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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  
March 8, 2017 

 

Case #08-17: SITE PLAN REVIEW 
  899 Pleasant Street/ES Foster Street  

Southeastern New England Dental 
 Map 58 Lots 300, 301, 302, 304 & 499 

 
Applicant’s Architectural Consulting Group, Inc. 
         Agent: Michael W. Josefek, AIA President 

2206 Acushnet Avenue 
New Bedford, MA 02746   
 

Owner:  Moftah El- Ghadi, DMD 
899 Pleasant Street, LLC 
34 Hillman Street 
New Bedford, MA 02740  

 

Overview of Request 
This is a request to consider Site Plan approval under Chapter 9 Comprehensive Zoning §5400 for construction of 
a 2,118+/- SF addition to an existing 1,322 +/-SF structure on a 25,396+/- SF site for a dental office and other 
professional tenants at 899 Pleasant and ES Foster Streets (Maps 58, Lots 300-302, 304 & 499) located in the 
Mixed Use Business (MUB) zoning district.   
 

A draft plan of land under the ANR (Approval Not Required) process, merging lots 300, 301, 302, 304 & 499 into 
one parcel for the purpose of adjusting the lot line to form two parcels from five, had originally been submitted 
by the applicant as part of the application package.  At the request of the applicant’s agent on February 28, 
2017, the draft ANR pl6an has been reconsidered and elected not to move forward with this lot line adjustment. 
 

Several waiver petitions are presented to the Planning Board for consideration which may be reviewed at 
Attachment 4.   
 

Technical review of plans by staff finds the application for Ground Sign Site Plan Review has been omitted from 
deliverables.  Applicant’s agent has confirmed they will be returning to the Planning Board in the future with a 
separate ground sign application. 
 

Medical offices, Centers or Clinics are permitted under the approval of the Zoning Board of Appeals in the Mixed 
Use Business zoning district.  This case is scheduled to appear for a hearing at the city’s Zoning Board’s meeting 
of March 16, 2017 to request a change of business use in the Mixed Use Business zoning district.   

PATRICK J. SULLIVAN 
 DIRECTOR 

 

 

 

 

LOOKING NORTHWEST TOWARD THE SUBJECT SITE 
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Existing Conditions  
The redevelopment area consists of a primary structure known 
as the Horace Humphrey House, a large carriage house/barn, 
and undeveloped land.  The site occupies a significant portion 
of the city block bounded by Pleasant (east), North (south) 
Foster (west) and Hillman (north) Streets and the “front door” 
of the existing house faces Pleasant Street.   
 
The former dwelling is Italianate in style dating to c.1867 and 
originally constructed as a single family dwelling.  Although the 
property was highlighted as a contributing structure within the 
North Bedford National Register Historic District nomination 
materials, no regulations govern the property relative to 
historic preservation today (Attachment 5).  The existing barn 
is similarly estimated as having been built in the early to mid 
1870s as a carriage house.  
 
At present the building is unoccupied but it previously served 
as office space.  
 
Curb Cuts.  Access to the area is via four (4) curb cuts at Hillman Street and Pleasant Street; two (2) at Hillman 
Street and two (2) at Pleasant Street.  Under this plan proposal, Site Plan Notes state that one curb cut at 
Pleasant Street is to be abandoned and both curb cuts along Hillman Street are to be eliminated, with a new curb 
cut relocated westerly toward Foster Street. The applicant opines the one-way parking circulation plan will 
mitigate traffic moving on and offsite via entrance from Pleasant Street and exit via Hillman Street.  
 
Accessibility (ADA). A ramp for wheelchair access currently serves the existing structure from the parking lot.  
 
Existing Barn/Former Carriage House.  The project 
narrative notes that the existing barn will be relocated 
southerly perpendicular to address Front Street.  The 
applicant states that the barn is being relocated “at the 
request of the Historic Commission representative.” 
[NOTE: According to the city’s Historic Preservation 
Planner, at no time was the request to move the barn 
made; additionally this matter did not appear before the 
Historical Commission nor has there been any formal city 
request to preserve the barn.]  The barn/carriage house is, 
like the house, considered a contributing cultural 
structure.  Given neglect and deferred maintenance, over 
time most of the barns in the city have been lost; if the 
developer does intend to relocate the carriage house/barn 
as described in the submittal documents, it would be 
supported by staff over the option of demolition. 
 
