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Project Locus and Existing Conditions

Architecture

LOCUS PLAN: 9 Oakland Street (53-94) and 9 Oakland Street #RR (53-93), .
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The property is sited within the Lower Mill Yard at the intersection of Oakland and Chestnut Streets along

a steep grade change heading to the Powwow River and within short walking distance of numerous
existing businesses and public transportation.

The project site currently includes vacant, unused buildings, formerly used for manufacturing purposes as
part of the historic Carriage Mill Complex.

Images of existing conditions
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Images of Interior Conditions
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Project Overview

Amesbury is a vibrant community and its downtown features a wealth of historic architecture, open
space along the Powwow River, a diverse mix of small businesses, shops and restaurants, surrounded by
residential neighborhoods. The Lower Mill Yard is a neighborhood brimming with potential to add value to
all of these existing aspects of the downtown that make it special.

The redevelopment of the Carriage Hill Lofts at 1-9 Oakland Street is a linchpin project, infilling a key gap
between the downtown and the rest of the Mills. The project proposes to rehabilitate and preserve the
existing buildings and to construct a new building. The proposed mixed use development will provide
much needed housing (124 units), including affordable housing, for existing and new residents to enjoy
everything the downtown has to offer. The project also features 7 units of artist live/work studios, which
is listed in the Master Plan as a top three most important issue for residents regarding culture in
Amesbury.

As a mixed use project, the redevelopment will also feature commercial spaces along the primary street
facing portions of the ground floors. The commercial spaces act as an amenity for all Amesbury residents
and serve to contribute to the pedestrian experience along the sidewalk with large windows, signage,
lighting and outdoor spaces.

The building addition utilizes the challenging existing grade change to provide a three level parking garage,
effectively screening the majority of the parking from view. Housing above the parking garage makes
efficient use of building footprint to provide the desired density of apartments. On site parking consists of
one space per one bedroom unit and approximately two spaces per two bedroom unit. Parking for the
commercial uses is provided in the municipal lot nearby, promoting neighborhood circulation in lieu of
destination parking.

The look and feel of the development is driven by the existing architectural detailing of the mill building,
which boasts brick corbeling, soldier courses, iron tension caps, ghost signs and other interesting
features. The project will incorporate historically appropriate elements such as divided lite windows,
traditional siding materials at additions, black metal canopies, industrial light fixtures and massing to scale
with the rest of the neighborhood. The major addition to the building is clad in complimentary traditional
brick detailing of similar scale and character. The top floor throughout is clad in a darker grey metal panel
with vertical reveals and set back from the edge of the building. Carefully considered modern accents
such as storefront glass at connector pieces serve to compliment the historical fabric.

Given the configuration of the existing buildings, frontage and steep topography, the property does not
contain an abundance of open space, but careful attention will be paid to include shade trees and lower
plantings where possible. Native and drought tolerant species will be used to reduce maintenance and
irrigation requirements and to ensure the property looks and functions well into the future. All stormwater
will be captured by on site retention systems.

Adaptive reuse is the most sustainable type of construction as the embodied carbon within the existing
building is maintained and the quantity of new materials is reduced. The building will also feature other
sustainable and resilient components such as energy efficient electric heat pumps, energy recovery
ventilation, LED lighting, low flow plumbing fixtures, continuous insulation, low-E windows, electric
vehicle charging stations and the roof will be solar ready.

The permitting pathway for this project is through the Historic Preservation Special Permit with Site Plan
Review. The design of the development meets the requirements and intent of that permitting process by
restoring historic architecture while revitalizing the property and neighborhood. This project also meets
the guidelines of the Lower Millyard Overlay District, advances the City's stated goals and has the
potential to spur additional development within the neighborhood.
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See the Site Plans and Architectural Plans for additional details. Following are excerpts:
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View from Oakland Street and Chestnut Street intersection

View from Chestnut Street
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Commercial and Open Spaces near Chestnut Street

Basic Project Features
e Zoning: Central Industrial (IC) and Lower Mill Overlay District (LMOD)
e Required Permits: Historic Preservation Special Permit (XI.J2) and Site Plan Review (XI.C)
e Frontage: 516" proposed (60" required in LMQOD).
e Setbacks: 0.1, 3.4°, and 1.3’ proposed (0’ required for all setbacks in LMOD).
e |otArea: 54,890 SF proposed (5,000 SF required in LMOD).
e Building Footprint: 37,707 SF +/- (or 68.7% coverage)
e Open Space and Lot Coverage:
- Lot Coverage: 47,665 SF +/- or 87%
- Open Space: 7,225 SF or 13%
- Public Open Space: 1,730 SF +/- (plazas in front of retail)

- Open space & lot coverage provisions: If building & parking exceeds 50% max (LMOD),
PB may require improvements to adjacent public / open space per XI.H2.4.e.2

e Building Height

- 40" max height, but allowance for existing stories per Section VI.F.10.a and Planning Board
waiver authority per X1.J2.2.b.4.
- Existing Height: 53"-3" +/-
- Proposed Height: 55'-11", but top elevation is unchanged as the average grade plane
moves down 32",
e Affordable Units

- Historic Preservation Special Permit allows 10% of residential units be affordable at 80%
AMI
- 13 affordable units provided
e Residential Unit Mix: 124 total units
- Studio: 16
- One Bedroom: 69
- Two Bedroom: 32
- Artist Live/Work: 7
Parking: 154 spaces
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- Residential:
o 1.5 spaces per dwelling unit required (X1.J.2.b.3.v)
o 1.24 spaces per unit proposed (waiver requested if needed)
- Commercial Area: 4,045 SF +/-
o 3.3 spaces per 1,000 SF retail would yield 14 spaces
o Project proposes use of the nearby municipal lot (< 300 FT from site) per XI.H2.6.a and
6.c, subject to City approval

Compliance with Historic Preservation Special Permit and Site Plan Approval Criteria

The proposed project complies with the applicable development standards and criteria for issuance of the
requested special permits and site plan approval — including those specified in the Zoning Ordinance at
Sections X.J.5 (Special Permits), XI.C.7 (Site Plan Review) and X|.J2.6 (Historic Preservation Special
Permit).

