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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 REPORT 
 

PLANNING BOARD MEETING  
March 8, 2017 

 

 
Case #03-17: SITE PLAN REVIEW 
Case #04-14: SPECIAL PERMIT FOR PARKING 

REDUCTION 
89-93 W. Rodney French Blvd  
Map 15, Lot 151 
 

Applicant/ 
Owner:  Erika Realty Trust  

92 Kilburn Street  
New Bedford, MA 02745 

 

Applicant’s 
Agent:  SITEC, Inc 
  49 Faunce corner Road 

Dartmouth, MA 02747 
 
 
 
Overview of Request 
Request to consider applications under Chapter 9 Comprehensive Zoning for Site Plan approval for adaptive reuse 
from a 290,191+/- SF mill building to 195 residential apartments and a Special Permit for Parking Reduction on a 
4.2+/- acre site located at 89-93 West Rodney French Blvd (Map 15, Lot 151) in the Industrial B (IB) zoning district 
and West Rodney French Mill Overlay District (WRFMOD). The applicant/owner proposes interior and exterior 
renovations to the former No. 2 Kilburn Mill. 
 

The applicant will also seek Special Permit from the Zoning Board of Appeals for the rehabilitation of the existing 
structure under §4600A-West Rodney French Mill Overlay District (WRFMOD) and §5300-Special Permits. At the 
time this report was prepared, a meeting date with the ZBA had not been scheduled. 

 
Historic 
Named for its first president Edward Kilburn, several structures comprise the former cotton spinning mill 
complex. The first mill building began operating in 1905; Kilburn Mill No. 2 was added in 1910. Further expansion 
of the profitable venture occurred in 1915. In 1925 Henry L. Tiffany, of the New York Tiffany Jewelry family, 
assumed the position of president and held this role thru 1932. Kilburn Mills employed 1,250 during peak 

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 



 

STAFF COMMENTS            Page 2 of 7 

production prior to the Great Depression of 1929-1939. The 
mill was liquidated in 1949. Currently, Whaling City Transit 
utilizes area of the site to park school busses and Globe 
Furniture Warehouse operates a furniture store business at 
this location.  
 
Given the historical relevance of the Kilburn Mill, the 
applicant may wish to consider nominating the structure to 
the National Register of Historic Places. In addition to 
honorific recognition, projects listed in the National Register 
may be eligible for tax credits and Federal grants. Staff 
suggests the applicant confer with New Bedford’s Historical 
Preservation Planner for information and guidance. 
 
Existing Conditions  
The redevelopment site, comprised of several structures, is located at 
the SW corner of West Rodney French Boulevard and Grit Street in 
the city of New Bedford’s south end. The property is bordered by Grit 
Street at the north, W. Rodney French Blvd at the east, former mill 
structures at the south, and the newly constructed Hurricane Barrier 
walkway at Clark’s Cove to the west.  
 
Currently, the majority of the site perimeter is surrounded by chain 
link fence topped with barb wire and/or razor wire. However, the 
former Kilburn Mill office entry 
exemplifies distinctive fence design 
that staff suggests be preserved. 
Should the applicant install fence 
around the site perimeter after 
demolition of the chain link, staff 
suggests the decorative style be 
replicated, (which may include use of 
a value engineered product), that will 
honor this historical element.  
 
Although maintenance of structures 
and site have been deferred, brick 
work and architectural features are 
remarkable, possessing a high level 
of detail. 
 
Surrounding the red brick mill complex is a 
neighborhood exemplifying a mix of mill worker cottages and 
multifamily dwellings, as was the typical housing development pattern 
during the height of industrial production. 

LOOKING NORTH AT SITE FROM  
HURRICANE BARRIER 
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The land slopes gently east to west toward Clark’s Cove. This 
area is shown as being in Zone X of Panel 0481G Map No. 
25005C0481G of the Flood Insurance Rate Map (FIRM), as 
revised July 16, 2014.  Zone X is recognized as a minimal risk 
area, outside the 500-year flood plain.  Surface pavement 
includes a predominance of intact Belgium Block, gravel, and 
bituminous asphalt.  
 
The proposed loft apartments are within walking distance to 
Howland Green branch library, Cove Walk alongside Clarke’s 
Cove atop the Hurricane Barrier, Hazelwood Park, and West 
Beach.  
 

Proposed Conditions  
The applicant seeks to create a mix of 195 residential apartments consisting of 28 one-bedroom units, 155 two- 
bedroom units, and 12 three-bedroom units. Exterior building improvements will include new windows, brick 
repair, and the demolition of commercial components. The northern most structure fronting Grit Street will offer 
residential dwelling units on the upper three (3) floors.  The former mill building to the south presents three (3) 
floors of residential units consisting of one (1) and two (2) bedroom mix. The third building, overlooking Cove 
Harbor Walk, will feature two (2) and three (3) bedroom townhouse-style dwelling units.  
 
