
    

   CITY OF NEW BEDFORD 
 

    City Property Committee 
 

    ADDENDUM # 3 issued on July 19, 2022 
 

The City of New Bedford issues Addendum # 3 for 
 

RFP # 22161070 Sale and Development of 100 Acre 
Property for Advanced Manufacturing Campus 

 

To: All Proposers of Record, 

Please review this addendum carefully and include acknowledgement in proposal 
submission. 

Questions were submitted by potential proposers, and the City offers responses as follows: 
 
1. Question: The zoning section in the RFP does not mention specifically whether traditional steel 

warehouses could be built. Would the City be open to these kinds of structures on the Property 
as opposed to the glass structured depicted throughout the RFP? 

 
Answer: The intent of the zoning and RFP is to foster the development of a high quality, well 
designed, mixed use campus/district suitable to support life-sciences and advanced 
manufacturing uses. As articulated in the zoning and RFP, the City’s desire is for an attractive 
campus of architecturally well-designed buildings made with high quality materials and a site 
layout that recognizes the importance of the public realm and enhances the landscape. Under 
the zoning ordinance, all projects are reviewed for their effect on the visual environment. The 
use of steel in combination with other materials may be considered provided they meet the 
standards set forth in the Zoning Ordinance and this RFP.  
 

 
2. Question: The RFP mentions that the City has conducted an independent appraisal of the 

Property. Will this number be shared, or at least a ballpark area of this appraisal? 
 

Answer: The City recently commissioned an appraisal, but has not received it yet. 
 

 
3. Question: Based on the RFP, nearby City roads, water and sewer appear to be inadequate to 

serve the proposed development site.  Is the expectation that the developer will analyze the 
offsite roadway network, City water, and City sewer infrastructure to develop a solution and 
cost for these improvements for inclusion in the proposal response?  

 



Answer: Yes, the developer should account for the upgrades necessary to support their 
proposal. It is anticipated the development of the site will require permits under local, state 
and federal jurisdictions; such as the MEPA review process or MassDOT Permit to Access 
State Highway Layout.  It is the developer’s responsibility to assess what permits would be 
required based on the type and extent of improvements needed. The developer should account 
for any anticipated mitigation or upgrades necessary to support the proposal. The City is open 
to exploring partnerships on grants opportunities for the upgrades to public infrastructure to 
support the development of the site.  Refer to answers to Questions 4 and 11 below.    

 
 
4. Question: Has the City and/or the City’s consultants studied what specific infrastructure 

improvements would be required to develop this site?  Have there been any cost estimates 
prepared? If so, can you please share these studies? We would like the opportunity to work 
with the City and its consultants (after award) to help further develop necessary City-owned 
infrastructure improvements relative to water, sewer and roadway, to determine the most 
appropriate solutions and the most appropriate cost split for improvements the City will enjoy 
for years to come. 

 
Answer: The City of New Bedford’s water and wastewater infrastructure has adequate 
capacity to provide and convey projected peak flows from any anticipated development at the 
AMC.  The City adequately maintains its infrastructure and is prepared to work with the 
selected developer to implement improvements needed to provide the water and wastewater 
service to the AMC in a coordinated approach with City planned future upgrades within and 
around the AMC project area (see below for information on existing planning documents). 
Where appropriate and depending on the improvements to system(s) operations, the City may 
be willing to cost share in upgrades or work with the selected developer to identify grants or 
loans to fund certain aspects of the required improvements.       

 
Any infrastructure improvements needed in the public right of way, modifications to City 
owned infrastructure, any connection(s) to City owned utilities, or utilities that will ultimately 
be owned and/or operated by the City will require the approval of the City of New Bedford.  
All improvements should be designed and constructed to applicable engineering design and 
City standards/requirements.  The information provided in Section 5.B.1.e of the RFP provides 
an overview of some of those standards (note – it is not intended to be a comprehensive list) 
and requirements the City will mandate.  All infrastructure improvements plans submitted by 
the selected developer will be peer reviewed by the City and the City’s on-call consulting 
engineer.  All costs of design, peer review support services and/or modeling work by the 
City’s on-call consultant done on behalf of the developer to support infrastructure 
improvements shall be borne by the developer.  As noted above, the City will work with the 
selected developer to identify grant and funding sources to support development of the site.     
 
Developers are advised that the City uses chloramines to disinfect its potable water.  Any 
further treatment of the City’s water, as required, depending on the type and extent of 
manufacturing occurring on site, is the responsibility of the selected developer.   
 
