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                                                                                                                               STAFF REPORT: June 8, 2020 
 
Case#4419: Special Permit 
 
Property: 161  Popes Island 
  Map: 60 Lot: 26 
   
Zoning:        Industrial A (IA)  
 
Owner: 161 Popes Island LLC 
                      867 Middle Road 

Acushnet, MA  02743 
 

Applicant: 161 Popes Island LLC 
 867 Middle Road 
 Acushnet, MA 02743 
 

 
 
Overview of Request: The petitioner has submitted an application for a Special Permit relative to the subject 
property located within an Industrial A [IA] zoning district. Notice is given of a public hearing on the petition 
of: 161 Popes Island LLC, (867 Middle Road, Acushnet, MA 02743) for a Special Permit under Chapter 9, 
Comprehensive Zoning Sections 2400 (non-conforming uses and structures), 2410 (applicability), 2430 
(nonconforming structures, other than single and two family strictures), 2431 (reconstructed, extended or 
structurally changed), 2432 (altered to provide for a substantially different purpose or for the same purpose 
in a substantially different manner or to a substantially greater extent) and 5300-5390 (special permit); 
relative to property located at 161 Popes Island, Assessors’ map 60 lot 26 in an Industrial A [IA] zoned district. 
The petitioner proposes to reduce the building area by 16% and renovate the existing structure into a 
retail/service facility per plans filed.  
  
Note: The proposal also requires Site Plan Review from the Planning Board. The proposal is scheduled 
to be heard Wednesday, July 8, 2020 via a Zoom Meeting.  
 

161 Popes Island 
Looking east from the parking lot 
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As with all Special Permits, the ZBA must determine that the benefit to the City and the neighborhood 
outweighs the adverse effects of the proposed use. To this end the board shall consider each of the following 
in its determination:  
 

a) social, economic, or community needs which are served by the proposal;  
b) traffic flow and safety, including parking and loading;  
c) adequacy of utilities and other public services;  
d) neighborhood character and social structures; 
e)  impacts on the natural environment; and potential fiscal impact, including impact on city services, 

tax base, and employment.  
 

Existing Conditions: The property is located on the New Bedford -
Fairhaven Bridge, the four lane stretch carries U.S. Route 6 connecting the 
two communities in an Industrial A zoned district. The site’s parcel is 28,398 
SF, with 90.0’+ of frontage on Popes Island, and a depth of 460.17’+ SF. 
Situated on the parcel is a 10,121 SF single story, brick commercial building 
with a flat roof and no windows. There is a double door entrance located 
on the west elevation of the building and rear doorway on the north 
elevation. A paved parking area encompasses the northwest of the 
building. Two curb cut entrances serve as the shared parking area via Popes 
Island. The building previously hosted Temptations Gentleman’s Club but 
is currently vacant. As such, there is no activity on site at the present time.  
 
The property is located on Popes Island, west of Fish Island Bridge. The 
immediate vicinity is surrounded by community spaces, commercial, retail, 
restaurant and marine uses. Directly south across U.S. Route 6 is the City’s 
Marine Park. Directly abutting to the east is Standard Marine Outfitters, 
directly behind the site to the north is Niemiec Marine and directly abutting 
westerly is the Bridge Shoppes Plaza. Further west is Fathoms Bar & Grille 
Restaurant. 

 
Proposal: The proposal is to reduce the building area by 16% and renovate 
the existing structure into a retail/service facility per plans filed.  
 
The proposal would demolish 1,723 SF of the southwest corner of the building and construct a glass and 
masonry façade on the north, south and west sides. The building would be divided into (4) four retail/service 
rental spaces ranging in size from 1,700 SF - 2,255 SF, for a total retail rental of 7,714 SF. Additionally, there 
would be 692 SF of common area bringing the total gross building area to 8,354 SF.  
 
The parking area would be repaved and restriped to accommodate the required (42) forty two parking spaces. 
The proposal would exceed the requirement proposing (2) handicap and (43) standard parking spaces. 

 
The application indicates 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 allow the left side yard setback 
to be brought into conformance with the zoning requirement and allow of additional green space. An Approval 
Not Required Plan (ANR) has been submitted in order to acquire the additional land presented in Appendix A. 
 

N↑ 

Case%204419%20ANR%20Plan.pdf
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Wooden bollards will be removed along route 6 and replaced a 3 foot high, 2 foot wide granite wall setback. 
3 Feet from the sidewalk. 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. 
 
There is an existing Pylon Sign shown in Appendix C. The sign will be refurbished and refaced with panels for 
the four building tenants. 
 
The proposal to reduce the building area by 16% and renovate the existing structure into a retail/service 
facility per plans filed, requires a Special Permit from the Zoning Board of Appeals for a reconstructed, 
altered change of use to an existing nonconforming building.  

 
In regard to the criteria necessary to 
grant the Special Permit, staff offers the 
following: 
 
a.) Social, economic or community 
needs which are served by the 
proposal. The petitioner states the 
rehabilitation and reuse of the building 
into a retail/service facility would 
enhance the social, economic and 
community needs. Staff acknowledges 
the proposal offers (4) four 
retail/services rental spaces. 
Additionally, staff notes the proposal 
would bring a vacant structure back into 
active use. 
  
b.) Traffic flow and safety including parking/unloading. The petitioner states the traffic flow would be 
staggered throughout the day and that adequate off street parking would be added. The application indicates 
that the parking area would be repaved and restriped to accommodate the required (2) two handicap and 
(43) forth-three standard parking spaces. Staff acknowledges that the proposal would offer (45) forty five 
designated parking spaces, exceeding the minimum parking criteria of (42) forty two required spaces for the 
site.  
 
c.) Adequacy of utilities and other public services. The petitioner states the necessity for gas, electric, water 
and sewer. Staff notes that there are adequate utility services serving this area. 
   
d.) Neighborhood character. The petitioner states the area is composed of retail, restaurant and service 
functions. The petitioner states the proposal would complement the surrounding area and align with the 
neighborhood character. In addition, the petitioner notes the reuse would be an improvement from the most 
recent use as an Adult Entertainment Establishment. Staff acknowledges that the surrounding area is 
characterized by commercial, retail, restaurant and marine uses.  

 
e.) Impacts on the natural environment. The petitioner indicated that there will be a minimal impact as a 
result of this project. The petitioner notes connecting to a municipal sewer, rather than  a septic system and 
adding thousands of SF of landscaping will benefit the natural environment. Staff acknowledges the impacts 

                                                                                     161 Popes Island 
                                                  Looking southeast from Popes Island 

Case%204419%20Lighting%20Plan%20Submitted.pdf
Case%204419%20Exisiting%20Pylon%20Sign.pdf
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on the natural environment are neutral as proposed. Staff does not anticipate a substantial change in the 
existing impacts on the natural environment at this site. 
 
f.) Potential fiscal impact, etc. The application indicates the proposal would reuse and revitalize a vacant 
dilapidated building, enhancing the tax revenue as well as creating new jobs and services for the city. Staff 
acknowledges the proposal could have the potential to add employment while providing services; and  would 
reactivate a city property that has been vacant. 
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161 Popes Island Map: 60 Lot: 26 
NOTE: Property line is approximate; for discussion purposes, only. 

 
NOTE: Property line is approximate; for discussion purposes, only. 

 


