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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 
September 9, 2022 September 14, 2022 

 
Case #22-37 & 

#22-38: 
Site Plan Review/ 
Special Permit 
WS Orchard Street 
Map: 23 Lot: 158 

Owner: Clark’s Cove Development 
Co, LLC 
651 Orchard Street,  
Suite 200 
New Bedford, MA 02744 

Applicant: Dakota Partners  
235 Bear Hill Road,  
Suite 400 
Waltham, MA 02451 

Zoning District: Mixed-Use Business 
(MUB) 

Site Area: 9+ acres 
Overview: New construction of six 

30-unit residential 
apartment buildings and a 
community center with 
associated site 
improvements and 
request for a parking 
reduction. 

 
Existing Conditions 
The project site was formerly the Goodyear Tire & Rubber Company manufacturing site. After the site was razed c. 1990, 
the lot was left to meadow. The current owner of the site later subdivided and conveyed two parcels at the northeast 
corner of the site, which were separately developed as the existing Dollar Tree and Family Dollar stores.  
 
The site has 532± feet of frontage on Orchard Street. The site exists as a meadow with two boulder piles at the middle of 
the site. Chain link fencing surrounds the site. The site generally slopes WNW to SE. 
 
The proposed project is directly adjacent to the Howland Spinning Mills and the east boundary of the Howland Mill 
National Register District along Bolton Street. The Howland Mill National Register District is a 10 acre residential district 
characterized by small-scale wood-frame worker’s cottages set back from winding street patterns. The United Fishermen 
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Project Site 
Looking southwest from across Orchard Street. 
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Club, Howland Place and associated solar carport abut to the south. Small businesses and a shopping plaza are further 
south. Ashley Park abuts to the north across Swift Street. Dollar Tree and Family Dollar abut to the northeast. DeValles 
Elementary School is further northeast. A social club, soccer field, and US Post Office abut to the east. The former Shaw’s 
Plaza that now houses a church also abuts to the east. Several restaurants are further southeast. The Cove Walk is within 
walking distance of the site.  
 
Environmental Conditions 
There is an Activity Use Limitation (AUL) associated with the deed for the project site. The project site was the Goodyear 
Tire & Rubber Co manufacturing site from the 1890s to the 1990s. By 1997, all buildings had been demolished and tanks 
removed from the site. The site was then graded using clean fill and seeded that fall. A total of 11,000 tons of contaminated 
soil were excavated and shipped off-site for disposal.  
 
Related Permitting  
The applicant has indicated that they are undergoing a review of the AUL with Mass DEP based on a new site assessment. 
 
Decision Criteria 
The applicant is requesting a Site Plan Review and a Special Permit. 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 

 
Special Permit Criteria for Parking Reduction 

When deciding on the Special Permit for a parking reduction, the Board must consider the requirements outlined 
in Section 3120 of the City’s Zoning Ordinance (c.9): 

• Any parking or loading requirement set forth herein may be reduced upon the issuance of a special permit 
by the Planning Board 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: 

o Use of a common parking lot for separate uses having peak demands occurring at different times 
o Age or other characteristics of occupants of the facility requiring parking which reduces auto 

usage 
o Peculiarities of the use which make usual measures of demand invalid 
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o Availability of on-street parking or parking at nearby municipally owned facilities. 
o 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 
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Proposed Conditions 
The applicant proposes to develop 6 garden-style apartment buildings on site Architectural plans indicate each building 
will be 3 stories high and 190+ feet in length, including two gable-roofed wings. The new development will create a total 
of 180 units. Each of the six buildings will have 30 units, with 10 units on each floor. Proposed architectural plans indicate 
each building will have 6 one-bedroom units, 20 two-bedroom units, and 4 three-bedroom units. The units as proposed 
total 36 one-bedroom units, 120 two-bedroom units, and 24 three-bedroom units.  
 
Plans indicate significant regrading of the site with retaining walls along the east side of Bolton Street, so the buildings are 
situated significantly lower than the street. All 6 buildings are oriented away from the streets, facing in toward the center 
of the project site. The plan includes landscaping on-site and street trees are proposed along Bolton Street, Swift Street, 
and Orchard Street. 
 