A detailed phasing plan shall be provided by the selected developer to the City for review and 
assessment as part of the infrastructure upgrades required based on the proposed development 
planned at the site.  Following review of the phasing plan and impacts to water, sewer and 
roadway infrastructure, it is expected that the City will work with the selected developer to 
determine what improvements should be completed based on expected impacts over time. 
 



The selected developer will be required to complete any and all engineering assessments 
needed to facilitate design of system(s) improvements and on-site infrastructure at his/her own 
cost.  As noted above, the City is willing to work with the selected developer so that these 
improvements are developed in a coordinated and holistic approach with on-going initiatives. 
Such assessments to be completed by the selected developer should include but be not limited 
to: 
 

• Modeling of the City’s water distribution system to assess the impacts of anticipated 
water demands and what improvements are needed on site based on existing 
conditions and what improvements are needed to facilitate connection to the City’s 
system.  

• Modeling and assessment of the City’s Hathaway Road Pumping Station to 
determine a new capacity and layout.  Existing planning documents indicate the need 
to fully replace the station and force main.  The developer is advised that site 
contamination exists at the existing pumping station located at 388 Hathaway Road. 

• Traffic data collection, traffic modeling (VISSIM) and assessments of the 
intersection of Hathaway Road and Shawmut Avenue, Hathaway Road and RT 140, 
Hathaway Road and the proposed AMC complex/existing hotel and Hathaway Road 
and Rockdale Avenue to determine the need for traffic signals or intersection 
upgrades to accommodate planned traffic shall be completed.   

• Stormwater hydraulic and hydrologic modeling to assess the impacts of site 
development.  Comply with the City’s Stormwater Management Rules and 
Regulations and MassDEP’s stormwater management standards.  The use of green 
infrastructure is encouraged. Low impact stormwater management techniques are 
required per the ordinance for this district.   

• Condition assessment (non-destructive methods) of the 42-in PCCP watermain at the 
proposed connection point should the selected developer choose to connect to this 
transmission main.  

 
Several planning documents and models of City systems have been developed addressing 
needed improvements to City owned infrastructure surrounding the AMC and throughout the 
City.  Although these planning documents and models may or may not have included or 
considered the development of the AMC, they provide a high level understanding of the types 
of improvements that need to be implemented to maintain system reliability or the tools 
needed to assess impacts.   
 

• A high level conceptual planning technical memorandum titled Due Diligence 
Memorandum dated September 8, 2016 and revised October 26, 2016 by VHB 
provides general information regarding the water and wastewater systems. Additional 
detailed information is provided in a Traffic Due Diligence Memorandum conducted 
by VHB.  It should be noted that this assessment was extremely high level and that 
further detailed assessments of the sewer, water and roadway infrastructure is 
expected to be completed by the developer.  Costs provided in this technical 
memorandum for wastewater system upgrades are low and should not be used.  Also 
note that the technical memorandum noted the capacity of the pumping station as 
30,000,000 gpd.  This is incorrect; the station is serviced by two ABS dry pit pumps 
equipped with 25 HP motors with a design flow of 1,026 gallons per minute (gpm) at 
a maximum head of 118 feet. This technical memorandum is available via request 
to MassDevelopment.  
 



The developer should complete any pumping station draw down tests needed to 
determine the capacity of the Hathaway Road pumping station.  Pump run time 
records are available. Based on run time data from the pumps, for June 2021 the 
average daily flow was 239,400 gallons per day (gpd) and the maximum daily flow 
was 336,100 gpd.  The station does not have an influent flow meter nor has any 
collection system flow metering data been collected in the last 20 years.       
 

• A marijuana dispensary establishment is being proposed at the intersection of RT 140 
and Hathaway Road. Impacts from this development should be considered during 
planning and design of traffic mitigation measures. A traffic memorandum was 
prepared by the developer and a peer review was undertaken as part of local 
permitting review. A copy of the correspondence is available on the Planning Board 
website (https://www.newbedford-ma.gov/planning/planning-board-agenda-info-
2021/) under the December 15, 2021 meeting date drop-down menu. As follows: 
MDM Transportation Consultants dated October 20, 2021, peer review of the traffic 
memo from CDM Smith dated November 10, 2021; a Response Memo From MDM 
dated December 1, 2021, and peer review memo from CDM Smith dated December 
15, 2021. 
 

• In March 2020, the City completed an evaluation of the Hathaway Road High Service 
Area.  The assessment reviewed existing water distribution system capacities to 
determine what improvements were required to improve system pressures and fire 
flows in the service area. It is expected that the City will complete the recommended 
system upgrades over a period of 7 years.  The developer shall assume that this project 
will  not be fully complete in time for construction of the AMC. Copies of this 
technical memorandum are available upon request.  
 

