Town of North Kingstown
Planning Commission
Ga rdner H. Pa l mer,
Cha i rpers on
Ja mes R. Grundy, Vi ce
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Pa ul L. Di on
Tra cey McCue

Planning Commission Meeting

Pa tri ci a Ni ckl es
Pa tri ck Roa ch

Tuesday, April 17, 2018
Beechwood Center
44 Beach St.
North Kingstown, RI 02852
7:30 PM

Agenda

1

Call to Order

2

Pursuant to RIGL 42-46-6(c), notice of this meeting has been posted on the Secretary
of State's website

3

General Business
3.a

Pre-application: Application of Camp Ave. Properties, LLC, 1130 Ten Rod Road,
Suite E-207, North Kingstown, RI 02852 for a proposed 20-unit conservation
development located on Camp Avenue, AP 138 Lots 80 and 101
Pre-application PC memo 041718.docx
Application_Signed.pdf
030218 preap.docx
TRC Minutes - March 14, 2018.docx
17.11.433_PRE-APP PLAN SET_2018-02-20.pdf
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3.b

PAGE 2

April 17, 2018

Pre-application: Application of Ameresco/North Kingstown Solar LLC c/o Jack
Honor, 6 Automation Lane, Suite 103, Albany, NY 12205 for a proposed
freestanding solar facility located at 170 Hamilton Farm Road, AP 67 Lot 54
Pre-application PC memo 041718.docx
Cover letter.pdf
Open Space Easement.pdf
Plans.pdf
TRC Minutes - February 14, 2018.docx
FINAL 18-02 Zoning Amendment Solar Ordinance.docx

3.c

Public Hearing: Preliminary plan application of SalSam Properties, LLC, 56 Finch
Lane, Saunderstown, RI 02874 for a proposed 14-unit conservation development
located on Tower Hill Road (Route 1), Plat 4 Lots 3 and 21

Preliminary Plan PC memo 041718.docx
Application .pdf
Waiver request letter.pdf
004-003 & 021_weeden farm rd._022817.pdf
pc_minutes_120616.pdf
0830-004-DOTR-APVL-IDOT-20170915.pdf
0830-004 RIDOT Denial.tif
0830-004 (L) HPHC 03-01-2004.pdf
TRC Minutes - March 14, 2018.docx
030718 prelim.docx
hpsc2313.pdf
0830-004-PRLM-MISC-ICLT-20180322 Home Rendering Elevation.pdf
0830-004-PRLM-SBMP-OTWN-20180326.pdf
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Minutes
4.a

5

January 16, 2018 and February 6, 2018
pc_minutes_011618.doc
pc_minutes_020618.doc

Adjournment

THE TOWN OF NORTH KINGSTOWN WILL PROVIDE INTERPRETERS FOR THE DEAF AND HARD
OF HEARING AT ANY MEETING PROVIDED A REQUEST IS RECEIVED THREE (3) DAYS PRIOR TO
SAID MEETING BY CALLING 294-3331, EXT. 120.
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Planning Commission Agenda Item Report
Submitted by: Shaun Lacey
Submitting Department: Planning and Development/Zoning
Meeting Date: April 17, 2018

Agenda Action:
Pre-application: Application of Camp Ave. Properties, LLC, 1130 Ten Rod Road, Suite E-207, North Kingstown, RI
02852 for a proposed 20-unit conservation development located on Camp Avenue, AP 138 Lots 80 and 101

Motion:
Review and provide feedback

ATTACHMENTS
 Pre-application PC memo 041718.docx
 Application_Signed.pdf
 030218 preap.docx
 TRC Minutes - March 14, 2018.docx
 17.11.433_PRE-APP PLAN SET_2018-02-20.pdf
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Town of North Kingstown, Rhode Island
100 Fairway Drive
North Kingstown, RI 02852
Phone: (401) 294-3331
Fax: (401) 885-7373
Web: www.northkingstown.org

STAFF REPORT
To:
Planning Commission
From: Department of Planning and Development
Date: April 11, 2018
Meeting Date: April 17, 2018
Applicant/Owner

Request
Location
Existing Zoning
Surrounding Zoning
Groundwater Status
Lot size
Land Use Designation

Camp Ave. Properties, LLC
1130 Ten Rod Road, Suite E-207
North Kingstown, RI 02852
Pre-application for a 20-unit conservation development
Plat 138 Lots 80 and 101
Camp Avenue
Village Residential (VR)
Village Residential (VR)
N/A
10.9 acres (total)
High Density Residential (HDR)

APPLICABLE REGULATIONS:
The following are the relevant ordinances to be considered in the Review:
 Article IX. – Conservation Developments
 Article XXII. – Inclusionary Zoning
 Article 13 of Appendix A: Subdivision and Land Development Regulations
DISCUSSION:
The pre-application is a proposed conservation development for 20 dwelling units. The project
is located along Camp Avenue, AP 138 Lots 80 and 101. The subject properties and surrounding
4
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lots are zoned Village Residential, which allows for single-family and two-family dwellings. The
Comprehensive Plan land use designation for the area is High Density Residential, where singlefamily and two-family dwellings are encouraged for every half-to-one acre. The two subject
properties total approximately 11 acres. The smaller of the two properties (AP 138 Lot 101) is
currently developed as a four-unit dwelling, while the larger property (AP 138 Lot 80) is heavilywooded and vacant. Wetlands are found on the larger, vacant property and are subject to
periodic flooding (Flood Zone A). On January 16, 2018, the Planning Commission approved a
similarly-designed 18-unit conservation development proposed by the applicant across the
street on Camp Avenue.
The project proposes to merge the two lots and build 20 dwelling units. The existing four-family
dwelling unit located on AP 138 Lot 101 would be demolished as part of the project. The
proposed lot merger provides the minimum size, frontage, width and depth requirements for
duplex dwellings located in a conservation development. The site would provide a new 24-foot
wide private drive that terminates at a cul-de-sac near the midpoint of the property. Much of
the existing vegetation would require removal to accommodate the private drive and dwelling
units. Each residence would provide its own two-car garage and driveway that would
reasonably accommodate two additional vehicles. No guest parking spaces are proposed at this
time. The project will be connected to sewers. Water service may be available upon a water
service extension and a modeling analysis.
All residences would consist of two-bedroom units. Of the proposed 20 dwelling units, two of
those units would be designated to be affordable (10 percent).
GENERAL REQUIREMENTS:
Article IX of the Zoning Ordinance and Article 13 of the Subdivision and Land Development
Regulations outline the intent and requirements for conservation developments. To qualify for
a conservation development, the applicant must first demonstrate the ability to provide the
proposed number of dwelling units permitted by the zoning regulations using a yield plan for a
conventional subdivision design. The project area is zoned Village Residential (VR) where all
new lots accommodating single-family dwellings must meet or exceed 20,000 square feet of lot
area, while duplexes must meet or exceed 40,000 square feet of lot area. Using these metrics
for the density calculation, the yield plan provided by the applicant identifies a total of six lots.
The six lots provide 40,000 or more square feet of lot area, which allows for a baseline
residential density of six duplexes (or 12 units) feasible for the development. By code, the
project must also designate 10 percent of the units to be affordable. The inclusionary housing
units are exempt from the density calculation, thereby granting the applicant a total of 14
dwelling units. With density bonus incentives contained within Article IX of the Zoning
Ordinance, such as age restriction (persons aged 55 and over) or limited bedrooms, the number
of permitted units may be increased to a maximum of 20 units.
Conservation developments within the Village Residential (VR) zoning district must also set
aside a minimum of 35 percent of the developable land for conservation. The proposal sets
aside 38 percent of the suitable land for development for open space.
5
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TECHNICAL REVIEW COMMITTEE:
The Technical Review Committee reviewed the pre-application at its March 14, 2018 meeting.
The Town Engineer noted that the development will require a traffic impact analysis since the
anticipated aggregate number of trips generated from this proposal, along with the recentlyapproved conservation development across the street on Camp Avenue, may have an impact
on the intersection of Camp Avenue and Post Road. Sidewalks are required within the
development while additional visitor parking is recommended. An excavation permit will be
required from the Engineering Department office for access to Camp Avenue prior to
construction. The Town Engineer also noted that the proposed project is within the
jurisdiction of the Coastal Resources Management Council (CRMC). A CRMC assent will
therefore be required. The development must conform to the Rhode Island Storm Water
Design and Installation Standards Manual.
Sewers are available to serve the development. The sewers will be privately owned and
maintained, but must conform to the town’s standards. Water service may be available upon
request of the applicant; however, any extension of water service shall be contingent upon a
water modeling analysis.
Some of the proposed dwelling units are within close proximity to the jurisdictional wetlands.
It is recommended that those units be re-sited to maintain a reasonable degree of usable
space behind each of those units.
The Town Historian noted that the development will require an archaeological survey as the
entire area surrounding Camp Avenue was once a significant settlement area for the
Narragansett people.
The Tax Assessor’s office noted that the applicant must obtain plat and lot numbers and
emergency numbers prior to any recording of the development. The minutes from the March
14, 2018 Technical Review Committee meeting are attached for reference.
INCLUSIONARY ZONING:
Article XXII of the Zoning Ordinance outlines the purpose and intent of inclusionary zoning. By
code, any development that provides five or more new housing units must ensure that at
least 10 percent of those units will be available to a household having an income of no more
than 80 percent of the area median income (AMI), as specified by State law. While most
affordable units are provided on-site, the town may allow the required inclusionary housing
units off-site if a finding is made by the Planning Commission that locating those affordable
units in an alternative location would serve the needs of those future residents.
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The applicant is proposing that the town consider an off-site inclusionary housing
arrangement as part of this proposal. To comply with the 10 percent inclusionary housing
requirement, the applicant is requesting to provide the two affordable housing units onto a
future off-site location currently under negotiation for purchase. Upon the acquisition of that
property, the applicant would provide the two affordable units in the form of apartment
units.
SUMMARY:
In concept, the proposal complies with the Comprehensive Plan land use designation, which
encourages duplexes within the desired density range of one unit per 20,000 square feet of site
area. The project also complies with the permitted baseline density of 12 dwelling units
supported by the zoning district and qualifies for a density bonus based upon the criteria
outlined in Article IX of the zoning ordinance.
The provision of allowing offsite affordable units has not (or has never) been petitioned by an
applicant in recent years. The Planning Commission may advise the applicant on the
appropriateness of allowing such off-site inclusionary units upon further discussion or study.
The purpose of a pre-application is to provide direction to the applicant and provide a cursory
opinion on the proposal. Should the Planning Commission endorse this pre-application, the
applicant may proceed with a formal conservation development master plan application.
ATTTACHMENTS:
1.
2.
3.
4.

Pre-application dated February 20, 2018
Town Engineer memorandum dated March 2, 2018
Technical Review Committee minutes Dated March 14, 2018
Plans received February 20, 2018
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TOWN OF

NORTH KINGSTOWN, RHODE ISLAND
DEPARTMENT OF PUBLIC WORKS
2050 DAVISVILLE ROAD
NORTH KINGSTOWN, R.I. 02852-1799
PHONE: (401) 294-3331
FAX:
(401) 267-9036

INTEROFFICE MEMORANDUM
TO:

SHAUN LACEY, AICP, PRINCIPAL PLANNER

FROM:

N. KIM WIEGAND, P.E., TOWN ENGINEER

SUBJECT:

AP 138 LOTS 80 AND 101
TIDE MILL LANDINGS NORTH, CAMP AVENUE
PRE- APPLICATION REVIEW

DATE:

3/2/18

COPIES:

N. LAFONTAINE, P.BERGERON (VIA EMAIL), FILE

Engineering has reviewed the above pre-application plans. The relevant comments are as follows.
Site plan/traffic
The development requires a traffic report. Stopping sight distance for the 85% speed is critical. Since there are now
two developments across from each other on Camp Avenue, the impact on the intersection of Camp Avenue and Post
Road is a concern. This must be addressed in the traffic report.
The road is subject to the Land Development design standards. The dead end road appears to meet the required
design criteria. Sidewalks are required within the development. Additional visitor parking is recommended.
A separate excavation permit is required from the Engineering office for access to Camp Avenue. This would be
acquired before construction. The proposed road is to be private.
Storm water management
The proposed project is within the jurisdiction of CRMC. A CRMC assent will be required.
No conceptual storm water has been shown; however, the type of soils and area of open space would appear to
allow for adequate storm water runoff infiltration and attenuation.
Units 5 through 10 are very close to the jurisdictional wetlands. The units will need to have some usable space in
the back.
Utilities
Sewers are available to this development. Sewers will be privately owned and maintained, but must conform to the
town’s standards whether forcemains or gravity sewers and a pump station since the nearest connection to the public
sewer is upgradient.
The development proposes to have public water. The water line will need to be to be looped around the cul de sac.
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Technical Review Committee
Regular Meeting Minutes
Wednesday, March 14, 2018
11:00 AM
Municipal Offices Court Room
100 Fairway Drive
North Kingstown, RI 02852
Municipal Offices
100 Fairway Drive
North Kingstown, RI 02852
401-294-3331

PRESENT: S. Lacey (Planning), M. Harrington (Planning), R. Mollis (Town
Manager), K. Wiegand (Engineering), S. Licardi (Water), G. Walsh (Fire), G.
Pariseault (Fire), J. Hart (Police)
Item 1: Minutes: Motion by S. Licardi, seconded by K. Wiegand to approve the
minutes of February 14, 2018. The motion carried unanimously.
Item 2: Preliminary Plan application: Application of General Homes, LLC c/o
Michael Valletta, 18 Ilex Court, Saunderstown, RI 02874 for a proposed 27-unit
major subdivision located at 250 Sachem Road, AP 148 Lot 261, zoned Post Road
(PR)
Planning – S. Lacey provided the following comments:




Per the conditions of the master plan approval, the town has not
received a revised fiscal impact analysis. Please provide the Planning
Department with this revised document at your earliest convenience.
Please also provide staff with revised architectural renderings for the
houses, and provide a narrative in response to the master plan condition
of approval that requires clarifications on the disposition of any
encroachments or easements onto the property from adjacent
properties (condition no. 7).
The project presents significant challenges with regards to street
parking, deliveries and general circulation. Although the project
provides the minimum street design standards supported by the town’s
subdivision ordinance, there remains very little area dedicated for street
parking factoring in the number of lots and driveways, location of street
trees, street lighting, and sidewalks. For these reasons, staff would
strongly encourage revisiting the subdivision design to provide a more
functional environment for street parking and improved circulation.

11
1|Page









The project site is zoned Post Road, which allows for nonresidential uses
in addition to single-family residential use. To ensure that future
residents living within the project area maintain each property as a
single-family residential use, please provide staff with draft
homeowners’ association documents at your earliest convenience.
The project requires a secondary means of vehicular access along with a
paved pedestrian path to Post Road. While the right-of-way was
indicated on the plans at the time of master plan review, the preliminary
plans appear to omit such means of required access for emergency
vehicles and pedestrians. Please clarify the secondary means of
emergency and pedestrian access on the plans.
Please clarify the light pole heights and lighting fixture specifications.
Please identify the location of the three required below market rate
dwelling units.
Please clarify the lands unsuitable for development. Slopes of 25
percent or greater are not considered unsuitable for development.

Engineering – K. Wiegand provided the following comments:










Engineering has reviewed the preliminary plan set for the aboveproposed subdivision, as well as the Stormwater Management Report,
the Operation and Maintenance Plan, the Soil Erosion and Sediment
Control Plan and a Traffic Impact Study by Beta Engineers. The North
Kingstown Police also submitted a Traffic Data Collection report.
The subdivision includes a public road and a private road with a hammer
head. A homeowners’ association must make it clear whose
responsibility it is to maintain the private road, open space and any
other shared infrastructure.
The public road appears to have a horizontal curve of 80 feet; the curve
table on the record plan is blank, so the precise curve is unknown.
However, the minimum curve for a local street is 150 feet. A snow
storage area has been designated as requested. It was previously
recommended that the developer provide space for additional vehicles;
there are none. The reason for guest parking is that the road is narrow;
the frontage available for parking on the street is limited by the close
and numerous driveways on either side. This could lead to blockage of
the road, a health and safety issue.
There are curb radii and other road design requirements. It cannot be
determined from the plans that the subdivision standards have been
met.
The landscaping plan shows a tree on top of the drainage line, located
on the right side of the road at approximately station 00+30. This must
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be moved. The landscaping plans call for fencing and vegetation to
buffer the north and side property lines. This needs to be maintained as
part of the homeowners’ association.
The deck on lot 2 appears to be right on the back property line.
Although 0 setback is allowed in the Post Road District, a smaller house
would be more a reasonable design. The driveways for lots 12 and 15
appear to have less than 20 feet from the garage to the sidewalk; this
means that a vehicle could obstruct the sidewalk. It is not clear whether
lots 16-20 also have driveways are too short. This development will
need to get parked vehicles off the road wherever possible, so the
driveway lengths are critical.
The easement on the lot to the north, AP 157 lot 20, is only 10 feet
wide. The town uses a standard of 20 feet for utilities so as to be able to
maneuver construction equipment as necessary. This standard should
be used. The gravel access to the OWTS should be continued to the gate
leading to the easement. The conditions under which the easement can
be accessed needs to be specified.
Any streetlights must be the town standard light in the public ROW.
The plans do not indicate whether basements are proposed. No
basements can be built into the seasonal high groundwater table, as the
storm water system is not sized to handle groundwater.
An excavation permit from Engineering will be required prior to
construction for connecting to the existing Sachem Road. This is the
responsibility of the contractor to obtain before construction begins.
The North Kingstown police report for Sachem Road, found that the
average speed was 25.5 mph. They monitored traffic counters from
5/24/17 to 6/2/17. It appears that there is a high volume of traffic on
Sachem may be earlier in the afternoon than the peak hour used in
Beta’s report. How, or if, that changes their analysis is unclear. The
traffic report indicates that the subdivision will not have an adverse
impact on the intersections with Devils Foot Road and Post Road.
Beta’s traffic report has one recommendation for safety, related to an
existing condition. They recommend improving the signing, pavement
marking and/ or installing some other types of channeling devices at the
Y-intersection of Sachem where it has a short branch to Yorktown Road.
Engineering will look into this issue with the Highway Division.
As stated in the previous comments, the proposed development is
adjacent to an impaired water, Saw Mill Pond. RIDEM Wetlands has
approved the proposed development as an insignificant alteration.
RIDEM Water Resources has also approved an underground injection
control system for storm water runoff mitigation.
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The homeowners would be responsible for maintenance of the drainage
structures outside the public ROW. Those in the public ROW would be
the responsibility of the town. The homeowners’ association agreement
must be reviewed, approved and recorded with the final plans. It must
state how the operation and maintenance costs and responsibilities for
storm water management will be shared, which includes the houses on
the private section of road.
The drainage takes into account the existing storm water pond behind
lots 7 and 8. The homeowners’ association must maintain the catch
basins along the southern property line. The drain line must be placed
within an easement giving the town authority to step in if it is not
properly maintained.
Public water service is shown. The water line from the public road must
be looped through the utility easement out to Post Road or within the
subdivision.
There is a manhole shown on the access way adjacent to the OWTS,
which would enable a future connection to a sewer main in Post Road.
There is an existing “concrete cover” noted on the west side of the ROW
entering the development. This needs an explanation and removal if
necessary.
There is one pump proposed for each pair of houses. This is a concern
since these are all separate lots, not condominiums. The developer must
show how the shared responsibility would work on an individual or
community wide level.

Fire – G. Walsh provided the following comments:


The submittal materials include a diagram that demonstrates the ability
for a truck to turn around in the hammerhead but not the cul-de-sac.
There are no approved street names at this time. Snow removal
locations may be inadequate. For further clarifications, please contact
Fire Marshal Gordon Walsh at (401) 294-3346 x7208.

