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City of New Bedford 

Department of City Planning 

133 William Street  Room 303  New Bedford, Massachusetts 02740 

Telephone: (508) 979.1488  Facsimile: (508) 979.1576 

 

 
  PLANNING BOARD 

 
 

   
 

STAFF REPORT 
 

REPORT DATE                 PLANNING BOARD MEETING  
March 4, 2020                                       March 11, 2020 
 

Case #20-11: SITE PLAN REVIEW 
1 Pearl Street 
Map: 72 Lot: 172 & 173 

 

Applicant: Pearl Street Solar Roof, LLC  
 Pearl Street Solar Company, LLC 
 405 Atlantis Rd. Suite E115 

Cape Canaveral, FL 32920 
 
Owners:  Ocean View Realty Trust 
 680 Acushnet Ave. 
 New Bedford, MA 02740 
 
Overview 
Request by applicant for Site Plan review for the installation 
of a solar panel array and the construction of two canopy 
mounted solar panel systems; located at 1 Pearl Street 
(Map: 72 Lot: 172 & 173) on a 211,550 SF site in an Industrial 
B (IB) zoned district.  Owner: Ocean View Realty Trust (680 
Acushnet Ave, New Bedford 02740).  Applicants: Pearl Street 
Solar Roof, LLC & Pearl Street Solar Canopy, LLC (405 Atlantis 
Rd. Suite E115, Cape Canaveral, FL 32920).  Applicant’s 
Agent: SITEC Inc (449 Faunce Corner Road Dartmouth, MA 
02747). 
 
The public facing perimeter of the site along Acushnet Ave 
and Pearl Street is in much need for improvement and 
beautification.  The site is adjacent to the future South 
Coast Rail platform, proposed along the train tracks 
immediately behind the site by the eastern property line. 

Note: The applicant is requesting a Variance from the 
Zoning Board of Appeals for setback requirements. The ZBA 
Case (#4412) will be heard on March 19, 2020. 
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109 Hillman Street 
Looking north at fire engine doors 
 

 

109 Hillman Street 
Looking south at rear of firehouse 
 

 

1 Pearl Street 
Facing northeast towards Acushnet Ave frontage 
 

 

1 Pearl Street 
Facing southeast towards Pearl Street and Pedestrian Bridge 
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Existing Conditions 
The project site is a 211,550 SF parcel located on the northeast corner of Pearl Street 
and Acushnet Avenue.  Located on the east side of the Route 18 Downtown Connector, 
the property is bordered by Pearl Street on the south, Acushnet Avenue on the west, 
industrial land to the north, and a railroad right of way in the east.  Acushnet Avenue is 
one of the longest north-south collector roads in the city, stretching from the city’s south 
end to the north end, where it merges with Rt. 18.  There is a one-story industrial 
building on the property used to operate a tire recycling business, New Bedford Tire 
Reduction Corporation.  Other industrial uses taking place at the property include 
material processing, trailer storage, containment berms, parking and material 
stockpiles.  While a majority of the site is utilized for tire recycling there is some unused 
perimeter space along Acushnet Avenue.  A chain link fence surrounds the property, 
providing security and overall public safety.  There is a billboard on the west side of the 
property adjacent to Acushnet Avenue.  Access to the site is available via a curb cut on 
Pearl Street.  The property is located in FEMA Zone X, an area categorized as less of a 
flood risk because of protection provided by the city’s hurricane barrier. 
 
The 25’ high building is situated in the center of the parcel closer to the eastern 
property line.  Adjacent to the front entrance on the western side of the building 
are conveyor belts and two garage doors, protected by bollards.  Wood steps are 
positioned adjacent to the southwestern corner and southern sides of the 
building.  Around the building there are two large sections of ground concrete 
pads.  To the south of the building are several tractor trailers held in storage.  To 
the north of the building is another outdoor storage area with large material 
stockpiles.  Along the westerly property line facing Acushnet Ave there are several 
collections of tires and recycled material partially hidden from public view by two 
concrete retaining walls. The southern wall is built on the perimeter of a large 
mostly rectangular concrete pad.  Adjacent to this pad to the south is another 
concrete pad that serves as a foundation for the billboard post.   The rest of the 
site consists of impervious groundcover.   Although the site is void of green space 
there is large overgrown vegetation along the westerly and southerly property 
lines adjacent to Acushnet Ave and Pearl Street. 
 
The combination of overgrown vegetation, unorganized stockpiles, and very large 
tires behind the chain link fence facing Acushnet Ave create a very unsightly 
frontage.  The concrete walls offer little screening to shield the industrial use of 
the site from public view.  Properties to the north and south of the site are in 
markedly better condition. 
 