• In January 2017, the City completed a Long Term CSO Control and Integrated Capital 
Improvements Plan (Integrated Plan) that outlined 20 years of improvements to the 
City’s collection system.  Within the 20 year capital plan, the Hathaway Road 
pumping station and force main was recommended for full replacement.  A budget of 
$6 million (2021 dollars) was allocated to this project.  The report noted that this 
upgrade should be timed with the development of the AMC.  For the purposes of this 
RFP, the developer should assume that there is enough capacity downstream of the 
pumping station to convey anticipated flow from the development.   

 
• The City has a calibrated water distribution system hydraulic model (Innovyze).  Use 

of the model shall be coordinated with the City of New Bedford and its on-call 
consulting engineer.  All costs associated with model runs or scenarios by the City’s 
on-call consultant shall be borne by the developer.   
 

• The City has a calibrated Stormwater Management Model (SWMM) of its collection 
system.  Although this model does not model every pipe, for the purposes of analysis, 
it could be expanded to include the area of the collection system tributary to the AMC 
if required.  All costs associated with model runs or scenarios by the City’s on-call 
consultant shall be borne by the developer. 

 
• The City is in the process of development a comprehensive Wastewater Facilities Plan 

that is assessing impacts to and future upgrades of the City’s wastewater treatment 
plan.  Data from the plan as it currently exists is available for use.  This plan is in 

https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2021/)
https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2021/)


development and is expected to be completed in Spring, 2023.   
 

 
5. Question: Has the City explored any grant opportunities to study the necessary infrastructure 

improvements that would be required to support the development? 
 

Answer: The City is open to exploring partnerships on grants opportunities for the upgrades to 
public infrastructure to support the development of the site. Refer to question 4 above. 
 

 
6. Question: Is the City looking for glass structures similar to those depicted in the RFP, or 

would traditional, newly designed high-bay warehouses be a practical option?  
 

Answer: The intent of the zoning and RFP is for a high quality, well designed, mixed use  
campus suitable to support life-sciences and advanced manufacturing uses. As articulated in the 
zoning and RFP, the City’s desire is for an attractive campus of architecturally well-designed 
buildings made with high quality materials and a site layout that recognizes the importance of 
the public realm and enhances the landscape.  Uses allowed in the zoning district are limited to 
the following: Manufacturing;  Research, development or testing laboratories and facilities; 
Biotechnology facilities; Medical devices manufacturing ; Aquaculture/Aquaponics; Farming, 
Vertical; Controlled Environment Agriculture; Child Day Care Center; Health clubs; Restaurant; 
Bar or Tavern; Brew Pub; Brewery, Distillery, Winery; Microbrewery/Craft Brewery; Food Hall 
or Public Market; Retail stores and services not elsewhere set forth; caterer/wholesale food 
production;  

business or professional office; medical office, center, or clinic; bank, financial agency.  

All structures are required to meet Massachusetts Building Code requirements. Heights of 
buildings must comply with City Code of Ordinances Chapter 3, Article II, Section 3-23 and 
527 CMR 1:00 of the Massachusetts Comprehensive Fire Safety Code. 
 
 

7. Question What kind of timeframe is the City looking for from commencement to completion 
of the entire development or would that be up to the developer’s discretion?  

 
Answer: The City would prefer a developer who has comprehensive plans for the 
development of the entire Property and can utilize the Property at the earliest 
opportunity.  However, the City is willing to consider proposals seeking to develop the 
Property in phases, provided that the phases are developed within a reasonable period of time. 
 

 
8. Question: Have there been any consultants involved in the planning process and if so, what 

firms?  
 

Answer: Nitsch Engineering and VHB were commissioned by MassDevelopment in 
cooperation with the City to conduct various assessments of the site to determine its feasibility 
for development.  These assessments include a general site survey and a limited geotechnical 
analysis.  McNeil Design Collaborative consulted on the redesign of the golf course and 
Northeast Golf Course Design was a subcontractor under McNeil. 
 

 
9. Question: Will the developer have to be financially involved in the renovations to the abutting 



golf course (including relocation of the holes, construction of the new clubhouse, and any 
other off-site infrastructure) or will that be the sole responsibility of the City?  

 
Answer: The City will be responsible for renovations to the golf course. It is expected that the 
selected developer will coordinate with the City to ensure that there is no break in golf play 
while the new club house and parking area are constructed, to the maximum extent practicable. 
 