Water – S. Licardi and Tim Cranston provided the following comments:


None

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
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numbers prior to any recording of the subdivision/development.
Police – J. Hart provided the following comments:


A secondary point of access was notated and that would have to be
worked out with Krzak Trailer Park. Road width, parking, emergency
vehicle access (similar in comments to NKFD) along with the increase to
traffic to both Sachem & King Phillip Road where Kim Wiegand
mentioned that a traffic study was done where the average speed is
25.7 mph and the MV count was low (but she wasn’t sure on that
number).

Town Manager – R. Mollis provided the following comments:


None

Item 3: Preliminary Plan application: Application of SalSam Properties, LLC for
The Cottages at Weeden Farm, a 14-unit conservation development located on
Tower Hill Road, AP 4 Lots 3 and 21, zoned Rural Residential (RR)
Planning – S. Lacey provided the following comments:




Please identify the proposed height of the light poles and lighting
specifications.
Please clarify the project narrative to identify any and all waiver
requests (sidewalks, road standards, etc.).
Please provide conceptual design renderings of the housing units.

Engineering – K. Wiegand provided the following comments:







The following were reviewed: revised preliminary plans, comment letter
from DiPrete dated February 28, 2018, Soil Erosion and Sediment
Control Plan dated 2/21/18, Stormwater Management Report revisied
date 2/21/18 and Operation and Maintenance Plan revision date
2/21/18. Below are comments.
The development will have street lights. Note that all street lights will be
installed and maintained by the private association, not the town.
The site design has units with parking in the garages and in the
driveways. Additional guest parking is recommended, but not
imperative since there are buildings on only one side of the road.
The water cistern for fire fighting has access close to the road and a
reinforced pad off the road for the fire truck. The proposed reinforcing
material, Grasspave 2 is specified to carry fire trucks. The capacity and
specifications for the cistern are per the Fire Marshall’s standards.
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Stone check dams in swales have been added to the plans.
Riprap is shown at the end of paved waterways into grassed channels.
On Sheet 10, a note must be added to the typical road sections A-A and
B-B: Gravel borrow base course 15” in ledge cuts. Note that there will
need to be a large amount of fill placed on site in order to conform to
the plans.
The developer has an approved Physical Alteration application from
RIDOT for the entrance onto Tower Hill Road in a September 6, 2017
letter from RIDOT. The requirement for a deceleration lane needs to be
removed from the planning approval, as RIDOT did not approve of it.
The developer intends to install a street light near the entrance to make
it more visible.
The onsite wastewater treatment systems (OWTS) must be approved by
RIDEM. The wells must conform to state standards. Because the project
is within the watershed of the Narrow River, the OWTSs will require
including treatment for denitrification.
The sewer and water lines are under the road, as is the standard.
Drinking water is proposed from private wells which must conform to
the RIDEM Rules and Regulations Governing the Enforcement of Chapter
46-13.2 Relating to the Drilling of Drinking Water Wells.
Groundwater is a critical issue for this site. The buildings, road and
drainage structures appear to be above the seasonal high groundwater
elevation. If field conditions prove otherwise, these will need to be
elevated.
The proposed development requires approval from CRMC since it is in
the Narrow River Critical Resource Area. The drainage on River Road is
critical. The drainage report states that the runoff from the
development will not be increased, or adversely affect River Road.
Storm water is proposed to be ultimate mitigated with an infiltration
basin. The basin is set more than 20’ from the buildings with a mild
slope that meets the standards. The back of the basin is mildly sloped
within the basin, and then slopes steeply, but with terraces to a final
mild slope near the stone wall. While this does not meet the standard of
5:1 slope throughout, the critical areas meet this milder slope. The
steeper slope in the back because it is terraced and well away from the
buildings, in this situation, is acceptable.
Five outlet pipes and the emergency overflow outlet from the
infiltration basin into a 20’ wide energy dissipation/ outlet protection
pad which flows down to River Road. The pad is shaped as a shallow
trough. In order to ensure that flows from the basin do not form erosive

16
6|Page

point sources, this pad must have a level spreader.
Fire – G. Walsh was absent:


The location of the proposed fire cistern has been moved and does not
appear to function to fire code standards. Please contact Fire Marshal
Gordon Walsh at (401) 294-3346 x7208 for further clarification.

Water – S. Licardi provided the following comments:


A detailed maintenance and monitoring plan for OWTS must be
submitted upon RIDEM approval.

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
numbers prior to any recording of the subdivision/development.

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Item 4: Pre-application: Application of Camp Avenue Properties II, LLC, 1130
Ten Rod Road, E207, North Kingstown, RI 02852 for a proposed 20-unit
conservation development located at Camp Avenue, AP 138 Lots 80 and 101,
zoned Village Residential (VR)
Planning – S. Lacey provided the following comments:




The residential density is based on one dwelling unit per 20,000 square
feet of lot area (or two units per 40,000 square feet). The baseline
density allows for 12 units. With a density bonus of 1.5 units contingent
upon a limited bedroom count, the permitted density may be raised to
18 units. Since inclusionary housing requirements are exempt from the
residential density calculations, the total number of allowable units is
20.
Applicant will request to relocate the two required inclusionary units
off-site. Staff will attempt to provide town inclusionary housing date to
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the Planning Commission at the time of pre-application review to assist
in directing the applicant.
The project must provide a minimum of 35 percent open space.
Water service must be requested and supplemented with modeling
analysis.
A preliminary archaeological survey will be required prior to preliminary
plan review. This will be a condition of master plan approval.

Engineering – K. Wiegand provided the following comments:














The development will require a traffic report. Stopping sight distance for
the 85% speed is critical. Since there are now two developments across
from each other on Camp Avenue, the impact on the intersection of
Camp Avenue and Post Road is a concern. This must be addressed in the
traffic report.
The road is subject to the Land Development design standards. The dead
end road appears to meet the required design criteria. Sidewalks are
required within the development. Additional visitor parking is
recommended.
A separate excavation permit is required from the Engineering office for
access to Camp Avenue. This would be acquired before construction.
The proposed road is to be private.
The proposed project is within the jurisdiction of CRMC. A CRMC
assent will be required.
No conceptual storm water has been shown; however, the type of soils
and area of open space would appear to allow for adequate storm
water runoff infiltration and attenuation.
Units 5 through 10 are very close to the jurisdictional wetlands. The
units will need to have some usable space in the back.
Sewers are available to this development. Sewers will be privately
owned and maintained, but must conform to the town’s standards
whether forcemains or gravity sewers and a pump station since the
nearest connection to the public sewer is upgradient.
The development proposes to have public water. The water line will
need to be to be looped around the cul de sac.

Fire – G. Walsh provided the following comments:


The Fire Department must approve the requested street name

Water – S. Licardi provided the following comments:
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None

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
numbers prior to any recording of the subdivision/development.

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Item 5: Master Plan application: Application of BKS, LLC for a proposed 35-unit
major land development plan located on Post Road, AP 136 Lot 9, zoned Post
Road (PR)
Planning – S. Lacey provided the following comments:













Ledgestone is found throughout site area and must be excluded from
net lot area. Residential density must be calculated excluding lands
unsuitable for development. The project must maintain four dwelling
units per acre as a baseline density based upon the 10% inclusionary
housing requirements.
The topography plan does not appear to reflect current conditions.
Please revise the site plan accordingly.
Residences within 400 feet of Post Road must be comprised of mixeduse OR a request must be made to waive the mixed-use requirement for
all units within 400 feet of Post Road.
Sidewalks will be required.
The project must provide a traffic impact analysis.
The project must redesign the circulation plan to improve connectivity
conditions within the development.
The project would benefit from community amenities (activity areas,
community space, etc.).
Water Department will need to analyze water modeling report.
A fiscal impact analysis is required.
To comply with the town’s affordable housing requirement, 4 of the 35
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units must be designated to be affordable.
A secondary means of vehicular access is required.
Please provide a description of the access easement to the site from
Post Road.

Engineering – K. Wiegand provided the following comments:















The development requires a Physical Alteration Permit from RIDOT. The
narrative states that a traffic report will be forthcoming. This report
must take into account the build-out of Reynolds Farm.
The “private drives” are roads and subject to the Land Development
design standards. The dead end roads are too long. In addition, a
secondary emergency access is required. The eastern end of Drive C has
a parking area instead of a turnaround. Also, hammerhead turnarounds
are not the standard for this number of units, a cul de sac is required.
While sidewalks are shown on the plans, the General Notes on sheet 6
states that “no sidewalks are proposed”. This is contradictory.
The site plan in the set of drawings is not the same as the plan in the
narrative.
Units 22 and 23 back into a hill; this could create drainage issues.
The site has exposed rock. According to the land development
regulations, “Any area of ledge and/or rock outcrops visible at the land
surface” is considered unsuitable area for development. It appears
from the aerial photographs (google earth) as well as the test pits on
the plan that there are outcrops in the area of units 23 through 35.
The suitable area needs to be reviewed and recalculated.
The property backs up to a conservation area belonging to the North
Kingstown Land Conservancy. Any path leading to their property must
be coordinated with them to ensure that this use is compatible.
The narrative states that there significant trees along the boundary
that are noteworthy. Units 32-35 are 5’ from the southern property
line. It is clear that any trees here cannot be preserved. The units on
the northern side are mostly less than 20’ from the property line. Any
construction under the drip line of the trees impairs their health.
Since there is no information on the location of any significant trees, it
is not clear that the design will allow the trees to be maintained.
There is no conceptual storm water shown or designated for drainage
that flows towards Post Road. The close configuration of the units
does not allow much area for mitigation. The test pits show
groundwater at 2’. The design will have to ensure that there is no
direct discharge onto the properties on Post Road.
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No conceptual storm water mitigation is shown for runoff from the
end of Drive B. This must be designed so that runoff does not flow
down on the units below.
The topography for the area in back of Hans Import was regraded
several years ago. This area is now more vulnerable to runoff.
Sewers will be privately owned and maintained, but must conform to
the town’s standards whether forcemains or gravity sewers and a pump
station. The plan must show a sewer stub connection for AP 136 lot 21.
Dead ended water lines are not standard. Water lines need to be
looped.

Fire – G. Walsh provided the following comments:


The Fire Department must approve the street names and address
numbers associated with the project.

Water – S. Licardi provided the following comments:


The Water Department is awaiting the results of hydraulic modeling to
determine water availability. The extensions of water mains will be
conditioned on looping water lines both within the development (where
possible) and out to Post Road.

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
numbers prior to any recording of the subdivision/development.

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Meeting adjourned.
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Planning Commission Agenda Item Report
Submitted by: Shaun Lacey
Submitting Department: Planning and Development/Zoning
Meeting Date: April 17, 2018

Agenda Action:
Pre-application: Application of Ameresco/North Kingstown Solar LLC c/o Jack Honor, 6 Automation Lane, Suite 103,
Albany, NY 12205 for a proposed freestanding solar facility located at 170 Hamilton Farm Road, AP 67 Lot 54

Motion:
Review and provide feedback

ATTACHMENTS
 Pre-application PC memo 041718.docx
 Cover letter.pdf
 Open Space Easement.pdf
 Plans.pdf
 TRC Minutes - February 14, 2018.docx
 FINAL 18-02 Zoning Amendment Solar Ordinance.docx
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Town of North Kingstown, Rhode Island
100 Fairway Drive
North Kingstown, RI 02852
Phone: (401) 294-3331
Fax: (401) 885-7373
Web: www.northkingstown.org

STAFF REPORT
To:
Planning Commission
From: Department of Planning and Development
Date: April 11, 2018
Meeting Date: April 17, 2018
Applicant/Owner

Request
Location
Existing Zoning
Surrounding Zoning
Groundwater Status
Lot size
Land Use Designation

Ameresco/North Kingstown Solar LLC
c/o Jack Honor
6 Automation Lane, Suite 103
Albany, NY 12205
Chestnut Farm LLC
567 South County Trail, Suite 111
Exeter, RI 02822
Pre-application for a freestanding solar facility
AP 67 Lot 54

170 Hamilton Farm Road
RR (Rural Residential – Open Space)
VR (Village Residential), NR (Neighborhood Residential) and
RR (Rural Residential)
Groundwater Two
27.12 acres
Low Density Residential (LDR)

APPLICABLE REGULATIONS:
The following are the relevant ordinances to be considered in the review:
 Section 21-323. – Solar energy systems.
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Section 21-186. – Groundwater recharge and wellhead protection overlay districts.
Section 21-189. – Scenic overlay district.
Section 21-284. – Development plan review.
Article IV. – Dimensional Regulations, Table 2A: Residential Districts

DISCUSSION:
The pre-application is a proposed 1.9 megawatt ground-mounted solar facility. The project is
located on a 27-acre parcel of land dedicated for open space as part of the Hamilton Farm
conservation development that was approved in 2008. At the time of the final plan approval in
2012, an open space easement was recorded with the town that separated ownership of the
open space from the Hamilton Farm Condominium Homeowners’ Association and reserved the
developer’s ability to petition the town for solar energy systems within the open space. The
open space is zoned Rural Residential (RR), where freestanding solar energy systems may be
allowed with a special use permit. The Comprehensive Plan land use designation for the area is
Low Density Residential, which reflects areas in town that lack infrastructure and may be
developmentally-limited due to environmental constraints such as wetlands or watercourses.
The project area is heavily-wooded and vacant. Wetlands are prevalent throughout the north,
west and south portions of the site. An area of the open space located at the center of the
parcel has been cleared in recent years. The site is slightly contoured, with a gentle upward
slope from north to south. The site is located within a local scenic overlay district (Hamilton
Allenton Road) and a Groundwater Two overlay. A historic cemetery abuts the open space to
the east. A narrow and unimproved dirt road provides vehicular and pedestrian access from the
condominiums to the open space.
In concept, the project area would disturb approximately nine of the 27 acres of open space.
Extensive clearing and grading will be necessary to accommodate the solar arrays, solar
conversion equipment and access. Ingress and egress would be available through a new gravel
driveway extending from the end of the Hamilton Farm subdivision into the open space,
terminating at a cul-de-sac. Upon permission from the adjoining property owner(s) a portion of
trees may be cleared on the abutting properties for clearance and sunlight. A series of fences
and gates would be installed to discourage unauthorized access to the solar arrays and
equipment. New utility poles would be installed near the entrance of the open space access
road.
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GENERAL REQUIREMENTS:
Section 21-323 outlines the intent and requirements for solar energy systems. Freestanding
solar energy systems as primary uses on a parcel of land are allowed with a special use permit.
Since the project is located within a scenic overlay district and a wellhead protection area,
development plan review is also required. The review process for the project would therefore
consist of a development plan review application along with a special use permit application.
Article IV of the Zoning Ordinance outlines the dimensional requirements and standards for
development located within the Rural Residential (RR) district. By code, all solar arrays and
equipment will be required to meet the minimum setbacks, which is 35 feet from the property
line. Per Sec. 21-323, the maximum height limit of any solar array is 16 feet.
The project is located within the Hamilton Allenton Road scenic overlay district. As stated
within the solar energy systems ordinance, any freestanding solar energy system must not
interfere with the view of a locally designated scenic byway. At the time of development plan
review, the project must demonstrate how it will not interfere with the scenic overlay district.
Since the project abuts a historic cemetery to the east of the open space parcel, the project
must also comply with the rules and regulations pertaining to the protection of historic
cemeteries as adopted by the Rhode Island Historical Preservation & Heritage Commission.
The State Department of Environmental Management (RIDEM) has permitting authority with
regards to improvements proposed within close proximity of any wetland. Since the project
proposes a wetland crossing and siting the solar arrays and equipment 50 feet away from
wetlands, the project shall require approval from RIDEM.
TECHNICAL REVIEW COMMITTEE:
The Technical Review Committee reviewed the pre-application at its February 14, 2018
meeting. The Town Engineer noted that the installation of power poles within the public rightof-way requires petitioning the Town Council for approval. It was also noted that the gravel
road, cleared areas and impervious surfaces require storm water mitigation. The designated
operator shall be required to report annually to the Engineering Division on the upkeep of the
storm water management systems.
Since the project relies on driveway access through the Hamilton Farm conservation
development, the Police Department noted that the homeowners’ association - namely
Hamilton Farm Condominium Homeowners’ Association – should be given benefit of the review
prior to the scheduling of any meeting with the Planning Commission and Zoning Board of
Review.
The minutes from the February 14, 2018 Technical Review Committee meeting are attached for
reference.
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SUMMARY:
The purpose of a pre-application is to provide direction to the applicant and provide a cursory
opinion on the proposal. Should the Planning Commission endorse this pre-application, the
applicant may proceed with a development plan review and special use permit application.
ATTTACHMENTS:
1.
2.
3.
4.
5.

Cover letter received March 1, 2018
Open Space Easement and Covenant – Hamilton Farm Condominiums
Pre-application plans received March 1, 2018
Technical Review Committee minutes dated February 14, 2018
Section 21-323. – Solar energy systems
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Technical Review Committee
Regular Meeting Minutes
Wednesday, February 14, 2018
11:00 AM
Municipal Offices Court Room
100 Fairway Drive
North Kingstown, RI 02852
Municipal Offices
100 Fairway Drive
North Kingstown, RI 02852
401-294-3331

PRESENT: S. Lacey (Planning), M. Harrington (Planning), R. Mollis (Town
Manager), K. Wiegand (Engineering), S. Licardi (Water), G. Walsh (Fire), J. Hart
(Police)
Item 1: Minutes: Motion by S. Licardi, seconded by K. Wiegand to approve the
minutes of January 10, 2018. The motion carried unanimously.
Item 2: Pre-application: Application of Ameresco/North Kingstown Solar, LLC
for a proposed freestanding solar project located at 170 Hamilton Allenton
Road, AP 67 Lot 54
Planning – S. Lacey provided the following comments:










The pre-application is for a 1.9 MW freestanding solar project located
on a 27-acre property off of Hamilton Farm Road. Of the 27 acres of
open space, about 9 acres would be disturbed.
The project is located in an open space area of the Hamilton Farm
subdivision. Access to the site is granted by way of a gravel road that
extends to the south of the subdivision. Wetlands are prevalent
throughout the site. There is a gentle upward slope from north to the
south. An open space easement was recorded at the time of final
subdivision approval allowing for solar use.
The site is located within a local scenic overlay district (HamiltonAllenton Road) and a groundwater overlay. The project will require
development plan review through the Planning Commission prior to any
special use permit approval by the Zoning Board of Review.
All solar arrays and equipment will be required to meet the minimum
setbacks, which is 35 feet from the property line. The maximum height
limit is 16 feet and must also conform to our regulations.
The project must demonstrate how it will not interfere with the scenic

39
1|Page








overlay setting of the area.
Any proposed clearing of trees off site must obtain authorization from
the property owner(s).
It is strongly encouraged that the Hamilton Farm Homeowners’
Association be given benefit of the review prior to the scheduling of any
meeting with the Planning Commission and Zoning Board of Review.
The project is located in close proximity to a historic cemetery. The
project must comply with all regulations pertaining to registration and
protection of historic cemeteries.
It is strongly encouraged that the pre-application is referred to the
Planning Commission for advisory feedback prior to the submittal of a
formal development application.

Engineering – K. Wiegand provided the following comments:






The installation of power poles within the public right-of-way requires
petitioning the Town Council for approval.
The project requires RIDEM wetlands approval.
The gravel road, cleared areas and impervious surfaces require storm
water mitigation. The area identified to be cleared does not provide
much room for storm water management.
The designated operator shall be required to report annually to the
Engineering Division on the upkeep of the storm water management
systems.