NOTE: Intended use of a fourth building, formerly known as the Office, having 7,485 SF fronting W. Rodney 
French Blvd at the driveway entrance has not been described by the applicant in the case submittals and 
therefore is not considered a part of the project being reviewed.  In light of this—and if the Planning Board 
wishes to grant approvals—staff recommends that a condition stipulating that any future plans for the Office 
building be considered a modification of both the special permit and site plan review since its use would further 
intensify activity at the site placing additional demands on parking, etc. 
 
The ground level of the northern most structure fronting Grit Street will provide 104 covered parking spaces for 
residents and guests of the property, to include three (3) ADA compliant spaces. The remaining 134 on-site 
parking spaces to serve the residents’ needs are shown on plans at the southern area of the site area, and include 
four (4) ADA compliant spaces.  Under 521 CMR 23:00, the applicant satisfies the required minimum number of 
seven (7) ADA accessible spaces.  
 
The applicant seeks a Special Permit from the Planning Board for parking reduction from 390 to 238 parking 
spaces to accommodate residents and guests.  Access to the site is via one curb cut at Grit Street and one curb 
cut at W. Rodney French Blvd.   
 
Appendix C-Table of Parking & Loading Regulations  
 

USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

One-family dwelling  
Two-family dwelling  

Multi-family (3) or more per structure 

Two (2) spaces per dwelling 
unit 

One (1) loading space for each multifamily 
dwelling containing more than ten (10) 

dwelling units, or more than twenty (20) 
housekeeping units 

 

LOOKING NORTH AT STRUCTURES FROM 
BELGIUM BLOCK PARKING AREA 
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Public utilities and municipal water and sewer serve the site.  New stormwater water quality and flow mitigation 
controls will be included in the overall site improvement. The applicant states by combining increased landscaped 
area and four recharge systems, significant reduction in stormwater runoff will be achieved (Attachment 7).  
 
It is anticipated the project redevelopment will take 12 to 18 months to complete with a construction cost 
estimate of between $20-$25 million dollars.  
 
Site Plan Review  
The submittal is named on the Cover Sheet as Apartments on the Cove, 89-93 West Rodney French Boulevard, 
New Bedford, MA, dated January 29, 2017, prepared for Erika Realty Trust, 92 Kilburn Street, New Bedford, MA 
02740 by SITEC, Inc., 449 Faunce Corner Road, Dartmouth, MA 02747, consisting of ten (10) sheets. 
 
Recommended modifications are noted as follows: 
Cover Sheet  

 Add West Rodney French Mill Overlay district (WRFMOD) under Site Summary 
Site Layout – Sheet 1 of 9 

 Add to Notes: The applicant shall present any proposed modification from the approved plans for 
consideration to the City Planner for determination as to whether the modified plan must return before 
this Board for further review. 

Locus Plan – Sheet 2 of 9 
Landscaping Plan – Sheet 4 of 9 

 A color landscape drawing at the Planning Board meeting would be helpful to the board. 
 Missing from plan drawing as noted on Planting Schedule - one (1) October Red Glory Tree  

Lighting Plan – Sheet 5 of 9 
 While adhering to Dark Sky complaints stipulations, the applicant has specified lighting of a modern style 

for bollards, pedestals and poles. Staff recommends the applicant consider using Washingtonian – style 
lighting for this adaptive reuse project in keeping with the seaport city’s historical character. 

Existing Conditions – Sheet 6 of 9 
Demolition Plan - Sheet 7 of 9 
Erosion Control Plan – Sheet 8 of 9 
Detail Sheet – Sheet 9 of 9 

And 
 

Architectural Plans for 89 W. Rodney French Blvd, New Bedford, dated 11-29-2016, prepared by Ganek 
Architects, Inc, One River Road, Carlisle, Ma 01741, consisting of five (5) sheets. 
 
Elevation Sheet A101 

 In reviewing the elevation plan, it appears N, S, E & W 
elevations are for a single building at Grit Street. 
Palladian windows are omitted in elevation drawings for 
the structure aligned with Clarke’s Cove. Please revise 
plans to include elevations for all structures under this 
review.  

Ground Floor Alt A2.0A 
 Is there a leasing office? 

First Floor A2.1 
 Is there a leasing office? 

Second Floor A2.2 
Third Floor A2.3 
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Review Comments 
Plans for modification were distributed to City Clerk, City Solicitor, Health Department, Inspectional Services, 
Engineering, Public Infrastructure, Conservation Commission, Fire Department and School Department offices.   

 

 

Conservation Commission staff noted:  The proposed Apartments on the Cove will require an Order of 
Conditions from the Conservation Commission.  The property falls within the Buffer Zone to a 
Coastal Bank and is located within the FEMA Floodplain (A Zone el. 9).   
 

Outside of this, no further comments from city offices were received in this matter.  
 
