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1.0 INTRODUCTION

It is proposed to renovate an existing building into a retail/service facility.  That requires Site Plan
Review by the New Bedford Planning Board and a Special Permit from the Zoning Board of
Appeals.  This Narrative has been prepared in support of those petitions.

2.0 EXISTING CONDITIONS

The locus is a .65 acre site referenced as New Bedford Assessor’s Map 60, Lot 26.  The mailing
address is 161 Popes Island.  The lot has 90 feet of frontage on Route 6.  Except for 1,800 square feet
of grass along Route 6, the entire lot is either building or bituminous concrete pavement.  The site
is served by municipal water, but has a subsurface sewage disposal system.  The property benefits
from a 200 foot by 80 foot (16,000 square feet) common parking easement on the adjoining parcel
which is under separate ownership.

The building is pre-existing, non-conforming for several zoning dimensional standards, including
front yard setback, both side yard setbacks, and percent green space.  In addition, there are not an
adequate number of standard parking spaces and there are no handicap parking spaces.

For decades, the facility has operated as an adult entertainment (strip) club, originally known as The
Foxy Lady and later as Temptations.  The building is a one-story masonry structure containing
10,077 square feet.

3.0 PROPOSED IMPROVEMENTS

It is proposed to demolish 1,723 square feet of the southwest corner of the building and construct
a glass and masonry facade on the north, south and west sides.  The building will be divided into four
retail/service rental spaces ranging in size from 1,700 square feet to 2,255 square feet, for a total
retail rental of 7,714 square feet.  In addition, there will be 692 square feet of common area bringing
the total gross building area to 8,354 square feet.  The parking lot will be re-paved and re-striped to
accommodate the required two handicap and forty-three standard parking spaces.

There is not sufficient land area to provide the required number of parking spaces.  It is proposed to
acquire additional land area from the abutting parcel.  This will also allow the left side yard setback
to be brought into conformance with the zoning requirement and allow for additional green area. 
A copy of the Approval Not Required plan that has been submitted in order to acquire that additional
land is presented in Appendix A.

There are wooden bollards along the Route 6 sidewalk meant to protect the building from crashes
by errant vehicles.  The bollards are not aesthetic.  They will be removed and replaced with a 3-foot
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high, 2-foot wide granite wall setback 3 feet from the sidewalk.  That will allow for the planting of
low shrubs between the sidewalk and the wall.  Numerous shrubs will also be planted between the
wall and the building.  The current parking lot lighting will be enhanced by the installation of Topaz
brand LED lights as shown on the lighting plan and as detailed in Appendix B.

The proposed facility will utilize the existing electric, cable and telephone service.  It will utilize the
existing fire protection water and domestic water service.  The only newly proposed utility will be
the sewer pump and force main that will connect the building to municipal sewer.  The existing
drainage system will be utilized.  There will be a slight decrease in impervious area and no change
in drainage patterns, therefore, hydrologic and hydraulic computation would be superfluous.  There
will be no change in the volume or rate of flow and the discharge is to the ocean.  There is an
existing pylon sign shown in Appendix C.  It will be refurbished and re-faced with panels for the
four building tenants.

4.0 COMPLIANCE WITH ZONING STANDARDS

The structure is pre-existing, non-conforming for several dimensional requirements as follows:
• The front setback is 20 feet, where 25 feet is required,
• The right sideline setback is zero, where 25 feet is required, 
• The left sideline setback is 2 feet, where 25 feet is required and 
• The amount of green space is 6.3%, where 20% is required.

There are 20 existing parking spaces.  It is proposed to provide 43 standard spaces and 2 handicap
spaces.  (42 parking spaces are required.)

It is proposed to adjust the site’s western property line in order to bring the left side yard setback into
compliance.  It is also proposed to add landscaping in order to lower the green space non-compliance
from the current 6.3% to the proposed 8.3%.  The pre-existing, non-conforming front and right side
yard setback will remain.  All other zoning standards will be met.

5.0 COMPLIANCE WITH SITE PLAN REVIEW STANDARDS

Section 5470 of the New Bedford Comprehensive Zoning ordinance presents ten standards that must
be met in order to obtain Site Plan Review approval.  These are detailed in the following subsections:

5.1 MINIMAL IMPACT

There will be no significant earthwork with no perceptible cuts or fills.  There will be no tree or
shrub removal, no stone wall removal, no wetland impact, and no increase in the volume or rate of
runoff.  There will be no soil erosion and no threat of air or water pollution.
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5.2 MAXIMUM PEDESTRIAN AND VEHICLE SAFETY

A sidewalk will be extended from the Route 6 sidewalk to the sidewalk in front of the proposed
stores.  In addition, a crosswalk will be extended from the sidewalk in front of the existing building
on the adjoining lot to the west.  This will provide safe pedestrian conditions.  Striping and
directional arrows will be added to the proposed parking lot in order to assure safe vehicle circulation
conditions.

