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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 
August 5, 2022 August 10, 2022 

 

Case  
#22-34: 

Special Permit – HLS IPOD 
123 Sesame Street 
Map: 79 Lot: 2 

Owner:  Shoreline Marine 

Terminal, LLC 
137 Pope’s Island 
New Bedford, MA 02740 

Applicant: Shoreline Marine  
137 Pope’s Island 
New Bedford, MA 02740 

Zoning District: Industrial B (IB) – HLS 
IPOD 

Site Area: 7.6+ acres 
Overview: Redevelopment of an 

industrial site to a 
shipyard for commercial 
fishing vessels 

 

Existing Conditions 
The project site is a portion of the former Revere Copper industrial site. There are eight existing buildings on the project 
site, of which seven are deteriorated. An existing rail spur easement runs through the abutting property to the south into 
the project site. 
 
The site has 258± feet of frontage on North Front Street. 
 
An office building with frontage on North Front Street abuts to the north. An old factory building on the Revere Copper 
site also abuts to the north. A fish processing plant abuts to the south. Rodman Pond and an adjacent mill building housing 
commercial businesses abut to the west. The Wamsutta Lofts is further southwest. The Acushnet River abuts to the east.  
 
The surrounding neighborhood consists mostly of brick buildings significant to the city’s historic textile industry. Some of 
these buildings have been rehabilitated for residential or commercial use while others are vacant. Single and multi-family 
homes are interspersed with other commercial and industrial buildings in the neighborhood to the north. North Front 
Street connects with McArthur Drive to the south providing access to the working waterfront. The South Coast Rail line 
and rail yard are to the west. The future site of the South Coast Rail platform is a walkable distance south of the project 
site. Rail spurs run east to the working waterfront from the rail yard across North Front Street.  Route 18 with connections 
to Interstate 195 is further west. 

MAYOR 

JON MITCHELL 

PLANNING DIRECTOR 
JENNIFER CARLONI 

Building #1 along North Front Street. 
Looking northeast from across North Front Street. 
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Related Permitting  
US EPA – Consistency Determination  
Mass DEP – Order of Conditions  
Conservation Commission – Notice of Intent 
Historical Commission – building demolition review issued 5/5/22 
City Council – building demolition granted 6/27/22, approved by Mayor 7/5/22 
 

Decision Criteria 
The applicant is requesting a Special Permit. The ordinance provides the Board the following criteria for reaching a 
decision.  
 

Special Permit Criteria in the Hicks-Logan-Sawyer Interim Planning Overlay District 
In considering a Special Permit for the proposed project, proponents shall indicate how their projects conform as 
identified in Sections 4661 and 4670 of the City’s Zoning Ordinance (c.9) to the following goals, including: 

• Relationship to Public Spaces 
o Buildings and landscape elements should define and frame public spaces. Property lines should be  

defined by buildings, street walls, or fences. New development and adaptive reuse shall create a 
street edge at the sidewalk either by the building itself or by a fence or continuous landscaped edge. 

o Promote active ground floor uses with the potential to animate the street. 
o All street rights-of-way and pedestrian precincts should have new or repaired sidewalks, street 

trees, and pedestrian-scale streetlights. 
o Shared driveways between adjoining uses are encouraged. 
o Off-street parking, service entrances, trash management, and mechanical equipment should be 

located away from streets. Shared parking between adjoining uses is encouraged. 
o Connections to the proposed Commuter Rail Station should be provided for pedestrians, bicyclists 

and vehicles. 

• Historic Context  
o Where relevant and feasible, the adaptive reuse of some or all of existing historic buildings should 

be considered, especially in the case of buildings deemed preferably preserved by the New Bedford 
Historical Commission. The HLS District Master Plan recommends the preservation of the following 
mills: 

o Ice House within the Former Revere Copper Site 
o #26 North Front Street within the Former Revere Copper Site 
o Infill development near historic structures and new construction attached to historic structures 

should be compatible with the historic context. However, new construction should not attempt to 
be a copy of existing structures. 

• Relationship to the Waterfront  
o Preserve views down streets to the water and waterfront activities. 

• Environmental Goals 
o Buildings should be designed to use natural resources and energy resources efficiently in 

construction, maintenance, and long-term operation of the building.  

• Economic Development Goals  
o The City encourages developments that will promote economic development by retaining existing 

jobs and creating new jobs in the HLS District. 
o New developments should support land uses that will utilize and encourage the usage of the 

proposed Commuter Rail Station south of the HLS District. 
(F) All applications for development should be presented using a Master Plan approach. Projects should address 
both the various development phases of the proposed project and the phasing of other known building and 
infrastructure improvements within the HSL District in order to coordinate and maximize the benefits of 
redevelopment and infrastructure improvements, as much as possible. 

