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The six catalyst sites shown here were determined to be the most 
critical sites for redevelopment within the Woonasquatucket Corridor-- 
those that would bring about catalytic change for the entire area (and 
for other brownfield sites) if they were to be redeveloped in line with 
the goals of this Vision Plan. Each catalyst site has unique constraints 
and contamination issues. All catalyst sites possess some level of 
brownfield contamination, although remediation may not have begun, 
or been completed depending on the site in question. 

Check out the “Remediate Catalytic Brownfields Sites” strategy 
in Chapter 2 for additional actions related to the clean-up and 
redevelopment of catalytic brownfield sites.
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1  Natareno Salvage Site
 
2  General Electric Baseworks

3  PRA/Umicore Site

4  Narragansett Bay Commission Site

5  Providence Journal West Site

6  Providence Journal East Site
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View looking southwest of the GE Baseworks Site.
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NATERNO SALVAGE SITE–
ENVIRONMENTAL FINDINGS

OWNER
Caesar Natereno

PHASE I & PHASE II ASSESSMENT FINDINGS
There are no records of environmental assessments.
Letter from RIDEM records lead, arsenic, TPHs, and PAHs on Lots 
612 and 613.

REMEDIAL ACTION WORK PLAN STATUS
No record of environmental remediation.
Phase I and II assessment recommended.

ENVIRONMENTAL LAND USE RESTRICTIONS ON DEED
N/A

ZONING DESIGNATIONS
M-MU-75, Mixed-Use Industrial District (Lots 613, 612, 283)
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3.1.1 
NATARENO SALVAGE BACKGROUND 

The Natareno Salvage Site, at the terminus of Tuxedo Avenue, 
has operated as a wrecking and car storage yard for many years. 
The distinguishing feature of this site is its dramatic location in 
regards to the River. Located along a complete double curve of the 
Woonasquatucket, it is surrounded by water on three sides, unique 
among the catalyst sites. Its location at the center of a low point within 
the River’s disturbed floodplain, coupled with extreme narrowing of the 
River due to embankment at the first curve means that this is where 
the River runs fastest, deepest, and is most prone to flooding.
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3.1.2 
NATARENO SALVAGE 
ILLUSTRATIVE PLAN A

The preferred plan for this site calls for opening the 
site to the River as parkland. In line with the extreme 
need in this area for a more naturalistic approach to 
flood mitigation, the highest and best use for the site 
is as a flood mitigation park. This proposal includes a 
new street and bridge linking the stub ends of Addison 
Place and Tuxedo Avenue with Harris Avenue on the 
other side of the river. This proposed park would 
contain a second branch of the Woonasquatucket River 
Greenway bike route that would follow the path of the 
River directly up through to Eagle Square.

MARKET / ECONOMIC ANALYSIS
This scenario assesses the cost of using this site as 
part of a plan for the river to manage flooding. The total 
cost of acquiring the site, improving the street access 
and remediating the land for a 37,000 square foot park 
is estimated to cost approximately $2,000,000.

Improve 
Sustainability 
and Resiliency

NATARENO SALVAGE SITE 
ILLUSTRATIVE PLAN A 
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1 Engage with the property owner to secure 
funding through local, State, and Federal 
sources to assist with environmental 
assessment of the site.

Little is known about the environmental 
characteristics of this site and to what degree any 
clean up is required. All future planning for this site 
and the determination of reuse options require this 
information. The city should work collaboratively 
with the current owner to secure funding and 
commission the required Phase 1 and Phase 2 
environmental studies.

2 Engage with the property owner to create 
a formal master plan for the site.

The location of this site is critical in creating a 
long term mitigation plan for future flooding in the 
Woonasquatucket Corridor. The City should engage 
with the current property owner to explore sale or 
transfer of the property and develop a long-term 
master plan for clean-up and redevelopment that 
addresses private ownership needs and those of the 
larger community.

3 Integrate a flood mitigation park into 
the Natareno Salvage Site.

Include a landscape architect and civil engineer 
on the master planning team that have experience 
with the creation flood mitigating park design. The 
characteristics of the River adjacent to this site 
as well as the narrow bridge abutments at Valley 
Street make this an opportune location to create a 
river edge that is able to help mitigate flood events. 
Serious consideration should be given to creation 
of a park that utilizes best practices for naturalizing 
the river banks, provides additional flood capacity 
during heavier storm events, and ensures that the 
park is a friendly, safe, and inviting place.

4 Develop a funding plan that establishes 
options and amounts for the various 
ownership and partnership alternatives 
that would create the park.

5 Coordinate with the team working on the 
redevelopment of the GE Baseworks site 
to ensure that a future connection to a 
new bridge for pedestrian, bicyclists, 
and cars is integrated into plans for the 
property.