Fire – G. Walsh provided the following comments:


None

Water – S. Licardi and Tim Cranston provided the following comments:


None

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


None

Police – J. Hart provided the following comments:


It is strongly encouraged that the Hamilton Farm Homeowners’
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Association be given benefit of the review prior to the scheduling of any
meeting with the Planning Commission and Zoning Board of Review.
Town Manager – R. Mollis provided the following comments:


None

Item 3: Pre-application: Application of Turning Point Energy for a proposed
freestanding solar project located at Shermantown Road and Tower Hill Road,
AP 8 Lot 5, AP 8 Lot 6, AP 28 Lot 6, AP 11 Lot 2, AP 12 Lot 1, AP 12 Lot 2 and AP
24 Lot 1
Planning – S. Lacey provided the following comments:








The pre-application is for a 32 MW freestanding solar project across
seven parcels of land totaling 566 acres located on Shermantown Road
and Tower Hill Road. The project is designed in four phases, with phases
I & II being built concurrently over the span of 9-12 months, while
phases III & IV would take place upon completion of the first two
phases.
The project is located in a heavily wooded area at the south end of the
town. The nearest neighborhoods are found on Westmoreland Lane and
Windsome Drive to the east and Fieldstone Lane to the west. Wetlands
are prevalent throughout the site, while flood zones A are also found
near a handful of watercourses that traverse throughout the parcels.
Topography is varied, with the lowest grades located along the streams
and creeks. Outside of the wetlands and watercourses the grading
generally ranges between 210-125 feet above sea level. The site is
located within a local scenic overlay district (Shermantown Road to
Tower Hill Road) and the Narrow River Special Area Management
District. The project will require development plan review through the
Planning Commission prior to any special use permit approval by the
Zoning Board of Review.
Extensive clearing and grading will be necessary to accommodate the
solar arrays. Ingress/egress will be available through a series of gravel
driveways from Shermantown Road and Tower Hill Road. A series of
water resources crossings would be required for vehicular access
throughout the project area. RIDEM and CRMC have permitting
authority with regards to improvements affecting wetlands and
watercourses.
The parcels are zoned VLDR (Very Low Residential Density). All solar
arrays and equipment will be required to meet the minimum setbacks,
which is 35 feet from the property line. The maximum height limit for
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solar arrays is 16 feet and must also conform to our regulations.
The project will need to demonstrate how it will not interfere with the
scenic setting of the area at the time of Planning Commission review.
The project must provide an adequate landscape buffer from the
adjoining residential neighborhoods.
The Narrow River SAMD has archaeological significance associated with
it. The project will require a preliminary archaeological survey prior to
any disturbance of land.
The project falls within the sphere of influence with the Town of South
Kingstown and the Narrow River Preservation Association. Each of those
organizations will be given a copy of the formal development application
for review and comment.
It is strongly encouraged that the pre-application is referred to the
Planning Commission for advisory feedback prior to the submittal of a
formal development application.

Engineering – K. Wiegand provided the following comments:









Access from Shermantown Road shall require an excavation permit from
the Department of Public Works at the time of construction.
The installation of power poles within the public right-of-way requires
petitioning the Town Council for approval.
Access to the State highway (Tower Hill Road) shall require a Physical
Alteration Permit from RIDOT.
The project requires RIDEM wetlands approval. CRMC approval is
required since the project is located within the Narrow River SAMD.
The gravel road, cleared areas and impervious surfaces require storm
water mitigation. Storm water management will be critical since the
project is located within a non-community wellhead protection area and
groundwater recharge overlay.
Areas subject to 100-year flood and storm frequency are found in the
area; the plans must delineate said areas.
The designated operator shall be required to report annually to the
Engineering Division on the upkeep of the storm water management
systems.

Fire – G. Walsh was absent:


None

Water – S. Licardi provided the following comments:


The applicant should submit an analysis of habitat loss associated with
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the proposed deforestation.
School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


None

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Item 4: Pre-application: Application of Frenchtown Investors LLC of 2091
Nooseneck Hill Rd. Coventry, RI 02816 for 9 duplex units (18 units) entitled
“Firwood Glen” located at the end of Firwood Drive, AP 153 Lot 2 and AP 154 Lot
5, currently zoned Light Industrial (LI) and located within the Groundwater
Overlay District. This proposal will involve a zone change for lands to be zoned
from Light Industrial (LI) to Rural Residential (RR).
Sandy Resnick (attorney), John Dion (Director of Operations for Frenchtown
Investors), Craig Carrigan (Engineer) came forward for this application.
Planning – M. Harrington provided the following comments:








Provided details regarding this submission for this two lot proposed
subdivision on 36.17 acres that is at a pre-application stage. The site is
bound by 403 and existing residential developments, zoned VR and RR.
Access to serve the proposed development is off of Firwood Drive. The
lots are located within the Groundwater Overlay.
The submitted conceptual plan is for 9 duplexes- 18 units in total. All 2
bedroom units. The applicant would like to propose this as a
conservation development.
Concerns were raised with the submitted yield plan- too cluttered and
busy; cannot make out details; this would need to be resubmitted. Yield
plan also need to make sure that it shows all of the dimensional
requirements in addition to the overall lot size. This needs to be revised
and resubmitted to include these changes.
The application would be subject to a zone change, which would occur
after the Master Plan stage. The applicant has at this pre-application
indicated that the zone change would be to RR. Concerns were expressed
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that in RR zones duplex units are not allowed. These would have to be
detached units if in a RR zone and the yield plan would have to reflect
this density.
It was indicated that this area in the Comprehensive Plan is designated
as High Density Residential (HDR) and on this basis the applicant may
want to explore the option of a zone change to VR, which would allow
duplexes.
If changed to VR zone; 18 units would be threshold, based on the GW
Overlay zone, which could be stipulation of a zone change.

Water – S. Licardi provided the following comments:


Within the GW overlay; outside the water service area; no public water
available; would hope to see nitrogen reducing septic systems for any
residential development.

Engineering – K. Wiegand provided the following comments:












Would like the road widened from 18’-22’ for a development of this scale
Double car garage is encouraged with room for 2 further parking spaces
in the driveway to avoid parking on the street.
No sidewalks there presently. Sidewalks would be recommended on one
side as this road will be narrower that the nearby roads which are 30’
wide.
Due to GW location no filling, grading or transfer of material off site in
excess of 20 cubic yards to avoid transfer of contaminated material.
Have to be 8’ from GW table. This will impact whether or not basements
can be put in.
A separate excavation permit will be needed to connect to Firwood
Drive.
“Driftway rights unknown” on the plan was questioned to the applicant’
team; they responded that they would find out and get back to us on
this. S. Resnick indicated that if it hasn’t been used in over 40 years and
not specifically cited in deeds; they go away. Further title check will be
required.
Questioned wetlands- applicants’ team responded that Scott Rabideau
was on site and has flagged the wetlands on site.
Drainage- whoever owns this (HOA) will have to maintain to Town’s
standards to ensure flooding doesn’t become an issue. S. Resnick
indicated that the O & M will be recorded at approval stage on final
plan.
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Fire – G. Walsh provided the following comments:




Need to show scale on conceptual plan to measure fire hydrant
distance.
Turning radius needs to be shown in cul-de-sac.
Road would need a different name than Firwood Drive. This should be
agreed with Gordon prior to re-naming.

Police – J. Hart provided the following comments:


None

Sandy Resnick was going to review the comments and revisit the proposed zone
change and yield plan is going to be amended and resubmitted to reflect these
changes. This would have to be reviewed as a separate application at a later TRC
if they did want to pursue a solar array application.
J. Dion, indicated that they would still be going forward with this proposal;
however they were also considering the possibility of doing a solar application.
They wanted to disclose this at this meeting. They were advised that if they did
want do this, they should keep the parcels as Light Industrial (LI) zone
Item 4: Roadway Abandonment: Application of Jack Hope for a roadway
abandonment request located at 5 Enfield Avenue, AP 117 Lot 60
Planning – S. Lacey provided the following comments:







The proposal is a Roadway abandonment request located at 5 Enfield
Avenue.
The project proposes to acquire approximately 1,900 square feet of
public right-of-way, allowing the applicant to rebuild the existing house
on the property in the same substantial location.
Property is about 4,800 square feet in area, and backs onto a wetland. It
is also located within a flood plain which will require new structures to
be elevated to meet the flood zone requirements. The building currently
encroaches into the public right-of-way, making it impossible to rebuild
in the same location unless the right-of-way is abandoned. By acquiring
the portion of right-of-way, the lot will increase from 4,785 square feet
to 6,657 square feet.
Roadway abandonments are reviewed and approved by the Town
Council at a public hearing. Staff will work with the Town Clerk’s office
to schedule a preliminary review with the Town Council prior to
scheduling a public hearing. Upon approving the roadway
abandonment, the applicant must work with staff on finalizing the final
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map and lot description and preparing a development application to
reconstruct the structure.
Provide a letter of support from the abutting property owners in
support of the roadway abandonment request.

Engineering – K. Wiegand provided the following comments:


The Department of Public Works supports the request, subject to the
following conditions: the owners shall prepare a site plan with the
portion of ROW to be merged to their lot; the owners shall be
responsible for submitting a Class I survey and parcel description for
recording purposes by a RIPLS; filing a Class I survey with the Town
Clerk’s office of the parcel proposed for abandonment; installing
permanent bounds at the northeast corner of the Enfield Avenue-Pond
Street intersection and the two corners of the new ROW; submission of
a plan to the Director of Planning merging the abandoned ROW with Lot
60 and recording the plan upon approval; subsequent to Town Council
approval, the owners shall be responsible for recording the
aforementioned documents; and preparation and filing of all necessary
deeds.

Fire – G. Walsh provided the following comments:


None

Water – S. Licardi provided the following comments:



Individual service lines to all three properties in the vicinity should be
clearly defined.
If the new house will be on a shared service with the other homes on
Enfield Avenue, a dedicated service from the water main to the new
house should be installed at the time of construction and the previous
service should be closed in a manner that does not jeopardize water
quality or availability to adjacent properties.

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


None

Police – J. Hart provided the following comments:
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None

Town Manager – R. Mollis provided the following comments:


None

Meeting adjourned.
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ORDINANCE NO. 18-02
AN ORDINANCE IN AMENDMENT OF CHAPTER 21 OF THE CODE OF
ORDINANCES, TOWN OF NORTH KINGSTOWN, ENTITLED, “ZONING”
SECTION 1. ARTICLE I. Purposes and Administration. Section 21-22 of the Code of
Ordinances, Town of North Kingstown, entitled, “Definitions” is hereby amended by adding the
following:
Roof mounted solar energy system means a solar energy system mounted on the roof of a
structure, including a principal or accessory structure.
Freestanding solar energy system means a solar energy system that is not attached to a
structure and is ground mounted.
Solar energy system means a device to provide for the collection, conversion, storage and
distribution of energy derived from solar radiation for space heating or cooling, electricity
generation, or water heating.

SECTION 2. ARTICLE III. Article III of the Code of Ordinances, Town of North Kingstown,
entitled, “Land Use Table” is hereby amended by adding the following:
Abbreviations:
Y = Yes, use is permitted
N = No, use is prohibited
S = Special use permit is required for use
A = Use is an accessory use

Uses

R
N V
V L
P
H P I W
Dev.
R/ P R/ R/ M
L DN W
P WGL WO
GB B B O V
PL Stand
V
R P R R F
D RB B
R J I I I S
C
ards
80
40 20
R

Utilities
12.

Roof mounted
solar energy A A A A A A A A A A A A A A A A A A A A A A
systems (11)

Y

13.

Freestanding
solar energy
systems (11)

Y

A A A A A A A A S S

S S S S S S S YYY S

S

(1) Except as permitted under Article 9.
(2) Subject to limitations on the size of uses and structures as stated in Section 21-93, Wickford
Village District, general provisions, paragraph (2).
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(3) Sales or rental of kayaks, canoes, or other nonmotorized small craft shall be allowed with a
special use permit.
(4) Any carry-out window shall be located in such a manner that it is accessible only from the
property upon which the business is located. No interference with the public right-of-way shall
be allowed.
(5) Operation of a boat brokerage shall be a permitted use.
(6) Subject to restrictions listed in 21-94.B.
(7) Minimum lot size shall be 80,000 square feet.
(8) A special use permit is required to locate a commercial greenhouse or nursery on a residentially
zoned parcel that is less than ten acres.
(9) Development plan review is required before the planning commission unless waived by the
administrative officer for good cause shown.
(10) Hours of operation will take into consideration compatibility of different uses in the area. Hours
will not exceed M—F 8:00 a.m.—8:00 p.m., Saturday 9:00 a.m.—5:00 p.m. Waste/grass areas
will be identified in transit areas for walking to and from the facility. The premises will be
cleaned daily.
(11) Subject to Sec. 21-323.
(12) One or more member(s) of a residential cooperative must occupy the property in all residential
zoning districts and in WVC, PR, and WJ. If members do not occupy the property, use is not
allowed.
(13) Allowed as accessory in the residential component of the property only. Use prohibited in any
non-residential portion of the property.
(14) The caregiver must occupy the property in residential or mixed use zones. The use must meet
the development standards for a home occupation (Section 21-320).

SECTION 3. ARTICLE XII. Miscellaneous Provisions. Section 21-323 of the Code of
Ordinances, Town of North Kingstown, entitled, “Solar Energy Systems” is hereby amended by
adding the following:
Sec. 21-323. – Solar energy systems.
(a) Purpose and intent. The purpose of this section is to permit and facilitate appropriately-scaled solar
energy systems and to establish criteria and development standards that maximize their
effectiveness and efficiency.
(b) Definitions. The following words, terms and phrases, when used in this chapter, shall have the
meanings ascribed to them in this subsection, except where the context clearly indicates a different
meaning:
Roof mounted solar energy system means a solar energy system mounted on the roof of a
structure, including a principal or accessory structure.
Freestanding solar energy system means a solar energy system that is not attached to a
structure and is ground mounted.
Solar energy system means a device to provide for the collection, conversion, storage and
distribution of energy derived from solar radiation for space heating or cooling, electricity
generation, or water heating.
(c)

Roof mounted solar energy systems. Roof mounted solar energy systems are permitted in all zones
as accessory uses subject to the following development criteria:

49

(1) Roof mounted solar energy systems shall not exceed the height limitations prescribed by the
zoning district in which they are located.
(2) All roof mounted solar energy systems shall be designed and located to prevent reflective glare
toward any adjacent properties.
(3) With the exception of the solar panels, all equipment associated with roof mounted solar energy
systems, including but not limited to controls, energy storage devices, heat pumps, exchangers,
or other materials, hardware or equipment necessary to the process by which solar radiation is
converted into another form of energy shall be screened from street view.
(d) Freestanding solar energy systems. If the following development standards can be met, freestanding
solar energy systems shall be permitted as accessory uses as indicated within Article III of this
chapter, entitled “Land Use Table.” Any exceptions to the development standards shall require a
special use permit. Freestanding solar energy systems proposed as a principal use within a singlefamily or multi-family residential zone shall also require a special use permit.
(1) Any freestanding solar energy system that requires a special use permit pursuant to Article III
and section 21-13 shall adhere to the requirements of this section.
(2) Properties with freestanding solar energy systems shall provide adequate emergency vehicle
access and a minimum of two parking spaces for routine maintenance or monitoring.
(3) No individual panel within a freestanding solar energy system installation shall exceed 16 feet in
height, as measured from predevelopment lot grade at the location of the panel to its highest
point.
(4) All panels, equipment and structures included with freestanding solar energy system
installations shall meet the setback requirements prescribed by the zoning district in which they
are located.
(5) a) Single-family or multi-family zones. All solar panels and equipment associated with
freestanding solar energy systems, including but not limited to controls, energy storage devices,
heat pumps, exchangers, or other materials, hardware or equipment necessary to the process
by which solar radiation is converted into another form of energy shall be screened with a sixfoot tall privacy fence and prevent unauthorized access.
b) All other zones. With the exception of solar panels, equipment associated with freestanding
solar energy systems, including but not limited to controls, energy storage devices, heat pumps,
exchangers, or other materials, hardware or equipment necessary to the process by which solar
radiation is converted into another form of energy shall be designed to be screened from street
view and prevent unauthorized access.
(6) The freestanding solar energy system shall not interfere with the view of, or from, sites of
significant public interest such as public parks or national, state or locally designated scenic
byways.
(7) All freestanding solar energy systems shall be designed and located to prevent reflective glare
on any adjacent properties.
(8)

Electrical lines and connections shall be installed underground to the extent permissible by the
utility company.

(e) Town-owned property and assets. Nothing contained within this section shall preclude the Town from
operating or leasing any solar energy system on Town-owned properties or assets, subject to the
provisions contained within the charter.
Secs. 21-323, 21-324. - Reserved.

SECTION 4. This Ordinance shall take effect upon passage and all Ordinances or parts of
Ordinances inconsistent herewith are hereby repealed.
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First Read and amended at the Town Council Meeting of November 20, 2017 and referred to the
Town Council Meeting of January 8, 2018 for Second Reading and Consideration of Adoption.
Adopted at the Regular Town Council Meeting of January 8, 2018.

Jeannette Alyward
Town Clerk
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Planning Commission Agenda Item Report
Submitted by: Shaun Lacey
Submitting Department: Planning and Development/Zoning
Meeting Date: April 17, 2018

Agenda Action:
Public Hearing: Preliminary plan application of SalSam Properties, LLC, 56 Finch Lane, Saunderstown, RI 02874 for a
proposed 14-unit conservation development located on Tower Hill Road (Route 1), Plat 4 Lots 3 and 21

Motion:
Approve subject to conditions

ATTACHMENTS
 Preliminary Plan PC memo 041718.docx
 Application .pdf
 Waiver request letter.pdf
 004-003 & 021_weeden farm rd._022817.pdf
 pc_minutes_120616.pdf
 0830-004-DOTR-APVL-IDOT-20170915.pdf
 0830-004 RIDOT Denial.tif
 0830-004 (L) HPHC 03-01-2004.pdf
 TRC Minutes - March 14, 2018.docx
 030718 prelim.docx
 hpsc2313.pdf
 0830-004-PRLM-MISC-ICLT-20180322 Home Rendering Elevation.pdf
 0830-004-PRLM-SBMP-OTWN-20180326.pdf
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Town of North Kingstown, Rhode Island
100 Fairway Drive
North Kingstown, RI 02852
Phone: (401) 294-3331
Fax: (401) 885-7373
Web: www.northkingstown.org

STAFF REPORT
To:
Planning Commission
From: Department of Planning and Development
Date: April 12, 2018
Meeting Date: April 17, 2018
Applicant/Owner

Request
Location
Existing Zoning
Surrounding Zoning
Groundwater Status
Lot size
Land Use Designation

SalSam Properties, LLC
56 Finch Lane
Saunderstown, RI 02874
Preliminary plan for a 14-unit conservation development
Plat 4 Lots 3 and 21
Tower Hill Road (Route 1)
Rural Residential (RR)
Rural Residential (RR)
N/A
20.15 acres (total)
Low Density Residential (LDR)

