
STAFF COMMENTS           Page 1 of 6 

 

Ornamental Gate at Site 

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 
April 6, 2016 

 
Case # 09-16: SPECIAL PERMIT For  
  ES South Sixth Street 
  Map 46, Lot 93 
 
Applicant: Atty. Pamela Gauvin 

555 Pleasant Street, Ste. 
5A  

New Bedford, MA 02740 
   
Owner:  New Bedford Urban 

Renaissance II 
  555 Pleasant Street 

New Bedford, MA 02740 
 
Overview of Request 
Request to consider an application under 
Chapter 9 Comprehensive Zoning, 
Sections 3000-General Regulations, 3100-
Parking & Loading, 3110-Applicability, and 3120-3125-Special Permit for a Special Permit for reduction of off-
street parking located at ES South Sixth Street (Map 46, Lot 93), in the Mixed 
Use Business (MUB) to serve a building conversion from general office to hotel 
use located at 222 Union Street (Map 46, Lots 32 & 33).  
 
Under Section 3120 of the zoning code, parking requirements stipulated [by 
the city’s zoning ordinance] 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.”  Here, the applicant proposes up to 117 parking spaces in two 
off-site locations where the proposed use necessitates an estimated 2061 on- 
site spaces (1:200SF of building = 186 + 30 estimated employees = 206). 
 
 

                                                 
1
  The Zoning Enforcement Officer will make a final determination as to exact parking needed; it is hoped that this 

figure will be available at the board’s hearing on this matter. 

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 

View of proposed hotel from Pleasant Street looking NW 
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Existing Conditions  
The applicant proposes to convert an existing 37,260 SF five storey building occupying the entirety of the subject 
site to a hotel use with associated restaurant and function area facilities on the street level.  Given the 
nonconformity of the building dating back to c.1916 and the absence of any open space on the existing lot, the 
applicants propose a plan to off-set their parking demand by providing off-site parking for employees and guests 
in two locations.  Both parking sites are currently operating as parking lots and the applicant does have site 
control of both parcels. 
 
As regards the parking lots proposed to service this new use, the applicant has included information in the case 
submittal materials that depicts the primary lot, located on South Sixth Street 
as being located approximately 3 blocks from the proposed main entrance of 
the hotel on Union Street and a smaller lot being off of Union Street that is 
located approximately 400 linear feet from the main entrance. 
 
 The applicant identifies the South Sixth Street lot as having 63 spaces in an 

existing paved parking lot including two handicap parking spaces.  The 
applicant notes that when valet parking is used and vehicles are parked in 
“stacked” bumper-to-bumper fashion, the lot capacity increases to 72 
vehicles.   
 
The lot slopes gently east.  The existing asphalt pavement is striped and 
the lot is delineated by a variety of fencing styles of varying heights and 
noticeable brush growth along the eastern and southern perimeter lot 
lines.  Jersey barriers front along the sidewalk edge; the board may want 
to consider conditioning any approval upon their removal and/or 
substitution with landscaping. Retaining walls shore up earth at the 
eastern and southern abutting residential properties; curb stops were observed by staff as noted on the site 
plan.  Four (4) curb cuts serve for ingress and egress at the site along South Sixth Street.  

 
Two (2) utility poles with existing lighting are located at the eastern property line, in addition to street 
lampposts, providing some illumination to the area which is located adjacent to residential dwelling units.  
 
Two catch basins facilitate 
drainage on the site. No 
drainage calculations or plan 
has been provided for the 
Planning Board’s review and 
consideration.  
 
Staff’s visit to the site found 
landscaping and screening 
buffers have fallen into 
disrepair. [Given that this 
commercial parking lot is 
bounded by residential 
dwelling units, the board may wish to remind the applicant as to the importance of honoring the city’s 
screening and landscaping stipulations under Section 3300 of the municipal code.]  
 

View south on South Sixth 
Street with proposed 

parking lot on the left. 

View into the South Sixth Street lot looking east. 
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 The Park Place Parking lot is actually a combination of two lots with an existing 45 spaces that will serve as 
the employee parking area.  It is located roughly 450 feet from the proposed hotel.  Although the parking lot 
is referenced by the applicant within the submitted application, it does not appear on the provided site plan 
as referenced by the applicant.  Staff recommends that the site plan be revised to reflect both parking lots to 
ensure consistency with the application and any action the board takes. 