The parcel to the north is the home of New Bedford Plumber’s Supply.  To the south is 
the Greater New Bedford Career Center.  The end of Pearl Street lies in between the 
site and the Career Center and is  slated for improvements to connect the pedestrian 
overpass to the future home of the South Coast Rail “New Bedford” commuter rail 
platform at Whale’s Tooth (New Bedford Station). Pedestrian traffic is expected to 
increase as a result, and the site will gain visibility as a gateway to the region.  Behind 
the site, the rail line splits to allow trains to access the Wamsutta Layover to the north, 
where trains will be maintained overnight when not in service.  Additional 
improvements are expected there. 
 
At the southwest corner of the site by Pearl Street is the end of a pedestrian bridge 
raised above the Acushnet Ave Downtown Connector and Route 18.  The bridge 

Billboard along Acushnet Ave 
 

 

Retaining wall with material stockpiles 
 

 

Curb cut along Acushnet Ave  
 

 

Pedestrian bridge landing  
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provides a link to the Acushnet Heights neighborhood, Clasky 
Common, and the other end of Pearl Street on the opposite side of Rt. 
18.   
 
This parcel is situated approximately in the center of the 
Department of City Planning’s ongoing Transit Oriented 
Development Study area drawn around the proposed rail station.  
The goal of the study is to remodel zoning and design guidelines with 
the goal of improving street aesthetics, supporting transit friendly 
uses, and increasing walkability in order to reduce traffic and 
consolidate development.  
 
Storage of Scrap Materials  
The EPA and State DEP regulate the storage and processing of scrap 
materials including tires. Site concerns related to the storage and 
processing of tires include environmental degradation, loss of air 
quality, and standing water concerns. A factsheet is attached which 
explains best management practices for scrap tires. 
 
Proposed Conditions 
The applicants, Pearl Street Solar Roof, LLC and Pearl Street Solar 
Canopy, LLC are proposing a two-phase solar project to complement 
the existing tire recycling operation. 
 
Phase 1 of the project will consist of the structural repair of the roof 
of the existing industrial building.  Once this repair work is completed, 
the roof top solar panels will be installed with the associated inverters 
and interconnection equipment.  The rooftop array will consist of 1 
large main section and 4 smaller sections of solar modules.  An electric 
panel is centered on the northern edge of the roof.  The roof system 
capacity is projected to be approximately 207 KW (DC). 
 
As part of the roof repair project, the applicants will be installing a 
roof runoff recharge system as required for a redevelopment project 
under the City’s Stormwater Regulations.  This system will consist of 
a series of crushed stone trenches with perforated piping connected 
to the new gutter system and downspouts.  This system has been 
designed to recharge a minimum of 1” of runoff from all roof areas.  
Five separate recharge systems are proposed.  Applicant has provided 
a HydroCAD drainage analysis for this system. 
 
Phase 2 of the project will be the construction of two canopy mounted 
solar panel system.  The canopies are proposed for construction 
adjacent to Pearl Street and Acushnet Avenue at the southwest 
corner of the property where several tractor trailers are stored.  The 
location for these canopies have been set to avoid conflicts with the 
onsite truck traffic while providing canopy coverage for some of the 
truck containers used in the recycling operation.  Each canopy will 
support one single large solar module consistent with the entire 
surface area of the canopy.  This canopy system is projected to 
generate 235 KW (DC). 
 

TOD Study Area 
 

Example of a solar canopy provided by applicant 
 

Example of a solar canopy provided by applicant 
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The larger of the canopies is proposed at the southwestern corner of the site.  It is an approximately 98’-8” by 84’-6” solar 
panel array supported by two rows of 6 columns each fixed on pier footings.  Immediately east of this canopy an 
approximately 115”- 1” by 45”-6” solar panel array supported by a single row of 7 columns fixed on pier footings will be 
constructed along the southerly property line.  Each of the columns on both arrays are separated by 18’.  Solar array details 
are provided in the “Cross Section” and “Framing Plan” submitted. 
 
Applicant states that “the existing industrial site will remain unchanged, other than the new solar systems” and “with the 
installation of the roof recharge system there will be a direct reduction in overall surface runoff.” 
 
Applicant anticipates the Phase 1 roof system will take 45-75 days to complete, weather permitting, at a cost of $210,000 
and Phase 2 will take 30-60 days, weather permitting, at a cost of $335,000. 
 