APPLICABLE REGULATIONS:
The following are the relevant ordinances to be considered in the Review:
 Article IX. – Conservation Developments
 Article 13 of Appendix A: Subdivision and Land Development Regulations
DISCUSSION:
The preliminary plan application is for a proposed 14-unit conservation development. The
project, entitled “The Cottages at Weeden Farm,” is located on Tower Hill Road (Route 1)
approximately one-quarter mile south of Walmsley Lane, AP 4 Lots 3 and 21. The subject
properties and surrounding lots are zoned Rural Residential, which allows for single-family and
1|Page
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two-family dwellings. The Comprehensive Plan land use designation for the area is Low Density
Residential, where one dwelling unit is encouraged for every two acres. The total project area is
comprised of approximately 20 acres. On December 6, 2016, the Planning Commission
approved a master plan application for the subject project, subject to a series of conditions. The
master plan decision and minutes from the December 6, 2016 Planning Commission meeting
are attached for reference.
The project proposes to construct seven duplexes for a total of 14 dwelling units. Site
improvements include grading and drainage, landscaping, lighting, on-site waste treatment
systems, wells and a circular drive. In totality, those improvements occupy 9.79 acres of the
project area. The remaining 10.36 acres of land are proposed to be set aside as conservation
land. Of the proposed 14 dwelling units, two of those units would be designated to be
affordable (10 percent). The affordable units are identified as Units 1 and 2 on the plans.
At the time of master plan review, the private drive terminated at a 45-foot radius cul-de-sac
along the south portion of the site. Since then the project has been redesigned to provide a 21
to 22 foot wide circular drive throughout the development. Wells are provided along the
northwest corner of the site to serve each building. Individual septic systems will be located
downgradient from the wells along the west of the property. A series of low impact
development (LID) stormwater management areas are located along the perimeter and
throughout the developed area. The proposed infiltration area along the east side of the
project will rely on backfilling the site to maintain a contoured slope sufficient for drainage.
The project includes an acceptable landscape plan. The project provides appropriately-spaced
trees, shrubs and groundcover to serve the development. Grassy swales are proposed along the
stormwater treatment areas. Twelve foot tall light poles with LED fixtures are provided along
the private drive. Lighting and planting details are found on Sheet 10 and Sheets LS-1 and LS-2
of the plans.
As part of the master plan conditions of approval, the applicant has provided a preliminary
archaeological survey of the site area, an adequate location for a cistern, a management plan
specifying the use of the open space, retention of an existing stone wall that naturally
delineates the extent of the project area from the undisturbed land, and correspondence from
the Rhode Island Department of Transportation for re-striping along Tower Hill Road. Those
details may be found within the plans or are attached for reference.
GENERAL REQUIREMENTS:
Article IX of the Zoning Ordinance and Article 13 of the Subdivision and Land Development
Regulations outline the intent and requirements for conservation developments. The project
area is zoned Rural Residential (RR) where all new lots must meet or exceed 80,000 square feet
of lot area. Using 80,000 square feet as a metric for the density calculation, the baseline
residential density affords eight lots (equating to eight units) feasible for the development.
Since the project proposes to be a development for persons aged 55 and over and has two or
fewer bedrooms, the project qualifies for a density bonus of 1.5 units. This grants the applicant
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12 units. By code, the project must also designate ten percent of the units to be affordable. The
project therefore provides two affordable units. The inclusionary housing units are exempt
from the density calculation, thereby granting the applicant a total of 14 dwelling units.
Conservation developments within the RR zoning district must also set aside a minimum of 60
percent of the developable land towards open space. The project proposes to set aside 10.36
acres, or 51 percent of the land for open space. This open space dedication is a reduction from
the master plan approval which set aside 66 percent of the suitable land for conservation. To
comply with the conservation development requirements, staff recommends that the applicant
provide adequate evidence at the time of final plan review that 60 percent or more of the land
suitable for development will be set aside for open space.
By code, all subdivisions or major land development projects must provide sidewalks. The
applicant is requesting a waiver from this requirement. The applicant is also requesting a waiver
from the 20 percent (5:1) side slope requirement contained within the Stormwater Drainage
Systems provision within the subdivision regulations to allow for a 2:1 slope on the downslope
side of the infiltration basin along the east side of the project area. The waiver request letter is
attached for reference.
TECHNICAL REVIEW COMMITTEE:
The Technical Review Committee reviewed the pre-application at its March 14, 2018 meeting.
The Town Engineer noted that the on-site wastewater treatment systems (OWTS) must be
approved by the Rhode Island Department of Environmental Management (RIDEM). The wells
must conform to State standards. Since the project is located within the watershed of the
Narrow River, the OWTS will require including treatment for denitrification. The Town Engineer
also noted that the proposed development requires approval from the Coastal Resources
Management Council since it is in the Narrow River Critical Resource Area. Stormwater is
proposed to be mitigated with an infiltration basin. The basin is set more than 20 feet from the
buildings with a mild slope that satisfies the required standards.
The Fire Department has reviewed the location of the cistern and has accepted it as presented
on the plans.
The Tax Assessor’s office noted that the applicant must obtain plat and lot numbers and
emergency numbers prior to any recording of the development. The minutes from the March
14, 2018 Technical Review Committee meeting are attached for reference.
SUMMARY:
As conditioned, the project is consistent with the Comprehensive Plan and meets the zoning
and subdivision requirements. The project provides an appropriate baseline residential density
of one unit per two acres as outlined in the Low Density Residential land use designation for the
site. The density bonus is appropriate in that the project provides housing units for persons
aged 55 and over with two of those units made affordable, which meets the objective of
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providing a range of different housing types to serve the town population. By minimizing the
disturbance of the developable land, the project dedicates the remaining site area as protected
open space, thereby meeting the intent of conservation developments. Staff therefore
recommends approval of the application. The application, plans and supporting documents are
attached for reference.
The Planning Commission is required to make findings on the subdivision standards, while the
preliminary plan requires a written decision. Prior to granting approval, the Commission shall
make the following findings:
1. The subdivision is consistent with the requirements of the North Kingstown
Comprehensive Plan and/or shall satisfactorily address the issues where there may
be inconsistencies.
2. Each lot in the subdivision conforms to the standards and provisions of the North
Kingstown Zoning Ordinance.
3. There will be no significant negative environmental impacts from the proposed
development as shown on the final plan, with all required conditions for approval.
4. The subdivision, as proposed, will not result in the creation of individual lots with
such physical constraints to development that building on those lots according to
pertinent regulations and building standards would be impractical.
5. Proposed subdivision lots have adequate and permanent physical access to a public
street.
6. The subdivision provides for safe circulation of pedestrian and vehicular traffic; for
adequate surface water runoff; for suitable building sites; and for the preservation
of natural, historical, or cultural features that contribute to the attractiveness of the
community.
Should the Commission approve the application, staff suggests the following conditions:
1. Prior to final plan approval, the applicant shall revise the plans and associated legal
documents to dedicate a minimum of 60 percent of the land suitable for
development as open space.
2. The project shall be deed restricted for persons aged 55 and over. Legal
documentation pertaining to the age restriction shall be submitted to the Planning
Department at the time of final plan review.
3. The stone wall located adjacent to the dedicated conservation area shall be
retained.
4. Prior to final plan approval, the applicant shall merge AP 4 Lot 3 and AP 4 Lot 21.
ATTACHMENTS:
1. Preliminary plan application dated August 25, 2017
2. Preliminary plan waivers request dated March 26, 2018
3. Master plan decision dated January 17, 2017
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4. Planning Commission meeting minutes dated December 6, 2016
5. RIDOT Physical Alteration Permit letter dated September 6, 2017
6. RIDOT Physical Alteration Permit and Off-site Striping Plan letter dated July 23, 2008
7. RIHPHC Phase I Archaeological Survey letter dated March 1, 2004
8. Technical Review Committee minutes dated March 14, 2018
9. Town Engineer memorandum dated March 7, 2018
10. The Cottages at Weeden Farm draft legal documents dated November 8, 2017
11. Preliminary plans received March 29, 2018
12. Conceptual building elevations received March 29, 2018
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Town of North Kingstown, Rhode Island
80 Boston Neck Road
North Kingstown, RI 02852-5762
Phone: (401) 294-3331
Fax:
(401) 885-7373
Web: www.northkingstown.org

NORTH KINGSTOWN PLANNING COMMISSION
December 6, 2016

The North Kingstown Planning Commission convened at Municipal Offices Court Room,
100 Fairway Dr., North Kingstown, RI
The following members were present:
Chip Palmer
Jim Grundy
Patrick Roach
Patricia Nickles
Michael Annarummo
Mr. Dion was excused.
Also in attendance were Planning Director Nicole LaFontaine, Principalg Planner Shaun
Lacey and Town Solicitor Robert Donnelly.
Mr. Palmer welcomed Ms. Patricia Nickles to the Commission.
Surety Release: Slocum Woods III (Explorer Drive)
Ms. LaFontaine told the Commission that the developer of this subdivision has requested
a final release of the performance guarantees.
She and Town Engineer Kim Wiegand inspected the site November 8. There were small
cracks in the road; those have since been repaired.
With no questions or comments from Commission members, Mr. Palmer called for a
motion to approve a reduction of the surety in the amount of $144,347.67.
Mr. Grundy moved. Mr. Roach seconded. All voted aye. The motion carried.
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Master Plan Public Informational Meeting: Conservation Development of SalSam
Properties, LLC of 56 Finch Lane, Saunderstown, RI 02874 for a proposed 14-unit
conservation development located on Tower Hill Road (Route 1), AP 4 Lots 3 & 21,
and zoned Rural Residential (RR).
Mr. Lacey gave the Commission a summary of the proposed project. The applicant is
before the Commission tonight for review of their Master Plan. The plan is for a 14-unit
conservation development. The property lies off of Tower Hill Rd. (Rte. 1). The
property overall consists of 20 acres in a Rural Residential (RR) zone; the property also
lies within the Narrow River Special Area Management Plan (SAMP) and is within
Coastal Resource Management Commission (CRMC) jurisdiction.
There was a previous subdivision plan presented in 2009, which called for 8 lots of
approximately 2 acres apiece.
This plan proposes 7 duplexes for a total of 14 units. The duplexes would be grouped
within 6.8 acres of the property; the remainder of the land will be set aside as
conservation area. A new 24 ft. wide private road is proposed; it would end at a 45 ft.
radius cul-de-sac. Wells will be utilized. Individual septic systems for each building are
planned and will be located at the front of the property.
Staff comments included:
- The fire marshal will require documentation that fire apparatus can safely
negotiate the cul-de-sac. He also will require a cistern on the property; the
applicant has drafted a location for this as part of the Master Plan.
- The area has increased historical and cultural significance, so an
archaeological surveying will be needed.
- The plan has received preliminary approval from CRMC dependent on Town
approval.
Mr. Lacey told the Commission he had received an email earlier in the day from an
abutterMr. Rick Biben; his email was entered into the record.
Mr. Lacey concluded his summary saying that staff recommends approval of this plan.
The project is consistent with the Town’s Comprehensive Plan; it will meet zoning and
subdivision requirements. Two of the units will be made affordable. Two thirds of the
property will be reserved for conservation.
Mr. Matt Callaghan, representing the applicant(s) came forward. He was joined by Mr.
Eric Prive, an engineer with DiPrete Engineering.
Mr. Callaghan asked Mr. Prive to give a brief presentation of the proposed project.Mr.
Prive described the existing land; it is vacant and wooded with some gravel roads. There
are wetlands located at the east side of the property. The site is sloped from west to east.
Studies show the soil is suitable for onsite wastewater treatment facilities.
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The plan is for 14 single family two-bedroom residential homes which will target adults
age 55 and above.
Wells would be used for water.
The site is located within Coastal Resource Management Commission - Narrow River
Special Area Management Plan. The site is not within a Natural Heritage Area, FEMA
flood zone or the Groundwater Overlay Area.
Mr. Callaghan asked Mr. Prive to address Mr. Biben’s email about concerns he has for
the proposal.
Mr. Prive said that no trees will be removed from the conservation area. He said that
there would be no increase in water runoff; new stormwater regulations are in place that
must be met. There will be more that 700’ between the proposed plan and Mr. Biben’s
property.
Mr. Palmer opened the meeting to public comment.
Mr. Larry Blasbalg came forward and was sworn in. He said that this plan is a square
peg in a round hole – it doesn’t fit. This is a quiet neighborhood. He is concerned with
life safety access. Access to this development will be dangerous from Rte. 1 – residents
will start using Walmsley Lane down to River Rd.
Derek Miller came forward and was sworn in. The property is very steep and full of
granite. Walmsley Rd. is rutted and potholed each spring – there will be water running
off. Future homeowner’s are going to treat the conservation area as their personal yards;
there will be clearing and lawn added which will disprove any engineering done as part
of this project.
Ms. Ann Miller came forward and was sworn in. She lives on Walmsley Lane and is
concerned with the size of this project and impact to the conservation area. Who will be
in charge of being sure the conservation area is not disturbed. She is also worried about
the river. She wants assurance that the conservation area will be protected during the
construction period.
Mr. Palmer said that after hearing from staff and engineers that this proposal meets all
criteria; yet, any approval will come with several conditions. He noted that the applicant
has agreed to meet all of the recommended conditions.
Mr. Callaghan stood and told the neighbors that according to the state’s Stormwater
Regulations, there can be no increase in runoff. The homeowner’s association and the
town will see to it that the conservation area stays as is. Mr. Callaghan said that the
developers, the engineers and he himself would be willing to talk with abutters about
their concerns.
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Mr. Grundy moved to approve the Master Plan as submitted for a conservation
development by SalSam Properties, LLC. The plan includes a 14 unit conservation
development on Tower Hill Rd. Assessor’s Plat 4 Lots 3 & 21. The plan meets the
following findings.
- The subdivision will be consistent with the North Kingstown Comprehensive
Plan; all lots conform to the requirements of the Zoning Ordinance.
- There will be no significant negative environmental impact from the proposal
(which will have to be proven at the Preliminary hearing).
- The development as proposed will not result in the creation of individual lots
with physical constraints to development that building standards would be
impractical.
- The development will have adequate and permanent physical access to a
public street.
- The subdivision shall provide for safe circulation of pedestrian and vehicular
traffic, adequate surface water runoff, suitable building sites, and will preserve
natural, historical and cultural features (which will have to be supported at
Preliminary Hearing).
Approval would be granted with the following conditions:
- Prior to preliminary approval, the applicant shall provide appropriate
documentation to the Fire Department that a fire apparatus may safely
navigate the cul-de-sac.
- Prior to preliminary approval, the applicant shall provide the location of a
cistern for adequate emergency service to the project. The location of the
cistern shall be reviewed and approved by the Fire Department.
- The project shall be deed restricted for persons aged 55 and over. Draft legal
documentation pertaining to the age restriction shall be submitted to the
Planning Department at the time of preliminary plan review.
- At the time of preliminary plan review, the applicant shall submit a detailed
management plan specifying the use and management of the open space. The
management plan may be combined with any required grading plans,
landscaping plans, soil erosion plans or drainage plans required for
preliminary approval.
- The stone wall located adjacent to the dedicated conservation area shall be
retained.
- Prior to final approval, the applicant shall merge AP 4 Lot 3 and AP 4 Lot 21.
- Granite bounds shall be shown on the Preliminary plans and installed to
delineate the open space
- The applicant will make a formal request to the RI DOT to re-stripe Tower
Hill Rd. to allow an acceleration/deceleration lane.
Mr. Annarummo added that some of these impacts may be re-addressed at Preliminary
Review
Mr. Roach seconded. All voted aye. Master Plan was approved.
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Development Plan Review (Modification): Application for The Back 40 (AMPO,
Inc. Justin Dalton-Ameen) of 42 Cambridge St, Allston, MA 02134 for proposed
additions (rear deck and front porch additions), outbuilding removal, parking realignment and signage located at 20 South County Trail, AP 102 Lot 7, zoned
Compact Village District (CVD) and within the Groundwater Two (GW2) Overlay.
(continued from November 2016 meeting)
Ms. LaFontaine told the Commission that the applicant has submitted additional
information requested of the Commission at the November meeting - lighting details
proving there would be no spillover to neighboring properties; more information
regarding the proposed rear deck’s impact on neighboring properties with noise, light
and/or glare; design details of the proposed front sign, especially as it relates to
illumination levels; elevations drawings.
She said that the newly submitted plans include landscaping, 4’ fencing at the rear of the
parking area, rear deck with 7’5”clapboard siding, an exterior lighting plan; exterior
elevations, as well as an illustration of the proposed front sign.
Mr. Grundy stated he strong opinion that the submitted lighting plan was inadequate; it
was not a plan designed from a lighting engineer.
Mr. Palmer asked about hours of operation for the deck. He also noted that the front
porch now shows seating, the previous plan showed it as a waiting area.
Mr. Richard Bourbonnais, project engineer came forward; he introduced owners Mr.
Justin Ameen, Mr. Peter Culpo and Mr. Josh Culpo, as well project architect Mr. Frank
Karpowicz.
Mr. Bourbannais went through the newly submitted plans pointing out the additions and
amendments of the newly submitted plans.
Mr. Karpowicz spoke to Mr. Grundy’s issue with the submitted lighting plan. He assured
the Commission that the lighting is dark sky compliant. He said that the plan included
the location of lighting and lamps as well as photometric charts. He said that according
to the photometric chart the proposal is for very little lighting along the perimeter of the
building and in the lot – the front of the building does include more lighting but all within
the ordinance standards. He added that the fences along the property line and around the
deck will help contain lighting.
Mr. Bourbonnais defended the submitted lighting plan as adequate; and, he confirmed
Mr. Palmer’s note of the front porch seating.
Questions arose about live music. Mr. Ameen said that it was nowhere in their plan of
operation to have live music.
Mr. Palmer explained that the Commission’s concerns are because of noise decibels and
that any decision the Commission grants runs with the property and would remain in
place if the present owner’s sold the property or business.
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Mr. Donnelly told the Commission that jurisdiction of noise levels lies with the Police
Department, while any use of live music would be decided by the Town Council; this
Commission has no authority on this issue.
Mr. Ameen answered Mr. Palmers question about hours of operation. He said they have
not nailed that down at this point but closing would definitely be before 11:00PM.
Mr. Rickey Thompson stood and stated that he wanted it understood that even though he
is an abutter to this lot, he wants something to succeed at this spot. He said he liked the
look of the new landscaping and fencing. He asked some questions about the seating
numbers, parking spaces and the front porch plan.
Mr. Bourbonnais responded about seating; he said that right now approval is for 124
seats, seasonally, 22 of those 124 seats would be moved to the deck.
Mr. Palmer stated that tonight the Commission is deciding; the existence of a rear deck
plan; lighting and materials shown on plans; the reverse channel front sign; and, the
construction materials and design are fall within the intent of the CVD ordinance.
Mr. Palmer asked for a motion. Mr. Grundy moved to approve the application of
development plan review for the Back 40/AMPO, Inc. for the following eight items with
regard to the resubmitted plan dated November 30, 2016:
-

Revised site plan dated 11/29/16 referencing landscaping areas to the front of
the building to correspond to submitted plans. Landscaping plan (L-1) dated
November 2016 and Landscaping Details (Sheet L-2) dated November 2016.
The submitted landscaping plan has indicated landscaping proposals to
include a mix of canopy trees, flowering trees, evergreen trees, evergreen
deciduous shrubs and perennials/groundcovers/veins throughout the sire and
including the areas referenced of concern, the front and rear of the site.

-

4’ high fencing proposed to the rear of the parking area to prohibit parking in
the concrete structures and to screen headlights glare. (Details of proposed
cedar fence are on lighting plan).

-

Rear deck (875 sq. ft.) with clapboard siding surrounding the deck.
Illustrations of the rear deck are included with this submission which includes
the proposed 7’6” clapboard siding fence wall to surround the outsi8de
decking area in an effort to help address the noise and light concerns
expressed.

-

Exterior Building Lighting Plan Photometric: Sheet AL1.0

-

First Floor Furniture Plan: Sheet A1.2 indicating 102 indoor sets and 22
outdoor seats on the rear deck for a total of 124 seats.
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-

Exterior Elevations Plan Sheet A2.1: illustrating the removal of a window on
the front elevation and the insertion of a door and showing windows in dashed
lines on the rear elevation that are proposed to be removed from existing and
proposed windows in solid line to be installed.

-

The front door is indicated on the plans as a fixed new wood/glass door.

-

An illustration submitted on “B40” sign on the front elevation. The exterior
elevation plan indicates that this sign will be a real illuminated reverse
channel sign with approximately 15 fc(?) on siding at edge of letters
conditioned on staff approval that sign will meet Compact Village District
(CVD) regulations.

