds the Learning 

Commons (library and student resource center), and the labs, classrooms 

and administrative functions are spread over the upper three fl oors.  A 

short one-block walk to public parking at the Elm Street Garage and the 

proximity to the existing BCC space in the Star Store are other advantages 

of this site.
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TOP:  Existing conditions

MIDDLE:  Conceptual college building 
test fi t

BOTTOM:  Rendering of test fi t, looking 
west from the corner of Elm and 
Purchase Streets (see large color 
rendering on pp. 106-107).

Purchase St El
m

 S
t

Purchase St El
m

 S
t



104

Benefi ts

> Ground-level retail on Purchase / Mechanic’s Lane corner extends 

commercial strength of Purchase Street further to the north

> Proximity of Elm Street municipal garage to provide parking for the 

program

> Day and night classes to bring more round-the-clock activity to this 

stretch of Purchase Street

> Two blocks from current BCC leased space in Star Store

> Potential to expand the campus toward Pleasant Street in future phases 

> Multiple entries on ground fl oor allow various programs in the building 

to be singly accessed

Architectural Character

> Building intended to be reminiscent of surrounding 19th c. commercial 

and civic buildings in material and scale

BELOW:  Program spreadsheet 
with summary information on the 
college classroom, laboratory and 
administrative program test fi t for the 
this site.
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TOP:  Second fl oor plan (left)
Typical upper fl oor plan (right)

MIDDLE:  Ground fl oor plan

BOTTOM:  Site plan
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849 Purchase Street Test Fit perspective 
view looking south on Purchase Street at the corner of Elm Street (plan key p. 102) 106
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Barker’s Lane Block
Test Fit 4

This very prominent block sits between Union Street and Barker’s Lane, the 

one-block street that faces Custom House Square.  There are a number of 

existing assets of this site that supported its selection, including the prime 

Union Street frontage, the excellent exterior condition of the three historic 

buildings on the west end of the block, and its capacity to benefi t from a 

future permanent open space at Custom House Square.  The eastern end 

of the block is comprised of low-scale vacant (or nearly vacant) buildings 

that fall outside of the period of signifi cance of the National Park.  If these 

non-signifi cant buildings were removed, the parcels could support new 

appropriately-scaled development to anchor this important block, as is 

recommended in this scenario.

This test fi t retains and renovates the historically-signifi cant buildings 

on the western end of the block, and creating new, contextually-sensitive 

buildings on the eastern side which could hold new retail spaces on the 

ground fl oor and either designer incubator space on the upper fl oors or 

dormitory housing.  An inner service court, protected from view, provides 

easy access to a diffi cult site with no apparent “back”.  Most importantly, 

the site is poised to take advantage of, and contribute to, a proposed 

Custom House Square Park; the pedestrianized Barker’s Lane would 

support a restaurant edge that could spill out in the warmer months.
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TOP:  Existing conditions

MIDDLE:  Conceptual mixed use test fi t

BOTTOM:  Rendering of test fi t, looking 
west from the corner of Union Street 
and Acushnet Avenue (see large color 
rendering on pp. 112-113).
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Benefi ts

> Capitalizes on and retains the historic buildings on the western edge of 

the block

> Constructs a more scale-appropriate eastern edge to the block

> Creates a new edge for the proposed Custom House Square Park

> Increases the amount of retail and restaurant square footage in a key 

stretch of Union Street

Architectural Character

> A mix of three- and four-story wood and masonry buildings that blend 

with the historic buildings on the eastern portion of the block

BELOW:  Program spreadsheet with 
summary information on the mixed 
use test fi t for the Barker’s Lane block.
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TOP:  Typical upper fl oor plan

MIDDLE:  Ground fl oor plan

BOTTOM:  Site plan
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Barker’s Lane Block Test Fit perspective 
view looking northeast at the corner of Union Street and Acushnet Avenue (plan key p. 108) 112
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Purchase Street North
Test Fit 5

At the north end of Purchase Street, the character of the streetscape 

changes from a pedestrian-friendly environment into an automobile-

dominated landscape defi ned by larger-scale buildings and a 

preponderance of parking lots. In order to capitalize on and strengthen 

the revitalization of Purchase Street as one of the primary pedestrian 

shopping streets in the city, this scenario proposes extending the street 

through an existing parking lot to Frederick Douglass Way.  This strategy 

creates two reasonably-sized development parcels and better connects 

Regency Tower to the pedestrian-focused shopping district.  

The development depicted on the western-most of the two new parcels 

(Parcel 5a) is a 150,000 gsf build-to-suit offi ce building with ground-

level retail facing both Purchase and Pleasant Streets.  The client group 

and Task Force requested a rationally planned and well-located offi ce 

building in test-fi t mix to make New Bedford “development ready” for 

a Massachusetts-based or out-of-state corporation seeking consolidated 

downtown space. 

Block 5b is envisioned as a parking garage to provide replacement 

parking for the existing parking lot and most of the parking needs of the 

new building.  There is a defi cit of 87 spaces if the garage is seven stories 

tall, the maximum recommended height for functional and urban design 

reasons.  The additional need can be met if an additional fl oor is added 

to the existing Elm Street Garage.  Both blocks could be developed if a 

location for additional structured parking could be identifi ed.

M
iddle St

Elm
 St

Frederick D
ouglass W

ay

Pleasant St

Bank of 
America

Regency 
Tower

Purchase 
Street 
North Site

Purchase 
Street 
North Site

5a

5b

Purchase St extension
view p. 118 



115

TOP:  Existing conditions

MIDDLE:  Conceptual class A offi ce 
and structured parking test fi t

BOTTOM:  Rendering of test fi t, looking 
north from the corner of Elm and 
Purchase Streets (see large color 
rendering on pp. 118-119).
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BELOW:  Program spreadsheet with 
summary information on the Class A 
offi ce building and structured parking 
garage on the Purchase Street North 
site.

Benefi ts

>  Extends the character and uses of the best blocks of Purchase and 

Pleasant Streets to Regency Tower

>  Provides the best Downtown site for a 150K build-to-suit offi ce 

building

>  Generates additional daytime pedestrian population for Downtown 

retail

Architectural Character

>  Building intended to be reminiscent of surrounding 19th c. commercial 

and civic buildings in material and scale
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TOP: Typical upper fl oor plan

MIDDLE:  Ground fl oor plan

BOTTOM:  Site plan
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Purchase Street North Test Fit perspective 
view looking north from the corner of Purchase and Elm Streets at the proposed street extension (plan key p. 114) 118
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