 
4670. Dimensional Regulations. Building height, building-to-lot coverage, total lot coverage by impervious 
surfaces, building-to-lot setbacks, and all other dimensional regulations such as the sign regulations of this 
Ordinance shall not apply to Special Permit Applications in the area designated as the HLS IPOD. Said dimensional 
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regulations shall be reviewed on a case-by-case basis to ensure consistency with the Hicks-Logan-Sawyer District 
Master Plan. 

 
 

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 

 
 
Proposed Conditions 
The applicant proposes to rehabilitate the site into a Shipyard for storage, fabrication, and repair of commercial fishing 
vessels. The proposal includes demolition of eight buildings (identified on the site plan as Buildings 1, 2, 3, 3A, 4, 12 and 
19); surface reinforcement and stabilization; and the installation of a new rail spur, marine travel lift pier, new steel 
bulkhead wall, and stormwater management system. The proposal represents the first phase of the redevelopment of the 
site. 

 
Staff Review 
The table below outlines the proposed site changes and highlights items for discussion and the Board’s consideration.  
 

Parking 

• Plans indicate 12 parking spaces along the southern property line, south of the rail spur 
and west of the gated shipyard and marine lift area.  

• No bicycle parking is proposed.  

Landscaping & 
Site Features 

• Plans indicate a shipyard materials storage area at the west closest to North Front Street 
and the shipyard itself to the east along the Acushnet River. A sandblasting area is 
proposed in the middle of the site.  

• The applicant indicates BUILDING 10 at the north of the site is the only building proposed 
to remain.  

• Chain link fencing running the width of the site is proposed west of the sandblasting area. 
Plans indicated two 40-foot wide, cantilevered gates at either side of the sandblasting 
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area. Details indicate the fence is to be topped with “barbed tape as required.” The Board 
may wish to discuss the use of barbed tape with the applicant. 

• A steel bulkhead wall and a concrete pier is proposed at the dock. A separate pier is 
proposed adjacent to the bulkhead to accommodate a marine travel lift. 

• The applicant proposes to recondition and reuse the existing rail spur at the south of the 
site. The spur will access the dock through the southern gate. 

• A landscaped island with a small lawn and hardy plantings is proposed adjacent to the rail 
spur and parking area. 

• A variety of hardy, native perennial plantings and a composite solid fence are proposed 
along the North Front Street frontage. The Board may wish to discuss the fencing with 
the applicant and determine a color. 

Circulation 

• Two driveways are proposed along North Front Street at the southwest and northwest 
corners of the project site. 

• Plans indicate a new concrete sidewalk along the project site’s frontage on North Front 
Street terminating at the driveway entrance south of BUILDING 10. The sidewalk aligns 
with the BlueLane Working Waterfront Connector plans (online here). 

• The proposed truck turn analysis indicates trucks will enter and exit at the southern 
driveway at the southwest corner. Plans indicate trucks will maneuver through the 
cantilevered gates to gain access to the dock. 

Traffic/Transit 

• The site is accessible by public transportation with SRTA bus stops one block away at Logan 
Street. 

• The applicant has not provided a traffic impact assessment. The Board may wish to discuss 
the anticipated vehicular trip demand projections and any potential traffic impacts with 
the applicant. 

Operations 

• The Special Permit application indicates 30-50+ employees will be working on site, serving 
10-20+ customers per day. 

• Proposed hours of operation are 7:30 AM to 4:00 PM. 

• The application indicates deliveries will occur weekly between 8:00 AM and 2:00 PM. 

Stormwater 

• The applicant proposes to remove existing drainpipes at the south and north of the site 
and abandon catch basins in place.  

• Per plans, new drainage will be installed throughout the site with two outlets at the 
northeast and southeast ultimately draining to the Acushnet River.  

• A water quality unit and a 4-foot deep sump with tide gate inlet valve are proposed in the 
system draining to the outlet at the southeast corner of the site. 

• An oil/water separator is proposed in the middle of the project site that will ultimately 
drain to the outlet at the northeast corner of the site. 

• Per plans, drainage at the east of the site will divert stormwater away from the concrete 
pier and to the outlet at the northeast corner of the site. 

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

https://s3.amazonaws.com/newbedford-ma/wp-content/uploads/sites/46/20211105132028/NB-Blue-Lane-Feasibility-Report_FINAL.pdf
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Snow Storage 

• Plans indicate snow storage at the landscaped area south of the site adjacent to the 
proposed rail spur, at the front of the site in a 6-foot-wide landscaped strip, and along the 
security fence to the north of the sandblasting area.  

Waste 
Receptables 

• Waste receptacles and removal are not described. The Board may wish to discuss waste 
management with the applicant. 

Utilities and 
Mechanical 
Systems 

• Sewer lines at the south of the site are to be capped and abandoned. The sewer manhole 
at the southwest is to be abandoned. Existing sewer line north of the buildings to be 
demolished and south of Building 10 is to be protected. 

• The gas line is to be cut and capped at property line along North Front Street. No new gas 
line is proposed on the site. 