In approving the plan, the Commission considered:
-

If the action will not alter the general character of the surrounding area or
impair the intent or purpose of this chapter or the Comprehensive Plan.
The proposal will not pose a threat to the drinking water supply.
The use will not disrupt [t the neighborhood or the privacy of abutting
landowners’ by noise, light, glare or air pollutants.
Traffic generated by the proposed use will not cause congestion or introduce a
traffic hazard to the circulation pattern.
Accessory signs, off-street parking and loading areas and outdoor lights are
designed and located in a manner which complements the character of the
neighborhood.

With reference to the proposal’s location in the Groundwater District, the Commission
considered:
-

The adequacy and suitability of the site for the proposed use, including he
availability of utilities and other public services.
Demonstration of the use of currently aaccepted best management practives
(BMPs)
Adequacy of sewerage disposal method, water source, and stormwater
management.
Soul erosion and sediment control plans.
Proposed groundwater withdrawals.
Storage of any potentially hazardous material and a hazardous materials
contingency plan for these materials.
The ability to meet standards contained in article VI of the Chapter 8
pertaining to goroundwater reservoirs and recharge areas.

Mr. Palmer said that the Commission has a motion to approve the rear deck lighting, the
rear sign, the construction materials design along with other elements just recited by Mr.
Grundy. He asked for a second. Mr. Annarummo seconded. All voted aye. The motion
carried 5-0.
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Development Plan Review (Modification): Application of Tarbox Real Estate LLC,
c/o Ed Tarbox, PO Box 1890, North Kingstown, RI 02852 for a parking lot
expansion and for the construction of a 6,000 sq. ft. reconditioning building on the
existing Toyota Tarbox site located at 3671 Quaker Lane, (AP 129 Lot 110), zoned
General Business (GB) and within the Groundwater Two (GW2) Overlay.
Recommendation to the Zoning Board of Review: for Tarbox Real Estate LLC, c/o
Ed Tarbox, PO Box 1890, North Kingstown, RI 02852 for special use permits and
for dimensional variances for parking lot expansion and for the construction of a
new 6,000 sq. ft. reconditioning building on the existing Toyota Tarbox site located
at 3671 Quaker Lane, (AP 129 Lot 110), zoned General Business (GB) and within
the Groundwater Two (GW2) Overlay.
Mr. Palmer said that these two items would be heard together.
Ms. LaFontaine told the Commission that this review is for a modification of a
Development Plan to expand an existing use to facilitate parking needs and add a new
6000 sq. ft. re-conditioning building because it lies within the Groundwater 2 (GW2)
Overlay District. The review is also to make a recommendation to the Zoning Board of
Review for needed relief. Waivers are also being requested.
Mr. Revens, representing Mr. Tarbox came forward. He told the Commission that Mr.
Tarbox has purchased the property at the north end of his existing dealership; he would
like to use this property to expand the display area sales of his dealership. The two lots
have been merged.
He said access to this expanded piece would be through the existing drive of the South
County Walk-In Medical building (which sits on Mr. Tarbox’s new property). This
access will be used generally as a secondary entrance/exit; business traffic will use the
existing Toyota driveway. He said Mr. Tarbox is asking for no new signage. The
proposed building would house the relocated reconditioning area of the business. The
area is planned mainly for auto display.
All state permits have been approved. Lighting will match the existing. He said the
surveyor, civil engineer and environmental are present if the Commission has any
questions; however this is a fairly straightforward modification request.
He finished by reminding the Commission that the proposal is before them tonight only
because it lies with the Overlay District.
Ms. Nickles commented on the Town Engineer’s question about the use of an area of
permeable pavement adjacent to Rte. 2
Mr. Mike Russell, the civil engineer answered that DEM stormwater requirements call
for low impact surfaces.
Ms. Nickles asked why not grass?
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Mr. Tarbox told her the spot was planned for use as display of featured vehicles.
She asked about slopes.
Mr. Russell said that there was no great slope change being planned. Increased slope will
be needed just for the “car path” from one site to the other; the path had to meander down
to allow for safe access. The path is planned for use by golf carts not automobiles. The
requested relief is for areas around the perimeter(s). Existing topography will mostly be
retained.
Mr. Revens added that blasting and installing a retaining wall would be cost prohibitive
and visually unappealing.
Mr. Palmer entertained a motion. Mr. Grundy moved to approve the Development Plan
Review for Tarbox Real Estate, LLC for a parking lot expansion and the construction of a
6000 sq. ft. re-conditioning building at the Tarbox Toyota site located at 3671 Quaker
Lane. This approval would contain the following 5 waivers:
-

-

Minimum required amount of landscaping shall be 10% - this proposal has
8%.
Double row of spaces terminated by landscaped islands require not less than
10’ width – the proposal calls for 7”.
Required interior parking lots to have at a minimum, landscaped center islands
every of the double row. This proposal will not meet this.
Required interior landscaping – canopy radius of a minimum of 15’ with
sufficient tree canopy to cover 30% of the parking area. The proposal would
require 53 trees; the applicant would like to decrease this number to 46 trees.
Required proposed grading be at two-foot contour intervals. The grading and
drainage plan of this proposal indicated slopes greater than 2:1 with proposed
stabilized reinforced grass for these slopes located in the western portion of
the lot and the central area of the lot, which connects the rear parking area
and the lower parking area.

The Commission finds this plan meets the following standards:
- The requested action will not alter the general character of the surrounding
area or impair the intent or purpose of this chapter or the comprehensive plan
upon which this chapter is based.
- The grant of the approval will not pose a threat to the drinking water supply.
- The use will not disrupt the neighborhood or the privacy of abutting
landowners by noise, light, glare or air pollutants.
- Sewage and waste disposal into the ground and the surface water drainage
from the proposed use will be handled on site.
- The traffic generated by the proposed use will not cause congestion or
introduce a traffic hazard to the circulation pattern of the area.
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-

Accessory signs, off-street parking and loading areas and outdoor lights are
designed and located in a manner which complements the character of the
neighborhood.

The plan also meets the following requirements of the Groundwater ordinance:
- Adequacy and suitability of the site for the proposed use, including the
availability of utilities and other public services.
- Demonstration of the use of currently accepted best management practices
(BMPs) (see section 21-187).
- Adequacy of sewage disposal method, water source and stormwater
management.
- Nitrate-nitrogen loading pursuant to article VI of chapter 8 pertaining to
groundwater reservoirs and recharge areas.
- Soil erosion and sediment control plans.
- Provisions of appropriate natural buffers for wetlands and surface water
bodies.
- Impact on public and private water supplies.
- Proposed groundwater withdrawals.
- Storage of any potentially hazardous material and a hazardous materials
contingency plan for these materials.
- The ability to meet standards contained in article VI of chapter 8 pertaining to
groundwater reservoirs and recharge areas. Applicants may be required to
assess ambient water quality.
The Commission approves the plan review with the following conditions:
- Development shall be in full compliance with the submitted plan set.
- The proposal shall be in full compliance with the details as specified tn the
Facility Spill Prevention Plan dated November 22, 2016 prepared by VHB.
- Landscaping as proposed shall be carried out in the next available planting
season.
- The approval is subject to Zoning Board approval.
Mr. Annarummo seconded. All voted aye. The motion carried 5-0.
Mr. Palmer said the Commission must also make a recommendation to the Zoning Board
of Review.
Mr. Grundy moved to send a positive recommendation to the Zoning Board for Tarbox
Real Estate, LLC, 3671 Quaker Lane with regard to the following:
- Lighting: Section 21-278(e)(1)– variance to allow levels of 1 and 2
footcandles.
- Parking Section: 21-89(b)(1) – 1). Variance to allow parking at other
locations other than the side and rear of the principal structure. 2).
Dimensional relief: 13’ from the front, and 10’ from the rear to allow for
parking within the setback areas.
- Site Protection: Section 21-277(2)(g) – Variance to allow an armor stone
reinforced slope cover for 1:1 slope.
- Overlay Districts: Section 21-186; table 1
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Special Use Permit to allow vehicle maintenance as accessory to a
permitted or special use.
o Special Use Permit to allow commercial washing of automobiles or
trucks.
- Land Use Table: Article III – Special Use Permit to allow the sale of motor
vehicles with auto repair.
Mr. Annarummo seconded. All voted aye. The motion carried 5-0.
Minor Modification/Recommendation to Town Council: Shady Lea Woods for the
requirement of utilization of an outside contractor for lawn maintenance. Property
formerly known as AP 7 Lot 21, cluster development
Ms. LaFontaine told the Commission that the Homeowner’s Association for the Shady
Lea Woods subdivision would like to remove a requirement within their bylaws requiring
the Association hires an outside contractor to provide fertilization of lawns.
Mr. Christopher Joyce, the Association’s president came forware, he told the
Commission that some homeowner’s wanted the ability to hire a contractor of their
choice for their own individual lots. The plan appears to have been put into play because
of the subdivision’s location near a watershed; however Shady Lea Woods was one of the
first subdivisions approved under cluster development standards – no past or future
subdivision in North Kingstown or the state required this.
He said that it is understood use of environmentally sensitive chemicals would continue.
Adjournment
Mr. Palmer entertained a motion to adjourn. Mr. Grundy moved. Mr. Roach seconded.
All voted aye. The meeting was adjourned at 11:10PM.

Beth Gagnon-Glasberg
Recording Secretary
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Technical Review Committee
Regular Meeting Minutes
Wednesday, March 14, 2018
11:00 AM
Municipal Offices Court Room
100 Fairway Drive
North Kingstown, RI 02852
Municipal Offices
100 Fairway Drive
North Kingstown, RI 02852
401-294-3331

PRESENT: S. Lacey (Planning), M. Harrington (Planning), R. Mollis (Town
Manager), K. Wiegand (Engineering), S. Licardi (Water), G. Walsh (Fire), G.
Pariseault (Fire), J. Hart (Police)
Item 1: Minutes: Motion by S. Licardi, seconded by K. Wiegand to approve the
minutes of February 14, 2018. The motion carried unanimously.
Item 2: Preliminary Plan application: Application of General Homes, LLC c/o
Michael Valletta, 18 Ilex Court, Saunderstown, RI 02874 for a proposed 27-unit
major subdivision located at 250 Sachem Road, AP 148 Lot 261, zoned Post Road
(PR)
Planning – S. Lacey provided the following comments:




Per the conditions of the master plan approval, the town has not
received a revised fiscal impact analysis. Please provide the Planning
Department with this revised document at your earliest convenience.
Please also provide staff with revised architectural renderings for the
houses, and provide a narrative in response to the master plan condition
of approval that requires clarifications on the disposition of any
encroachments or easements onto the property from adjacent
properties (condition no. 7).
The project presents significant challenges with regards to street
parking, deliveries and general circulation. Although the project
provides the minimum street design standards supported by the town’s
subdivision ordinance, there remains very little area dedicated for street
parking factoring in the number of lots and driveways, location of street
trees, street lighting, and sidewalks. For these reasons, staff would
strongly encourage revisiting the subdivision design to provide a more
functional environment for street parking and improved circulation.
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The project site is zoned Post Road, which allows for nonresidential uses
in addition to single-family residential use. To ensure that future
residents living within the project area maintain each property as a
single-family residential use, please provide staff with draft
homeowners’ association documents at your earliest convenience.
The project requires a secondary means of vehicular access along with a
paved pedestrian path to Post Road. While the right-of-way was
indicated on the plans at the time of master plan review, the preliminary
plans appear to omit such means of required access for emergency
vehicles and pedestrians. Please clarify the secondary means of
emergency and pedestrian access on the plans.
Please clarify the light pole heights and lighting fixture specifications.
Please identify the location of the three required below market rate
dwelling units.
Please clarify the lands unsuitable for development. Slopes of 25
percent or greater are not considered unsuitable for development.

Engineering – K. Wiegand provided the following comments:










Engineering has reviewed the preliminary plan set for the aboveproposed subdivision, as well as the Stormwater Management Report,
the Operation and Maintenance Plan, the Soil Erosion and Sediment
Control Plan and a Traffic Impact Study by Beta Engineers. The North
Kingstown Police also submitted a Traffic Data Collection report.
The subdivision includes a public road and a private road with a hammer
head. A homeowners’ association must make it clear whose
responsibility it is to maintain the private road, open space and any
other shared infrastructure.
The public road appears to have a horizontal curve of 80 feet; the curve
table on the record plan is blank, so the precise curve is unknown.
However, the minimum curve for a local street is 150 feet. A snow
storage area has been designated as requested. It was previously
recommended that the developer provide space for additional vehicles;
there are none. The reason for guest parking is that the road is narrow;
the frontage available for parking on the street is limited by the close
and numerous driveways on either side. This could lead to blockage of
the road, a health and safety issue.
There are curb radii and other road design requirements. It cannot be
determined from the plans that the subdivision standards have been
met.
The landscaping plan shows a tree on top of the drainage line, located
on the right side of the road at approximately station 00+30. This must
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be moved. The landscaping plans call for fencing and vegetation to
buffer the north and side property lines. This needs to be maintained as
part of the homeowners’ association.
The deck on lot 2 appears to be right on the back property line.
Although 0 setback is allowed in the Post Road District, a smaller house
would be more a reasonable design. The driveways for lots 12 and 15
appear to have less than 20 feet from the garage to the sidewalk; this
means that a vehicle could obstruct the sidewalk. It is not clear whether
lots 16-20 also have driveways are too short. This development will
need to get parked vehicles off the road wherever possible, so the
driveway lengths are critical.
The easement on the lot to the north, AP 157 lot 20, is only 10 feet
wide. The town uses a standard of 20 feet for utilities so as to be able to
maneuver construction equipment as necessary. This standard should
be used. The gravel access to the OWTS should be continued to the gate
leading to the easement. The conditions under which the easement can
be accessed needs to be specified.
Any streetlights must be the town standard light in the public ROW.
The plans do not indicate whether basements are proposed. No
basements can be built into the seasonal high groundwater table, as the
storm water system is not sized to handle groundwater.
An excavation permit from Engineering will be required prior to
construction for connecting to the existing Sachem Road. This is the
responsibility of the contractor to obtain before construction begins.
The North Kingstown police report for Sachem Road, found that the
average speed was 25.5 mph. They monitored traffic counters from
5/24/17 to 6/2/17. It appears that there is a high volume of traffic on
Sachem may be earlier in the afternoon than the peak hour used in
Beta’s report. How, or if, that changes their analysis is unclear. The
traffic report indicates that the subdivision will not have an adverse
impact on the intersections with Devils Foot Road and Post Road.
Beta’s traffic report has one recommendation for safety, related to an
existing condition. They recommend improving the signing, pavement
marking and/ or installing some other types of channeling devices at the
Y-intersection of Sachem where it has a short branch to Yorktown Road.
Engineering will look into this issue with the Highway Division.
As stated in the previous comments, the proposed development is
adjacent to an impaired water, Saw Mill Pond. RIDEM Wetlands has
approved the proposed development as an insignificant alteration.
RIDEM Water Resources has also approved an underground injection
control system for storm water runoff mitigation.
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The homeowners would be responsible for maintenance of the drainage
structures outside the public ROW. Those in the public ROW would be
the responsibility of the town. The homeowners’ association agreement
must be reviewed, approved and recorded with the final plans. It must
state how the operation and maintenance costs and responsibilities for
storm water management will be shared, which includes the houses on
the private section of road.
The drainage takes into account the existing storm water pond behind
lots 7 and 8. The homeowners’ association must maintain the catch
basins along the southern property line. The drain line must be placed
within an easement giving the town authority to step in if it is not
properly maintained.
Public water service is shown. The water line from the public road must
be looped through the utility easement out to Post Road or within the
subdivision.
There is a manhole shown on the access way adjacent to the OWTS,
which would enable a future connection to a sewer main in Post Road.
There is an existing “concrete cover” noted on the west side of the ROW
entering the development. This needs an explanation and removal if
necessary.
There is one pump proposed for each pair of houses. This is a concern
since these are all separate lots, not condominiums. The developer must
show how the shared responsibility would work on an individual or
community wide level.

Fire – G. Walsh provided the following comments:


The submittal materials include a diagram that demonstrates the ability
for a truck to turn around in the hammerhead but not the cul-de-sac.
There are no approved street names at this time. Snow removal
locations may be inadequate. For further clarifications, please contact
Fire Marshal Gordon Walsh at (401) 294-3346 x7208.

Water – S. Licardi and Tim Cranston provided the following comments:


None

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
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numbers prior to any recording of the subdivision/development.
Police – J. Hart provided the following comments:


A secondary point of access was notated and that would have to be
worked out with Krzak Trailer Park. Road width, parking, emergency
vehicle access (similar in comments to NKFD) along with the increase to
traffic to both Sachem & King Phillip Road where Kim Wiegand
mentioned that a traffic study was done where the average speed is
25.7 mph and the MV count was low (but she wasn’t sure on that
number).

Town Manager – R. Mollis provided the following comments:


None

Item 3: Preliminary Plan application: Application of SalSam Properties, LLC for
The Cottages at Weeden Farm, a 14-unit conservation development located on
Tower Hill Road, AP 4 Lots 3 and 21, zoned Rural Residential (RR)
Planning – S. Lacey provided the following comments:




Please identify the proposed height of the light poles and lighting
specifications.
Please clarify the project narrative to identify any and all waiver
requests (sidewalks, road standards, etc.).
Please provide conceptual design renderings of the housing units.

Engineering – K. Wiegand provided the following comments:







The following were reviewed: revised preliminary plans, comment letter
from DiPrete dated February 28, 2018, Soil Erosion and Sediment
Control Plan dated 2/21/18, Stormwater Management Report revisied
date 2/21/18 and Operation and Maintenance Plan revision date
2/21/18. Below are comments.
The development will have street lights. Note that all street lights will be
installed and maintained by the private association, not the town.
The site design has units with parking in the garages and in the
driveways. Additional guest parking is recommended, but not
imperative since there are buildings on only one side of the road.
The water cistern for fire fighting has access close to the road and a
reinforced pad off the road for the fire truck. The proposed reinforcing
material, Grasspave 2 is specified to carry fire trucks. The capacity and
specifications for the cistern are per the Fire Marshall’s standards.
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Stone check dams in swales have been added to the plans.
Riprap is shown at the end of paved waterways into grassed channels.
On Sheet 10, a note must be added to the typical road sections A-A and
B-B: Gravel borrow base course 15” in ledge cuts. Note that there will
need to be a large amount of fill placed on site in order to conform to
the plans.
The developer has an approved Physical Alteration application from
RIDOT for the entrance onto Tower Hill Road in a September 6, 2017
letter from RIDOT. The requirement for a deceleration lane needs to be
removed from the planning approval, as RIDOT did not approve of it.
The developer intends to install a street light near the entrance to make
it more visible.
The onsite wastewater treatment systems (OWTS) must be approved by
RIDEM. The wells must conform to state standards. Because the project
is within the watershed of the Narrow River, the OWTSs will require
including treatment for denitrification.
The sewer and water lines are under the road, as is the standard.
Drinking water is proposed from private wells which must conform to
the RIDEM Rules and Regulations Governing the Enforcement of Chapter
46-13.2 Relating to the Drilling of Drinking Water Wells.
Groundwater is a critical issue for this site. The buildings, road and
drainage structures appear to be above the seasonal high groundwater
elevation. If field conditions prove otherwise, these will need to be
elevated.
The proposed development requires approval from CRMC since it is in
the Narrow River Critical Resource Area. The drainage on River Road is
critical. The drainage report states that the runoff from the
development will not be increased, or adversely affect River Road.
Storm water is proposed to be ultimate mitigated with an infiltration
basin. The basin is set more than 20’ from the buildings with a mild
slope that meets the standards. The back of the basin is mildly sloped
within the basin, and then slopes steeply, but with terraces to a final
mild slope near the stone wall. While this does not meet the standard of
5:1 slope throughout, the critical areas meet this milder slope. The
steeper slope in the back because it is terraced and well away from the
buildings, in this situation, is acceptable.
Five outlet pipes and the emergency overflow outlet from the
infiltration basin into a 20’ wide energy dissipation/ outlet protection
pad which flows down to River Road. The pad is shaped as a shallow
trough. In order to ensure that flows from the basin do not form erosive
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point sources, this pad must have a level spreader.
Fire – G. Walsh was absent:


The location of the proposed fire cistern has been moved and does not
appear to function to fire code standards. Please contact Fire Marshal
Gordon Walsh at (401) 294-3346 x7208 for further clarification.