The applicant proposes a private playground and community center with a patio and garden area along Swift Street. Plans 
indicate the playground is to be sited at the center of a parking lot adjacent to the community center. The community 
center is oriented facing the parking lot and playground. Ashley Park abuts the project site to the north across Swift Street. 
Existing amenities at the park include a basketball court, community center, playground, and splash pad.  
 
Three new driveway curb cuts are proposed to provide vehicular access to the site parking lots.  A “L” shaped internal 
drive is proposed with a curb cut on Orchard Street and a curb cut on Swift Street (abutting and wrapping around the 
Dollar Tree & Family Dollar properties). A sidewalk is proposed on the south and western sides of this drive.  Further south 
along Orchard Street, a two-way parking lot curb cut is proposed (adjacent to the United Fisherman Club property). An 
adjacent sidewalk into the site is proposed to the north of the parking lot access point; and  
 
The applicant proposes to complete the work in 3 phases:  

• Phase I development consists of the northwest area of the site where the access road off Swift Street, community 
center, playground, retaining wall and Buildings 1 & 2 are proposed.  

• Phase II development consists of the west and southwest area of the site where the access road off Orchard Street, 
retaining wall, and Buildings 3 & 4 are proposed.  

• Phase III development consists of the east and southeast portion of the site where Buildings 5 & 6 are proposed.  
 

There is an existing Purchase & Sales Agreement between the owner and the applicant to purchase each portion of 
developed property as the phases are completed. 
 
Staff Review 
The table below outlines the proposed site changes and highlights items for discussion and the Board’s consideration.  
 

Parking 

• The applicant project narrative proposes paved parking to provide 282 parking spaces on 
site; plans indicate a total of 16 handicap spaces.  

• The rejection package cites 375 spaces are required by the ordinance for the 180 dwelling 
units and community center. The applicant requested a Special Permit for a parking 
reduction of 93 spaces less than required under ordinance. 

• Plans indicate bicycle parking space outside each building. Plan details indicate a Dero bike 
hitch style or equivalent.  

• The Board may wish to discuss how the project meets the criteria to grant a parking 
reduction. Further the board may wish to discuss parking management, the number of 
bicycles that can be accommodated at each bicycle parking location, and any the 
feasibility of secure, long-term bicycle parking for residents with the applicant. 

Landscaping & 
Site Features 

• The proposed project is directly adjacent to the Howland Spinning Mills and the east 
boundary of the Howland Mill National Register District along Bolton Street. The Howland 
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Mill National Register District is a 10 acre residential district characterized by small-scale 
wood-frame worker’s cottages set back from winding street patterns. 

• As part of the Goulart Square Form Based Code Planning Studies, multiple public 
workshops were held relative to this neighborhood and the site. Multiple conceptual 
renderings were developed based on robust neighborhood input. The designs included 
open space concepts as well as varying residential densities. For reference these concepts 
are provided at the end of the report. These concepts show connectivity though the 
neighborhood and  buildings along the street edge.  

• The Board may wish to discuss site design, location and orientation of the buildings, site 
grading, and overall site layout in relation to the adjacent neighborhood.  

• The site  design should consider the rhythm, pattern, scale and massing in relation to 
structures and setbacks of the adjacent neighborhood. The board may wish to discuss 
the importance of maintaining a street edge and a design with symmetry and one that’s 
in balance with adjacent historical residential neighborhood west of the site.  

• New landscaping is proposed along the property line and throughout the site: hedging 
foundations, screening dumpsters, and buffering parking areas and access ways.  

• The landscaping plan is extensive and includes a variety of species, including non-natives, 
with differing maintenance needs. Planning staff have concerns about the long-term 
sustainability of the landscaping proposed and suggest exploring low maintenance, native 
alternatives. The Board may wish to discuss species selection and landscape maintenance 
with the applicant and condition that a landscape plan be prepared by a landscaped 
architect, as required in Section 5540 of the Zoning Ordinance. 

• Four rain gardens are proposed. The Board may wish to review the species proposed for 
the rain garden and condition that native species in MassDEP’s rain garden guide be used 
in place of turf grass and juniper. 

• Street trees are proposed along the property boundaries on Bolton, Swift, and Orchard 
streets and align with the species specified by DPI. Planning staff defer to DPI regarding 
the appropriateness of street tree species. 