 
10. Question: Are there height restrictions due to the proximity of New Bedford Regional 

Airport?  
 

Answer: Yes, there are height restrictions. Heights of buildings must comply with City Code 
of Ordinances Chapter 3, Article II, Section 3-23 and meet Federal Aviation Administration 
requirements. The airport approach zone map is available online at the following link: 
https://s3.amazonaws.com/newbedford-ma/wp-
content/uploads/sites/29/20191219201119/airport.pdf  
 
For further information, refer to exhibit VI on page 10 of the New Bedford Regional Airport 
Layout Plan available at this link: https://s3.amazonaws.com/newbedford-ma/wp-
content/uploads/sites/29/20220304120543/ALP.pdf 
 
Further Federal Aviation Administration guidance documents are available at: 
 

  https://www.faa.gov/documentLibrary/media/Advisory_Circular/AC_70_7460-1L_-
_Obstuction_Marking_and_Lighting_-_Change_2.pdf 

 
  And: 
 

https://www.faa.gov/newsroom/faa-updates-airspace-obstructions-
standards#:~:text=Federal%20law%20requires%20that%20the,a%20hazard%20to%20the%20
airspace. 
 

11. Question: Does the municipal water source and municipal sewer system have enough capacity 
to support full buildout? If not, is the developer responsible for improving those utilities?  

 
Answer: Flow estimates for both the sanitary sewer system and domestic drinking water 
system are dependent upon the ultimate uses of the site.  Depending on the type of uses at the 
site, loading estimates may also be required.  All discharges will need to be coordinated with 
the City’s Industrial Pretreatment Program (IPP).  It is the responsibility of the developer to 
determine if existing City systems have adequate capacity and if not, what improvements are 
required to support the anticipated development.   
 
Preliminary modeling was completed to support this RFP along the 42-in PCCP transmission.  
Fire flow scenarios were not completed. Preliminary modeling produced the following results 
following a 120-hour scenario on average day, max day and peak hour under current model 
system demands (Note:  The model junction used was located on the 42-in transmission main 
adjacent to Hathaway Road). 
 

 Flow (gpm) Pressure (psi) 
 Min Max Min Max 

Average Day 2,307.97 2,739.51 44.21 44.59 

https://s3.amazonaws.com/newbedford-ma/wp-content/uploads/sites/29/20191219201119/airport.pdf
https://s3.amazonaws.com/newbedford-ma/wp-content/uploads/sites/29/20191219201119/airport.pdf
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https://s3.amazonaws.com/newbedford-ma/wp-content/uploads/sites/29/20220304120543/ALP.pdf
https://www.faa.gov/documentLibrary/media/Advisory_Circular/AC_70_7460-1L_-_Obstuction_Marking_and_Lighting_-_Change_2.pdf
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Max Day 4,707.11 6,057.80 42.37 43.76 
Peak Hour 5,970.70 6,293.02 39.00 42.97 

 
This modeling data is only preliminary and should not be used for design purposes and is 
provided for convenience of the responders for a general understanding as to the approximate 
system flows and pressures that might be available at the site.   
 
The capacity of the existing sewer in Hathaway Road ranges between 1.22 cfs and 3.04 cfs 
(flowing full capacity).   
 
It should be noted that the selected developer will be required to comply with 314 CMR 12.04 
for discharges in excess of 15,000 gallons per day.  The selected developer will coordinate 
with the City on addressing compliance with the CMR requirement.   
 

  Water Treatment Plant Historical Data 
  The historical annual withdrawals from Little Quittacas Pond are summarized in Table 1 

below.  As shown, the average withdrawal from Little Quittacas Pond is approximately 12.17 
million gallons per day (MGD) (or 4,444.75 million gallons per year [MGY]) and the Average 
Day Demand (ADD) of finished water is approximately 10.63 MGD (or 3,883.47 MGY).  In 
both scenarios, the historical amount used is significantly lower than the registered volume of 
18.27 MGD or 6,668.55 MGY.  An additional 2.25 MGD may be available.  The proposer 
shall indicate the volume of water anticipated to be used and shall notify the City in the 
proposal if the additional 2.25 MGD is required.   