Water – S. Licardi provided the following comments:


A detailed maintenance and monitoring plan for OWTS must be
submitted upon RIDEM approval.

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
numbers prior to any recording of the subdivision/development.

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Item 4: Pre-application: Application of Camp Avenue Properties II, LLC, 1130
Ten Rod Road, E207, North Kingstown, RI 02852 for a proposed 20-unit
conservation development located at Camp Avenue, AP 138 Lots 80 and 101,
zoned Village Residential (VR)
Planning – S. Lacey provided the following comments:




The residential density is based on one dwelling unit per 20,000 square
feet of lot area (or two units per 40,000 square feet). The baseline
density allows for 12 units. With a density bonus of 1.5 units contingent
upon a limited bedroom count, the permitted density may be raised to
18 units. Since inclusionary housing requirements are exempt from the
residential density calculations, the total number of allowable units is
20.
Applicant will request to relocate the two required inclusionary units
off-site. Staff will attempt to provide town inclusionary housing date to
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the Planning Commission at the time of pre-application review to assist
in directing the applicant.
The project must provide a minimum of 35 percent open space.
Water service must be requested and supplemented with modeling
analysis.
A preliminary archaeological survey will be required prior to preliminary
plan review. This will be a condition of master plan approval.

Engineering – K. Wiegand provided the following comments:














The development will require a traffic report. Stopping sight distance for
the 85% speed is critical. Since there are now two developments across
from each other on Camp Avenue, the impact on the intersection of
Camp Avenue and Post Road is a concern. This must be addressed in the
traffic report.
The road is subject to the Land Development design standards. The dead
end road appears to meet the required design criteria. Sidewalks are
required within the development. Additional visitor parking is
recommended.
A separate excavation permit is required from the Engineering office for
access to Camp Avenue. This would be acquired before construction.
The proposed road is to be private.
The proposed project is within the jurisdiction of CRMC. A CRMC
assent will be required.
No conceptual storm water has been shown; however, the type of soils
and area of open space would appear to allow for adequate storm
water runoff infiltration and attenuation.
Units 5 through 10 are very close to the jurisdictional wetlands. The
units will need to have some usable space in the back.
Sewers are available to this development. Sewers will be privately
owned and maintained, but must conform to the town’s standards
whether forcemains or gravity sewers and a pump station since the
nearest connection to the public sewer is upgradient.
The development proposes to have public water. The water line will
need to be to be looped around the cul de sac.

Fire – G. Walsh provided the following comments:


The Fire Department must approve the requested street name

Water – S. Licardi provided the following comments:
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None

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
numbers prior to any recording of the subdivision/development.

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Item 5: Master Plan application: Application of BKS, LLC for a proposed 35-unit
major land development plan located on Post Road, AP 136 Lot 9, zoned Post
Road (PR)
Planning – S. Lacey provided the following comments:













Ledgestone is found throughout site area and must be excluded from
net lot area. Residential density must be calculated excluding lands
unsuitable for development. The project must maintain four dwelling
units per acre as a baseline density based upon the 10% inclusionary
housing requirements.
The topography plan does not appear to reflect current conditions.
Please revise the site plan accordingly.
Residences within 400 feet of Post Road must be comprised of mixeduse OR a request must be made to waive the mixed-use requirement for
all units within 400 feet of Post Road.
Sidewalks will be required.
The project must provide a traffic impact analysis.
The project must redesign the circulation plan to improve connectivity
conditions within the development.
The project would benefit from community amenities (activity areas,
community space, etc.).
Water Department will need to analyze water modeling report.
A fiscal impact analysis is required.
To comply with the town’s affordable housing requirement, 4 of the 35
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units must be designated to be affordable.
A secondary means of vehicular access is required.
Please provide a description of the access easement to the site from
Post Road.

Engineering – K. Wiegand provided the following comments:















The development requires a Physical Alteration Permit from RIDOT. The
narrative states that a traffic report will be forthcoming. This report
must take into account the build-out of Reynolds Farm.
The “private drives” are roads and subject to the Land Development
design standards. The dead end roads are too long. In addition, a
secondary emergency access is required. The eastern end of Drive C has
a parking area instead of a turnaround. Also, hammerhead turnarounds
are not the standard for this number of units, a cul de sac is required.
While sidewalks are shown on the plans, the General Notes on sheet 6
states that “no sidewalks are proposed”. This is contradictory.
The site plan in the set of drawings is not the same as the plan in the
narrative.
Units 22 and 23 back into a hill; this could create drainage issues.
The site has exposed rock. According to the land development
regulations, “Any area of ledge and/or rock outcrops visible at the land
surface” is considered unsuitable area for development. It appears
from the aerial photographs (google earth) as well as the test pits on
the plan that there are outcrops in the area of units 23 through 35.
The suitable area needs to be reviewed and recalculated.
The property backs up to a conservation area belonging to the North
Kingstown Land Conservancy. Any path leading to their property must
be coordinated with them to ensure that this use is compatible.
The narrative states that there significant trees along the boundary
that are noteworthy. Units 32-35 are 5’ from the southern property
line. It is clear that any trees here cannot be preserved. The units on
the northern side are mostly less than 20’ from the property line. Any
construction under the drip line of the trees impairs their health.
Since there is no information on the location of any significant trees, it
is not clear that the design will allow the trees to be maintained.
There is no conceptual storm water shown or designated for drainage
that flows towards Post Road. The close configuration of the units
does not allow much area for mitigation. The test pits show
groundwater at 2’. The design will have to ensure that there is no
direct discharge onto the properties on Post Road.
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No conceptual storm water mitigation is shown for runoff from the
end of Drive B. This must be designed so that runoff does not flow
down on the units below.
The topography for the area in back of Hans Import was regraded
several years ago. This area is now more vulnerable to runoff.
Sewers will be privately owned and maintained, but must conform to
the town’s standards whether forcemains or gravity sewers and a pump
station. The plan must show a sewer stub connection for AP 136 lot 21.
Dead ended water lines are not standard. Water lines need to be
looped.

Fire – G. Walsh provided the following comments:


The Fire Department must approve the street names and address
numbers associated with the project.

Water – S. Licardi provided the following comments:


The Water Department is awaiting the results of hydraulic modeling to
determine water availability. The extensions of water mains will be
conditioned on looping water lines both within the development (where
possible) and out to Post Road.

School Department – J. Horan was absent:


None

Tax Assessor – L. Cwiek was absent:


The applicant must obtain plat and lot numbers and emergency
numbers prior to any recording of the subdivision/development.

Police – J. Hart provided the following comments:


None

Town Manager – R. Mollis provided the following comments:


None

Meeting adjourned.
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TOWN OF

NORTH KINGSTOWN, RHODE ISLAND
DEPARTMENT OF PUBLIC WORKS
2050 DAVISVILLE ROAD
NORTH KINGSTOWN, R.I. 02852-1799
PHONE: (401) 294-3331

TO:

SHAUN LACEY, AICP, PRINCIPAL PLANNER

FROM:

N. KIM WIEGAND, P.E., TOWN ENGINEER

SUBJECT:

COTTAGES AT WEEDEN FARM, JOSEPH COURT
PRELIMINARY PLAN REVIEW
AP 4 LOTS 3, 21 AND 34

DATE:

MARCH 7, 2018

COPIES:

P.BERGERON, N. LAFONTAINE (VIA EMAIL), FILE

The following were reviewed: revised preliminary plans, comment letter from DiPrete dated February 28, 2018,
Soil Erosion and Sediment Control Plan dated 2/21/18, Stormwater Management Report revisied date 2/21/18 and
Operation and Maintenance Plan revision date 2/21/18. Below are comments.
Site Plan
The development will have street lights. Note that all street lights will be installed and maintained by the private
association, not the town.
The site design has units with parking in the garages and in the driveways. Additional guest parking is
recommended, but not imperative since there are buildings on only one side of the road.
The water cistern for fire fighting has access close to the road and a reinforced pad off the road for the fire truck.
The proposed reinforcing material, Grasspave 2 is specified to carry fire trucks. The capacity and specifications
for the cistern are per the Fire Marshall’s standards.
Stone check dams in swales have been added to the plans.
Riprap is shown at the end of paved waterways into grassed channels.
On Sheet 10, a note must be added to the typical road sections A-A and B-B: Gravel borrow base course 15” in
ledge cuts. Note that there will need to be a large amount of fill placed on site in order to conform to the plans.
Traffic safety
The developer has an approved Physical Alteration application from RIDOT for the entrance onto Tower Hill
Road in a September 6, 2017 letter from RIDOT. The requirement for a deceleration lane needs to be removed
from the planning approval, as RIDOT did not approve of it. The developer intends to install a street light near the
entrance to make it more visible.
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Wastewater
The onsite wastewater treatment systems (OWTS) must be approved by RIDEM. The wells must conform to state
standards. Because the project is within the watershed of the Narrow River, the OWTSs will require including
treatment for denitrification.
The sewer and water lines are under the road, as is the standard.
Water
Drinking water is proposed from private wells which must conform to the RIDEM Rules and Regulations
Governing the Enforcement of Chapter 46-13.2 Relating to the Drilling of Drinking Water Wells.
Groundwater
Groundwater is a critical issue for this site. The buildings, road and drainage structures appear to be above the
seasonal high groundwater elevation. If field conditions prove otherwise, these will need to be elevated.
Stormwater
The proposed development requires approval from CRMC since it is in the Narrow River Critical Resource Area.
The drainage on River Road is critical. The drainage report states that the runoff from the development will not be
increased, or adversely affect River Road.
Storm water is proposed to be ultimate mitigated with an infiltration basin. The basin is set more than 20’ from
the buildings with a mild slope that meets the standards. The back of the basin is mildly sloped within the basin,
and then slopes steeply, but with terraces to a final mild slope near the stone wall. While this does not meet the
standard of 5:1 slope throughout, the critical areas meet this milder slope. The steeper slope in the back because it
is terraced and well away from the buildings, in this situation, is acceptable.
Five outlet pipes and the emergency overflow outlet from the infiltration basin into a 20’ wide energy dissipation/
outlet protection pad which flows down to River Road. The pad is shaped as a shallow trough. In order to ensure
that flows from the basin do not form erosive point sources, this pad must have a level spreader.
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SESC / O&M
The Soil Erosion and Sediment Control Plan (SESC) and
Operations and Maintenance Plan (O&M) are required
documents with this plan set and must be maintained
by the contractor and owner onsite.
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*NOTE:
In loose soil conditions,the use of
stapleor stakelengthsgreaterthan
6"(15cm) may be necessary to
properly secure the RECP's.

Disclaimer:

The information presented herein is general design information only. For specific applications,
consult an independent professional for further design guidance.
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1. Preparesoil before installingrolled
erosion control products(RECPs),
including
any
necessary
application of lime, fertilizer, and
seed.
2.Begin at the top of the slope by
anchoring the RECPs in a
6"(15cm) deep X 6"(15cm) wide
trench with approximately 12"
(30cm)of RECPsextendedbeyond
the up-slopeportion of the trench.
Anchor the RECPs with a row of
staples/stakes approximately 12"
(30cm) apart in the bottom of the
trench. Backfill and compact the
trenchafter stapling. Applyseedto
the compacted soil and fold the
remaining 12"(30cm) portion of
RECPs back over the seed and
compacted soil. Secure RECPs
over compacted soil with a row
of
staples/stakes
spaced
approximately 12"(30cm) apart
across the width of the RECPs.
3.Roll the RECPs (A) down or (B)
horizontally across the slope.
RECPs will unroll with appropriate
side against the soil surface. All
RECPsmust be securelyfastened
to soil surface by placing
staples/stakes in appropriate
locations as shown in the staple
pattern guide.
4.The edgesof parallelRECPsmust
be stapled with approximately2" 5" (5-12.5cm) overlap depending
on the RECPs type.
5.ConsecutiveRECPs spliced down
the slope must be end over end
(Shinglestyle) with an approximate
3"(7.5cm)overlap. Staple through
overlapped area, approximately
12"(30cm) apart across entire
RECPs width.
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COMMON NAME

CONT
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CK

1

Cornus kousa

Kousa Dogwood

8/10` B&B Clump

MS

1

Magnolia x soulangiana `Alexandrina`

Saucer Magnolia Multi-Trunk

10/12` B&B CLUMP

CODE

QTY

BOTANICAL NAME

COMMON NAME

SIZE

FIELD2

CON

7

Chamaecyparis obtusa `Nana Gracilis`

Dwarf Hinoki False Cypress

B&B

4/5` HT

CAE

6

Cornus alba `Elegantissima`

Silveredge Dogwood

5 gal

HV

3

Hamamelis virginiana

Common Witch Hazel

4/5` B&B

HM

8

Hydrangea macrophylla `Endless Summer` TM

Bailmer Hydrangea

5 gal

IG

4

Ilex glabra `Shamrock`

Inkberry

3/4` B&B

IV

4

Ilex verticillata `Sparkleberry`

Winterberry

3/4` B&B

8
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4
VT
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RXW

SHRUBS

3
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4
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7
CON

PJ
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Pieris japonica

Lily of the Valley Bush

7 gal

RXW
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Rosa x `White-Out`

White-Out Rose

3 gal

VT

4

Viburnum trilobum

American Cranberrybush

4/5` B&B
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Town of North Kingstown, Rhode Island
80 Boston Neck Road
North Kingstown, RI 02852-5762
Phone: (401) 294-3331
Fax:
(401) 885-7373
Web: www.northkingstown.org

NORTH KINGSTOWN PLANNING COMMISSION
January 16, 2018

The North Kingstown Planning Commission convened at Municipal Offices Court Room,
100 Fairway Dr., North Kingstown, RI
The following members were present:
Gardner Palmer, Jr. – Chairman
Paul Dion
Tracey McCue
Patrick Roach
James Grundy
Patricia Nickles
Also in attendance were Supervising Planner Maura Harrington, Principal Planner Shaun
Lacey, Town Engineer Kim Wiegand and Town Solicitor James Callaghan.
Mr. Palmer welcomed all to the meeting and informed those in attendance that the agenda
items order was being changed. The Construction Cost Estimate (item 3.a.) would
remain the first item but the Master Plan for Camp Ave. (item 3.d) would be heard
second followed by the Pre-Application (item 3.c) and then the CDBG discussion (item
3.b).
Construction Cost Estimate Approval: Harbor View Conservation Development
Mr. Lacey told the Commission that the final plan approval for the Harbor View
Subdivision was done administratively in 2014.
The project has not moved forward but the approval is still vetted due to the State’s
tolling laws. The applicant now wants to start construction but due to the time lapse,
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Town staff requested an update for inspection fees and sureties. The Town Engineer’s
updated summary is included for Commission approval.
Mr. Grundy asked for clarification on a line item regarding rock excavation. Ms.
Wiegand answered that the item is based on a percentage – the percentage for this item is
fairly large (similar to the Reynolds Farm numbers).
With no further discussion, Mr. Palmer called for a motion to set the construction cost
estimate for the Harbor View subdivision to $1,440,778.73.
Mr. Grundy moved. Ms. McCue seconded. All voted aye. The estimate was set.
Master Plan Public Informational Meeting: Application of Camp Avenue
Properties, LLC, 1130 Ten Rod Rd., Suite E-207, North Kingstown, RI 02852 for a
proposed 18-unit conservation development located at 85, 105 & 117 Camp Avenue,
AP 138 Lots 88, 95, 96, 97 & 99, zoned Village Residential (VR).
Mr. Lacey gave a summary of this proposed project. He said the proposed project is
located at 85, 105 & 117 Camp Ave. – Assessor’s Plat 138 Lots 88, 95, 96, 97 and 99.
The proposal of to merge the five lots into three lots – Site plan Lots 1 and 2 would
maintain the two existing single-family dwellings (rehabilitated). Lot 3 would be merged
into 6.8 acres to provide eight duplexes (16 dwelling units). Two of the units will be
designated as affordable. The proposed 30 foot private drive would end at a cul-de-sac.
Public sewers will be utilized. The Commission granted the applicant a waiver at PreApplication to postpone water modeling until after the Town Council considers a water
main extension for the site.
This proposal is utilizing the conservation review process; as such an advisory opinion is
needed from the Conservation Commission at the Master Plan hearing. Planning staff is
asking the Planning Commission to waive this requirement until the Preliminary Review
hearing (further landscaping and open space details are required at that time).
Mr. Lacey finished up saying this proposal is consistent with the Comprehensive Plan
and meets zoning and subdivision requirements.

