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City of New Bedford 
Department of Planning, Housing & Community Development 

608 Pleasant St, New Bedford, Massachusetts 02740 
Telephone: (508) 979.1500   Facsimile: (508) 979.1575 

 

 

STAFF COMMENTS 
 

PLANNING BOARD MEETING  
February 10th, 2016 

Case #04-16: SITE PLAN REVIEW 
  20 South Sixth Street 

Renovations to the  
YWCA of Southeastern 
Massachusetts 

 Map 46, Lot 69 
 
 Applicant’s Agent:   

Atty. Marc Deshaies 
Law Office of Marc 
Deshaies, P.C. 
115 Orchard Street 
New Bedford, MA 02740   
 

Owner:  YWCA of Southeastern 
Massachusetts, Inc. 
20 South Sixth Street 
New Bedford, MA 02740

  
Overview of Request 
This is a request to consider Site Plan approval for new construction for expansion of an existing structure 
serving the YWCA of Southeastern Massachusetts, Inc., located at the northeast corner of South Sixth and 
School Streets in the Mixed Use Business and Downtown Business Overlay District (DBOD) zoning districts on a 
parcel consisting of 11, 925+/- SF. The edifice is recognized as the Levi Standish House.  The objective of the 
proposal is to consolidate and unify the YWCA of Southeastern Massachusetts’ administrative and program 
services at a single site in a state-of-the-art facility.  The new addition, designed to preserve the historic 
character of the Levi Standish House, is estimated to take twelve (12) months to construct at a cost estimate 
of $2.5 million dollars.  
 
Required Approvals 
This request necessitates multiple approvals from the city’s Comprehensive Zoning ordinance from both the 
Planning Board and Zoning Board of Appeals: 
 Section 2430 Non-Conforming Structures, Other than single/two-family structures.  Given that the 

structure is a legal non-conforming building, additional relief in the form of a Special Permit from the ZBA 
is needed from: 
o Section 2431. Reconstructed, extended or structurally changed; and  
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o Section 2432. Altered to provide for a substantially different purpose or for the same purpose in a 
substantially different manner or to a substantially greater extent.   

 Section 4500. Downtown Business Overlay District; Special Permit from the ZBA is needed for, specifically:  
o Section 4553 Reductions in parking requirements for commercial use of pre-existing or new structures 

where the applicant is requesting a Special Permit for reduction in parking to include zero (0) spaces 
before the ZBA.  

o Section 4552 Reductions in setbacks, density, green space and parking requirements to allow for the 
development of residential dwelling units on the upper level floors of new and pre-existing structures 
where the applicant is requesting a Special Permit from the ZBA. 

 Section 5400: Site Plan Review from the Planning Board. 
 

This case was originally placed before the ZBA in January at which time that body granted a continuance at the 
applicant’s request to allow the Planning Board the opportunity to review and offer its Site Plan Review 
findings to the ZBA prior to the Zoning Board’s meeting of February 18, 2016.  
 
Existing Conditions  
The Levi Standish House is a 3,872+/- SF Federal-Style brick structure constructed in 1830 which currently 
serves as administrative offices and designated program services for the YWCA.  According to the applicant, 
“the grounds of the property are residential in nature for this urban area of New Bedford.” Although the 
building is not located within the Historic District, it is protected by preservation restrictions 
 
There is no off-street parking; the YWCA leases fifteen (15) off-site parking spaces for its current staff of 10-12 
employees in a surface lot on the next block of South Sixth Street to meet current parking requirements. There 
is one off-street for handicap parking across the street from the building on South Sixth Street for which the 
YWCA petitioned for and 
received several years ago 
and the applicant has 
indicated they will again 
be petitioning the New 
Bedford Traffic 
Commission for additional 
on-street handicap parking 
around their building to 
accommodate visitors and 
staff.  
 