• A seven-foot-high retaining wall is proposed at the south west corner of the site near 
Building 4l; creating a 7 foot vertical drop from the Bolton Street side of the site in this 
area. A 4 foot high retaining wall is proposed near Buildings 1 & 2 also along to Bolton 
Street. There is a significant slope east of this retaining wall, which combined creates an 
approximately 7-foot drop in elevation from the public realm on Bolton Street to the rear 
of the buildings. The Board may wish to discuss how the top of the retaining wall will 
interact with the adjacent sidewalk and determine if precautions are necessary to 
maintain public safety. 

• A playground is proposed east across the parking lot from Building 1, west of the Family 
Dollar store across the access way. The Board may wish to discuss the equipment and 
surface material proposed for the playground. The board may wish to review the 
location of the proposed playground and or necessity given the proximity to Ashley Park.  

• A fence is shown around the playground area but is not identified on the legend or the 
detail sheets. The Board may wish to review fencing on site with the applicant and 
request that details be added to the plan set for each fence type proposed. 

 

Circulation • Parking lots are proposed adjacent to each apartment building and the community center.  
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• A turn-out is proposed at the west terminus of the parking lot adjacent to Building 2.The 
Board may wish to discuss the addition of NO PARKING pavement markings in this area. 

Bi-directional (two-way) driveway curb cuts are proposed along Orchard Street - at the easterly 
property line, north of the United Fisherman’s Club and south of the Dollar Tree store; and 
along Swift Street at the northerly property line, west of the Family Dollar store and east of 
the proposed community center. 

• Pedestrian access to the site and buildings is provided via cement walkways and striped 
“ladder-style” crosswalks across drive aisles. No pedestrian access is provided on Bolton 
Street. The Board may wish to discuss pedestrian access and internal circulation. 

Traffic/Transit 

• The traffic assessment anticipates peak weekday AM hour 19 vehicles in/60 vehicles out; 
peak PM hour 62 vehicles in/36 vehicles out; and Saturday peak 37 in/37 out. Peak hours 
are not specified in the traffic assessment. The Board may wish to review the traffic 
assessment with the applicant for the public’s benefit.  

• Crash data from 2015-2019 cited in the traffic assessment indicates 6 crashes at the 
intersection of Swift Street and Bolton Street and 5 crashes at Swift Street and Orchard 
Street. There were 2 crashes at the northeast corner and 1 at the southeast corner of the 
project site along Orchard Street. 

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

Operations • The Board may wish to discuss property management of the site with the applicant. 

Stormwater 

• Four rain gardens are proposed at the west and south of the site. 

• Subsurface recharge systems are proposed at the playground area, and under parking lots 
adjacent to Buildings 2, 3 & 4, and 5 & 6. 

• Twelve catch basins are proposed throughout the site. 

•  An infiltration trench is proposed at the community center building. 

Snow Storage 
• Plans indicate snow will be moved to the landscaped areas beyond the edge of pavement 

throughout the site. 

Waste 
Receptables 

• Dumpsters are proposed at the terminal ends of parking lots adjacent to Buildings 1, 4, 
and 5.  

• Plans indicated dumpsters will be screened with 6-foot cedar fencing and arborvitae 
plantings.   

• Dumpster enclosures openings are proposed facing the drive aisle of the parking areas. 
Open gates may have impacts on site circulation.  

• The Board may wish to discuss waste management protocols, adequate sizing for trash 
and recycling, and further the board may wish to  discuss NO PARKING striping with the 
applicant around waste receptacle areas.  

Utilities and 
Mechanical 
Systems 

• A 20-foot-wide utility easement exists along the Orchard Street frontage. Relative to these 
easements, the site plan references two recorded land plans – Book 177, Page 6 & Book 
166, Page 7. Only the plan recorded on Book 177 Page 6 shows the site and shows both a 
stormwater easement and utility easement. The Board may wish to have the applicant 
review and revise to ensure the correct references. 

• Plans indicated underground electrical will be connected to the community center and 
Buildings 1 & 2 at Swift Street; Buildings 3 & 4 at Bolton Street; and Buildings 5 & 6 at 
Orchard Street. 
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• Plans indicate water and fire suppression lines will be connected to the community center 
and Buildings 1, 2, 3, & 4 at Bolton Street; and Buildings 5 & 6 at Orchard Street. 