Changes presented in late revised application materials describe the intent to convert the barn into additional 
office space with associated parking under Phase Two of the project.  Phase Two is not part of this case submittal 
so is, therefore, subject to subsequent application and review by the Planning Board.   A time line has not been 
presented for construction schedule of Phase One and Phase Two.  

ZONING MAP SHOWING MUB  SITE 
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Proposed Conditions 
The applicant intends to construct a two (2) story addition with a building footprint of 2118+/- SF for a Gross 
Floor Area (GFA) of 4236+/- SF.  The City of New Bedford Assessors site shows the existing structure is 3225 +/- 
SF. Estimated combined GFA for the proposed addition and existing structure is 7461+/-SF. Exterior architectural 
finish materials have not been specified by the applicant’s agent. 
 
Under the zoning ordinance, the applicant requires 38 off street parking spaces for the proposed office use. 
Thirty –three parking spaces, including two (2) handicap spaces, are dimensioned on Sheet C-3 while the Site Plan 
shows 22 spaces and an area for future parking. Under 521 CMR: Architectural Access Board standards, two (2) 
ADA compliant spaces are required for 26-50 parking spaces. Bike parking is not shown on site plan.  [Site plan 
Sheet C-3 contains several discrepancies between dimensions which the board may wish to address with the 
applicant for clarification.  As recently as March 1, 2017 the applicant’s agent suggested a revised parking plan 
that would include the use of permeable overflow parking on the lot.]  
 
Appendix C-Table of Parking & Loading Regulations  
 

USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

Offices: General, professional, 
business, banks, medical clinics 

and laboratories, radio and 
television stations; office of non-

profit educational, cultural, or 
charitable organizations 

One (1) space per each 200 sq. ft. of gross 
floor area but not less than two (2) 

spaces for each business unit intended to 
occupy the premises. After 10,000 sq. ft. 
of gross floor area, one space for every 

1,000 sq. ft. of gross floor area. 

One (1) loading space for each building 
containing 10,000 sq. ft. or more of 

gross floor area. Two (2) loading spaces 
for 100,000 sq. ft. or more of gross 

floor area. 

 
Demand and Operations 
The applicant anticipates fifteen (15) employees will serve 35 patients per day between the hours of 8:00 a.m. 
and 5:00 p.m. five (5) days per week. Frequency of deliveries during the 9:00 a.m. to 11:00 a.m. time parameter 
has not been specified on 
the Site Plan review 
application form.  
 
Public utility service is 
available to serve the site.  
The manner of medical 
waste disposal has not 
been described by the 
applicant. Snow storage 
has not been identified on 
the site layout plan. 
 
A traffic circulation plan 
illustrating ingress and 
egress from the site and 
Traffic Impact & Access 
Study have not been presented for consideration by the Board.  The applicant’s agent states in the Narrative 
“…There is also under consideration a plan to change the way Hillman merges with Purchase Street…”  Such a 
plan was previously touched upon during the city’s internal Permitting and Task Force review where DPI 

AERIAL ORIENTED NORTH TOWARD THE SUBJECT SITE 
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articulated the city’s interest in exploring the possibility of realignment.  Staff is unaware of further discussion or 
progress on this point. 
 
A Stormwater Management Report had not been provided for review in time for preparation of this report.  
 
The Board may wish to inquire as to the project construction schedule, start and finish dates, as it has not been 
disclosed as stipulated under §5452. 
 
Review Comments 
As required under city ordinance, the case submittal documents were distributed to City Clerk, City Solicitor, 
Health Department, Inspectional Services, Public Infrastructure, Conservation Commission, Fire Department and 
School Department.  
 

 At the time the report was prepared, comments from the Department of Public Infrastructure had not yet 
been received. Staff anticipates information from DPI will be forthcoming and available to the board prior to 
or at its March 8, 2017 meeting. 
 

 Conservation Commission Agent Sarah Porter stated that 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.   

 

No additional comments were provided from other departments for the board’s consideration. 