Attorney Peter Ruggiero came forward; he is representing the applicant of Camp Ave.
Properties, LLC. He introduced Mr. Steve Moran a principal of Camp Ave. Properties
and Mr. Jeff Hanson of Millstone Engineering, the project engineer.
Mr. Ruggiero then turned the floor over to Mr. Hanson to present the project.
Mr. Hanson was sworn in. He told the Commission the proposed name of the
subdivision is: Tidal Mill Landings. He reiterated that the proposal is to merge and
subdivide 5 lots into 3; the two existing homes will remain; a drive 500’ in length will
culminate in a cul-de-sac. The total end number of units will be 18. The project plan
shows surrounding open space. Adequate parking is planned. The master plan shows
some stormwater facilities; Mr. Hanson said the preliminary plan will include more
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details on how the facilities will be maintained and operated, as required. Mr. Hanson
said that the two remaining houses will serve as the required affordable units.
At this time, Mr. Moran came forward and was sworn in. He wanted the Commission to
know that the plan to segregate the two existing homes onto their own individual lots was
to separate them from the rest of the condominiums to avoid the requirement of
homeowner association fees. This is the reasoning for planning the two homes as
affordable, to relieve them from this burden.
Mr. Ruggiero added that a yield plan was presented which determined the possibility of
19 homes on this merged property; the subdivision and use of the two existing homes
along with the conservation development tool means the applicant is actually lessening
the density while still proposing two affordable units.
Mr. Hanson said that no zoning setback relief is needed with the plan.
Mr. Dion asked the applicant to explain the required affordable unit component to those
in attendance.
Mr. Moran said he had looked at preliminary figures. He is allowed to market these
homes based on the average town resident income – this means approximately
$59,000.00 in North Kingstown. Preliminary figures point to an approximate
$190,000.00 price point for the two units. These units also must be deeded as affordable
for 99 years.
With the end of the applicant’s presentation, Mr. Palmer opened the meeting to public
questions and comments.
Ms. Catherine Jamieson came forward and was sworn in. She owns a lot to the west of
these proposed project lots. She said she will be the most impacted visually. She bought
the property as a horse farm – all surrounding lots at the time were horse farms. Her
world is going to completely change because she will be facing the back of a number of
condominiums. She bought the property because of the surrounding area. She
appreciates the wildlife which will be displaced with this construction. The proposed lots
are across the street from a home which houses a number of sex offenders; she asks the
developer if he is aware of this. The project will bring unwelcome traffic, noise, and
negative visual impact. Too many units are planned.
Mr. Moran responded that he is aware of the house across the street; he has purchased
that property and the occupants will be evicted.
Mr. Dion asked the development team if they could address any buffering plan between
properties.
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Mr. Hanson said that the property does offer quite a bit of open space surrounding the
property. He said that the applicant could talk about more screening along Ms.
Jamieson’s property line to hide some of the units from her view.
Mr. Keith Boyd, of Shore Acres Ave. came forward and was sworn in. Mr. Boyd said he
heard that this developer is also purchasing a property across the street, which he can
only assume will be developed similarly to this one. That means more traffic added to all
the traffic that has and will come with the Reynolds Farm project. The traffic along
Post Rd. at the Camp Ave. intersection is appalling – he has witnessed many occurrences
of road rage at this spot. School children walk along Camp Ave. now; there are no
sidewalks.
Mr. Boyd talked about the property’s proximity to a tributary which leads to the sea. He
suggests an official environmental impact study.
Mr. Boyd talked about the unfairness of allowing this development to utilize public
sewers when the Shore Acres neighborhood was denied that advantage.
He added that in all likelihood, the developer will build this project; take the money and
carry on, leaving the taxpayers will upkeep of roads, schools, etc.
Mr. Moran asked to respond to Mr. Boyd’s comments. He said his family has lived in
this town for over fifty years. He is a bit offended by comments that he will take the
money and run. He has no intention of going anywhere. Mr. Moran said that the
proposed road is private – it will not be maintained with taxpayer money. The
development he is proposing utilizes the Town Ordinance’s “Conservation” development
standards, which is defined to conserve open land and create scenic views that preserve
the rural character of town. He did not have to utilize this type of development – he
could have come in with a proposal for a greater number of single family homes which
would have meant clearing and developing of much more acreage. He said that his
properties as well as Ms. Jamieson’s property have also always been zoned for
development. He spoke to Mr. Boyd’s comment about utilizing public sewers; he said he
is obligated to use sewers; he does not have a choice.
He said that he will have a traffic study done by a traffic engineer; the engineer will
determine the amount of traffic that will be generated by this project. He understands the
frustration about the traffic along Post Rd., but traffic along that corridor is not his
responsibility.
The town has done an economic study on what is needed to bring Post Rd. back
economically – the development of more residential units is strongly suggested in this
study.
Mr. John Nosach of Robin Dr. came forward and was sworn in. He asked about the
proposed stormwater facilities.
Mr. Palmer explained that this review is called “Master” stage; the proposal is still
considered conceptual; any engineering has to be presented at the following
“Preliminary” stage. Mr. Nosach’s question may be premature.
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Mr. Nosach then asked if town permission or approval has to be granted to call this a
“Conservation” development.
Mr. Palmer answered that there is clear definition and standards within the Town
Ordinance under “Conservation Developments” which must be met in order for the
Commission to consider the proposal as such. He also gave a recap of how this and any
following stage reviews work.
Mr. Nosach said that there is a hill or ridge at the back of the property which acts as a
natural buffer to the wetlands on the property. How will buffering be achieved if that hill
no longer exists?
Mr. Hanson answered that stormwater areas on the plan at this point are just to
demonstrate areas that have been considered to handle storm water; he said that as Mr.
Palmer stated, when the project is presented at Preliminary review more topographical
information will have been considered in any stormwater plan.
Mr. Nosach reiterated the overabundance of foot and vehicle traffic. This project is too
dense. The intersection at this proposed road at Camp Ave. will be a nightmare. He
talked about the sidewalk proposed on the plan; it will be a sidewalk to nowhere.
Mr. Dion said that this Commission strongly believes that any development must include
sidewalks. He understands the “sidewalk to nowhere” statement but they (sidewalks) are
needed and must start somewhere.
Mr. Nosach said that if sidewalks are that much of a concern – they should run the length
of Camp Ave. to Post Rd.
Mr. Dion explained that this developer does not own the length of property to Post Rd.
He is asked to install sidewalks to the property he owns. The Commission has no right to
dictate to owners to install sidewalks but when an owner comes in looking for
development possibility that is when the Commission has the opportunity to insist on
sidewalks.
Mr. Nosach compared this proposal to the development of his cluster development on
Robin Dr. The houses sit on substantial lots, single family homes which can be sold for a
profit. This plan has condominiums which are too close to one another – he feels to cram
in the most units possible.
Mr. Palmer said that this plan is in keeping with the surrounding area; there are many
multi-unit properties on Camp Ave. The developer is proposing a development which
meets the law; it must be kept in mind that an owner has the right to develop their
property.
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Mr. Nosach responded that he was under the belief that the Planning Commission was
hearing this review to decide whether to allow this developer the use of “Conservation”
development.
Mr. Palmer said that the “Conservation” development ordinance was not something the
developer had to ask of the Planning Commission; it is a type or sort of development that
a developer can utilize that condenses the development area of a property but in return
leaves much of the property undeveloped and deeded as open space.
Ms. Gail Haslam-Loose of Camp Ave. was sworn in. She wanted to ask the developer to
bear in mind the opinions of the people in the room - to consider the added traffic the
neighborhood will have to take on and to add or keep the character of the existing area.
Mr. James Crisicone of Verdant Circle came forward and was sworn in. His property
abuts the applicant’s property at the rear. He asked the Planning Commission to consider
a buffer between the properties; to respect the impact to Mill Creek; and, to limit street
lighting.
Ms. Jamieson asked to speak again. She said after listening to all the comments, she
can’t help but think of all the empty lots along Post Rd. She spoke of all the wildlife
being pushed further and further out. She said all she is hearing is about making as much
money as possible with no consideration to the people that already reside there. She said
the project is “garbage”.”
Mr. Boyd asked for one more question. Why does the inclusion of affordable units allow
the privilege of more units? They still add traffic, school use, etc.
Mr. Grundy answered this question. He said the Town must follow the State Affordable
Housing Plan. Every city or town must come to the availability of 10% affordable units –
the allowance of taking affordable units out of density calculations was used as a tool to
drive this town toward our required numbers.
Mr. Boyd also mentioned sea level rise. The waterway on this property is tidal; the sea
will rise; the Town needs to include the environment in any decision they make.
Mr. Moran explained to Mr. Boyd that he using the “Conservation” ordinance because it
leaves less impact on the environment.
Mr. Nosach commented that it is not in the best interest of the State’s affordable
availability law if developers such as Mr. Moran are allowed density bonuses if they use
this type of development.
Mr. Moran said he is getting no bonus. He is proposing 18 units – the law states 10%
must fall under the affordable definition – he has planned 2 units.
Mr. Boyd asked how far the closest building will be from the water feature.
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Mr. Hanson responded approximately 500’.
Mr. Boyd said the Planning Commission should be addressing the future – planning the
future. The Commission is not taking future sea level rise in planning this area’s future.
With no further comment, Mr. Palmer called for a motion to close the meeting to public
comment.
Mr. Grundy moved. Mr. Roach seconded. All voted aye.
Mr. Palmer asked Commission members if they had questions or comments.
Ms. Nickles asked about proposed elevation drawings included in the submittal.
Mr. Ruggiero said that the drawings are preliminary and may well be changed by the
Preliminary hearing; these drawings are just a basic representation of what they may look
like. The next elevations will be be more detailed.
Mr. Dion said he would look to the applicant to install appropriate buffering and lighting
that is dark sky compliant. He would like this as a condition on Master Plan approval.
With no further comment, Mr. Palmer entertained a motion.
Mr. Grundy moved to approve the Master Plan application of Camp Ave. Properties,
LLC for a proposed 18 unit development located at 85, 105 and 117 Camp Ave.,
Assessor’s Plat 138 Lots 88, 95, 96, 97 and 99, zoned Village Residential (VR); with
findings:
-

-

-

-

The subdivision is consistent with the requirements of the North
Kingstown Comprehensive Plan and/or shall satisfactorily address the
issues where there may be inconsistencies.
Each lot in the subdivision conforms to the standards and provisions of the
North Kingstown Zoning Ordinance.
To the amount applicable at the Master Plan stage, there will be no
significant environmental impacts from the proposed development as
shown on the plans.
The subdivision, as proposed, will not result in the creation of individual
lots with such physical constraints to development that building on those
lots according to pertinent regulations and building standards would be
impractical.
Proposed subdivision lots have adequate and permanent physical access to
a public street.
The subdivision provides for sage circulation of [pedestrian and vehicular
traffic; for adequate surface water runoff, for suitable building sites and
for the preservation of natural, historical, or cultural features that
contribute to the attractiveness of the community.
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With the conditions:
-

-

Prior to Preliminary Plan submission, the applicant shall provide a
preliminary archeological survey of the project area.
At the time of Preliminary Plan review, the applicant shall submit a
detailed management plan specifying the use and management of the open
space. The management plan may be combined with any required grading
plans, landscaping plans, soil erosion plans or drainage plans required for
preliminary approval.
The income restricted units be set at 80% of median income with a 99 year
deed restriction.
During Preliminary Plan application, consideration be given to provide
adequate levels of buffering to Assessor’s Plat 138 Lot 109 (Jamieson lot)
Dark sky compliant lighting be a part of any homeowner’s association
agreement that is brought forward.

Mr. Dion seconded. All voted aye. Master Plan approval was granted.
CDBG Program Affordable Housing Set Aside Application: Certification that the
application is not in conflict with North Kingstown Comprehensive Plan or Local
Development Ordinances/Regulations
Mr. Palmer gave a quick summation of the CDBG fund and the Commission’s role in the
process. The Commission is charged only with deciding that the application is not in
conflict with the general policies set forth in the Comprehensive Plan, weighing the
significance of application(s) is not in the Commission’s purview.
Ms. Harrington gave a summary of the Set Aside Fund. She said she attended a public
hearing on the fund on November 1, 2017.
The State sets aside 25% of its available resources specifically for affordable housing
purposes. The applications are considered on a rolling basis – this fund is not a part of
the original annual CDBG application that was made by the Town to the Office of
Housing and Community Development.
The applications are required to be submitted through municipalities.
These funds are monies lent to low and moderate income families for rehabilitation of
housing in North Kingstown; this is done through the Consortium of East Greenwich.
Ms. Harrington finished reminding the Commission their only responsibility tonight is to
determine whether or not it conflicts with the Comprehensive Plan and Zoning
Ordinance.
Mr. Palmer entertained a motion.
Mr. Roach moved that the Commission find that the $75,000.00 rolling application for RI
CDBG housing rehabilitation is not in conflict with the North Kingstown Comprehensive
Plan.
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Mr. Grundy seconded. All voted aye. The motion carried.
Pre-Application: BKS, LLC, 22 Morgan Dr., Narragansett, RI 02882 for a
proposed 33-unit major land development plan located at 7293 Post Road, AP 136
Lot 9, zoned Post Road (PR)
Mr. Grundy recused himself; he has worked with the applicant (Mr. Kirk Pickell) on
other projects.
Mr. Lacey told the Commission this is apre-application for a major land development for
33 units. The proposed project is located on Post Road and zoned Post Road (PR) as
well. The 33 units are proposed as one and two-family condominiums. A shared
driveway is proposed between the subject property and the abutting lot to the east. Each
unit would have a two car garage and driveway; 25 guest parking spots are planned. The
project will be connected to sewers and is located within the water service are. Sidewalks
are not a part of this proposal.
Mr. Lacey said the Commission would have to agree to waive the requirement that
ground floor residential units be located 400’ away from Post Rd. There is a provision
within the Ordinance to reduce the 400’ to 250’ with a waiver from this Commission.
He said that the Town Engineer has commented that the private road exceeds the length
of dead-end roads for the number of proposed units; a P-loop or secondary access must
be configured to conform to town standards. A sidewalk along at least one side of the
street is strongly recommended.
A Physical Alteration Permit would be needed from RI DOT; wetlands permit from RI
DEM; and, the plan must meet RI Storm Water Design and Installation Standards.
Mr. Lacey added that he had heard concern from a business owner who runs an asphalt
processing facility in the Quonset Park, which is located about 2000’ behind this
applicant’s property. The nature of the business is considered a nuisance (noise and
odor). The business owner would like the Commission to consider this in relation to any
future abutters.
Ms. McCue weighed in that BB&S Lumber is also located back there; they deal with
chemicals, dust and such. The Commission should keep in mind that these businesses
were here first.
Mr. Dion commented on what recourse the future owners might have when it comes to
complaints.
Mr. Palmer is not sure how they would incorporate any means of pre-notification of the
uses to the back. He asked the applicant(s) if they were ready with a presentation.
Mr. Dennis DiPrete, the project engineer introduced himself and the applicant, Mr.
Pickell. He told the Commission he wanted to address the asphalt facility issue first. The
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project itself was primarily introduced in 2006; it has been through revisions, zoning
changes, establishment of groundwater protections, commercial/residential use proposals.
Mr. DiPrete said that this actually all started prior to Rte. 403 being constructed; the
Commission should keep this in mind when it considers the property project and the uses
that surround it.
Mr. DiPrete then presented the proposed project. The property is a 7.8 acre vacant site
that fronts on Post Road. They would like to construct 33 units, some single family and
duplex condominiums; 10% will be affordable.
The proposal calls for public sewer and water. The plan is to preserve frontage along
Post Rd.; offer diverse open space; construct tree-lined drives; generous perimeter
buffers; integrated affordable homes; neighborhood park area; and, homes targeting
“empty nester” residents.
Mr. DiPrete said water modelling and a traffic study will be done as the project moves
forward. With that, he asked if Commission members had questions or comments.
Mr. Dion asked about the possibility of using the Pogoda Inn parking lot as a means of
egress to this project – his concern is the closeness of traffic entering and exiting right to
the north and south of the Pagoda Inn.
Mr. DiPrete is not sure the owners of the Pagoda Inn would allow that; there is already an
easement through their lot to another parcel.
Mr. Dion asked if there is an existing sidewalk where egress for this project runs along
Post Rd.
Mr. Pickell said there is existing sidewalk which ends at the Pogoda Inn.
Mr. Dion asked for clarification on installation of sidewalks within the project’s road.
Mr. DiPrete answered that the “roads” are actually drives, not necessarily streets;
sidewalks are not required along driveways.
Mr. Dion commented that it seems to him the applicant is taking advantage of the Post
Road Guidelines, yet is not adhering to the requirements (sidewalks).
Mr. Palmer added that the whole idea behind Post Road zoning is connectivity. This
project has none of that. He suggested the applicant seriously consider sidewalks.
Mr. Roach added that sidewalks generally push people to think about walking over
driving.
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Mr. Dion then talked about the proposed layout of the development. He said it looks like
“stop here…stop there…then stop over there”. He asks if consideration could be taken to
somehow connect the two roads together to get some sort of circular scheme.
Mr. DiPrete said there are site issues there that prevent that suggestion. There is a sloped
ridgeway between the upper and lower roads or “drives”.
Ms. Nickles commented that the applicant knew of this slope when he purchased the
land; perhaps the problem lies in the number of proposed units.
Mr. DiPrete again said these are not proposed roads – they will not be right-of-ways; they
will be drives.
Ms. Nickles asked why the applicant wasn’t using the northern Post Rd. part of the
property to access the development.
Mr. DiPrete said DOT is concerned with the number of curb cuts along that stretch of
Post Rd. already; to put an entrance/exit at the northern side would mean a new curb cut;
the southern entrance/exit is already there. The topography is very steep at this end of this
property also.
Ms. Nickles said more dialog is needed on whether this is a private road or driveways.
This is not the Town’s idea of quality development.
Mr. Palmer asked Commission members their opinion on whether a waiver be granted to
with regard to allowing ground floor residential uses within 400’ of Post Rd.
Ms. Nickles said she an issue with this; she cannot see the justification for it.
Mr. DiPrete responded that this same waiver was granted to the Reynolds Farm
development. He added that in order to meet Post Rd. requirements which would allow
ground floor residential units the plan would have to include a commercial component.
This property is quite buffered from Post Rd.; there would be no market for retail.
Mr. Palmer told Ms. Nickles he was inclined to agree with Mr. DiPrete. This particular
area does not seem to be visible from Post Rd.
Mr. Lacey also mentioned that there is lesser amount of proposed buildings that would
impinge on the 400’ requirement. The majority of the proposed buildings will actually be
more than 400’ from the road.
Mr. Roach said he agrees with difficulty including commercial use to this particular
property.
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Mr. Pickell asked to speak. He said he has tried to market this and his other lots for
retail; at this point, there is no retail market. The area needs more residential use which
in turn would draw in retail and commercial uses.
Mr. Dion said he goes along with this thinking; however, he hates the plan layout. It is
choppy. It does not flow. It looks like the units were placed only in accordance with
getting the maximum number possibly allowed. He suggested the applicant consider
some “creative” connectivity. He said this plan does not meet the Post Road zoning
ordinance purpose.
Mr. Pickell answered that there are people who like a layout like this – it provides
privacy and less traffic. He said again the land topography set the plan.
Mr. Roach suggested the possibility of steps connecting the two proposed roads; it might
promote the idea of walking as well as some flow to the development.
Ms. Nickles disagreed with whole plan; she cannot find one positive component to it.
At this point, Mr. Palmer said it sounds like the applicant has some work to do. The
Commission has given mixed comments and feedback; plenty for the applicant to work
with.
Mr. Jeffrey Techentin, attorney for Mr. Miozzi – the owner of the asphalt processing
plant mentioned during the meeting, asked to speak to Commission members. The
nature of his client’s business produces noise and odor. Mr. Miozzi was made to move
his business from Coventry for this very reason-complaints from homeowners of a
development built after his business was established. Mr. Miozzi wants the Commission
to be aware and cognizant of this issue. Mr. Techentin asked if the Commission is
capable of including a disclosure of this issue in sales agreements. He emphasized noise
and odor which will in more likelihood affect these future homeowners.
Mr. Pickell asked why Mr. Miozzi’s business was allowed to open so close to Reynolds
Farm; this issue was not mentioned then. Why now?
Mr. Techentin responded he understands the Commission may be limited in what it can
legally do in this circumstance-he just wanted to bring it to their attention.
Mr. Richard Welch, Chairman of the Town Council commented on the traffic issue.
Post Rd near this development has some serious traffic problems; he is cautious of any
new added traffic being allowed. The Town Council and RI DOT must remedy this
situation.
Minutes: August 15, 2017 and October 3, 2017
At a previous meeting, the Commission asked for some language changes to the August
15 minutes draft. Tonight the amended draft was presented again for review.
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Mr. Palmer asked if the changes were agreeable to the members; it was, so he called for a
motion.
Mr. Dion motioned. Mr. Roach seconded. All voted aye. The August 15, 2017 minutes
were accepted into record.
Mr. Palmer said the October 3 minutes draft was also up for review. He asked for any
comment, changes and if none; a motion.
Ms. McCue moved to approve the October 3, 2017 minutes.
Mr. Roach seconded. Mr. Palmer, Mr. Dion, Mr. Roach and Ms. McCue voted aye. Ms.
Nickles abstained (she was not at the meeting). The motion carried 4-0-1.
Adjournment

With all business finished, Mr. Palmer asked for a motion to adjourn.
Mr. Roach moved. Mr. Dion seconded. All voted aye; the meeting was
adjourned at 10:30PM.

