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City of New Bedford 

Department of City Planning 

133 William Street  Room 303  New Bedford, Massachusetts 02740 

Telephone: (508) 979.1488  Facsimile: (508) 979.1576 

 

 
  PLANNING BOARD 

 
 

   
 

STAFF REPORT 
 

REPORT DATE                 PLANNING BOARD MEETING  
July 6, 2020                                   July 8, 2020 
 

Case #20-22: SITE PLAN REVIEW 
  161 Popes Island 
  Map: 60 Lots: 26 & 12 
    

Owners/ 161 Popes Island, LLC 
Applicants: 867 Middle Road 

Acushnet, MA 02743 
 
Popes Island Harbor  
Development Corp.  
867 Middle Road  
Acushnet, MA 02743 

 

Agent:  Prime Engineering, Inc. 
P.O. Box 1088, 
350 Bedford Street 
Lakeville, MA 02347 
 

Overview 
Request by applicant for Site Plan Review for the renovation of a vacant commercial building into a multi-tenant retail 
building and associated site improvements; located at 161 Popes Island (Map: 60 Lot: 26 & portion of 12) on a .65 acre 
site in an Industrial A (IA) zoned district.   
 
Note: The proposal also requires a Special Permit from the Zoning Board of Appeals (ZBA) for a change to an existing, non-
conforming structure. The Special Permit petition before the ZBA is scheduled to be heard on July 16, 2020.  
 
Existing Conditions 
The project site is a 28,398 SF (.65 acre) “L” shaped lot located on Popes Island, east of the New Bedford-Fairhaven bridge. 
The existing site has 90’ of frontage on Popes Island/Route 6. The site was most recently occupied by “Temptations,” an 
adult entertainment venue. A vacant 10,121 SF commercial building is positioned in the southern portion of the site near 
the roadway. An associated parking lot is located in the rear. A fenced enclosure is located at the end of the parking lot. 
This enclosed area is leased to the rear abutting property. The site is accessible via a driveway entrance located on the 
abutting lot to the west. Vehicular access across this lot is supported via a right-of-way easement. The entire site 
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surrounding the building is paved, with the exception of a 
small grassed area located along the site’s frontage.  A 
pylon sign and wooden bollards are in the grassed 
landscape bed.  
 
The surrounding neighborhood consists of retail/marine 
commerce businesses and a public park with marina. 
Abutting the west, with the shared driveway, is the Bridge 
Street shops retail plaza. The Niemiec Marine Full Service 
Boatyard is located to the rear. Abutting the east is 
Standard Marine Outfitters, and directly across Route 6 is 
Prince Henry the Navigator Park/Popes Island 
Marina/Noah’s Place Playground. 
 
Proposed Conditions 
The proposal is to remodel and renovate the existing 
building into a multi-tenant retail/service development 
with four (4) storefront retail spaces. The southwest 
corner of the existing building will be demolished, and the 
new west elevation wall would be setback approximately 
25’ east from its current location. A new walkway is 
proposed around the building, and a new parking layout is 
proposed. 
 
Further, the applicant is also in the process of adjusting the 
western property line as shown on the plans submitted. 
The applicant has submitted an Approval Not Required 
(ANR) plan which is currently under review.  The current 
lot is 28,398 SF (.65 acre); upon approval of the ANR plan, 
the resulting lot would be 32,194 SF (.74 acres). The 
adjusted lot line would accommodate the parking layout 
as proposed.  
 
Site Preparation (Demolition & Erosion Control) 
The site preparation would include demolition of the southwest corner of the building. Removal of the existing pavement, 
wooden bollards along the frontage, a walkway at the 
southeast corner of the site, a utility pole with guy wire at 
the southeast corner, and a light pole in the rear.  
 
The existing catch basins would be retained and fitted with 
silt sacks and surrounded by straw wattles.  
 
Operations 
The proposed retail site is expected to have 8 employees. 
The proposed hours of operation are from 7am-9pm, 
seven days a week. The site anticipates serving 200 
customers daily.  Deliveries are anticipated to be weekly 
between the hours of 7am-6pm.  
 
Parking & Loading 
The proposal for parking  exceeds the city requirements - 
43 parking spaces are required under ordinance, while  45 

Rear parking area 
Looking north from western property line  
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parking spaces are proposed, including two (2) handicapped accessible spaces.  The parking layout includes updates to 
the parking layout in the rear of the site and would provide a new parking area adjacent to the southeast corner of the 
building (in the location of the proposed demolished portion of the building). 
 
