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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 8, 2021                                     March 10, 2021 
 
Case #21-08: SITE PLAN REVIEW 
  55 Wamsutta Street 

Map: 78 Lot: 125 
 
Owner/ Wamsutta II, LLC 
Applicant:  C/O Acorn, Inc. 
 25 Braintree Hill Office 

Park, Suite 104 
 Braintree, MA 02184 
 
 
 
 
 
 
 
Overview 
Request by applicant for Site Plan Review for the 
expansion of the existing parking lot associated with the 
multifamily residential building to provide an additional 
52 parking spaces at 55 Wamsutta Street (Map: 78 Lot: 
125), a 1.3-acre site in an Industrial B zoned district in the 
Wamsutta Mill Overlay District. Owner/Applicant: 
Wamsutta II, LLC c/o Acorn, Inc. (25 Braintree Hill Office 
Park, Suite 104, Braintree, MA 02184). 
 
Existing Conditions   
The site is 74,702 square foot parcel in an Industrial B 
zoned district. An existing parking area surrounds the 
building at 55 Wamsutta Street on the south, east, and 
west sides. The building at 55 Wamsutta Street is brick 
mill-style building known as the “Matouk Building” and it 
served as the office building for the Wamsutta Mill. Most 
recently, the building was home to the New Bedford 
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Proposed new parking area.  
Looking south from northern edge of the site. 

Existing parking area.  
Looking north from southern edge of the lot.  
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Antiques Center. It is currently being converted into apartment housing by Acorn Inc., which also owns adjacent lofts at 
75 Wamsutta. The applicant recently acquired the 20,157 square foot area to the east, and it was added to the lot through 
an ANR in 2020. The existing paved parking area stops at the former eastern property line. To the east of the existing 
parking area, there is a dirt and gravel area that is bordered on the east and south by a low stone wall, a landscaped strip, 
and metal fencing, and on to the north by a loading dock and a sloped, rocky stormwater outfall area associated with the 
mill building at 1 Wamsutta. 
 
As a whole, the site at 55 Wamsutta Street is abutted on the west by the mill building at 75 Wamsutta, which has also 
been converted to housing. Abutting to north is another mill building that was part of the Wamsutta Mill complex, 1 
Wamsutta Street. To the east, the site is abutted by a dirt and partially paved lot that provides parking for 1 Wamsutta 
and a corrugated steel building occupied by Precision Welding. Across Wamsutta Street to the south, the site is abutted 
Northern Electric Motor Company and a City sewer facility. The surrounding neighborhood consists of the remaining 
Wamsutta Mill buildings, industrial and seafood processing facilities, and the former site of the New Bedford train station.  
 
Prior Permitting 
Under the ordinance for the Wamsutta Mill Overlay District, the ZBA has the authority to set parking requirements for 
residential units created as part of the rehabilitation of an existing building. In Case #4371, the ZBA granted to applicant’s 
request to set the parking space requirements to 80 and the loading spaces to zero. There were no specific conditions 
associated with this approval. 
 

Proposed Conditions 
The applicant proposes to construct a new paved parking area 
with 52 spaces to the east of the building and the existing 
parking area at 55 Wamsutta Street. A vertical concrete curb will 
be constructed along the eastern and southern edges of the 
parking area to separate the existing stone wall and landscaping 
from the parking area. Wheel stops are proposed when 
appropriate to protect existing light poles. A drain is proposed 
for the southwest section of the lot, which will connect to the 
existing system.  
 
Parking & Loading 
Parking and loading requirements were set by the ZBA in their 
decision discussed above. The applicant already meets all these 
requirements with the existing parking area around the building. 
 
As proposed, the new parking area will have one row with 25 
parking spaces along the east side and another row of 25 along 
the west, which will align with the existing parking spaces at the 
current edge of the pavement. A 22’ wide aisle will be between 
the new parking rows. A 22’ wide entrance to the new parking 

area will be constructed at the northwest corner. Six existing parking spaces adjacent to the east side of the building will 
be restriped to provide three (3) additional handicap van accessible van spaces, which will increase the total number of 
handicap accessible spaces on site to five (5). The proposed width of these handicapped spaces is 8 feet, the Board may 
wish to condition approval on these spaces being increased to 9 feet, as per the City’s ordinance.  
 
 

Proposed new parking area.  
Looking north from across Wamsutta Street.  
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Traffic Impact Study  
A traffic impact study is not required unless requested by the Board. 
 
Circulation 
The main entrance to the site off Wamsutta Street will remain the 
same. There will be no new entrances to the site added. Vehicles 
will access the expansion through an entrance at the northwest 
corner, which will be bordered on the south by a landscaped island. 
There is a loading dock across the entrance from island, which at 
the time of the site visit was filled with water and litter. The Board 
should inquire if the loading dock for 1 Wamsutta Street is still in 
use, and if the position of the island allows for adequate access. 
 