The site is within the 
southernmost edge of the 
City of New Bedford’s 
Downtown Business 
Overlay District [DBOD] 
whose boundaries are 
described as located 
between the east side of 
County Street, north side 
of School Street, west side of Route 18 and south side of Kempton Street.  The purpose of the DBOD is to 
provide adequate minimum standards and procedures for the construction of new, and rehabilitation of 
existing, structures so as to promote economic and cultural development in the downtown area.  
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Proposed Conditions 
The petitioner states that the proposed expansion and alteration of the Levi Standish House will, to the extent 
possible, preserve the historical character of the property.  
 
Context.  The proposed location of the new 
construction is within the property’s side yard facing 
South Sixth Street and located north of the existing 
structure. The wood-frame, new addition will feature 
a façade of lap siding and brick facing at the South 
Street elevation and is considered an extension of a 
non-conforming structure. The rear yard area 
adjacent to School Street will feature a playground 
area for children. 
 
DBOD and the ZBA.  The Planning Board may wish to 
note that although its own review is limited to Site 
Plan Review, the Zoning Board of Appeal’s [ZBA] 
forthcoming hearing for a special permit in the DBOD 
later this month will necessitate its own review of many of the same items and considerations required 
through the Site Plan Review Process.  Specifically, 
the ZBA will be required to determine [in accordance 
with Section 4570] whether “the proposed project 
does not cause substantial detriment to the 
neighborhood after considering the following 
potential consequences:  noise during construction 
and operational phases, pedestrian and vehicular 
traffic, environmental harm, visual impact caused by 
the character and scale of the proposed structure(s),” 
and parking.  In light of this, any findings/conditions 
the Planning Board may make in the context of any 
approval it issues with respect to these specific issues 
will have relevance to the ZBA during the course of its 
own deliberation. 
 
Historic Preservation.  Because the Levi Standish House has preservation restrictions on it, the proposed plans 
must receive the approval of the Massachusetts Historical Commission [MHC].  It is the understanding of staff 
that those materials were sent to the MHC on January 18th of this year and that the MHC then has thirty [30] 
days in which to issue its findings.   Given that their findings may come after the Planning Board’s review, staff 
recommends that if it approves of the site plan, the Planning Board may wish to include a condition that 
acknowledges this decision.   
 
Purpose/Occupancy.  A passage-way corridor will connect the new and existing construction. The 6,550 +/- 
handicap compliant addition is comprised of two-stories. The first floor will host an after-school day care 
center, classroom/meeting spaces, employer kitchen facility, and three bathrooms. The second floor will offer 
congregate style housing, as defined under Section 310.1 (R-3) of the MA State Building Code governing use 
and occupancy classification, to feature eight (8) single-room occupancy housing units, or SRO’s, a segment of 
the housing spectrum that permits individuals to reside in a community environment. The SROs will be solely 
occupied by adult single females, thereby mitigating impact on the City of New Bedford Schools. The applicant 

Looking south toward the site on the left. 

Looking north from the rear of the existing building. 
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states the residents will share common bathroom facilities and community space for dining and leisure 
activities.  
 
The applicant anticipates the consolidation will permit the YWCA to increase their level of service from ten 
(10) to (30) clients per day by doubling staff size from ten (10) to twenty (20) employees and expanding the 
existing 9:00 a.m. to 4:00 p.m. Monday to Friday hours of 
operation by two hours to conclude at 6:00 p.m.  
 
Landscaping.  A landscape design is depicted on Landscape 
Plan sheet PB-L100.  It appears twelve (12) mature trees of 
unknown caliper will be removed from the site. Three (3) 
new street trees are proposed along South Sixth Street 
within the existing right of way and two existing street trees 
are to be preserved along School Street; one (1) new street 
tree within that same right of way is proposed. Also 
illustrated on the Landscape Plan sheet is a 1,350 SF area 
dedicated for children’s play that is surrounded by a four (4) 
foot high, vinyl coated chain link fence, which may be viewed 
from School Street. Staff finds that the details provided 
within the landscaping plan as presented are lacking and 
therefore recommends the board seek additional 
information be added to a revised landscaping plan and that such plan be subject to the city planner’s 
review/approval.  
 