The rear parking area would include 39 parking spaces in 
two rows – one row of 22 spaces along the eastern 
property line, and a second row of 17 spaces along the 
western property line. A 24’ wide two-way drive aisle is 
proposed between the rows. The board should note that 
the parking spaces along the western property line would 
be accessible from a drive aisle on the abutting lot (via the 
right of way access). Based on the location of lighting, staff 
proposes that vehicles would enter these parking spaces 
from the west via the right of way access.  The board 
should inquire about protection for the light pole 
proposed in the middle of this row of parking.  
 
Adjacent to the front entrance of the building (west 
facade), a new 6-space parking area is proposed. Two (2) 
handicapped accessible spaces are proposed with a 
shared access aisle.   
 
One loading space is proposed along the rear of the building for deliveries.  
 
No bicycle parking is proposed. The board may wish to condition the approval to include a bicycle rack, as the New 
Bedford-Fairhaven Bridge serves as a bicycle connection route between the New Bedford Blue Lane Bike network and the 
Fairhaven Phoenix Rail Trail.  
 

USE PARKING REQUIREMENTS LOADING REQUIREMENTS 

Businesses engaged in retail sale of 
goods and services, not elsewhere 
enumerated herein 

One (1) space per each 200 sq. ft. of 
gross floor area, but not less than two 
(2) spaces for each business use 
intended to occupy the premises. After 
20,000 sq. ft. gross floor area, one 
space per 400 sq. ft. 

One loading space for each building 
containing more than 5,000 and less 
than 10,000 sq. ft. of gross floor area. 
Thereafter, one (1) additional loading 
space shall be required for each 
additional 25,000 sq. ft. of gross floor 
area 

Parking Calculations 
         43 parking spaces (1 per 200 SF)                                                                    1 Loading space(s)  
                    _______________________________________________________________________________________________________________                                                                                                     _______________________________________________ 

         43 Total parking spaces required                                                                   1 Loading space(s) required 
 

Proposed Parking 
         45 Total parking spaces proposed                                                                  1 Loading space proposed 
 

 
 
Traffic Impact & Access Study 
A traffic assessment report has been submitted with the application. The report utilizes the Institute of Transportation 
Engineers Institute (ITE) standards for trip generation calculations. The study predicts a total of 373 site trips per day. The 
site is predicted to see a volume of 28 trips in the morning peak, and 25 trips in afternoon peak.  The board should note 
trips are counted as both entering and exiting the site. The traffic assessment includes a caveat; much of the site traffic is 
anticipated to come from existing traffic that passes by the site, rather than new users being added to the existing roadway 
network.  

Rear parking area 
Looking southeast from adjacent lot  
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A sight distance analysis was also completed for the 
driveway. The driveways, as proposed, would have over 
2,000 feet of sight distance which exceeds the 
requirements for safe stopping distance and intersection 
sight distance recommendations by the American 
Association of State Highway & Transportation Officials.  
 
Circulation 
The site as proposed (and existing) does not have a 
driveway on-site. Driveway access is via an existing full 
access driveway located just west of the site on the 
abutting lot. This driveway access is via a right-of-way 
easement that extends along the western property line. 
The right-of-way access area is to be marked as a two-way 
aisle. Therefore, vehicles would enter from the adjacent 
site along the right-of-way easement/aisle. Customers would be able to 
park directly into spaces from the right-of-way, or, enter further into the 
site via the newly proposed aisle on-site in the rear.  
 
Delivery and waste management vehicles would enter the site via the 
same and be able to pull into the loading zone. The waste storage area 
would be located adjacent to the loading zone.  
 
A new walkway is proposed along the west side of the building which 
would connect directly with the sidewalk along Route 6. At the opposite 
end of the walkway, a painted pedestrian crosswalk is proposed from the 
subject building to the adjacent retail building to the west.  
 
Pavement markings are proposed to direct vehicles through the site and 
right-of-way. Pavement markings include: 

• Directional arrows in the right-of-way & drive aisle 

• Striped parking spaces. 

• Marked Handicapped parking spaces with a shared striped 
loading zone 

• Striped crosswalk 
 

Landscaping/Screening 
Mulched landscape islands are proposed 
in the parking lot and the existing 
landscape bed along the site frontage. 
The proposed plantings throughout the 
site include: A.) one – Dark Knight Spirea 
shrubs, B.) two – Light Princess Spirea 
shrubs, C.) one – golden flame spirea 
shrub D.) two – carol Mackie daphne 
shrubs, E.) , F.) three- rock 
cotoneaster shrub, G.) five – 
cranberry cotoneaster shrub, H.) 
two- bearberry cotoneaster shrub, 
I.) eight – compact pfitzer juniper 

A B C 

D E F 

Rear of lot (enclosed leased area) 
Fence enclosure in disrepair  

Landscape area along site frontage 
Looking east from southwest corner of site  
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shrub, J.) one – shade master honey locust tree , K.) two – red sunset maple trees, L.) two – river birch trees, M.) one – 
franklin tree.  
 