 
Proposed Conditions:  
The intent of this project is to provide parking for a proposed boutique hotel envisioned to accommodate 
visitors to New Bedford, through the adaptive 
reuse of vacant general office space.  
 
The applicant proposes valet parking services 
twenty-four hours per day in front of the hotel 
at its main entrance to be situated on Union 
Street.  There will also be a self-park option for 
guests available. Guests who choose to self-park 
will be provided with maps of New Bedford 
parking availability but advised that the hotel’s 
South Sixth Street parking lot is free of charge.  
The applicant will be seeking approval from the 
city’s Traffic Commission to allow the conversion 
of three existing street parking spaces into valet 
loading and unloading space.  
 
Valet parking circulation is described in the application’s narrative proposal with accompanying photographs 
(Attachments 3 & 4). 
 
The application does address snow removal and spring clean up of the South Sixth Street Parking Lot noting that 
“snow will be placed in the southeast corner of the lot where there is loam and seed.”  Trash barrels for which 
the hotel will be responsible will be placed at each entrance and egress. 
 
The board may wish to question the applicants as to how parking will be regulated on these sites, meaning, how 
will they ensure that people other than hotel guests/employees are using the site and how will the proposed 
Park Place Parking Lot suffice in accommodating employee shifting patterns.  While not directly germane to the 
board’s deliberation concerning the allowance of a special permit for reduced parking, issues around 
enforcement, signage and operational protocols for both off-site parking lots—given that they are introduced by 
the applicant as the remedy to the proposed parking deficiency—would be relevant to this discussion. 
 
Special Permit for Parking Reduction:  
When considering an application for Special Permit, the Board takes into account the characteristics of the site 
and of the proposal in relation to that site, in addition to any specific factors that may be set forth under Section 
5300 of the zoning ordinance.  As to those thresholds, staff offers the following considerations: 

   
 Social, economic, or community needs which are served by the proposal. 

The special permit request for parking reduction is submitted in support of the $10 Million dollar hotel and 
restaurant renovation of a vacant building in Downtown New Bedford proposed by the Columbus Group. The 
proposed adaptive reuse of the vacant general office space, itself, will promote a public benefit by 
stimulating activity that provides an economic gain to the neighborhoods and city.  In support of this 

View of proposed valet 
loading/unloading area on Union 

Street. 
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development off-site parking is needed and proposed to both serve employees and guests of the renovated 
use, but also to ensure that street parking is not negatively impacted to any measurable effect. 

 
Staff would argue that the economic stimulus resulting from the proposed project will be manifested both 
through the design/build phase of the project during construction, as well as on an ongoing basis through the 
hotel’s operation.   New Bedford’s historical and cultural assets are a regional and national draw for visitors, 
driving future employment opportunities for the tourism, hotel and hospitality sector to continue nurturing 
the city’s economic growth.   

 
 Traffic flow and safety, including parking and loading. 

The application as presented reflects a careful consideration of the flow of traffic in and around the 
downtown, mindful of existing traffic patterns and utilizing existing off-site parking availability.  The proposed 
use of two off-site parking lots 
that already exist eliminates the 
need to build more parking lots, a 
largely undesirable consideration 
in creating urban vitality in a 
downtown.  The proposed 
introduction of a 24 hour valet 
service additionally lends a 
convenience to patrons and hotel 
guests that will help reinforce the 
use of those extant lots. 

  
 Adequacy of utilities and other 

public services. 
Whereas the applicant is 
requesting approval for the 
allowance of no on-site parking 
associated with the hotel, there is 
no issue with this adequacy. 

 
 Neighborhood character and 

social structures. 
The building located at 222 Union 
Street dates from 1916 and provides a distinctive ambiance to the architectural style exemplified by the 
contextualism of the downtown.  That said, to the extent that any significant alteration to the building in 
order to accommodate onsite parking would radically change the character, historical gravitas and 
streetscape such a building provides.  As proposed, the remedy of off-site parking in this instance supports 
the existing neighborhood character. 

 
 Impacts on the natural environment 

This application for parking relief is for the utilization of urban space currently used for parking; there will be 
no anticipated negative impacts on the natural environment as a result of granting the special permit. 