Site Plan Review 
Plans submitted for consideration:  
The submittal is shown as Southeastern New England Dental Group Additions and Alterations to 899 Pleasant 
Street, dated 02/06/2017, prepared by Architectural Consulting Group, Inc., 2206 Acushnet Ave., New Bedford, 
MA 02745 [consisting of seven (7) pages]: 

 Title Page - A-0 (Received 03/01/2017) 

 Site Plan - C-3 (Received 03/01/2017) 

 Landscape Plan – C3-1 (Received 03/01/2017) 

 Demolition Plan – C 3.2 (Received 03/01/2017 and Dated 2/28/2017) 

VIEW FROM NW CORNER LOOKING SOUTHEAST TOWARD THE SUBJECT SITE 
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 Erosion Control Plan – C3.3 (Received 03/01/2017 and Dated 2/28/2017) 

 Site Lighting Plan - E-O (Received 03/01/2017) 

 First Floor Plan – A-2 (Received 03/01/2017 and Dated 02/07/2017) 

 Second Floor Plan A-7 (Received  03/01/2017 and Dated 2/07/2017) 

 Section Through C-C – A-7 (sic) (Received 03/01/2017 and Dated 2/07/2017) 

 West Elevation – A-15 (Received 03/01/2017 and Dated 2/07/2017) 

 East Elevation – A-14 (Received 03/01/2017 and Dated 2/07/2017) 

 South Elevation – A-13(Received 03/01/2017 and Dated 2/07/2017) 

 North Elevation – A-12 (Received 03/01/2017 and Dated 2/07/2017) 
 

And 
Existing Conditions Plan, 899 Pleasant Street (Assessors Map 58, Lot 300 & 302), New Bedford, MA, prepared for 
Architectural Consulting Group, Inc., Michael Josefek, 376 Nash Road, 1st Floor, New Bedford, MA 02746 New 
Bedford, MA dated February 28, 2017 [consisting of one page-Sheet C-1]. 
 

STAFF COMMENTS: 

 Plans have not been signed/stamped by the architect. Plans must be signed/stamped by the licensed 
professional. 

 Title Page - A-0 
 The Zoning Requirements Table has been omitted as stipulated on Site Plan Review Checklist. 

 Existing Conditions Plan 

 Demolition Plan  

 Site Layout Plan, as stipulated on Site Plan Review Checklist. 
 Setback dimensions from property lines omitted. 
 Parking lot setbacks to property lines omitted. 
 Pavement type omitted. 
 Curb types and limits omitted. 
 Loading Dock/Area omitted. 
 Dumpster, pad and screening material omitted. 
 Transformer boxes and screening omitted. 
 Drive aisle dimension is shown at 20 feet for an existing parking lot area. 
 Grading at site entrance omitted. 
 No Ground Sign Site Plan Review application has been submitted for sign that is shown on Plan 

Sheet C-3 (See §3200 and §5427). 
 Construction Notes, as stipulated on Site Plan Review Checklist, have been omitted:  

o Any minor modifications (as determined by the City Planner and City Engineer) to the 
information shown on the approved site plans shall be submitted to the City Planner and City 
Engineer as a Minor Plan Revision for approval prior to the work being performed. 

o Any work and material within the city right of way shall conform to the City of New Bedford 
requirements. 

o All handicap parking, ramps, and access shall conform to AAB & MAAB requirements. 
o All erosion control measures shall be in place prior to construction. [Erosion Control shall 

conform to the City of New Bedford Conservation Commission requirements as stated in the 
Order of Conditions.] 

o All pavement markings shall conform to MUTCD requirements.  

 Lighting Plan, as stipulated under section 3l Lightening Plan of the Site Plan Review Checklist. 
 The Lighting Plan to show illumination patterns (and foot-candles) on-site and area off-site 

 Landscape Plan 

 Grading and Drainage Plan, as stipulated on Site Plan Review Checklist has been omitted. 
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 Utility and Grading Plan, as stipulated on Site Plan Review Checklist has been omitted. 

 Erosion Control Plan 
Add Erosion Control Notes as stipulated on Site Plan Review Checklist:  

o All BMP erosion control measures shall be in place prior to demolition or any site work.  
o Erosion Control BMPs shall conform to US EPA, NPDES, MA DEP and MA Erosion and 

Sedimentation Control Guidelines for Urban and Suburban Areas.  
o Maintenance specifications for all proposed erosion and sedimentation controls. 

 Floor Plan  

 Building Elevations, as stipulated on Site Plan Review Checklist.  
 Identify all existing and proposed exterior materials, treatment and colors-including roofing, roof 

eaves, brackets, siding, doors, trim, windows, fences railings, etc.  
 Show exterior mechanicals, ductwork, satellite dishes, and/or utility boxes.  
 Include dimensions for building height, wall length, and identify existing and proposed floor 

elevations.  