A three-foot-high by two-foot 
width granite wall is proposed 
along the site frontage. This wall 
is intended to replace the existing 
wooden bollards for protection of 
the building from vehicular 
accidents. The wall would be 
setback three (3) feet from the 
sidewalk. The applicant’s narrative 
notes that plantings would be placed 
in front of the wall; however, the 
plantings are shown behind the wall 
on the landscape plan. The board 
may wish to have the applicant 
clarify.  
 
An existing six-foot-tall (6) chain-link fence located along the east property line is to remain. There is also a chain-link 
enclosed area at the end of the parking lot that is to remain. Staff note the fencing for this enclosure is in disrepair. The 
board may wish to condition that the chain link fence around the leased area be reset and replaced.   
 
Snow Storage & Waste Receptacles 
Snow storage is proposed in the rear northeast corner of the site.  
 
Trash dumpsters is proposed on a reinforced concrete slab behind the building near the northeast corner of the building 
(adjacent to the loading zone). The trash area would be enclosed by a “wclm planks” framed enclosure. 
 
Stormwater 
Since the project results in no additional stormwater runoff, the applicant proposes to utilize the existing site drainage 
system. The existing system is noted as draining into the Acushnet River. Planning staff defers to the Department of Public 
Infrastructure (DPI) regarding the systems compliance with the city stormwater regulations.  
 
Utilities 
The project will utilize the existing water, electric, and telephone utilities on site. The sewer service is proposed to be 
upgraded and connected into the city system.  
 
Signage 
There is an existing pylon sign located along the site frontage. The applicant intends to reuse and reface the sign. 
Therefore, no information has been provided as refacing an existing sign is an as-of-right use and does not require Planning 
Board review.  
 
Lighting 
The applicant provided a lighting exhibit and light specifications. The proposed site lighting includes: 

A. 5 - LED Area Light – Topaz 300 brand, for parking lot lighting, down shielded  
a. 3 – single arm lamps 
b. 2 – double arm lamps  

B. 6 - LED Wall Pack – Topaz brand, Wall pack lighting, down shielded 
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The lighting plan shows the lighting illumination levels across the site based on the proposed lighting locations. The highest 
lighting levels are shown around the parking lot lights and along the building walkway. The lighting levels seem reasonable 
given the site layout and location in an industrially zoned area.   
 
Architectural Plans 
The proposed elevations show the south, west, and north elevations would be renovated to a masonry and glass facades 
in a typical retail plaza style.  
 
Other Permitting Note 
The site is located withing the Designated Port Area (DPA) and may be subject to Chapter 91 regulations. These programs 
regulate activities along the waterfront. The applicant has been advised to seek guidance from the appropriate agencies 
related to the applicability of Chapter 91 and/or the Designated Port Area regulations in relation to this project. 
 
Review Comments 
As required under city ordinance, the case submittal documents were distributed to City Clerk, City Solicitor, Health 
Department, Inspectional Services, Engineering, Public Infrastructure, Conservation Commission, Fire Department and 
School Department.  
 
Comments were not received as of the publication of this report; any comments received will be made available at the 
public meeting.   
 
Master Plan Goal 
The proposal is consistent with the master plan’s goal to expand workforce opportunities and communicates a positive 
message for business development.   
 
Materials for Consideration 
The engineered plan submission is shown as “161 Popes Island Proposed Retail/Service Development Site Plan Review” 
Dated May 7, 2020, last revision dated May 13, 2020. Plans were prepared by Prime Engineering, in Lakeville, MA 
Richard Rheaume, PE. The plan set consists of the following sheets: 

▪ Sheet 1  Cover Sheet 
▪ Sheet 2  Existing Conditions Plan 
▪ Sheet 3  Demolition & Erosion Control Plan 
▪ Sheet 4  Site Layout Plan 
▪ Sheet 5  Grading, Drainage, & Utility Plan 
▪ Sheet 6  Landscape Plan 
▪ Sheet 7  Lighting Plan 
▪ Sheet 8  Details -1 
▪ Sheet 9  161 Popes Island Illumination Plan by Topaz Lighting, dated May 3, 2020 
▪ Sheet 10 161 ANR Plan  

 
“The architectural plan submission is shown as “161 Popes Island Renovation” dated November 5, 2018, prepared by 
SouthCoast Associates, Inc. The plan set consists of the following sheets: 