Special Permit for Parking Reduction  
With respect to on-site parking, staff notes that the reclamation and reuse of the existing, excavated block 
materials as a traffic calming measure will decrease the speed of vehicular traffic entering the site from W. 
Rodney French Boulevard, in addition to enhancing the appeal of the entrance to the complex. 
 
In light of this and in considering the application for Special Permit, (for which the Board must take 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), staff offers the following considerations: 
 
 Social, economic, or community needs which are served by the proposal. 

The vision of the City includes the creation of dynamic neighborhoods.  This proposal allows the restoration 
of an existing property and provides additional residential housing stock to the neighborhood.  
 

 Traffic flow and safety, including parking and loading. 
Parking space allotment presents a challenge for this redevelopment proposal. For public safety reasons to 
facilitate emergency vehicle service, staff recommends that regulations be established by the owner and 
manager of the residential units stipulating a maximum number of cars tenants may park on site and limit the 
number of vehicles a tenant may register with management for the term of the tenants lease, based on 
occupancy of the building.  
 
To allow for better space planning, staff recommends that oversize vehicles, such as trucks and full-size SUVs, 
park in areas designated for such type of vehicle.  
 
Staff, also, recommends that the 
applicant submit a waiver for 
the Planning Board’s 
consideration, petitioning for a 
decrease in municipal standard 
parking regulations of the nine 
(9) foot by twenty (20) foot 
parking area to accommodate 
compact car dimensions of eight 
(8) feet by sixteen (16) feet.  
 

 Adequacy of utilities and other 
public services. 
Whereas the applicant is 
replacing an existing structure 

CONTEXT AERIAL OF SITE ORIENTED NORTH  
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within a neighborhood with complete utility and public services, there is no anticipated issue with this 
adequacy. 

 Neighborhood character and social structures. 
Housing is the most prevalent land use in New Bedford, and its cost and availability are critical components 
that define much of the city’s character. This neighborhood is mix of residential single and multi–family 
dwellings and commercial use. The city’s historic mill buildings are now being preserved and transformed for 
new uses, such as this proposal for residential housing. Adaptive reuse of this structure would promote a 
vibrant mixed use center as a new South End gateway destination.  
 

 Impacts on the natural environment 
The applicant is adapting and renovating an existing structure and this application for parking reduction 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 
Having this property renovated and the site improved will provide a positive fiscal impact on the city and the 
broader neighborhood by improving property values.  Outside of water/sewer/trash services (which would be 
needed for any use), no additional city services are necessitated by this application 
 

 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 restores blighted property, improves the neighborhood and provides new residential 
opportunities. 

 
Staff Recommendation 
Having now reviewed the case submittal materials, staff offers the following recommendations: 

 
 That any activation or use of the building previously known as “the Office” which was not a part of this 

case submittal shall necessitate a return before the Planning Board for a modification of the Site Plan 
Approval (and as may be warranted based on parking demand under the city zoning ordinance, a further 
review and/or modification of the Special Permit). 

 
 That the permeable Belgium Block paving materials be preserved wherever practicable and that 

excavated block at the entry site of the apartment complex be reused as may be possible.  
 

 That the owner devise a parking plan stipulating a maximum number of cars tenants may park on site and 
a limit as to the number of vehicles a tenant may register with management for the term of the tenants 
lease, based on occupancy of the building.  This parking plan shall include clarity as to the parking allotted 
for oversized vehicles such as trucks and full-size SUVs to the satisfaction of the City Planner, New 
Bedford Police and Fire Department for the purpose of ensuring emergency vehicle access. 

 
 That the applicant should check and resubmit all documents with corrections, to include all Plan sheets, 

Site Plan Review Application, Special Permit Application, Narrative, and any other conflicting 
documentation submitted for consideration by the Planning Board (i.e., See Site Plan Review). 

 
The Planning Board may wish to also consider having the applicant submit a waiver for the Planning Board’s 
consideration, petitioning for a decrease in municipal standard parking regulations of the nine (9) foot by twenty 
(20) foot parking area to accommodate compact car dimensions of eight (8) feet by sixteen (16) feet. If this is 
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required, such a change would warrant the submission of a revised parking plan and site plan for the Planning 
Board’s for consideration.  If this is the case, a continuance for the Special Permit for parking reduction would be 
warranted. 

 
In addition to the foregoing recommendations, staff also suggests the applicant confer with New Bedford’s 
Historical Preservation Planner for information and guidance in seeking nomination of the Kilburn Mill to the 
National Register of Historic Places. 
 
____________________________________________________________________________________________ 
Attachments:  
Apartments on the Cove bound presentation consisting of: 

1. Narrative 
2. Site Plan Review Application  
3. Special Permit Application 
4. Photographs 
5. Deed – Bristol County (S.D) Registry of Deeds Book 1481, Page 427 
6. Lighting Tear Sheet 
7. Stormwater Management Report Dated February 7, 2017 
8. Construction Erosion and Sediment Control Plan 
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