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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 

 

 

Revised STAFF REPORT 
 

PLANNING BOARD MEETING  
August 10, 2016 

 

 
Case # 25-16: SPECIAL PERMIT & SITE PLAN MODIFICATION 

Riverside Landing Multi-Use Development at the 
Former Fairhaven Mills  
Riverside Landing/Coggeshall Street 
Map 93, Lots 261 & 292 
(a/k/a Map 93-2, Lots 264 & 261) 

 
Applicant/ 
Owner:  D.W. New Bedford, LLC 

1266 Furnace Brook Parkway, Ste. 310  
Quincy, MA 02169  

Applicant’s 
Agent:  Prime Engineering  

P.O. Box 1088 
Lakeville, MA 02347 

 
Overview of Request 
Case 25-16: Riverside Landing Multi-Use Development at the 
Former Fairhaven Mills -Drive-thru Restaurant – This is a request by 
applicant for modification of Special Permit and Site Plan approval 
for Case #15-13 for a medical ambulatory facility and drive thru bank 
in the Hicks-Logan-Sawyer District Interim Planning Overlay District 
(IPOD) and underlying Mixed Use Business zoning district. The 
Special Permit and Site Plan approval for Case #15-13 have lapsed.  Applicant seeks to modify previously 
granted approval to permit a fast-food drive-thru restaurant. 
 
All development proposals within the HLS IPOD require a Special Permit and Site Plan approval from the New 
Bedford Planning Board as described under the city’s zoning ordinance, §4660.  
 
Riverside Landing is strategically located along a secondary gateway area of New Bedford at Coggeshall Street 
and Exit 17 of Interstate Route 195.     This project falls within the established interim planning overlay district 
known as the Hicks-Logan-Sawyer (HLS) IPOD and is located at the Riverside Landing site.   
 
 

PATRICK J. SULLIVAN 
 DIRECTOR 
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Background 
Research finds the an application for Site Plan Review and Special Permit for a 10, 211 SF medical ambulatory 
(urgent care) facility and 2,400 SF future restaurant or bank, to be determined at a later date, had been 
submitted on May 15, 2013 which had been withdrawn without prejudice by the applicant on June 20, 2013.  
  
According to the minutes of July 10, 2013 Planning Board meeting, the application was approved by a vote of 
four (4) to one (1) a subsequent Site Plan and Special Permit for Case 15-13 for Phase 3 of Riverside Landing on 
Coggeshall Street (Plot 93-2, Lot 261 and 264) with the following conditions: 
 

 That the stonewall follow the curb lines around the Taco Bell sign;  

 That the sign be 85” by 54” as presented and be internally lit;  

 That no dumpster is approved for the bank; 

 That the S-curve bike rack be installed by the medicine building 
and it be blue; 

 That the benches be installed as (sic) the remainder of the site and 
they be green as they are at Market Basket; 

 That the silk sacs be placed along all the drives;  

 That the bollards have plastic covers;  

 That the handicap sign covers be installed on the site; 

 That the Washingtonian light currently 
within the middle path of the access lane 
be moved easterly 
 to be mirrored by the westerly 
Washingtonian light along the entrance; 

 That the security light in the parking lot 
can be moved northerly as long as it 
does not interfere with the  
adjacent building; 

 That granite walls be extended from the gateway area west to the southwest corner of Phase 1;  

 That the board approves the curb cut and access into the lot as shown on the plan. 
 

Existing Conditions  
Doctors Express Urgent Care facility has been constructed at the pad site and is in operation. The applicant has 
revised the proposal for a 1,722 +/- SF undetermined bank with drive-thru and now presents a plan for a drive-
thru fast food restaurant at the pad area designated for the bank design layout of Phase Three for development 
of Riverside Landing. There is a curb cut facilitating ingress and egress from Coggeshall Street to the pad west of 
the main entrance to Riverside Landing.   
 
The proposed construction site area is comprised of soil covered by grass, fronts Coggeshall Street and appears 
to have utility service, as evidenced by a utility pole. While a concrete sidewalk and stonewall enhancing the 
frontage along Coggeshall Street has been constructed, the granite wall at the Taco Bell sign is set behind the 
pole, rather than built to follow the curb line, as stipulated by the Planning Board on July 23, 2013. It also does 
not appear that benches have been placed as conditioned by the Board. 
 
Applicant states in the narrative the storm water mitigation system which had previously been approved and 
constructed collects stormwater from a well-maintained, landscaped parking lot that is swept on a regular basis. 
 