▪ Sheet 1  Cover Sheet 
▪ Sheet A1 Existing/Demolition Plan (Proposed) 
▪ Sheet A2 Elevations & Roof Plan 
▪ Sheet A3 First Floor Plan (Proposed) 
▪ Sheet A4 Reflective Ceiling Plan & Life Safety Plan (Proposed) 
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Staff Recommendations 
 
Site Plan Approval.  Having reviewed the submitted materials, planning staff offers the following 
recommendations for conditions to the Planning Board should it act favorably on the requested site plan approval 
for the project: 

 
 That the following specific conditions be applied to this decision: 

1. The applicant is advised to seek guidance from the appropriate agencies related to the applicability of 
Chapter 91 and/or the Designated Port Area (DPA) regulations in relation to this project.  

2. An ANR plan must be approved and recorded before any construction activity may occur on-site.  
3. A bike rack is to be added to the site [in location identified by the board].  
4. The light pole located in the center of the rear parking lot is to be protected from vehicular accidents. 
5. The chain link fence enclosing the leased area is to be reset and repaired. 

 
 That the following general conditions also be applied to this decision: 

1. The project shall be completed according to the plans, notes, reports, and specifications submitted for 
consideration and final approval by the Planning Board.  

2. The project shall be undertaken in a manner consistent with the Memorandum from the Department of 
Public Infrastructure received and placed on file and the Planning Board incorporates the DPI memo as 
part of these conditions.  

3. The applicant shall submit final plan revisions to the Department of City Planning in the following 
formats: one (1) -11” x 17” Plan Set and one (1) CD or USB with Plan Set in PDF format and shall ensure 
that these same plans are properly submitted to the Department of Inspectional Services.  

4. The applicant shall ensure a copy of the Notice of Decision bearing the certification of the city of New 
Bedford City Clerk, signifying no appeal has been made against the project’s approval, be recorded at the 
Registry of Deeds.   

 

Site Plan Criteria 
In considering Site Plan Approval for the proposed project, the Board must find that the plan meets a number of 
objectives identified in Section 5470 of the City’s (c.9) Zoning Ordinance including: 
▪ Adequate access to each structure for fire and service equipment; 
▪ Adequate provision for utilities and stormwater drainage; 
▪ Site alteration shall be designed after considering the qualities of the specific location, proposed land use, the 

design of building form, grading, egress points and other aspects of the development so as to: 
o Minimize cut/fill volumes, removal of 6” caliper trees and larger, removal of stone walls, displacement of 

wetland vegetation, extent of stormwater flow increase from the site, soil erosion and the threat of air/water 
pollution; 

o Maximize pedestrian/vehicular safety to/from the site; 
o Minimize the obstruction of scenic views from publicly accessible locations; 
o Minimize visual intrusion by controlling layout/visibility of parking, storage and outdoor service areas viewed 

from public ways and residential areas; 
o Minimize glare from vehicle headlights and lighting fixtures; 
o Minimize unreasonable departure from the character, materials and scale of buildings in the vicinity; 
o Minimize contamination of groundwater from on-site wastewater disposal systems or operations on the 

premises involving the use, storage, handling or containment of solid/liquid wastes and hazardous substances; 
o Ensure compliance with the Zoning Ordinance; 
o Minimize damage to existing adjacent public ways; 
o Promote orderly and reasonable internal circulation within the site so as to protect public safety. 
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5. The applicant shall ensure that a copy recorded decision be provided for the Department of City 
Planning Case file folder.  

6. The applicant shall present any proposed modification from the approved plans for consideration to 
the Director of City Planning for determination as to whether the modified plan must return before this 
Board for further review.  

7. The rights authorized by the granted approval must be exercised by issuance of a Building Permit by the 
Department of Inspectional Services and acted upon within one year from the date the decision was 
granted, or they will lapse.  

8. The developer and site contractor must schedule a pre-construction meeting with the Department of 
Public Infrastructure prior to the start of construction.   

 

 

Materials Provided by the Applicant are available at: https://www.newbedford-ma.gov/planning/planning-board-
agenda-info-2020/ 
 
Staff Report prepared by: Jennifer Carloni, Senior Planner 
Reviewed by: Kirsten Bryan, Deputy Director City Planning 

https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2020/
https://www.newbedford-ma.gov/planning/planning-board-agenda-info-2020/
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St. Luke’s Hospital Campus 
161 Popes Island Map: 60 Lot: 26 & portion of 12 
NOTE: Property line is approximate; for discussion purposes, only. Aerial map is oriented north. 

 


