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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 MEETING DATE 
May 23, 2022 June 8, 2022 

 
Case #22-29: Site Plan Review 

WS Brock Avenue 
Map: 5 Lot: 7 

Owner/ TAL Realty, LLC 
Applicant: 18 Avis Street, 

Dartmouth, MA 02748 
Zoning District: Mixed-use Business 

(MUB) 
Site Area: +23,609 square feet 
Overview: Construction of a new 

ten-unit townhouse 
structure with garaged 
parking 

 
Existing Conditions 
The project site is a vacant lot previously used 
for overflow parking by the adjacent restaurant 
that is now permanently closed. 
 
The site has 254± feet of frontage on Brock Avenue. 
 
A mid- to late-19th century historic single-family home abuts to south. A mid- to late-19th century historic single-family 
home and another single-family home abut to the west. Two ranch-style single-family homes and a vacant single-story 
building, formerly a restaurant, abut to the east across Brock Avenue. Clark’s Point Creamery also abuts to the east.   
 
The surrounding neighborhood consists predominantly of single-family homes to the north and west. The neighborhood 
to the east are all single-family homes and predominantly ranches. The UMass SMAST campus and Fort Taber Park are 
further south. Victory Park and Clegg Field are further north. East Beach is further east and Clark’s Cove is further west.  
 
 
 
 
 
 
 

MAYOR 
JON MITCHELL 

PLANNING DIRECTOR 
JENNIFER CARLONI 

Proposed project site. 
Looking north from east side of Brock Avenue. 
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Decision Criteria 
The applicant is requesting a Site Plan Review. The ordinance provides the Board the following criteria for reaching a 
decision.  
 

Site Plan Review Criteria 
In considering Site Plan Approval for the proposed project, the Board must find that the plan meets the objectives 
identified in Section 5470 of the City’s Zoning Ordinance (c.9) 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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Proposed Conditions 
The applicant proposes new construction of a ten-unit, two-story townhouse with five driveways and garaged parking for 
ten vehicles. Additional site improvements include a stormwater management system and ornamental landscaping with 
the planting of nine street trees.   
 
Application materials do not indicate whether the units are intended to be rentals or condominium units. Staff note 
that per Chapter 9 Section 5453 of the City’s ordinance, applicants must indicate “the forms of ownership contemplated 
for the property and a summary of the provisions of any ownership or maintenance thereof.” The Board may to discuss 
the applicant’s intentions and request the required materials be submitted for review prior to approval. 
 
Staff Review 
The table below outlines the proposed site changes and highlights items for discussion and the Board’s consideration.  
 

Parking 
• Plans indicate five 22-foot-wide driveways and 10 single-vehicle garage units. Abutting 

units will share a driveway. Garages are attached to the units at the ground-level. A second 
parking space for each unit is proposed in the driveways. 

Landscaping & 
Site Features 

• The project site grading is generally flat, sloping south-southeast. Three test pits have been 
conducted on site. 

• Staff also feel that due to the scope of the proposal, a development impact statement 
describing the existing physical conditions of the site, including vegetation, is appropriate. 
The Board may wish to discuss and require the applicant submit material for review. 

• Proposed building setbacks are +25 feet from the north, +23 feet from the south, +21 feet 
from the east, and +32 feet from the west. 

• Staff notes a 10-foot-wide sewer easement of +906 square feet along the southerly 
property line granted to the abutter to the west of the project site. The applicant should 
explain their plan will not impact the abutter’s right to use the sewer easement area for 
the purpose of installing, maintaining, replacing, removing and using a sewer line or main 
and related equipment with the necessary conduits. 

• Plans indicate the existing vegetation screening the abutters to the south and west is to 
remain. Additional plantings of blue point juniper are proposed at the southeast, 
southwest, and northwest of the project site to enhance existing screening. 

• The Landscape Plan indicates four identical rows of ornamentals consisting of Korean 
boxwood and cat mint (blue wonder var.) will create buffers between driveways. 

• Plantings of weigela and daylilies under a new tree (species not identified in plans) are 
proposed at the northeast corner of the project site adjacent to the intersection of Brock 
Avenue and Hudson Street. 