Beth Gagnon-Glasberg
Recording Secretary
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Town of North Kingstown, Rhode Island
80 Boston Neck Road
North Kingstown, RI 02852-5762
Phone: (401) 294-3331
Fax:
(401) 885-7373
Web: www.northkingstown.org

NORTH KINGSTOWN PLANNING COMMISSION
February 6, 2018

The North Kingstown Planning Commission convened at Municipal Offices Court Room,
100 Fairway Dr., North Kingstown, RI
The following members were present:
Gardner Palmer, Jr.
Patricia Nickles
Patrick Roach
Michael Annarummo
James Grundy
Mr. Dion was excused.
Also in attendance were Supervising Planner Maura Harrington, Principal Planner Shaun
Lacey and Town Solicitor Matt Callaghan.
Tide Mill Landings Master Plan Decision
Mr. Palmer asked if members had any questions or comments on the Tide Mill Landing
Master Plan Decision.
After discussion on date verification and the extent of landscaping, Mr. Palmer signed the
decision.
Zoning Map Amendment: Application of Stuart A. Tucker, 542 Potter Road, North
Kingstown, RI 02852 for a proposed zone change from Village Residential to
Neighborhood Business located at 185 Tower Hill Road, AP 116 Lot 89
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Mr. Lacey gave an overview to this application. He said the application is for a proposed
zoning map amendment. The Town Council is the body that will approve or not approve
a map amendment; the Planning Commission is charged with sending a recommendation
to the Council.
The property is now zoned Village Residential (VR); this zoning allows for single-family
development.
The property owner, Mr. Tucker would like to change this zoning to Neighborhood
Residential (NR). This zoning would allow Mr. Tucker to use the site and existing
structure for a wider range of used.
Mr. Lacey said that the stretch of Tower Hill Rd. (where Mr. Tucker’s property is
located) vary in zoning designations. The Comprehensive Plan land use designation is
Neighborhood Commercial. Mr. Tucker has no plans to new construction and the
existing driveway will remain.
Mr. Palmer commented this may be an opportunity to extend the existing and newly
approved sidewalk.
Mr. Roach asked questions about Mr. Lacey’s recommended conditions: fire and
building code review and the need for a Physical Alteration Permit.
Mr. Callaghan said that there is no town ordinance on record requiring the need for these
suggestions; they will be covered by state, fire and building codes. They do not have to
be a part of an approval.
Ms. Nickles mentioned her concerns about the limited parking. She mentioned “Jitter’s”
which started as a small scale business but boomed into a very busy business and now has
limited parking.
Mr. Lacey answered that while there would be no review at this time because no new
construction is planned (there would be no oversight on parking); however, if Mr. Tucker
wanted to expand the structure and/or use of the property, land development review
would be needed, which would include a review of the parking.
Mr. Palmer asked Mr. Tucker wanted to address the Commission.
Mr. Stuart Tucker came forward. He told the Commission that he bought the property in
1999. He had the same tenant for 11 years but at the moment the building is vacant. He
has an interested prospective tenant who would like to use the first floor for business and
the second floor for an apartment.
Mr. Tucker addressed Mr. Palmer’s comment about extending the sidewalk. He said that
there is an existing culvert and guardrail in front of his property.
Mr. Lacey said that it would be quite a challenge but would involve RI DEM and the
Town Engineer.
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With no further discussion or comment, Mr. Palmer called for a motion of
recommendation to the Town Council for a zone change from Village Residential (VR)
to Neighborhood Business (NB).
Mr. Grundy moved to send a positive recommendation in favor of a zone change from
Village Residential to Neighborhood Business and with that a statement that the change
is generally consistent with the Comprehensive Plan, including the goals and policies
statement, the implementation program, and all other applicable elements of the
Comprehensive Plan; the change recognizes and demonstrates the consideration of each
of the applicable general purposes.
Promoting the public health, safety and general welfare.
Providing for a range of uses and intensities of use appropriate to the
character of the
town and reflecting current and expected future
needs.
Providing for orderly growth and development which recognizes the
following:
a. The goals, objectives and patterns of land use contained in the town comprehensive
plan.
b. The natural characteristics of the land, including its suitability for use based on soil
characteristics, topography and susceptibility to surface water or groundwater pollution.
c. The values and dynamic nature of coastal and freshwater ponds, the shoreline, and
freshwater and coastal wetlands.
d. The values of unique or valuable natural resources and features.
e. The availability and capacity of existing and planned public and/or private services
and facilities.
f. The need to shape and balance urban and rural development.
g. The use of innovative development regulations and techniques.
Providing for the control, protection and/or abatement of air, water,
groundwater and noise pollution and soil erosion and sedimentation.
Providing for the protection of the natural, historic, cultural and scenic
character of the town.
Providing for the preservation and promotion of agricultural production,
forest, silviculture, aquaculture, timber resources and open space.
Providing for the protection of public investment in transportation, water,
stormwater management systems, sewage treatment and disposal, solid waste treatment
and disposal, schools, recreation, public facilities, open space and other public
requirements.
Promoting a balance of housing choices, for all income levels and groups,
to ensure the health, safety and welfare of all citizens and citizens' rights to affordable,
accessible, safe and sanitary housing.
Providing opportunities for the establishment of low- and moderateincome housing.
Promoting safety from fire, flood and other natural or humanmade disasters.
Promoting a high level of quality in design in the development of private
and public facilities.
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Promoting implementation of the comprehensive plan.
Providing for coordination of land uses with contiguous municipalities,
other municipalities, the state and other agencies, as appropriate, to ensure that the land
uses are consistent with the town's comprehensive plan, especially with regard to
resources and facilities that extend beyond municipal boundaries or that have a direct
impact on the town.
Providing for efficient review of development proposals, to clarify and
expedite the zoning review process.
Providing for procedures for the administration of this chapter, including but not
limited to variances, special use permits, special permits, special exceptions and
modifications.
The change also meets the general requirements and intents of the neighborhood business
district; it encourages growth and vitality to town villages.
Provide areas within and adjacent to residential neighborhoods where groups of
businesses may be located to:
a. Serve the frequent commercial and service needs of residents within convenient
traveling distances.
b. Serve as a transitional zone between more intensive business areas and residential
neighborhoods.
c. Provide a district for business activities which do not generate the traffic, noise,
glare or large parking areas associated with large-scale business uses.
- Encourage traditional development design and mixed use development appropriate to
village centers.
- Serve the traffic-carrying capacity of the town's road system by concentrating certain
uses within village centers, thereby reducing the overall traffic burden.
- Preserve the residential, rural, agricultural and historic characteristics of the
community by encouraging new development to its village centers.
- Strengthen the role of the neighborhood as a support for the village retail center and in
turn to keep each village center to a scale that services its neighborhood without an undue
dependence on automobile-borne customers.
- Provide for a visual center for each village.
- Promote unified physical, visual and spatial characteristics that are compatible with
each village's traditional development pattern.
- On-site parking shall be located to the rear of the principal structure, but not in the
required minimum rear or side setback or required buffer area.
- The front yard setback shall be the average of the existing setbacks on the same side
of the street as the subject site for a distance of 500 feet on both sides. Principal buildings
shall front at this setback or no more than five feet behind it. If the latter, the area
between the building and the street line shall be landscaped with appropriate material
(e.g., bricks, concrete, stone pavers, but not asphalt) and appropriately planted, signed
and lit. Properties in the neighborhood business district shall be exempt from subsection
21-306(a).
Ms. McCue seconded. All voted aye. The positive recommendation will be made.
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Pre-application: Application of Daniel A. DiSaia, 201 Essex Road, North Kingstown,
RI 02852 for a proposed two-lot major subdivision located at 201 Essex Road, AP
158 Lot 11, zoned Neighborhood Residential (NR)
Mr. Lacey gave a summary of this proposal. He said that it is a pre-application for a twolot major subdivision. The project is located at 201 Essex Rd. The property is
nonconforming in that two single family homes where only one single family is allowed.
Mr. DiSaia would like to assign each existing residence its own lot.
Mr. DiSaia is proposing a subdivision that would create one lot with 1.16 acres; the
remaining land would be set aside for the home along Essex Rd.
Mr. Lacey said that the proposal is a major subdivision because a dimensional variance
because of lack of frontage of the rear (south; Beverly Rd.) lot.
Mr. Lacey told the Commission that the proposal had been presented to the Technical
Review Committee on January; no staff comments were received.
He said that the proposal is compatible with the area and would rectify anon-conformity;
the proposal does not introduce any new construction.
Mr. Lacey also introduced information regarding a 2003 Zoning Board approval for an
accessory unit; after which the second home was built.
Mr. Lacey concluded reminding the Commission that this is before them as a PreApplication; no vote will be taken. Mr. DiSaia is here to gage the Commission’s view
and hear any feedback they may have.
Mr. Palmer turned the meeting to Commission discussion and comment.
Ms. Nickles said she remembered this property gaining approval for an accessory
dwelling. She asked the Solicitor if one of these structures was approved as an accessory
structure, should the Commission take that into consideration at all.
Mr. Callaghan said he was unaware of this until tonight, but he looked at the accessory
structure approval as something the Zoning Board would deal with; not this Commission.
Mr. Grundy said he would like to see the minutes from the Zoning Board meeting where
this was approved; he would not be willing to review this if it was being used as a
mechanism to create a subdivision.
Mr. Roach commented that the Commission could look at this as if the back house did
not exist. The proposal would simply be a subdivision that needs Zoning Board
dimensional relief. The plan appears doable.
Mr. DiDasia weighed in that the original plan that gained approval was to build a second
home for his son. He and his wife are getting older and are now considering a move but
would like his son to have the ability to say in his home.
Mr. Callaghan said that back in 2003 there was a proposal for subdivision of the lot; it
was met with trepidation so Mr. DiSaia went for the option of establishing an accessory
unit instead.
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Mr. Grundy again said about not wanting to set a precedent; there are plenty of properties
that have accessory unit approval with two structures – he does not want the accessory
unit ordinance used as a vehicle to subdivision.
There was discussion about establishing a paper road which would give the newly created
lot the frontage it needs.
Mr. Callaghan suggests the lengthening of Beverly Rd. or creation of a new paper road
would relieve the need for a dimensional variance (a special use permit would be needed
to build the road); this would prevent setting a precedent.
Mr. Grundy would like to review the 2003 Zoning Board minutes before offering a sense
of approval to this project.
Mr. Palmer summed up saying that the Commission has offered up ways to accomplish
what Mr. DiSaia wants to do with the property. If Mr. DiSaia remains on the plan to
apply for Zoning Board approval for dimensional relief to frontage, there is a good
possibility the Commission may not want to approve it as it may set precedent. A paper
road would alleviate that concern; Mr. DiSaia should consider this and gain opinion from
his wife and his engineer.
Mr. Palamer said that it does not look like a project the Commission would thoroughly
discourage.
Mr. Palmer asked Planning staff to get the Zoning Board minutes to Commission
members to review; member thoughts could then be passed to Mr. DiSaia. He said Mr.
DiSaia should get in touch with the staff about how to move forward.
Application for Development Plan Review: for O’Reilly Auto Parts Building, c/o
Bohler Engineering, 352 Turnpike Rd, Southborough, MA 01772 for the
construction of a 7,448 sq. ft. O’Reilly Auto Parts retail store along with 28 parking
spaces and related site amenities located at 7570 Post Road AP 108 Lot 004 zoned
Post Road (PR).
Recommendation to the Zoning Board of Review: for O’Reilly Auto Parts Building,
c/o Bohler Engineering, 352 Turnpike Rd, Southborough, MA 01772 for requested
relief for the proposed O’Reilly Auto Parts proposal located at 7570 Post Road AP
108 Lot 004 zoned Post Road (PR).

Ms. Harrington reminded the Commission that this project was presented to them as a
pre-application August, 2017. At that time, the Commission had brought up concerns
about signage, landscaping and limited curb cuts (access points).
The applicant is now asking for Development Plan Review, but is also applying Zoning
Board of Review for Zoning relief. The applicant has applied for a Physical Alteration
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Permit with RI DOT and a Costal Resource Management Council (due to nearby
wetland) permit.
She said the plan is to construct a 7448 sq. ft. O’Reilly’s Auto Parts store. The land is
now vacant after the demolition of a previous structure. There is an National Grid
easement running along the front of this property – no structure can be built in this area.
The present proposal is to place the building towards the rear of the site (82.2’ from Post
Rd.); Town Ordinance requires 10’-20’ from Post Rd., but there is provision within the
ordinance to allow the Commission to increase this setback.
The land does abut residential properties which must be buffered; however, this proposal
sits the structure 200’ from the rear property line, well within buffering requirements.
The proposed structure will be single story with a height of 22’. The Commission had
commented in August that straight bare sides of the design would be better with some
sort of ornamental piers; ornamental piers have been added in this new plan. Rooftop
screening has been added along the roofline to screen mechanicals. The applicants have
submitted requests for a ground mounted sign (externally lit); two storefront wall
mounted signs which will meet ordinance requirements. Lighting details have been
submitted. Parking spaces will number 28 ; 2 handicap accessible; 28 spaces meet
ordinance requirements, however, the parking will need to sit at the front and side of the
building due to the building location (discouraged within the Post Road Guidelines) The
new plan does show some changes to the landscaping plan the Commission originally
saw: 12% internal landscaping is now planned; 5 street trees are proposed; landscaping
and a 6’ vinyl fence in the southeast corner of the property (which abuts a residence).
The applicants are looking for some waivers: building placement for the maximum
setback increased to 85.2’ (due to the easement); location of parking to the front and side
of the structure.
Ms. Harrington said the Commission is also charged with sending a recommendation to
the Zoning Board of Review for need relief of lighting and signage requirements.
Ms. Harrington finished saying the staff finds the proposal a welcomed improvement of
the existing site conditions. She added that the review should meet findings found in
Section 21-284 of the Town Ordinance.
Mr. Randy Miron, engineer with Boehler Engineering gave a brief presentation saying
Ms. Harrington had done a great job of covering the changes. He added that the
Commission’s comment on reducing two access curb cuts to one has been amended on
this plan. A sidewalk is planned to run the length of the property along Post Rd. He
expects RI DOT approva(s)l soon. All runoff will be handled on site and infiltrated
toward the wetlands at the rear (at a slower rate). New sewer, electric and water utilities
are planned. A sediment control plan has been submitted. The trash dumpster(s) will be
screened.
Mr. Palmer asked about the Commission’s concern on perimeter lighting.
Mr. Miron said two footcandle at the perimeter front and sides; zero footcandles on rear
perimeter (where the property abuts residential property). Mr. Miron talked briefly about
signage; they would like to install a ground mounted sign in the fromt – the plan is for a
height greater than allowed – Zoning Board of Review relief will be needed.
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Ms. Lauren Sirois. Architect for the project, said that they will light the sign with ground
mounted lighting. She said it is difficult to meet the Post Road guidelines, (ex.
Decorative nature, down lit, no internally lit signs). The O’Reilly Company likes to have
similar design and signage; the usual signage is internally lit.
Ms. Nickles commented that the sign should be designed to meet Town Ordinance; or,
the Ordinance should be changed. The Planning Commission and Zoning Board should
not be arbitrarily approving relief.
Mr. Grundy said he would like to see an engineered plan of the lighting.
Mr. Roach said he was not against allowing an internally lit sign.
Ms. Harrington said that some recent signage along Post Rd. has made use of reverse
channel lighting; which looks very good.
Mr. Grundy asked if rooftop screening was added to the new plan.
Ms. Sirois said yes screening was added to hide the mechanicals; however, some will
show at the rear of the building.
Ms. Nickles said the rear of the property faces a very concerned residential neighbor;
screening should completely hide mechanical equipment.
Mr. Grundy asked if a more decorative bollard could be used along the perimeter of the
building.
Mr. Grundy commented that the signage plan seemed to show that cinderblocks would be
used to hold down temporary signage.
After discussion, Mr. Miron assured the Commission that something better would be used
to hold the temporary signage.
Ms. Debra Moreau, the abutter to the rear said she is very concerned about drainage. The
drainage seems to flow totally towards the bio-retention system which borders her
property. She is afraid stormwater will flow to wetlands located between the two
properties.
Mr. Grundy responded that the impervious surface of this new plan is drastically reduced.
He told Ms. Moreau that water is draining down the hill across Post Rd from this
property into these wetlands now. The engineering issue is the rate at which the water
drains into those wetlands – the proposed detention system in this plan is designed to
absorb water into the soil, slowing down the rate at which it flows through the wetlands.
Ms. Moreau would like proof.
Mr. Palmer told Ms. Moreau that company engineers, town engineers as well as RI
Department of Environmental Management personnel have all reviewed and agree with
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this plan. The Commission listens and reviews projects counting on the testimony of
experts. This plan shows that the O’Reilly’s engineers have met the requirements on this
particular site.
Ms. Moreau was not satisfied with that answer.
Mr. Callaghan told Ms. Moreau that if she disputes the calculations it is up to her to
prove them wrong.
Ms. Moreau asked that he Commission see that the applicant screens the roof mechanical
equipment all the way around the rooftop. She asked the Commission to understand her
concerns with visuals, lighting and sound, which will all impact her property. She asked
about assurances of future integrity and care of the property.
Mr. Palmer asked Mr. Miron if screening the entire rooftop was something O’Reilly’s
would be willing to do.
Mr. Miron said that he sees no problem obtaining that from O’Reilly’s
Ms. Sirois added that O’Reilly’s has an excellent reputation of maintaining their
properties.
Mr. Palmer said that this applicant has been very amendable to requests.
With all said, Mr. Palmer asked if there was further comments or questions of the
Commission members.
Ms. Harrington said that the Commission may want to hold off on making a
recommendation to the Zoning Board, due to further information needed for signage and
lighting.
Ms. Sirois said that she would have to consult o”Reilly’s about this – the market brand
usually involves internally lit signage. She did ask Commission members if they might
consider the use of internally lit signage if the requested signage size was reduced.
Commission members discussed signage – suggesting height be obtained with a
landscaped “mound”. Members agreed they would be willing to look at internally lit
signage if smaller; but they want to see any new design plan first.
There was Commission discussion about making motions which exclude the monument
sign; a vote could happen on that when more information is presented.
With that, Mr. Grundy moved to send a positive recommendation to the Zoning Board of
Review for dimensional variances for: lighting (Section 21-278(e)(1) granting 19.2
footcandles of relief with the condition that at the property lines the lighting illumination
levels will not exceed .2 footcandle; a 5000 sq, ft, maximum building setback (Article IV,
Table 2B. Business Districts (9)) for 2748 sq. ft. of relief. Any relief regarding signage
will be addressed at a future Planning Commission meeting
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Mr. Palmer called for a second. Ms. McCue seconded. All voted aye. The motion
carried.
Mr. Palmer then entertained a motion with regard to Development Plan Review.
Mr. Grundy moved to approve the Development Plan Review for O’Reilly Auto Parts
store. The building as presented at 7570 Post Rd., Assessor’s Plat 108, Lot 4 with the
exception of the proposed front ground mounted sign which will be addressed at a future
meeting. Positive findings for:
- The requested action will not alter the general character of the surrounding area or
impair the intent
or purpose of this chapter or the comprehensive plan upon which this
chapter is based.
- The grant of the approval will not pose a threat to the drinking water supply.
- The use will not disrupt the neighborhood or the privacy of abutting landowners by
noise, light, glare or air pollutants.
- Sewage and waste disposal into the ground and the surface water drainage from the
proposed use will be handled on site.
- The traffic generated by the proposed use will not cause congestion or introduce a
traffic hazard to the circulation pattern of the area.
Accessory signs, off-street parking and loading areas and outdoor lights are designed
and located in a manner which complements the character of the neighborhood.
Waivers granted for the building placement for the maximum building setback to be
increased to 85.2’ due to the easement location in accordance with Article !V:
Dimensional Regulation: Table 2B (13); and, the location of parking to the front of the
building in accordance with Section 14.3.2 of the Subdivision & Land Development
regulations.
The Planning Commission considered these waiver requests in accordance with criteria
as set out in Section 14.3.1. of the Subdivision & Land Development Regulations:
1.
The existing site conditions provide significant hardship and preclude the
implementations of any design standard; or,
2.
The applicant provides an alternative design that achieves the goals of the
Comprehensive Plan and the Post Road Corridor Plan.
The approval is conditioned on approvals from RI Department of Transportation and
Coastal Resource Management Council approvals.
An added condition is that the rooftop mechanical equipment shielded in all directions.
Mr. Roach seconded. All voted aye. Development Plan was approved.

Minutes
Mr. Palmer entertained a motion to approve the November 21, 2017 meeting minutes
draft.
Mr. Grundy requested some minor changes.
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Mr. Grundy then moved to approve the amended minutes.
Mr. Roach seconded. All voted aye. The November 21, 2017 minutes were accepted
into the record.
Adjournment

With that done, Mr. Roach moved to adjourn.
Mr. Grundy seconded. All voted aye. The meeting was adjourned at 9:40
PM.

Beth Gagnon-Glasberg
Recording Secretary
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