In addition to the Doctors Express Urgent Care facility, neighboring businesses include Taco Bell fast food 
restaurant (Phase 2), DeMoulas Market Basket supermarket (Phase 1), Little Caesars Pizza, Verizon Wireless, 

STONE WALL AROUND TACO BELL SIGN  

                                                                                               GRANITE  
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Great Clips hair salon, McDonald’s fast food restaurant, Subway fast food restaurant, GNC (General Nutrition 
Center), and a water kiosk for the purchase of potable water. 
 
Proposed Conditions 
Under the proposed revision, the applicant requests 
site plan modifications necessary to allow for the 
construction of a proposed 2, 265 +/- SF, one-story, 
forty-six (46) seat fast food restaurant known as 
Popeye’s Louisiana Kitchen. Nine (9) parking spaces 
are dedicated for the restaurant’s walk-in customers. 
A multiple window drive-thru order and pick up lane, 
with by-pass to facilitate traffic circulation, is part of 
this development proposal.  
 
 Parking. Shared parking and shared driveways are encouraged as design policy, principles and goals set forth 

in the HLS District Master Plan and §4671 of municipal code.  The proposed site plan illustrates nine (9) 
parking spaces at the southern boundary of the pad along Coggeshall Street having dimensions of 9’ x 18’. 
Required dimensions are 9’ x 20’ under §3150. Drive aisle is shown as 22’. The applicant has submitted a 
petition for waiver under the dimensional requirements of §3150 for parking space dimension, with an 
understanding that by reducing the length of the parking space their action will allow the 22 foot aisle 
requirements to remain constant. 

 
Under Section 5.11-Shared Parking, the application notes “The criteria within the IPOD district is that the 
number of parking spaces normally required outside the IPOD be treated as a maximum number with the 
goal being the multiple uses share parking.” The applicant notes 464 spaces are required for a project located 
outside the IPOD; 735 spaces are provided at Riverside Landing. However, as the adjacent waterfront lot 
(noted as Future Building Site C on Phase I Layout Plan dated September 14, 2009) is completed, 146 spaces 
will be absorbed by that future development, thereby reducing parking availability to 618 spaces. Staff notes 
the ongoing popularity of Market Basket makes parking competitive for customers of that supermarket under 
existing conditions.  

 
 Future Development. The applicant describes the conceptual plan for the project’s Phase 4-40,000 SF 

waterfront facility to be comprised of first floor retail with three upper floors of office mix. The applicant 
states that the City anticipates a fifth phase of development to include a rowing center at the foot of Sawyer 
Street that will share the waterfront facility parking lot.  
 

 Proposed Signage. A rendering of the proposed Popeye’s sign is shown on the Details-2 plan sheet. This sign 
copy will be added to the existing monument sign, which is located at the pad site ingress/egress. It appears 
from review of case submittal documents the building front elevation architectural design incorporates the 
proposed business’ trademark signage. 

 
 Roofing materials. are specified as a UNA-CLAD Metal Roof system with installation described on Front and 

Rear Elevations plan sheet K-2.  The Planning Board, as standard policy, looks for applicants to use cool roof 
or reflective roofing material in construction; this standard is also a principle of the IPOD. The Planning Board 
may desire to invite further comment from the applicant as to the energy efficiency of the metal roofing 
material specified for construction.  

 
 Lighting.  Lighting Plan sheet 6 notes, “Lighting to match lighting installed in previous phases of Riverside 

Landing”. As a standard of practice, the approved plan should note that no substitutions, additions or 

ARCHITYPICAL STYLE  
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changes may be made without approval by the Planning Board or City Planner. Two light poles are shown on 
the Lighting Plan sheet. It appears that the area in proximity to the water kiosk illuminated at 6.8 foot-
candles is slightly above the limitations recommended under Dark Sky guidelines of 5 foot-candles. No 
landscape lighting is shown on Landscape Plan sheet 7. Wall lighting is illustrated on elevation plans. 

 
 Demand and Operations. The applicant states twenty employees will be hired to serve 200 customers per 

day between the hours 6:00 a.m. – 12 midnight, seven days a week. Deliveries are scheduled between 6:00 
a.m. and 6:00 p.m. The frequency of deliveries has not been disclosed by the applicant.  

 
 Development Timing.  Should the Planning Board approve the modification for Special Permit and Site Plan, 

construction completion is anticipated within six months of obtaining all necessary permits.  
 