 
 Potential fiscal impact, including impact on city services, tax base, and employment 

The fiscal impact of the proposed hotel, while not itself the subject of this application, will provide a positive 
financial contribution to the city, both in direct revenues and new employment opportunities, but also in the 
anticipated leveraging of private investment beyond the hotel such an expansive project can bring.  The 

Park Place Lot :: Employee Parking 

South Sixth Street Lot :: Guest Parking 

HOTEL 

Aerial view oriented north 
depicting off-site parking lots 
in relation to the proposed 
hotel.   
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provision of a special permit in support of this development will, in effect, make this project possible.  In this 
regard, and given the minor negative impact off-site parking lots would have, staff contends that the 
proposed special permit will positively impact the fiscal condition of downtown and support the city’s vision 
of a vibrant seaport community.  

 
Master Plan Goal  
This proposal is consistent with the master plan’s goal (of establishing a sound foundation for future growth that 
builds upon its coastal location, preserves its historic legacy, and expands cultural and workforce opportunities) 
as it improves the neighborhood, develops strategic sites, and attracts emerging business.  In addition to its 
alignment with this vision, the proposed reuse of this existing building, coupled with creative parking solutions, 
is consistent with the city’s anticipated shift to form based zoning in the downtown. 

 
Review Comments 
Plans were distributed to City Clerk, City Solicitor, Health Department, Inspectional Services, Engineering, Public 
Infrastructure, Conservation Commission, Fire Department and School Department offices.  The Department of 
Public Infrastructure responded stating it had no remarks or comments for the Planning Board’s consideration of 
this case.  The Conservation Commission noted there were no local or State protected wetlands in or within 100’ 
of the subject proposal, therefore no permit was required from the Conservation Commission.    Outside of this, 
no further comments from city offices were received in this matter.  
 
Staff Recommendation:  
This application before the Planning Board is a Special Permit request for relief from parking requirements.  In 
light of the findings and considerations articulated in this report, staff recommends approval of the proposed 
special permit and offers the following conditions for the board’s considerations: 

 

 That the applicant address and submit all technical corrections to the Planning Department as follows: 
o The applicant shall add the Deed Book and Page to Site Plan for 222 Union Street and ES South Sixth 

Street to the plan sheet set. 
o The Special Permit Application shall include the deed book and page number (11570/77) for the ES 

South Sixth Street parcel, in addition to noting the deed book and page number (11553/102) for the 
proposed hotel site at 222 Union Street.  

o The Owner shall sign and date the Special Permit Application.  
o At Section 3. of the application for Special Permit, the applicant describes relief is sought under 4550 & 

4553. The Department of Inspectional Services cites Sections 3000-General Regulations, 3100-Parking & 
Loading, 3110-Applicability, and 3120-3125-Special Permit.  The applicant shall correct the application, 
accordingly. 

o The applicant shall ensure that the descriptions relative to the parking lot provided under the 
Description of Parking Lots in the application narrative and within the narrative scenario are consistent 
to the satisfaction of the city planner in accordance with the applicant’s representation before the 
board. 

 That the applicant provides a separate narrative and plan describing the off-site parking plan in meeting 
employee and staffing needs as represented before the board. 

 That the applicant removes the jersey barriers that exist within its parking lot along South Sixth Street and 
appropriately articulates the site’s ingress and egress with landscaping. 
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Attachments:  
1. Site Plan for 222 Union Street & South Sixth Street (Map 46, Lots 32 & 33), New Bedford, MA, dated March 

12, 2016 and prepared for Shiawee Yang, Columbus Group LLC, 800 Boylston Street, 16th Floor, Boston, MA 
02199, by Farland Corp, 401 County Street, New Bedford, MA 02740 consisting of 4 (four) sheets 

2. Special Permit Application 
3. Project Proposal 
4. Valet and Parking Circulation Photos 
5. Deed – Bristol County (S.D) Registry of Deeds Book 11570, Page 77 
6. Plan of Land for South Sixth Street for National Equity Properties, Inc, 240 Union Street, New Bedford, MA, 

dated 05-14-2010 prepared by Alpa Surveying and Engineering , Inc, 695 Wareham Street, Middleboro, MA 
(Bristol County (S.D) Registry of Deeds Plan Book 165, Page 106) 

7. Site History describing lot size reduction along Pleasant Street 
8. Proposed Hotel Photos 

 

View from Parker St. 














