The two canopies will increase the total lot coverage by buildings from 8.3% to 14.6%.  Permeable open space and green 
space will stay constant at 5%.   
 
Demolition & Site Preparation.  Project proposes the installation of a roof solar panel array on an existing building and 
the construction of two solar array canopies.  Little groundwork is planned, however the existing roof will be demolished 
as needed for the repair project.  Demolition plans indicate a temporary demolition stockpile area adjacent to the 
southeastern corner of the building.  A silt fence is proposed along the southern and southwestern edge of the property 
where the two solar canopies are proposed. 
 
Operation.  New Bedford Tire Reduction Corporation has 5 employees and operates Monday through Saturday 7 am to 5 
pm. 
   
Parking & Loading.  City code requires the site to have (12) parking spaces and (2) loading spaces.  The Site Layout Plan 
indicates 12 including 1 handicap 9’ x 20’ parking spaces will be provided.  Communication with applicant indicates 
parking spaces are shown on plan but lot will not be paved.  (3) spaces will be positioned side by side along the westerly 
property line behind the billboard, between the concrete pad and the proposed carport/solar canopy structure, with cars 
facing Acushnet Ave.  (4) spaces including (1) handicap parking space with cars facing the southerly edge of the building 
are planned.  The western most parking space will be handicap accessible with an 8’ striped no parking space immediately 
to the right of it followed by (3) parking spaces.    These spaces will be separated from an additional (5) planned for the 
other side of the transformer pad and electric box along the southern edge of the building.  No specific loading spaces are 
indicated in plans. 
 

USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

 
Businesses engaged in the 

warehousing and distribution of 
goods & materials including building 

& construction contractors, 
equipment & supplies on premises, 
motor freight terminal, facilities for 
storing & servicing of motor vehicles 

used in conducting a business or 
public transportation, industrial 
machinery & equipment, grain, 

petroleum products & junkyards  
 

One (1) space per 1500 sq. ft. of gross 
floor area up to 15,000 sq. ft. 

Thereafter, one (1) additional space 
for each 5,000 sq. ft. or portion 

thereof in excess of 15,000 sq. ft., 
plus one (1) space for each vehicle 

utilized in the business 

 
Two (2) loading spaces for each 

building containing 10,000 sq. ft. of 
gross floor area. Thereafter, one (1) 

additional loading space shall be 
required for each additional 25,000 
sq. ft. of gross floor area or for each 
fifteen (15) feet of dock, platform or 

opening in the building where the 
loading or unloading of commodities 
is intended to occur, whichever is the 

greatest  

Parking Calculations 
                 12 parking spaces                                                                                             2 Loading space(s)  
                             _______________________________________________________________________________________________________________                                                                                                     _______________________________________________ 

                 12Total parking spaces required                                                                    2 Loading space(s) required 
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Circulation.  A sidewalk exists on both sides of the Acushnet 
Ave Downtown Connector and around the end of Pearl Street, 
providing access to the industrial area and working waterfront 
from points north and south.  Although there are no crosswalks 
providing safe crossing from the residential areas in the west, 
a pedestrian bridge provides access from the Acushnet Heights 
residential neighborhood on the western side of Rt. 18 directly 
to the site and other industries located along the harbor.  As 
part of the South Coast Rail project this pedestrian bridge is 
likely to remain for the immediate future.  Other avenues for 
pedestrian access exist from the surrounding residential areas 
of the Wamsutta Mills to the north. Residents would need to 
walk past this property to gain access to the new station.  
 
This central industrial section of Acushnet Ave is generally 
designed for motor vehicle and truck use.  Motorists can access 
the site via the curb cut on Pearl Street.  Staff notes that with 
the increased pedestrian circulation expected, the existing 
frontage may need variation to improve the walkability of the district.   
 
Landscaping.  Currently the site contains no green space.  Applicant intends to provide a landscaping proposal.   
 
This site will soon become very prominent with the construction of the South Coast Rail platform in the rear, 
immediately to the east, behind the end of Pearl St and the Career Center.  Therefore, planning staff strongly 
recommend a landscaped buffer along the westerly and southerly property lines along Acushnet Ave and Pearl Street.   
A thick buffer of vegetation in the form of evergreen trees and shrubs, such as Arborvitae and Inkberry, may screen 
both the industrial use and proposed solar canopies from public view along both streets and the pedestrian bridge 
landing.  Where appropriate,  further screening could include privacy fencing or a stockade fence to replace the chain 
link fence that currently exists. 
 