Landscaping 
The applicant proposes to maintain existing plantings along the 
east and south property lines. A landscaped island south of the 
entrance to the expansion will receive loom and seed after 
construction. The landscaped area to the south of site will be 
expanded. The landscaped area around the flagpole in the existing 
parking lot currently extends into the dirt lot and it will be reduced 
to accommodate the parking lot. All other existing landscaped 
areas will be maintained and reseeded if damaged during 
construction. Upon site visit, most of the areas indicated for 
loaming and reseeding were gravel-filled, the Board may wish to 
confirm whether these areas are to remain gravel, and if new 
landscaped islands will have similar design. 
 
Snow Storage & Waste Receptacles 
Applicant proposes a snow storage area south of the parking lot.  
No waste receptables are indicated on plans.  
 
Stormwater  
The applicant proposes to install a new storm drain system for the 
expansion including two (2) deep sump catch basins and a 48” 
drain in the southern portion of the proposed parking are. The 
proposed drain system will connect to drain system under the 
existing parking lot, which then connects to the City sewer system.  

 

Existing landscaping will remain.  
Looking south from center of site.  

Proposed layout plan for the new parking area. Plan oriented with east at the top. 
  

Loading dock adjacent to proposed lot entrance.  
Looking north from the edge of the site.  



                                                                                                                    STAFF REPORT            Page 4 of 7 

The applicant submitted a stormwater management report as part of their application packet, which concludes that post-
construction conditions will be similar to existing conditions. Planning staff defers to the Department of Public 
Infrastructure regarding the systems compliance with the city stormwater regulations.   
 
Site Preparation (Demolition and Erosion Control) 
The applicant proposes to sawcut along the eastern edge of the existing pavement to remove broken pavement. The 
entire site will be pitched towards existing or newly constructed drains.  
 
To control erosion and sediment, the applicant 
proposed to fit all drains and catch basins with 
Siltsacks until construction is complete, install a 
compost filter tube barrier along the eastern and 
western edges of the site, install a double row of 
straw bales or a silt fence along the southern and 
northern edges of the site, and create a 
construction entrance with an anti-tracking pad. A 
temporary stockpile area will also be constructed at 
the approximate center of site and it will be 
bordered by straw bales.  
 
Two trees on an existing landscaped island on the 
southwestern edge of the site will be removed so 
that the island’s retaining wall can be moved west. 
 
Signage 
The applicant indicates a standard handicap sign 
will be used to mark handicap parking spaces. No 
other signage is proposed. 
 
Lighting 
Currently, six (6) historic-style light poles are along 
the perimeter of the proposed parking area. The 
plan for the parking lot expansion proposes no 
change to lighting on site. The applicant notes in a 
lighting plan waiver request that lighting was 
erected in the new parking area as part of the 
original build out of 75 Wamsutta and that the 
existing lighting has already been approved as part 
of that permitting process. 
 
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 not 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.   
 

Existing light poles will remain.  
Looking west from center of site.  

The wall of the flagpole island will be moved back to accommodate 
parking.  
Looking northwest from the southeastern corner of the site.  
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Materials for Consideration 
The engineered plan submission is shown as “Parking Lot Expansion” dated 02/10/2021, prepared by Highpoint 
Engineering. The plans are stamped by Douglas J. Hartnett CE. The plan set includes the following sheets: 
 T100 Title Sheet 
 C001 Existing Conditions Plan 
 C100 Soil Erosion & Sedimentation Control Pla 
 C200 Site Layout Plan 
 C300 Grading, Drainage, & Utility Plan 
 C400 Landscape & Lighting Plan 
 C500 Detail Sheet 
 C501 Detail Sheet 
 C502 Detail Sheet 

  

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. The applicant shall increase the width of handicapped spaces being restriped to conform with city 
standards. 

 
That the following general conditions also be applied to this decision: 

2. The project shall be completed according to the plans, notes, reports, and specifications submitted for 
consideration and final approval by the Planning Board. 

 

Site Plan Criteria 
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. 
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3. The project shall be undertaken in a manner consistent with any departmental memos received in relation 
to plan and placed on file for Planning Board consideration. The conditions of such memos shall be 
considered to be part of these conditions. 

4. 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. 

5. 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. 

6. 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.  

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

8. 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. 

9. 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. 

10. 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-2021/. 

 
 

Staff Report prepared by: Michael McCarthy, Staff Planner 
Reviewed by: Anne Louro, Acting Director of City Planning

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


                                                                                                                    STAFF REPORT            Page 7 of 7 

 
 
 
 
 

55 Wamsutta Street Map: 78 Lots: 125 
NOTE: Property line is approximate; for discussion purposes, only. Aerial map is oriented north. 

 

St. Luke’s Hospital Campus 