Circulation.  The proposed site does not include any vehicular parking or drives.  There are multiple walkways 
including an accessibility ramp on the west [front] elevation, formal entry walkway into the connector 
between buildings and walkways in the rear yard (east side of building) along a proposed play area, to 
doorways, etc.   
 
Lighting.  No Lighting Plan has been submitted. However, the applicant states within the Development Impact 
Statement [DIS] lighting will be of “down draft design to minimize impact on abutting properties while being 
sufficient for the security of resident and YWCA staff.” The Planning Board may desire to ask that lighting be 
shown on the Site Construction Layout Plan sheet C1.01 and Landscape Plan sheet PB – L100 and that final cut 
sheets/specifications be provided to the city planner before project sign off. 
 
Trash.  The applicant states in the DIS that refuse disposal for trash generated from the project site, when 
operational, will be disposed of through a dumpster via private trash removal. Site location for the dumpster 
should be illustrated on the Site Construction Layout Plan sheet C1.01.  
 
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. 
 
Conservation Commission Agent Sarah Porter responded stating the proposed project is not in or within 
100’ of State or Local Wetland Resource Areas.  Therefore, no permit is required from the Conservation 
Commission for this proposed activity.   
 
The School Department had no comments to add for the Board’s consideration. 
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The applicant has submitted a Project Notification Form to the Massachusetts Historical Commission (MHC) 
which is subject to a thirty day review period. While this project does not require a public hearing before the 
City of New Bedford Historical Commission as it is located outside of the Historic District, it is understood that 
the MHC will provide their findings to the city. In addition, the board may wish to note that typically the MHC 
seeks the input of the local historic preservation folks; in this case they may solicit input from the New Bedford 
Historical Commission, itself, of from the city’s Preservation Planner.  
 
A copy of the Preservation Restriction Agreement between the Commonwealth of Massachusetts by and 
through the Massachusetts Historical Commission and the YWCA of Southeastern Massachusetts, Inc., is 
attached for the Planning Board’s information describing the preservation restrictions (Attachment 1). 
 
For comments from the Department of Public Infrastructure, please see Attachment 2.  
 
The Planning Department awaits other comments.  
 
Plans submitted for consideration:  
The submittal is shown as Renovations to YWCA Southeastern MA, 20 South Sixth Street, New Bedford, MA 
dated 01/15/2016, prepared by Davis Square Architects, 240A Elm Street, Somerville, MA 02144 and Garcia 
Galuska Desousa Consulting Engineers, 370 Faunce Corner Road, Dartmouth, MA 02747, with existing 
conditions site plan prepared by Boucher & Heureux, Inc., 648 American Legion Highway, Suite One, Westport, 
MA 0270, consisting of nineteen (19) sheets (Attachment 3).  Within the submittal staff has found a number of 
areas requiring clarification and revision.  A list of submitted sheets, along with staff recommendations as may 
be applicable, are as follows: 
 

 Cover Sheet - T1.01 
1. Omission: Assessors Map and Lot number 

 Existing Conditions Site Plan 

 Site Demolition & Preparation Plan - C1.00 
1. The Notes on Site Demolition & Preparation Plan C1.00 should be revised to reflect the preservation 
of the wall, rather than removal and disposal of the stone wall remains. 
2. It appears twelve (12) trees of unknown caliper will be removed from the site. 

 Site Construction Layout Plan – C1.01 
1. Site visit by staff finds the stone wall that would serve to screen the utility service location as shown 
on Site Construction Layout Plan C1.01 to be in disrepair. The wall must be maintained as stipulated 
under Section 3360 of the zoning ordinance.  

 Site Grading & Drainage Plan - C2.01 

 Utility and Grading Plan – C3.01 

 Site Erosion Control Plan – C4.01 
1. The plan notes hay bales. Straw bales are to be used for erosion control measures. Please revise and 
note change at Detail C5.01. 

 Site Legend, Notes & Details - C5.01 
1. See note regarding hay v. straw. 