South Coast Rail plans indicate the sidewalk along the end of Pearl Street will be reconstructed and the curb cut behind 
the Career Center will be retained to allow motorists access to parking along the proposed platform.  Behind Pearl Street 
adjacent to the proposed platform a plaza and an enclosed bicycle shelter is proposed.  
 
Snow Storage & Waste Receptacles.  Trash disposal and snow storage areas are not indicated in plans. 
 
Stormwater. A stormwater management plan calling for the installation of 5 roof recharge systems off each corner of the 
building has been included in the plan.  Each of the 5 will consist of a 2’ wide and 2’ deep crushed stone trench.  Both 
systems at the corners of the northern edge of the building and the system at the southeastern corner will be 50’ long.  
The remaining two will be 75’ and 37.5’ long. Staff notes EPA guidance that ”Infiltrating stormwater at sites where there 
are contaminants present may mobilize the contaminants and increase the potential for groundwater contamination”. 
Environmental Stewardship staff has been consulted for their comment on this item.  
 
Traffic Impact & Access Study.  A traffic impact and access study was not submitted with the proposal and is not required 
unless requested by the Board. 
 
Lighting.  A lighting plan was not submitted with the proposal.  Planning staff questions the quality of light output under 
the solar canopies and the potential for dark spots and glare along pedestrian ways. The board may inquire lighting 
solutions that can be paired with frontage landscape improvements along the Acushnet Ave and Pearl Street frontage 
to both screen the site from public view and increase public safety for commuter rail patrons. 
 

End of Pearl Street facing southeast towards proposed 
commuter rail platform and adjacent plaza 
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Utilities. Plans indicate a sewer easement along the perimeter of the southwestern corner of the property, extending 
along the entire length of the westerly property line. Staff notes that this may be a possible location for improved 
buffering. 
 
Overhead electric wires proceed from the billboard to a transformer pad and electrical pad at the southern edge of the 
building. 
 
Review Comments 
As required under city ordinance, the case submittal documents were distributed to City Clerk, City Solicitor, Health 
Department, Inspectional Services, Engineering, Public Infrastructure, Conservation Commission, Fire Department and 
School Department.  
 
No comments were received as of the publication of this report; any comments received will be made available at the 
public meeting.   
 
Master Plan Goal 
The proposal is consistent with the master plan’s goal to expand workforce opportunities and communicates a positive 
message for business development.   
 
Materials for Consideration 
The engineered plan submission is shown as “Solar Energy Project, 1 Pearl Street, New Bedford, Massachusetts” dated 
January 27, 2020 and date stamped received by City Clerk’s Office February 14, 2020. Plans were prepared by Sitec 
Engineering of Dartmouth, MA and stamped by Steven O. Gioiosa, PE. The plan set consists of the following sheets: 
 

▪ Cover Sheet   
▪ Sheet 1  Site Layout 
▪ Sheet 2  Locus Map 
▪ Sheet 3  Stormwater Management 
▪ Sheet 4  Existing Conditions 
▪ Sheet 5  Demolition Plan 
▪ Sheet 6  Erosion Control Plan 
▪ Sheet 7  Detail Sheet # 1 

 
The solar array engineered plan submission is shown as “Full Cant Tee Solar Support Structure Pearl St. Project 1 Pearl St., 
New Bedford, MA” dated July 26, 2019 and date stamped received by City Clerk’s Office February 14, 2020.  Plans were 
prepared by Baja Construction Co., Inc. of Martinez, CA. and unstamped.  The plan set consists of the following sheets: 
 

▪ Sheet S-1  Cross Section 
▪ Sheet S-2 Framing Plan 
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Site Plan Approval 
In considering Site Plan Approval for the proposed project, the Board must find that the plan meets a number of objectives 
identified in Section 5470 of the City’s (c.9) Zoning Ordinance including: 
▪ Adequate access to each structure for fire and service equipment; 
▪ Adequate provision for utilities and stormwater drainage; 
▪ Site alteration shall be designed after considering the qualities of the specific location, proposed land use, the design of 

building form, grading, egress points and other aspects of the development so as to: 
o Minimize cut/fill volumes, removal of 6” caliper trees and larger, removal of stone walls , displacement of wetland 

vegetation, extent of stormwater flow increase from the site, soil erosion and the threat of air/water pollution; 
o Maximize pedestrian/vehicular safety to/from the site; 
o Minimize the obstruction of scenic views from publicly accessible locations; 
o Minimize visual intrusion by controlling layout/visibility of parking, storage and outdoor service areas viewed from public 

ways and residential areas; 
o Minimize glare from vehicle headlights and lighting fixtures; 
o Minimize unreasonable departure from the character, materials and scale of buildings in the vicinity; 
o Minimize contamination of groundwater from on-site wastewater disposal systems or operations on the premises 

involving the use, storage, handling or containment of solid/liquid wastes and hazardous substances; 
o Ensure compliance with the Zoning Ordinance; 
o Minimize damage to existing adjacent public ways; 
o Promote orderly and reasonable internal circulation within the site so as to protect public safety. 

