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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  
December 9, 2015 

 

Case # 27-15: SPECIAL PERMIT 
  90 Hatch Street 

(AKA 88-90 Hatch Street) 
  Map: 111 Lot: 148 
 
Case #28-15:  SITE PLAN  APPROVAL 

88-90 Hatch Street 
  Map: 111 Lot: 148 
 
Applicant: Jeff Glassman 

Darnit Landing LLC 
686 Belleville Avenue 
New Bedford, MA 
02745 

   
 

 
Overview of Request:  
Request to consider a Special Permit for reduction of parking spaces, and Site Plan approval 
for the expansion of commercial studio space for artists, designers, and small businesses at 
the former Nashawena Mills, located at 88-90 Hatch Street (Map 111, Lot 148), in the 
Industrial B zoning district. 
 
Existing Conditions:  
This is an adaptive reuse project of the former Nashawena Mills consisting of two (2) 
buildings totaling approximately 154,840 +/- SF, located east of the Acushnet River at Hatch 
Street near the intersection of Belleville Avenue, on a 2.737 +/- acre site.  
 
Retail Uses and Services Not Elsewhere Set Forth under the Table of Use Regulations is 
permitted by right in an Industrial B zoning district.   
 

PATRICK J. SULLIVAN 
 DIRECTOR 
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The eastern building is a four-story structure, having a footprint of 31,744+/- SF with artists’ 
work space currently available on the third and fourth level of the structure.  
 
The western building is comprised of two stories having a footprint of 9360+/- SF.  First floor 
premises are occupied by Richardsons’ MapTech and Metro Real Estate Trust.  
 

  
 

Proposal Conditions:  
The intent of this project is to provide working and incubator space for the creative 
economy. The applicant encourages twenty-four hour/ seven day per week access by the 
creative class tenants for utilization of the space. Deliveries will take place between the 
hours of 8:00 a.m. and 5:00 p.m. 
 
The applicant proposes to add twenty (20) studio spaces to the second floor to complement 
the artists’ work space currently available on the third and fourth level of the eastern 
structure, and twenty-two (22) co-working spaces plus shared meeting space to the second 
floor of the western building.   
 
Parking configuration and off-street loading spaces remain unchanged. The applicant seeks 
a waiver for the non-conforming legal spaces. Calculations show that the applicant requires 
195 parking spaces under City of New Bedford parking and loading requirements.  The 
applicant seeks a Special Permit for Parking Reduction from 195 spaces to eighty-three (83) 
spaces, which currently exist on site.  Under 521 CMR 23.00, the applicant must provide 
four (4) ADA accessible spaces on the revised site plan to comply with statute on site plan 
revisions.  
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The forthcoming revised plan set will illustrate the landscaping 
design which is set to accomplish the objectives of Section 
3300. Screening and Landscaping. Neighboring residents 
will be provided with visual relief and buffer to reduce 
potential nuisances such as dirt, dust, noise, litter, or 
glare from the parking lot.  
 
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, the staff 
offers the following considerations: 

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

The critical mass of artists, performers, galleries, and cultural institutions that flourish in 
New Bedford has created the ambience of a vibrant coastal cultural center. 
Understanding the future potential of this sector— how we can include the people and 
businesses as an essential component of the future development, and how we can help 
promote this sector’s growth and measure its impact—is vital to our strategy for 
economic development as well as to the quality of life for everyone living in and visiting 
our city. Today we view the creative economy not as a separate arts and culture 
initiative, but as a leading edge growth sector that represents significant potential for 
job creation and revitalization, and as the most effective way for us to tell the stories of 
our past, present, and future through art, culture, and emerging creative enterprises. 
This comprehensive approach is an evolutionary step into coordinating a broadly 
defined creative economy into our future growth and development. This proposal, 
therefore, meets an objective of the master plan to support culture and creativity in 
achieving sustainable growth and development for the City of New Bedford. 
 
 Traffic flow and safety, including parking and loading. 
Tenants utilizing parking for artist, designer and co-working space will access their studios 
24/7. Use of space on this flexible work schedule should not burden the neighborhood with 
traffic peak and flow, as may a typical industrial use operating on a defined schedule.  
 
The proposed expansion of the studio space will promote a public benefit by stimulating 
activity that provides an economic gain to the neighborhood and city. The applicant should, 
however, ensure spillover from lighting that provides for public safety does not interfere with 
the abutting neighbors’ quiet enjoyment of their homes.  

 
 Adequacy of utilities and other public services. 
Whereas the applicant is renovating an existing structure within an area with complete utility 
and public services, there is no issue with this adequacy. 

 
 Neighborhood character and social structures. 
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The city mill buildings date from the nineteenth and early twentieth centuries, when New 
Bedford was a center of textile and metals manufacturing.  The city desires to encourage 
adaptive reuse of existing mill buildings.  
 