Site Plan Review  
The submittal is named on the Title Sheet as Riverside Landing-Multi-Use Development at the Former Fairhaven 
Mills Site, Coggeshall Street, New Bedford, MA, Phase III Modification Site Plans Issued for Special Permit 
Modification dated June 13, 2016, as prepared by Prime Engineering, P.O. Box 1088, 350 Bedford Street, 
Lakeville, MA 02347, consisting of eleven (11) sheets;  

and 
 

Riverside Landing Popeye’s, Coggeshall Street, New Bedford, MA dated 04.xx.2016, issued for Popeye’s Louisiana 
Kitchen, 400 Perimeter Terrace, Suite 1000, Atlanta, GA 30346, as prepared by Michael Sudano, Architect P.C., 90 
Senix Avenue, Center Moriches, NY 11934 consisting of three (3) sheets. [NOTE: As this architect is from another 
jurisdiction, the Planning Board may desire to have on file confirmation that the architect has reciprocity with the 
Commonwealth of Massachusetts and can provide NCARB (National Council of Architectural Registration Boards) 
certification and current license status.] Provided sheets with recommended modifications noted as follows: 
 

Title Sheet (TS)   Sheet 1 
Existing Conditions  Sheet 2 
Layout Plan   Sheet 3 
Grading/Drainage Plan  Sheet 4 
Utilities Plan   Sheet 5 
Lighting Plan   Sheet 6 
Landscape Plan   Sheet 7 
Erosion Control Plan  Sheet 8 
Details – 1    Sheet 9 
Details – 2    Sheet 10 
Details – 3    Sheet 11 

 

Floor Plan – K-1 
 The architectural plans have not been stamped or signed. The Board will want to ensure plans are 

prepared and signed by a registered architect as stipulated under §5440.  
 The floor plan provided by the architect is a mirror plan of the building footprint shown on the 

proposed site plan. The discrepancy should be clarified, corrected, and shown in revised plan sets and 
drawings. 

Front and Rear Elevations – K-2 
 The architectural plans have not been stamped or signed. Again; the Board will want to ensure plans 

are prepared and signed by a registered architect as stipulated under §5440.  
 

Stormwater Management Report - On November 4, 2015 the City of New Bedford adopted new Stormwater 
Management regulations. The case submittal does not include revised drainage calculations.  As this Site 
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Plan/Special Permit has lapsed, the Planning Board may request that an updated drainage report providing 
assurance that the proposed post-development meets the current standards for stormwater mitigation and 
that said development satisfies DPI’s stormwater concerns in this regard. The applicant has submitted a 
waiver for new stormwater report. 

 
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.   
 

 The Conservation Commission finds the project is not located in or within 100 feet of State or Local 
Wetlands; therefore permits from the Conservation Commission are not required for the proposal. 

 

 Department of Public Infrastructure comments have been provided and may be reviewed at Attachment 
13.  

  

Outside of this, no further comments from city offices were received in this matter.  
 
HLS IPOD Guidelines 
In order for a Special Permit to be approved under the stipulations of the IPOD, the Planning Board shall make a 
written finding that the proposed development is consistent with the objectives set forth under the HLS District 
Master Plan.  In the submitted application, the applicant reports the design conforms to the design policies, 
principles and goals set forth in the HLS District Master Plan (See Applicant’s Narrative 4.0 Compliance with HLS 
IPOD Principles at Attachment 5).  
 
Guidelines are fully described under §4660. Special Permit and Site Plan Guidelines. The following highlights each 
of those six guidelines to be considered: 
 
A.   Relationship to Public Spaces 

The vision articulated within the HLS ordinance and HLS Master Plan is the implementation of the tenets of 
Smart Growth principles and provide for diverse types and mixtures of land uses; therefore, the management 
of the transitions among private uses and between private and public spaces is critical. Twelve specific design 
goals are stipulated in this section ranging from the orientation of buildings and new developments to off-
street parking. 

 

Of particular relevance to the project development is the applicant’s statement under 4.1 of the prepared 
Narrative that specific attention has been given to pedestrian access by integrating the proposed waterfront 
walkway with the other on-site walkways providing excellent north-south and east-west pedestrian paths 
throughout the site. Furthermore, the applicant reports the landscape strips constructed along the site’s 
boundaries and building edges will frame the site, street edge and public spaces. 

 
B.  Historic Context 

The objective set forth under the HLS IPOD relative to historic context speaks to the importance of adaptive 
reuse of some or all of the existing historic buildings.   

 

The applicant has noted that preservation of the mill building was determined to be infeasible during the 
overall site assessment.  

 
C.   Relationship to the Waterfront 

This precept articulates the importance of providing for connectivity to the waterfront. Public access to the 
waterfront and a community boathouse are anticipated in the final phases of multi-use development. 
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The applicant states the HLS Master Plan integrates the City’s proposed waterfront pedestrian walkway 
with a waterfront park, whereby view sheds of the Acushnet River will be preserved and activated by use 
and new development proposals. 