 Detail Sheets (confer/confirm with the Department of Public Infrastructure) 
 

Waivers Requested 
The following waivers have been submitted by the applicant who cites the necessity of such waivers given the 
limited scope of the project.  The waivers, with noted comments from the applicant, are: 
 

Ordinance Section for which 
waiver is sought: 

Applicant’s stated 
reason  for waiver: 

Staff comment: 

Sec. 5350 and 5455 
Development Impact 
Statement (DIS) 

“The site is not altering any 
unusual typography, geology, 
archeology, scenic or historical 
structures.” 

Applicant has provided a brief DIS 
as part of the late-filed material. 

Sec. 5352 
Surface Water and 
Subsurface Conditions 

“No wetlands or high water 
table evident.  No impact on 
ground or surface water 
quality.  The site is a paved site 
currently.” 

(This information is typically 
included as part of the DIS.) 
Applicant has provided a brief DIS 
as part of the late-filed material.  

Sec. 5353 
Circulation Systems 

“Circulation is minimal less 
than 10 cars per day and all are 
provided with on site parking.  
No on street parking required.  
We are reducing currently 4 
curb cuts on property to 2.” 

(This information is typically 
included as part of the DIS.) 
Applicant has provided a brief DIS 
as part of the late 

Sec. 5354 
Support Systems 
a,b,c,d,e,f 

City sewer, drain, water and 
trash provided by City of New 
Bedford – No affect 
Fire Department across the 
street. 
No recreation activity. 
No impact on schools. 

(This information is typically 
included as part of the DIS.) 
Applicant has provided a brief DIS 
as part of the late 

 

Chart continues on following page. 
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Chart continued from previous page. 

 

Ordinance Section for which 
waiver is sought: 

Applicant’s stated 
reason  for waiver: 

Staff comment: 

Sec. 5355 
Phasing 

No Phasing – sediment control 
will be silt fence, wattles 
around catch basins & property 
perimeter downstream. 

(This information is typically 
included as part of the DIS.) 
Applicant has provided a brief DIS 
as part of the late-filed material. 

Sec. 5440  
Preparation of Plans 

The project scope and size 
does not warrant excessive 
document production over 
those provided herein existing 
structure and site conditions 
remain largely unaffected and 
will remain intact.  The 
footprint of the addition is 
located over currently paved 
area. 

Applicant proposes more than 
doubling the size of the existing 
building.  A site plan, draft ANR 
plan and an existing conditions 
plan along with architectural 
elevation plans and section were 
the only plans included with the 
original submission.  Applicant’s 
agent has assured staff that they 
will be presenting additional 
material at the March 8, 2017 
meeting. 

Sec. 5452 
Detailed Costs 

Lump sum budget cost is 
provided.  Breakdown not 
available. 

Developers typically do not 
include detailed costs as part of 
their site plan approval packets. 

 
 
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 Foster Hill/Acushnet 
Heights area by preserving an 
architecturally unique structure and 
developing an addition that is 
sympathetic to the massing and rhythm 
of both the existing structure and the 
surrounding environs.  The project’s 
ability to accommodate parking on-site 
will be evidenced from site plan 
revisions for which staff has been 
unable to review in time for publication 
of this report. 
 
 
 

LOOKING NORTH FROM THE SUBJECT  
SITE’S SOUTHERN PROPERTY LINE 
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Having reviewed the submitted 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 Stormwater Management Report shall be provided and reviewed by the Planning Board, or its 
designated agent, for final review and acceptance as a condition of final approval. 

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

 Case submittal documents contain several discrepancies which should be addressed by the applicant with 
revised plan submittals as noted under STAFF COMMENTS.  

 Any modification to the site plan being approved shall be provided to the city planner; those determined 
as “significant” by the city planner will necessitate the applicant’s return before the Planning Board for a 
modification of site plan approval. 

 Straw bales are to be used for erosion control measures.  

 Waiver approvals shall be listed on the approved Site Plan layout and Cover Sheet. 

 A traffic circulation plan illustrating ingress and egress from the site and Traffic Impact & Access Study 
shall be presented for consideration by the Board.   

____________________________________________________________________________________ 
 
Attachments:  
1. Narrative 
2. Site Plan Review Application 
3. Bristol County (S.D) Registry of Deeds Book 11768, Page 17 
4. Waiver Request 
5. MA Cultural Resource Information  
6. Plan Set 
7. Lighting Tear Sheet 
8. Development Impact Statement 
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