 Impacts on the natural environment 
The applicant is renovating an existing structure and will be improving the landscape area 
surrounding the building. 
 
 Potential fiscal impact, including impact on City services, tax base, and employment 

The former Nashawena Mills site is listed among the Upper Mill District Property Inventory. The 
objective of the Historic Mill inventory is to craft an overall strategy to proactively position New 
Bedford for future growth and development and identify opportunities that exist to redevelop 
underutilized industrial buildings for commercial, residential, and mixed use projects.  The 
expansion of the studio space will continue to provide sustainable development, utilize the 
existing infrastructure in place, and increase the tax base by fostering small business 
development. 
 
 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, develops strategic sites, and attracts emerging business. 
 

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 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.  The School Department and Health Department noted 
there were no issues with the subject proposal.  Outside of this, no further comments from city 
offices were received in this matter.  
 
For Board Member Consideration:  
The applicant presents the next phase of a renovation project to create well-designed 
space for artists, designers and small business for the Planning Board’s consideration. 
 
Note: Staff met with the applicant’s agent to discuss technical review comments. As of 
the date this report was generated, no revised plans have been submitted for the 
Planning Board’s review.  We anticipate receiving additional information at the 
Planning Board meeting on December 9, 2015. What follows summarizes concerns 
with plans as represented: 
 

 The plan set submittal lacks basic elements of a minor site plan submittal.  

 Lack of uniformity in scaled drawings. Adjust scale. Add north arrow.  
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 Parking calculations are in disagreement with findings, based on square footage 
under Appendix C-Table of Parking & Loading Requirements. (I calculate 50 
spaces up to 10,000 SF of the total 154,840 SF for buildings East (4 stories) and 
West (2 stories); 145 spaces for the remaining 144,840 SF. Provided: 83 Spaces.  

 There is an obstruction between two parking spaces shown at the west edge of 
the pavement near the abutting fence line of Map 111, Lot 149, thereby 
reducing the use of one space for parking from 84. Please dimension accurately. 

 Zoning matrix reads site providing 84 spaces, needing 167, and requesting 83 
parking spaces. Numbers must agree. 

 Show ADA compliant spaces on the plans.  

 The ADA ramp is located a distance from the closest parking area space. Please 
address. 

 Fence along the Hatch Street frontage may be encroaching within the city ROW, 
as noted by Thompson Farland. However, TF may be referring to the fence along 
the western lot line. It is not clear which fence is encroaching where. Please 
address. 

 Clearly state on the application the requested number of parking spaces sought 
under Special Permit. 

 Parking numbers on the zoning matrix on the site plan should be reviewed for 
accuracy. 

 Waiver requests are unsubstantiated. While the applicant’s agent has petitioned 
the board for waivers, and total number of individual titled plan sheets are not 
necessary for this minor site plan review, he must still present an existing 
conditions plan illustrating elements of the plan that are called out on 5451A-
5451f. A cover sheet (showing locus, context aerial, revision box, title box, zoning 
matrix, deed of ownership, applicant’s contact info, owner’s contact info, and 
engineer’s/architect’s credentials, key, etc.), existing conditions plan, and 
proposed site plan (with dumpster location and snow storage, etc.,), are the 
three, minimally acceptable plans for an adequate site plan review by the 
Planning Board.  

 The Development Impact Statement is insubstantial, and if this is being treated 
as the narrative, this information is incomplete. Please elaborate. 

 The site slopes slightly. Planning Board should see the topo spot elevations, in 
revised deliverables.  

 A circulation plan is not shown for interior traffic. This is a tight sight, parking is 
limited, and off street parking is marginal. Can a fire truck safely maneuver this 
site? Dimensions for parking layout and aisle passage. 

 No Landscape plan provided. Green space is in actuality a green roof along the 
west side of Building One. No street trees are illustrated on the plan. 
Landscaping is not addressed under 3300. (Single-family bungalow style homes 
are located along Hatch Street.) 

 Are we considering a proposal for artist’s studios, or are we also considering an 
application for artists, designers and small businesses? Building East notes Studio 
space; Building West notes Office space. Press release says “…well designed 
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spaces for artists, designers, and small businesses”. The application must be 
amended for accuracy. 

 The applicant has misstated the zoning classification on both Site Plan and 
Special Permit application forms. Please correct for zoning as IB. 

_________________________________________________________________________ 
 
Attachments:  

1. Plan Set 
2. Waiver Petitions 
3. Development Impact Statement 
4. Site Plan Approval Application  
5. Special Permit Application 
6. Deed – Bristol County (S.D) Registry of Deeds Book 11412, Page 337 
7. Photos 
 

View from Parker St. 

Context Aerial 
88-90 Hatch Street 
























