 
D.  Environmental Goals 

The HLS IPOD’s environmental goals include compliance with Leadership in Energy and Environmental 
Design (LEED) certification standards and other evolving environmental efficiency standards. Green roof or 
alternative energy methods should be incorporated into the building design.  
 

The applicant’s narrative states building and parking lot lighting are designed for energy efficiency to the 
extent practicable. The proposed development will convert a vacant site to a landscaped, functional facility.  

 
E.  Economic Development Goals 

The HLS’ Master Plan Goals and the IPOD goals include the promotion of construction jobs and creation of 
permanent retail service sector jobs in the district.    
 

The applicant states the proposed development will promote economic development by creating 
construction jobs and mixture of permanent restaurant and retail jobs in the HLS IPOD.  

 
F.  Master Plan Approach 

All applications for development should be presented using the IPOD Master Plan approach and IPOD 
master plan goals which address various development phases and infrastructure improvements to 
coordinate and maximize the benefits of redevelopment and infrastructure improvements as much as 
possible.  
 
The applicant states “the current proposal is for the construction of the building that will house a drive-thru 
restaurant; however, this is the third phase of a Master Development Plan. The Master Development Plan is 
still evolving, but by providing the interim Master Plan, driveways, walkways, utilities, and other requisite 
infrastructure elements were programmed in anticipation of the full development”.  

 
HLS IPOD Design Principles.  
A set of nine design principles have been developed to assist in guiding the IPOD Master Plan. The nine design 
principles share equal weight and are as follow: History, Water Connection, Context, Framework, Mixed-Use, 
Street Grid, Parking, Reuse, and Pedestrian Friendly.  
 
In reviewing the existing development, staff finds the design principles that have generally been met by the 
continued phased development of Riverside Landing Multi-Use project in the following ways: 

 
 Water Connection: In optimizing the visual and physical connection to the Acushnet River, the final phase 

of development will offer public access to the waterfront and a community boathouse.  
 

 Context: Riverside Landing, as a multi-use redevelopment of the former Fairhaven Mills, has improved 
access to Interstate 195, pedestrian connectivity via new sidewalk construction, roadway connectivity 
between Sawyer and Coggeshall Streets, connectivity to Riverfront Park, and created landscaping 
improvements to soften the hardscape and provide transpiration for the urban heat island within the block 
area.  
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 Framework: The overall project establishes a 
framework of streets, open space and 
infrastructure because of construction of a 
north-south public access road and east-west 
pedestrian access way which allows for public 
enjoyment of the Acushnet River and 
Riverfront Park.  

 

 Mixed-Use: The overall multi-use development 
provides for a mix of uses by the phasing of 
retail, commercial and office use. 

 

 Street Grid: The overall development extends 
the city street grid and creates an efficient 
block structure by the public access road.  

 

 Parking: Shared parking is accommodated at 
grade.  

 

 Pedestrian Friendly:  The phased project 
development continues to create a pedestrian-
friendly environment by landscaping, street 
trees, sidewalks, and pedestrian scale 
architecture and embellishments. 

 
Staff Recommendation: 
Having reviewed this request, the existing character of surrounding properties and thresholds required for Site 
Plan and Special Permit modification approval in the HLS IPOD, staff recommends approval of this application 
to include the following conditions:  
 

1.  That the architectural plans be stamped or signed by an architect registered in the Commonwealth of 
Massachusetts as stipulated under § 5440.  

 

2.  That the frequency of deliveries to the business be clarified.  
 

______________________________________________________________________________________________ 
Attachments:  
1. Decision for Case 15-13 
2. Minutes of Meeting Dated July 10, 2013 
3. Modification for Special Permit Application 
4. Modification for Site Plan Approval Application  
5. Impact Report Dated July 14, 2016 
6. Deed – Bristol County (S.D) Registry of Deeds Book 10843, Page 287 
7. Approval Not Required Plan (ANR)-Bristol County (S.D) Registry of Plan Book 170, Page 6 
8. Photos  
9. Approved Layout Plan for Riverside Landing Phase III Dated 06/20/2016, revised thru 07/01/2013 

10. Plan Set  Revised thru August 4, 2016 
11. Elevations & Floor Plan Dated 07/28/2016 
12. Drive thru Circulation Plan  
13. Department of Public Infrastructure Memorandum Dated August 1, 2016 

AERIAL LOOKING NORTH  






















































































