• Plans indicate sewer lines for Buildings 1, 2, 3, & 4 will connect on site then drain to the 
main sewer on Orchard Street; Buildings 5 & 6 will drain to the main sewer on Orchard 
Street south of the connection for Buildings 1-4. The community center will drain to sewer 
on Swift Street. 

• Plans indicate existing sewer stubs are to be cut and capped at the property line. 

• Architectural plans indicate mechanical rooms on the third floor.  

Lighting 

• The Lighting Plan indicates little to no light infiltration into the public right-of-way. 

• Light infiltration across the southerly border of the Dollar Tree property is <0.3 fc 

• Light infiltration across the northwesterly border of the United Fishermen Club property is 
<0.2 fc 

• Light fixtures are proposed at all parking areas. Lighting details are not included in the plan 
set. The Board may wish to discuss lighting fixture details with the applicant. 

• Lighting locations are focused on parking lots and drive aisles. Walkways connecting the 
site to sidewalks on Swift Street and Orchard Street and approaching Building #4 show 
illuminations of 0 fc on the photometric plan. The Board may wish to discuss pathway 
lighting for pedestrians with the applicant. 

Signage 

• Applicant proposes a 3’6” x 11’+ field stone and granite etched ground sign at the vehicle 
access point on Swift Street, adjacent to Family Dollar; and at the southernmost vehicle 
access point on Orchard Street adjacent to the United Fishermen Club. The detail sheet 
needs to be revised as measurements shown conflict.  

• Only one ground sign is allowed per lot and size of the sign exceeds the area restrictions 
for sign. The board may wish to discuss the regulations and request the applicant revise 
the proposed signage.  

• ADA parking signage is proposed at handicap spaces. 

Demolition and 
Erosion Control 

• Plans indicate construction fencing at the limit of work. Straw wattle erosion controls are 
noted in plans at the north, south, and east property lines. 

• Plans indicate a construction entrance along Orchard Street, at the Dollar Tree property 
line.  

• Applicant proposes closing existing curb cuts on Bolton Street, Swift Street, and Orchard 
Street. 

• The applicant proposes a three phased development for the site.  

• The Board may wish to discuss areas proposed for soil stockpiles, soil management, and 
site stabilization measures and conditions for disturbed areas between phases. 

Architectural 

• All the buildings on site are designed to provide access from their associated parking areas 
and do not interact with the adjacent public realm.  

• Plans indicate each building will be a three-story walk-up with 10 units on each floor. 

• The applicant proposes asphalt shingled roofing with cement fiber shingle and lapboard 
siding. Trim is painted PVC. A decorative PVC railing is proposed on the flat roof. The Board 
may wish to discuss maintenance or elimination of the railing with the applicant. 
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• A community center is proposed adjacent to Building 1, at the northern extent of the site 
along Swift Street. The applicant proposes office space and a fitness center with 
community room at the community center. 

• Plans indicate the community center will be vinyl-sided with PVC trim. 

• The community center elevation plan indicates aluminum windows at the rear and sides, 
with vinyl windows at the front of the building.  

• Plans indicate buildings will be flat-roofed with gable-roofed wings. Planning staff note 
that this style of roof is a departure from the character of the neighborhood.  

• Per Section 5476 of the Zoning Ordinance, it is within the Board’s purview to “minimize 
unreasonable departure from the character, materials, and scale of buildings in the 
vicinity, as viewed from public ways and places.”  

• The proposed project is directly adjacent to the Howland Spinning Mills and the east 
boundary of the Howland Mill National Register District along Bolton Street. The Howland 
Mill National Register District is a 10 acre residential district characterized by small-scale 
wood-frame worker’s cottages set back from winding street patterns. Two of the distinct 
architectural styles within the District are the gambrel cottage and the jerkin-head gable 
cottage. The clipped gable profile of the jerkin-head gable is highly visible and adds a 
degree of distinctiveness to these otherwise simple cottage designs. 