• Water service in two locations at North Front Street is to be protected. Water service to 
buildings to be demolished is to be cut and capped. Hydrants next to Building 10 are to be 
protected.  

• Plans indicate transformers 3, 4 & 5 are to be sited next to BUILDING 10. 

• Electrical service connected at North Front Street and transformers 3, 4 & 5 at the north 
of the site are to be protected. A new electrical line will run through the middle of the site 
connecting the northerly and southerly extent of the project site. 

Lighting 

• Pole mounted lighting throughout the site at a height of 20 feet is proposed. Fixtures will 
cast light into the site with little infiltration in the public way and abutting lot to the south. 

• The photometric plan indicates 4 types of lights, including flood lights, with an average 
21,465+ lumens. 

• Fixtures of 20,027 lumens facing into the site are proposed along North Front Street. 

Demolition and 
Erosion Control 

• Plans indicate construction entrance at the southwest corner of the project site. 

• The applicant proposes razing eight buildings on site. Cases 2022.05A, 05B & 05C were 
heard by the Historic Commission on 5/2/22 at which time the Commission voted to make 
a favorable recommendation to the City Council for demolition in all three cases. The City 
Council voted to grant the demolition order in all three cases on 5/12/22. For the public’s 
benefit, the Board may wish to discuss the demolition procedure and controls with the 
applicant. 

• A compost filter sock is proposed at the southerly and easterly edges of the project site 
and around the material stockpile. A silt curtain is also proposed at the existing boat ramp 
area at the southeast of the site along the water’s edge. 

• An equipment staging area and refueling station is proposed in the southeast area of the 
project site. 

• Plans indicate installation of temporary construction fencing along North Front Street after 
Building 1 demolition.  

Master Plan 
• The proposal is consistent with the Master Plan in its goal to revitalize a key site within the 

HLS IPOD. 

 

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

Site Photos 

 

 

 

 

Northern site entrance. Building 3 on left to be razed. 
Looking west from between Buildings 10 and 3 
 

Building 2 to be razed and rail spur. 
Looking east from southern portion of the site. 
 

Portion of the bulkhead section to be reinforced. 
Looking south from the eastern property line. 
 

Buildings 12 and 19 to be demolished. 
Looking east from between Buildings 10 and 19. 
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Materials for Consideration 
The engineered plan submission is shown as “FORMER REVERE COPPER PRODUCTS SITE – PHASE 1 REDEVELOPMENT” most 
recent revisions dated 7/22/22, and prepared by PARE Corporation of Lincoln, RI. The plans are stamped by Aaron Ting, PE, 
date stamped received by the City Clerk’s Office 7/22/22. The plan set consists of the following sheets: 

▪ Cover Sheet 
▪ Sheet C1.1  NOTES & LEGEND 
▪ Sheet C2.0  EXISTING CONDITIONS PLAN 
▪ Sheet C3.0  PROPOSED SITE LAYOUT 
▪ Sheet C4.0  DEMOLITION & EROSION CONTROL PLAN 
▪ Sheet C5.0  GRADING & DRAINAGE PLAN 
▪ Sheet LC1.0  PHOTOMETRIC SITE CALCULATION 
▪ Sheet C7.0  UTILITY PLAN 
▪ Sheet C8.0  TRUCK & EMERGENCY VEHICLE ACCESS PLAN 
▪ Sheets C9.1-C9.9 DETAILS 1 – 9 
▪ Sheet L1.0  LANDSCAPE KEY PLAN 
▪ Sheet L1.1  PLANTING ENLARGEMENT PLANS 

Future site of the proposed marine lift and pier. 
Looking south from southern edge of the existing bulkhead. 
 

South façade of Building 2, rail spur, and southern abutter. 
Looking east from site drive. 
 

Northern site entrance. 
Looking east from North Front Street. 
 

Southern gate and facades of Buildings 1 and 2. 
Looking north from southern property line. 
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▪ Sheet L2.0  PLANTING DETAILS, NOTES & PLANTING SCHEDULE 
 
In addition to the submitted materials, the application has submitted waiver requests for the Board’s consideration as 
follows: 

• Architectural Plan – No buildings are proposed on site.  

 
Recommended Conditions 

 
Special Permit.  Having reviewed the submitted materials, planning staff offers the following 
recommendations for conditions to the Planning Board should it act favorably on the requested Special Permit 
approval for the project: 
 

That the following specific conditions be applied to this decision: 
1. The applicant shall coordinate with the Department of Public Infrastructure to resolve all comments in their 

forthcoming memorandum prior to the issuance of a building permit. 
 
That the following general conditions also be applied to the 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 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. 

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-2022/ 
 
Staff Report prepared by: Rachel Mulroy, Staff Planner 
Reviewed by: Michael McCarthy, Assistant City Planner

 

https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2022/
https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2022/
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26 North Front Street Map: 79 Lot: 2 
NOTE: Property line is approximate; for discussion purposes, only. Aerial image is oriented north. 

 
 
 