A more detailed statement of compliance will be provided separately during the public hearing process.

Planning Board Discretion and Waiver Authority

e The Planning Board has broad discretionary and waiver authority under the Historic Preservation
Special Permit provisions with respect to dimensional requirements and development standards
“if it finds that the proposed redevelopment, alteration, extension or addition to the existing
historic structure meets the provisions of Section XI.J2.5, shall not result in overburdening of the
site, and meets the historic preservation purpose and intent of Section XI.J2." See Zoning
Ordinance §§ X1.J2.2.b.1, XI1.J2.2.b.1.i and XI.J2.2.b.4 (waivers).

e The Planning Board also has independent authority to grant relief from height requirements (as
well as front, side and rear yard setback requirements) by special permit pursuant to Section
VI.F.10.a. The Applicant is requesting this special permit relief only if and to the extent needed.

Historic Preservation Special Permit Applicability

This project meets the eligibility criteria for a Historic Preservation Special Permit (X1.J2.3) as the
Amesbury Historic Commission (“AHC") voted at its July 10, 2025 meeting and documented in a letter
dated July 15, 2025 — based on the existing lot and buildings being more than 75 years old and the AHC's
conclusion that they are “historically significant.”

See the following excerpts/images reflecting the site’s history and significance as part of the Carriage Hill
Complex.
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Inventory No: AME.486

Historic Name: Carmiage Hill Complex

Common Name: Biddle and Smart - Bailey Automabile Factary
Address: 12 Oakland St

City/Town: Amesbury

Village/Neighborhood:

Local No: 15; 212;

Year Constructed: C 1889

Architectural Style(s): Iltalianate;

Use(s): Automaobile Factory, Carriage Factory; Industrial Complex or District;
Significance: Architecture; Industry;

Area(s):

Designation(s):

Building Materials: Wall: Brick,

Demolished Nao

S EXISTING SURVEYS V7| pwas' | 755 pHOTOGRAPHS i | ] e

HAER INVEN'

1. NAME OF STRUCTURE 2. DATE 3. NATURE OF STRUCTURE
""Carriage Hill Complex" 1889-1925 Carriage factories
5. LOCATION: STREET & NUMBER © CIYORTOWN COUNTY
MQQRMMIILM ets m ssex i ! M A 6. USGS QUAD MAP & UTM GRID REF.

“SUB-CLASSIFICATION

__Elm St,

7. OWNER OF PROPERTY ADDRESS West Newburyport
__United Shoe Machinery, Water St., Amesbury, MA 19, 342620, 474644
CONDITION: [ |EXCELLENT  [XG0OD  []FAR || DETERIORATED [ TRUINS [ | UNEXPOSED [ JALTERED X ACCESSIBLE T0 PUBLIC

8
9. DESCRIPTION & BACKGROUND HISTORY : NUMBER OF STRUCTURES ; DIMENSIONS; FABRIC: STRUCTURE & FORM; SURVIVING MACHINERY, FITTINGS AND
EQUIPMENT; APPROX. AREA OF SITE; ALTERATIONS; PRESENT USE; ENGINEER/ ARCHITECT/DESIGNER; IMPORTANT EVENTS & INDIVIDUALS.

The factory buildings in the Carriage Hill Complex were often occupied by one or more carriage manufacturers, the
most important of these companies being Clark, Biddle and Smart, Babcock, and Bailey. In a huge fire in 1888
almost all of the original wood and brick carriage factories on the hill were destroyed, but during the years 1889-
1900 these buildings were replaced by the existing structures. During the 20th century these buildings were largely
absorbed by Biddle and Smart and the Bailey Company, which produced auto bodies, electric automobiles, and auto
accessories. Biddle and Smart produced 41,000 bodies in 1926 for the Hudson Automobile Company. In 1929 Biddle
and Smart went out of business, and the buildings were occupied by the Bailey Company which has continued to man-
ufacture window channels and other auto accessories to the present day. The Carriage Hill buildings are identical
to textile mills of the period, being rectangular, brick buildings with stair/water towers, 2 to 4 stories high, with
flat or shallow pitch roofs. The entire power supply of these companies was steam,

YDATES DF.CONSTRUCTION

WSPECIALIZED STRUCTURES (SPEC STRUC)

IACTIVE INDUSTRIES (EXTRAC)

—4 10. PHOTOGRAPHS & SKETCH MAP ON REVERSE SIDE. o
11. RELATED SOURCES OF INFORMATION: HISTORICAL REFERENCES (PUBLISHED ARTICLES, MANUSCRIPTS, REPORTS, DRAWINGS, PHOTO GRAPHIC RECORDS)
CONTACTS: (NAMES & ADDRESSES OF ANYONE WITH EYE-WITNESS ACCOUNTS OR RELEVANT INFORMATION); TAPE RECORDINGS.
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Neighborhood Context

View of buildings south of site on Oakland Street
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The Carriage Mills buildings located at 9 & 21 Water Street share a building typology and grade change
with our proposed project. The existing mill building near the corner of EIm Street is three stories in

height, but the grade drops down along Water Street, the general building height remains the same and
ends up on the far end as a six story building.
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