 
Table 1:  Historical Water Withdrawal 

Year Raw 
Water 
ADD 

(MGD) 

Finished 
Water 
ADD 

(MGD) 
2017 11.93 10.55 
2018 12.19 10.90 
2019 11.89 10.22 
2020 12.24 10.55 
2021 12.59 10.95 
Average 12.17 10.63 

 
   
  Wastewater Treatment Plan Historical Data 
  The City of New Bedford’s secondary wastewater treatment plant located at Fort Rodman was 

designed for an average daily flow of 30 MGD and a peak hour/maximum day flow of 75 
MGD.  Actual flows observed at the facility typically range from 12 MGD to 72 MGD with an 
annual average of 21 MGD.  
 

  Plant operating data during the period from January 1, 2016 through December 31, 2019 for 
use in evaluating existing flows and loads.  A summary of this data is presented in the table 
below. Four complete calendar years are used to avoid skewing the data due to dry or wet 
seasons of the year. 

 



Existing Influent Flows and Loads (1/1/2016 to 12/31/2019) 

Parameter 
Annual  

Average 
Minimum 

Day 
Maximum 

Day 
Maximum  

30-day average 
Peak 
Hour 

Flow (mgd) 21.2 10.5 61.9  75 

BOD5 (lbs/day) 48,810 17,320 102,290 68,620  
TSS (lbs/day) 33,310 14,640 76,920 42,920  

TKN (lbs/day) 6,000 3,480 8,840 7,170  
 
Please see response to question 3 and 4 above.  The City is committed to working with the 
developer to integrate existing infrastructure improvement plans with those needed at/for the AMC 
site so that improvements are constructed in a coordinated and holistic manner.      

 
 

12. Question: Is there a geotechnical report available for the site?  
 

Answer: See response to Question 8. 
 

 
13. Question: What is the level of detail required for engineering plans as part of the submittal of 

a response to the RFP? 
 
Answer: The intent of this section is to clarify the requirements outlined under Section 5.B.1.e 
of the RFP for plan submittal as part of the RFP response.  It is not the City’s intent for the 
proponent to submit full detailed design drawings of the site, utilities and or other 
improvements proposed in the City’s right of way.  The level of design shall be between 10- 
and 30-percent.  The plans should show enough detail such that the City can review the 
proposed improvements and gain an understanding as to the intent of the developer to 
complete improvement to the site and what on site and off site mitigation measures are needed 
(i.e., utility, intersection upgrades, traffic signals, pumping station upgrades, etc.).      
 
The plans should be at a scale of 1”=40’. The plan should show the locations of buildings, 
roads, property lines, on-site utilities, proposed interconnections to existing City systems, 
stormwater mitigation features, parking lots, site access improvements and if possible, grading 
as well as other physical features that will allow the City to understand the look, feel, and 
impacts to system(s) of the proposed development.  If other City right of way improvements 
are proposed off site (i.e., intersection improvements, paving, sidewalk improvements, 
landscaping, pumping station improvements, etc.), a separate schematic plan shall be included 
for those upgrades. 
 
Utility locations, interconnections with City systems, intersection upgrades, roadway 
modifications, etc. shall be shown at a schematic level so that the City can gain a general  
understanding of the proposed improvements and those improvements needed to existing 
utilities or interconnections to facilitate development of the site. 
 
The detailed design information and requirements included in Section 5.B.1.e are intended to 
provide the proponents information on the level of expectation the City has for the selected 
developer to comply with as it relates to design standards and specific City requirements.  
 
Where specific submittals or assessments are required under Section 5.B.1.e, those shall be 
included in the proponent’s response to the RFP; either in text format or on the required plan 



submittals.  The traffic along Hathaway Road and the AMC’s impacts to the intersections of 
Shawmut Avenue, RT 140, at the site entrance to the AMC and at Rockdale Avenue do not 
need to be fully assessed under this submittal.  Trip generation numbers to and from the site 
under full buildout shall be provided.  Using available data and based on anticipated traffic 
demands, concept level improvements shall be proposed along the Hathaway Road corridor 
and included on the plans submitted with the response to the RFP.  Consideration shall also be 
given to the Whaler’s Inn entrance and what if any improvements need to be made to address 
access to that site. The selected developer will need to complete the detailed traffic analysis 
and VISSIM modeling indicated in the RFP and this Addenda.   
 
Section 5.B.1.e requires that the developer provide anticipated water and sewer use for the site 
include average day, max day and peak hour demands.  In addition, the loading from the site’s 
wastewater discharge shall also be included; if known.  This data shall include BOD, TSS and 
TKN discharges in a lbs/day concentration. If only domestic wastewater is proposed to be 
discharged, it should be noted. All discharges shall comply with the City’s local IPP limits.      
 

 
 

End of Addendum 
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Please include this form with your Proposal if applicable. 
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