5.3 MINIMAL OBSTRUCTION OF SCENIC VIEWS FROM PUBLICLY ACCESSIBLE
LOCATIONS

There are no scenic views.  The building will be decreased in size and landscaping will be added in
front of the building.

5.4 MINIMIZATION OF VISUAL INTRUSION

The dumpster, sewage pump and other fixtures will be located north of the building and out of view. 
All other material storage will be inside the building.

5.5 MINIMIZATION OF GLARE

There are no sensitive receptors in the neighborhood for headlight glare.  The parking lot lighting
will be night sky friendly, shielded and directed downward.

5.6 MAINTAINING  CHARACTER,  MATERIALS AND SCALE OF NEIGHBORHOOD

The neighboring facilities are typically masonry with a considerable amount of store front glass.  The
proposed masonry and glass facade will fit well with the nearby facilities.

5.7 MINIMAL CONTAMINATION

No significant contaminants are proposed to be stored or used at the proposed facility.  The
proponent is committed to comply with all requirements for the use, storage, handling and
containment of all solid and liquid wastes and hazardous substances.

5.8 COMPLIANCE WITH ZONING STANDARDS

As detailed in Section 4.0 of this report, certain site conditions qualify as pre-existing, non-
conforming.  There will be no new non-compliance and all other zoning criteria will be met.
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5.9 MINIMIZE DAMAGE TO ADJACENT PUBLIC WAY

None of the proposed improvements will negatively impact the adjacent Route 6 highway.

5.10 INTERNAL CIRCULATION AND HIGHWAY ACCESS

The proposed geometrics will improve current conditions by providing improved parking and
circulation striping.

6.0 COMPLIANCE WITH STANDARDS FOR SPECIAL PERMIT

In order for the Zoning Board to grant a Special Permit, it is necessary for them to find that it will
not be detrimental to the common good and will be in harmony with the general purpose and intent
of the ordinance.

6.1 SOCIAL, ECONOMIC AND COMMUNITY FACTORS

Converting a degraded building that housed a strip club into a rehabilitated retail service facility will
enhance the social and economic well being of the neighborhood.  It will be an improvement in the
community.

6.2 PEDESTRIAN AND VEHICLE SAFETY

The proposed striping, landscaping and signage will result in well defined vehicle travel ways and
provide safe pedestrian walkways.

7.0 TRAFFIC ASSESSMENT

Except for when the bridge is open to marine traffic, Route 6 in front of the site operates at a Level
of Service A.  There is good sight visibility to the east and west of over 2,000 linear feet.  Route 6
has two lanes in each direction and concrete sidewalks on both sides.  Based on the Institute of
Transportation Engineer’s Traffic Generation Manual, using the Use Code 814 Specialty Retail
Center which are defined as small strip shopping centers with multiple small shops, the 8,406 square
foot retail facility will generate the following vehicle trip ends:
• Weekday total daily - 373
• Saturday total - 354
• Sunday total - 172

PRIME ENGINEERING, INC.



Proposed Retail Facility    May 7, 2020
161 Popes Island, New Bedford, MA

Entering Exiting

Morning peak hour of store 28 36

Afternoon peak hour of store 25 18

Afternoon peak hour of
Route 6

11 12

A portion of these trip ends will be drive by traffic, that is, they arrived westbound and left
westbound.  These are not new trips on Route 6.  An example is someone stopping by the store on
their way home from work.  That would be counted as two vehicle trip ends but would not represent
additional Route 6 traffic.  The amount of new trip ends that is not stop by vehicles is not projected
to impact the Level of Service A.

8.0 SITE WORK COSTS

Since the building is already serviced with water, telephone, electric, cable and gas, there is minimal
site work.  

Pave and stripe lot $70,000
Landscaping   10,000
Sewer pump and force main   20,000
Building demolition   90,000
Sidewalk     8,000
Dumpster enclosure and signage     5,000
Miscellaneous   17,000

Total           $220,000

9.0 CONCLUSION

The proposed development will result in a much needed face lift to a tired building and a neglected
site.  With a fresh facade of masonry and glass adjacent to landscaped grounds, the facility will be
a welcomed improvement to the neighborhood.
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