• The applicant proposes six red oak trees along Brock Avenue at either end of the project 
site and interspersed between driveways. The applicant proposes three white ash trees 
along the property on Hudson Street. Staff notes species selection and siting of street 
trees must be coordinated with the Department of Public Infrastructure.  

Circulation 

• An existing crosswalk is striped between ES Brock Avenue and SS Seymour Street and the 
proposed driveway for units 7 and 8. The applicant does not propose removing the 
crosswalk. Planning staff defers to the Department of Public Infrastructure regarding the 
relocation of the existing crosswalk. 

• The applicant proposes each driveway be shared by two units. Each unit will have its own 
garage.  
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• Plans indicate each driveway will be separated by city sidewalks with four-foot transitions 
for ADA compliance.  

• Plans indicate driveway openings will be twenty-two (22) feet wide. Driveways will be 
twenty-one feet long.  

Traffic/Transit 
• It is within the Board’s purview to request a traffic impact assessment be submitted. 

• It is within the Board’s purview to request a peer review of the traffic report. 

Stormwater 

• Three catch basins are proposed on site: 
o A small swale at the north of the site will drain west to east to a catch basin at the 

northeast corner.  
o A swale at the rear of the site between the building and the tree line will drain north 

to south to the catch basin at the southwest corner of the site. 
o A third catch basin is proposed at the southeast corner of the site.  

• The applicant proposes two infiltration systems under the northernmost and 
southernmost driveways, where roof leaders and catch basins will discharge.  

• A subcatchment is proposed at the front of the building in the landscaped area in front of 
units 4 & 5.  

• Plans indicate a drainage manhole south of the project site on WS Brock Avenue and north 
of the project site on NS Hudson Street. 

• Planning staff defers to the Department of Public Infrastructure regarding compliance 
with the City’s Stormwater Rules and Regulations.  

Utilities and 
Mechanical 
Systems 

• The applicant proposes connecting to the gas main through Hudson Street to the north 
side of the building. The gas utility meter is proposed on the north side of the building 
behind the utility room. 

• Electric and communications connections are proposed from the SS Hudson and WS Brock 
Avenue intersection to the north side of the building at the utility room. 

• Existing sewer service for the property on Map: 5 Lot 242 runs east-southeast through an 
existing sewer easement at the south of the project site to Brock Avenue. 

• The applicant proposes a sewer connection at Hudson Street to the north, and a sewer 
manhole directly adjacent to the rear egress to unit 10. PVC piping is indicated on the 
plans. 

• Plans indicate water service will connect from Brock Avenue at eight locations at the front 
of the building.  

• An existing hydrant is sited at SS Hudson Street and WS Brock Avenue. 

Lighting 

• Lighting is proposed on the exterior of the building per Project Narrative. Lighting is not 
indicated in architectural or civil plan sets. Lighting specs have not been submitted. The 
Board may wish to discuss dark-sky friendly lighting and photometrics with the 
applicant.  

Demolition and 
Erosion Control 

• Plans indicate removal of a portion of the vegetated buffer at the west and south of the 
site. However, staff observed the existing tree line is much less dense than the civil plans 
indicate (see photos below).   

• Compost filter silt socks are proposed along the northern and eastern borders of the site. 
Inlet protection is proposed at the drain on NS Hudson Street. The Board may wish to 
discuss the siting and protection of the stockpile area(s). 
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Architectural 

• Vinyl siding and trim are proposed. A cupola is also proposed in the middle of the roof. The 
Board to discuss the material and scale of the proposal relative to the surrounding 
neighborhood with the applicant. 

• Architectural plans do not have heights.  

• Each unit is a proposed two-bedroom, 1.5 bath with open concept first-floor and attached 
garage. 

• Plans indicate no windows on the first floor of the townhouse units. No windows are 
proposed at the north or south of the building. One window per unit is proposed on the 
second floor on the east side, and one window per unit is proposed on the second floor on 
the west side. 

• Plans appear to show a rear sliding door on the first flow of each unit. The Board may wish 
to clarify this detail with the applicant. 

• Plans indicate 16 square-foot concrete landings flanking either side of each driveway at 
the front entrances.  

• Plans indicate 24 square-foot concrete landings at the rear entrances on the west side of 
the building. Rear egress points appear to be sliding glass doors.  