• If the project receives federal or state housing funds the project may be reviewed by the 
Massachusetts Historical Commission. Therefore, the Board and applicant may wish to 
discuss the architectural style of the building. The proposed buildings within the 
development provide the opportunity to incorporate certain elements of composition, 
proportion, ornament and character, which are embodied by the adjacent buildings. The 
use of the jerkin-head profile could easily be incorporated into the proposed buildings’ 
gable end form, which would support the relationship to Bolton Street and maintain the 
historic architectural characteristics of the neighborhood.  

 

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 that reflect the historic and cultural character 
of each area by supporting development that provides for households of all income 
levels.  

 
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 
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Abutter and proposed entrance location. 
Looking west from Camara Field across Orchard Street. 
 

Existing conditions along Orchard Street. 
Looking south from Camara Field. 
 

Existing conditions on Swift Street. 
Looking west from Family Dollar. 
 

Existing conditions at the southeast of the site. 
Looking east from the solar carport. 
 

Existing conditions southwest of the site. 
Looking north from Howland Place parking lot. 
 

Abutting parcels northeast of the project site. 
Looking northwest from Camara Field across Orchard Street. 
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Materials for Consideration 
The engineered plan submission is shown as “SITE PLAN – ORCHARD STREET – Assessors Map 23 Lot 158” dated 8/9/22, and 
prepared by Farland Corp. of Dartmouth, MA. The plans are stamped by Christian Farland, PE, date stamped received by the 
City Clerk’s Office 8/12/22. The plan set consists of the following sheets: 
 Cover Sheet 
 Sheet 2  EXISTING CONDITIONS 
 Sheet 3  DEMOLITION & EROSION CONTROL 
 Sheet 4  LAYOUT 
 Sheet 5  GRADING & DRAINAGE 
 Sheet 6  UTILITIES 
 Sheet 7  LANDSCAPE 
 Sheet 8  LIGHTING 
 Sheet 9  NOTES & LEGEND 
 Sheet 10-11 DETAILS 

 
The architectural plan submission is shown as “Ashley Grove Development – Orchard Street, New Bedford MA” latest 
revisions dated 4/19/22, and prepared by Ed Wojcik Architect, LTD of Providence, RI. The plans are date stamped received 
by the City Clerk’s Office 8/23/22. The plan set consists of the following sheets: 
 A1.0  Floor Plan  
 A1.1  Floor Plan 
 A1.2  Unit Plan 
 A2.0  Elevation Plan 
 A2.1  Elevation Plan 
 A3.0  Section Plan 

 
 
Staff Recommendation  
Having reviewed the submitted materials, planning staff offers the following recommendations for the Planning Board’s 
consideration:  
 
The Department of City Planning Staff recommends the applicant revises the plans. The revisions should consider: 

1. Department of Public Infrastructure’s forthcoming memorandum. 

Existing conditions along Bolton Street. 
Looking northeast from Bolton Street and Dunbar Street. 
 

Existing conditions along Bolton Street. 
Looking south from Bolton Street and Dunbar Street. 
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2. The overall site layout and architectural design should be revised to correspond to the characteristics of the 
surrounding historic neighborhood.  

3. Architectural plans should be revised to incorporate historical elements of the surrounding neighborhood; 
specifically consider incorporating  jerkin-head the buildings’ gable end form, would support the relationship to 
Bolton Street and maintain the historic architectural characteristics of the neighborhood. 

4. A landscape plan prepared by a landscape architect incorporating native species and appropriate species for rain 
gardens. 

5. Symbols differentiating fencing types and details for each fencing type.  
6. Lighting plans be revised to ensure adequate pedestrian lighting along walkways.  
7. Details for all lighting fixtures proposed on site be added. 
8. Waste Management plans may wish to be refined further.  
9. Surface material for the playground area should be identified.  

 
 

 

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/
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  WS Orchard Street Map: 23 Lot: 158 

NOTE: Property line is approximate; for discussion purposes, only. Aerial image is oriented north. 
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Goulart Square Neighborhood Center

Conceptual redevelopment plans on former Goodyear site and east side of 
Orchard Street from open space, moderate density residential, and higher 
density mixed use.

Schematic Conceptual Redevelopment Plans for the Goulart Square Neighborhood from the Form Based Code Study 
Neighborhood Workshops (2015) 
 
 
 