 Site Details – C5.02 

 Site Details – C5.03 

 Site Details – C5.04 

 Landscaping Plan - PB – L100 
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1. A modest urban landscape design is proposed and exemplified by Landscape Plan sheet PB-L100.  
The Planning Board may desire a more robust landscaping design at this site, given the loss of twelve 
(12) mature trees.  DPI may additionally require replacement of street trees. 

 Sign Plan – PB – L101 

 Existing/Demo Floor Plans – PB – X100 

 Ground Floor Plans – PB – A100 

 First Floor Plan – PB – A101 

 Second & Third Floor Plan – PB – A102 

 Roof Plan – PB – A103 

 Elevations PB -  A200 
 
The DIS included in the case submittal packet is attached for the Planning Board’s review and consideration 
(Attachment 4).  Photos of the site are included at Attachment 5. 
 
A Drainage Analysis for the Renovations to the YWCA Southeastern Massachusetts is included in the case 
submittal packet for review and consideration (Attachment 6).  Staff recommends the board require minor 
typos to be corrected by the applicant. [See Page 1 identifying site soil classification as “Urban land per the 
USDA Natural Resources Conservation Commission Soil survey of Plymouth (rather than Bristol) County”. See 
Page 4. Summary of peak run off rates for proposed catchment areas. The table identifies run-off as Existing 
Conditions Peak Runoff Rates.] 
 
For Board Member Consideration 
The proposal before the Planning Board for Site Plan Approval is consistent with the city’s master plan goal to 
continue to shape the city as a metropolitan center of the Southcoast. This initiative for development will 
continue to strengthen the Downtown Business Overlay District by providing minimum standards and 
procedures for the construction and rehabilitation of existing structures, while protecting the neighborhood 
context, providing classroom and educational learning opportunities, and providing decent, safe and affordable 
housing for women who are single.  
 
Having reviewed this request, the existing character of the surrounding properties and thresholds for approval 
of a site plan review, staff recommends the approval of this application with the following conditions: 
 

 The applicant/owners shall comply with the stipulations set forth by the City of New Bedford 
Department of Public Infrastructure.  

 Conditions placed upon the application for the proposed work by the Massachusetts Historic 
Commission shall be included as part of this decision only insofar as those conditions do not 
significantly alter the site plan proposed and hereby conditioned; significant alteration to the site plan 
being approved will necessitate the applicant’s return before the Planning Board for a modification of 
site plan approval. 

 The applicant/owners shall ensure proposed lighting is illustrated on the Site Construction Layout Plan 
sheet C1.01 and Landscape Plan sheet PB – L100 and that lighting style, specification tear sheets and 
specifications are to be reviewed for final acceptance by the city planner. 

 Plans are to be revised to illustrate site location for dumpster on the Site Construction Layout Plan 
sheet C1.01.  

 Mechanical equipment size is to be reviewed by staff for approval before final preparation of plan 
revisions for Roof Plan sheet PB A103 and Elevation plan sheet PB A200.  

 The applicant shall repair and maintain the stone wall at School Street in keeping with Section 3360 of 
the city’s zoning ordinance.  
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 Landscape plan design PB- L100 shall be approved by the city planner prior to the issuance of a project 
permit; all plantings shall be in good condition, in place and approved by the city planner prior to the 
issuance of a certificate of occupancy. 

 Straw bales are to be used for erosion control measures. Please revise and note change at Site Erosion 
Control Plan C4.01 and Site Legend, Notes & Details & Details C5.01.  
 
 
____________________________________________________________________________________ 

 
Attachments:  
1. Preservation Restriction Agreement Between the Commonwealth of MA and YWCA 
2. Review Comments 
3. Plan Set 
4. Submittal Packet from Applicant Containing: 

Site Plan Application 
Project Description & Narrative 
Development Impact Statement 
Quitclaim Deed-Bristol County Registry (S.D.) Book 1797, Page 835 
Articles of Incorporation-Bristol County Registry (S.D.)Book 3770, Page 182 
Exhibit A-Single Residency Occupancy Units 
Certified Abutters List 
Map of Historic Structures within 250 feet of site 

5. Site Photos 
6. Drainage Analysis 




































































































































































































































































































































