• A separate utility room at the north of the building with access from the exterior and a 24 
square-foot concrete landing is also proposed. 

Master Plan 
• The proposal is consistent with the Master Plan’s goal to encourage and maintain a wide 

range of housing types throughout the city. 

 
Interdepartmental 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.  
 
At the time of writing this report, no departmental memos have been received. 
 
Site Photos 

 

 

Southerly property line and location of easement. 
Looking west from Brock Avenue. 
 

Abutter west of the project site. 
Looking west from southwest area of the site. 
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Clark’s Point Creamery and old Me & Ed’s restaurant. 
Looking east from southeast corner of the site. 
 

Existing tree line along westerly property line. 
Looking south from Hudson Street. 
 

Neighborhood to the west one block behind project site. 
Looking north from Point Street and Bayview Street. 
 

Neighborhood across from project site. 
Looking east from Brock Avenue and Seymour Street. 
 

Neighborhood across from project site. 
Looking northwest at Brock Ave and Hudson St. 
 

Utility poles & wires over granite fence posts. 
Looking west from project site. 
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Materials for Consideration 
The engineered plan submission is shown as “TAL Realty, Inc. – 10 Unit Residential Townhouse” dated 5/10/22, and prepared 
by CEC of Raynham, MA. The plans are stamped by Steven Gioiosa, PE. The plan set consists of the following sheets: 
 Cover Sheet 
 SL - 1  Site Layout 
 LM – 1  Locus Map 
 SG – 1  Site Grading 
 LP – 1  Landscape Plan 
 SU – 1  Site Utilities 
 EC – 1  Existing Conditions 
 DP – 1  Demolition Plan 
 ECP – 1  Erosion Control Plan 
 DS – 1  Detail Sheet #1 
 DS – 2  Detail Sheet #2 

 
The architectural plan submission is shown as “Clark’s Point Residence at Brock Avenue” dated 5/10/22 and prepared by 
Comprehensive Design-Build Services of Wareham, MA. The plan set consists of the following sheets: 
 Cover Sheet 
 Sheet A2.1 Proposed Floor Plans 
 Sheet A2.2 Enlarged Part First & Second Floor Plans 
 Sheet A3.1 Proposed Elevations 

 
In addition to the submitted materials, the application has submitted waiver requests for the Board’s consideration as 
follows: 

• Cover Sheet – request to allow locus scale of 1:22 
• Existing Conditions Plan – request to allow NAVD instead of NGVD for FEMA flood map consistency 
• Lighting Plan – request to waive since lighting is proposed to be limited to residential wall lighting. 
• Truck Access Plan – request to waive since this is a residential project. 

 
Recommended Conditions 
 

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 submit the following revisions to the civil plan set to the Department of City Planning for 

administrative review prior to the issuance of a building permit: 
a. Landscape Plan revisions indicating: 

i. trees six (6) inch caliper or larger to remain along the southerly and westerly property lines. 
ii. revised plant schedule appropriate to the existing character of the surrounding neighborhood.  

The Board strongly recommends use of native perennial species.  
iii. street tree locations and species as approved by the Department of Public Infrastructure. 

b. Utility Plan revisions indicating: 
i.  existing and proposed grading 

ii. water service connections for all units 
iii. existing sewer connection within the sewer easement 

c. Site Layout revisions indicating proposed locations of all utilities, sewer, and stormwater drainage.  
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2. The applicant shall submit a revised architectural plan set indicating the height of the proposed building to the 
Department of City Planning for administrative review prior to the issuance of a building permit. 

3. The applicant shall coordinate with the Department of Public Infrastructure to resolve all comments in their 
forthcoming memo prior to the issuance of a building permit. 
 
That the following general conditions also be applied to both decisions: 
 

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

5. 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. 

6. 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. 

7. 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. 

8. 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.  

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

10. 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. 

11. 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. 

12. 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-2022/ 
 
Staff Report prepared by: Rachel Mulroy Staff Planner 
Reviewed by: Jennifer Carloni, City Planner

https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2022/
https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2022/


                                                                                                                    STAFF REPORT            Page 9 of 9 

 
 
 
 
 
 

 

WS Brock Avenue Map: 5 Lot: 7 
NOTE: Property line is approximate; for discussion purposes, only. Aerial image is oriented north. 

 
 
 