 

Special Permit  
 
Per zoning ordinance section 3120 the board may reduce any parking or loading requirement if, the Board finds that 
the reduction is not inconsistent with public health and safety, or that the reduction promotes a public benefit. Such 
cases might include: 

• Use of a common parking lot for separate uses having peak demands occurring at different times; 

• Age or other characteristics of occupants of the facility requiring parking which reduces auto usage; 

• Peculiarities of the use which make usual measures of demand invalid; 

• Availability of on-street parking or parking at nearby municipally owned facilities. 

• Where a special permit is granted, a reserve area, to be maintained indefinitely as landscaped open 
space, may be required sufficient to accommodate the difference between the spaces otherwise required 
and the spaces reduced by special permit. The parking/site plan shall show (in dotted outline) how the 
reserve area would be laid out in to provide the otherwise required number of spaces. 

 
Additionally, under section 5300 of the zoning ordinance the Board must take into account the characteristics of the 
site and of the proposal in relation to that site, the determination shall include consideration of each of the following: 

• Social, economic, or community needs which are served by the proposal. 

• Traffic flow and safety, including parking and loading. 

• Adequacy of utilities and other public services. 

• Neighborhood character and social structures. 

• Impacts on the natural environment 

• Potential fiscal impact, including impact on City services, tax base, and employment 
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Staff Recommendations 
 
Site Plan Approval.  Having reviewed the submitted materials, planning staff offers the following 
recommendations for conditions to the Planning Board should it act favorably on the requested site plan approval 
for the project: 

 
 That the following specific conditions be applied to this decision: 

1. A landscape plan with type, quantity and location of shrub and perennial plantings, shall be submitted for 
review and approval of DCP staff prior to the issuance of a building permit. 

2. A lighting plan be submitted prior to the issuance of a building permit. 
3. Existing fence to be replaced with landscaping or a high stockade fence along the westerly and southerly 

property lines. 
 

 That the following general conditions also be applied to this decision: 
1. The project shall be completed according to the plans, notes, reports, and specifications submitted for 

consideration and final approval by the Planning Board. 
2. The project shall be undertaken in a manner consistent with the Memorandum from the Department of 

Public Infrastructure received and placed on file and the Planning Board incorporates the DPI memo as 
part of these conditions. 

3. The applicant shall submit final plan revisions to the Department of City Planning in the following 
formats: one (1) -11” x 17” Plan Set and one (1) CD or USB with Plan Set in PDF format and shall ensure 
that these same plans are properly submitted to the Department of Inspectional Services. 

4. The applicant shall ensure that a copy of the Notice of Decision, bearing the certification of the New 
Bedford City Clerk signifying no appeal has been made against the project’s approval, be provided for the 
Department of City Planning Case file folder. 

5. That the applicant shall ensure a copy of the Notice of Decision bearing the certification of the city of 
New Bedford City Clerk, signifying no appeal has been made against the project’s approval, be recorded 
at the Registry of Deeds.  

6. The applicant shall ensure that a copy recorded decision be provided for the Department of City Planning 
Case file folder. 

7. The applicant shall present any proposed modification from the approved plans for consideration to the 
Director of City Planning for determination as to whether the modified plan must return before this Board 
for further review. 

8. The rights authorized by the granted approval must be exercised by issuance of a Building Permit by the 
Department of Inspectional Services and acted upon within one year from the date the decision was 
granted, or they will lapse. 

9. The developer and site contractor must schedule a pre-construction meeting with the Department of 
Public Infrastructure prior to the start of construction.  

 

 

Materials Provided by the Applicant are available at: https://www.newbedford-ma.gov/planning/planning-board-
agenda-info-2020/. 

 
 

 
 
Staff Report prepared by: Rudy Botros, Staff Planner 
Reviewed by: Tabitha Harkin, Director City Planning

 

https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2020/
https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2020/
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1 Pearl Street Map: 72 Lots: 172 & 173 
NOTE: Property line is approximate; for discussion purposes, only. Aerial map is oriented north. 

 

St. Luke’s Hospital Campus 
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