By connecting Tuxedo Avenue and Addison Place 
over the river with a new bridge to the dead end of 
De Soto Street several benefits to the neighborhood 
are created such as increased walkability, 
improvements to public safety, improvements to 
the traffic network, and the possibility of increased 
open space connectivity. The construction of this 
new bridge and connecting these streets makes 
establishing a second spur of the Woonasquatucket 
Greenway bike path possible by establishing a 
connection with the former GE Baseworks site as 
well as a street connection to Harris Avenue, where 
a connection to the Washington Secondary Bike 
Path Extension is planned.

6 Advance engineering and cost estimating 
for the bridge to connect DeSoto Street 
with Addison Place, street extensions, 
and bike path spur.

NATARENO SALVAGE STRATEGIES
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NATARENO SALVAGE SITE 
ALTERNATIVE PLAN B

3.1.3 
NATARENO SALVAGE 
ALTERNATIVE PLAN B

The second option for the Natareno Salvage Site keeps 
many flood mitigation strategies included in Option A, 
but also makes some space at the most dramatic part 
of the river bend available for development of new infill 
housing. This option may be necessary to financially 
defray costs associated with contamination cleanup 
and construction of the flood mitigation park.

MARKET / ECONOMIC ANALYSIS
By redeveloping a portion of the site and only retaining 
the riverbed as parkland, this scenario would require 
an estimated $1,600,000 in public investment in 
acquisition, remediation, street improvements and 
landscaping. The value added by the proposed 
development of a 5,000 square foot residential 
building would provide a return to the developer 
without tax subsidy and a net annual tax benefit of 
$17,000 for a public return on investment of around 
7.5%. This provides a positive return to the public while 
producing 19 units of new housing.
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View looking southwest of the GE Baseworks Site.

GENERAL ELECTRIC BASEWORKS–
ENVIRONMENTAL FINDINGS

OWNER
General Electric Company

PHASE I & PHASE II ASSESSMENT FINDINGS
SVOCs, PAHs, arsenic beryllium, and lead; LNAPL and fuel oil

REMEDIAL ACTION WORK PLAN STATUS
Maintained existing cap, installed new cap, maintained ELUR, passive 
recovery of LNAPL

ENVIRONMENTAL LAND USE RESTRICTIONS ON DEED
Guidelines on cap maintenance and soil disturbance

ZONING DESIGNATIONS
M-MU-75, Mixed-Use Industrial District (Lots 30, 634, 282, 657, 
556); Historic District - Providence Landmark District (Lot 30)
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View looking west down 

Atwells Avenue, standing at 

intersection with Harris.

View looking north down 

Harris toward intersection 

with Atwells Avenue.

3.2.1 
GE BASEWORKS BACKGROUND

Upon its closure in 2000 the General Electric (GE) 
Baseworks Factory had produced lamp bases for 
nearly a century. When the facility was demolished 
in 2015, a large empty site was created at the foot 
of Atwells Avenue, extending around the historic Max 
Pollack building at the corner of Atwells and Harris 
avenues. The site is large, highly visible, and has 
the longest single section of direct frontage on the 
Woonasquatucket River of any of the catalyst sites.
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GENERAL ELECTRIC BASEWORKS 
ILLUSTRATIVE PLAN A

3.2.2 
GE BASEWORKS PREFERRED PLAN

The Illustrative Plan for the General Electric Baseworks 
site was informed by the Fall 2017 announcement that 
the property was being acquired by Gotham Greens, 
with plans to develop a 94,000 square foot hydroponic 
greenhouse facility on the site. In this development 
scenario Gotham Greens lines their frontage with a 
few strategically placed flex row spaces and outlying 
commercial and residential units. 

Market / Economic Analysis
For this scenario, the anticipated public costs would 
include providing new access streets with water 

and sewer, a 23,000 square foot plaza, and 80,000 
square feet of park in coordination with a stormwater 
remediation plan. The total public cost for this potential 
scenario is estimated at $2,750,000. The coordinated 
development, without tax incentives, should provide a 
healthy return to the developer and a net tax benefit 
of $748,000 annually, or a 27% return on public 
investment. It would also provide space for 189 
employees and 41 new residential units.
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1  Activate the frontage along Atwells 
Avenue.

The redevelopment of the GE site should include 
the addition of a liner building along Atwells 
Avenue to create an active frontage with small 
scale commercial space that can add value along 
this street and help ensure that future investment 
will continue in this area. Streets that have active 
street frontages, with ground floor uses and active 
entrances that are open to the public, can attract 
more pedestrians, bicyclists, and investment dollars. 
Entrances to these spaces within the liner building 
or buildings should be frequent and occur every 30 
to 50 feet.

2 Minimize impervious parking on the site.

Impervious parking on the GE site should be 
minimized to the extent possible to help the site 
manage its own stormwater.

3 Incorporate stormwater mitigation into 
redevelopment of the site.

This section of the River is of critical importance 
for the overall district flood mitigation and 
adaptation solution.  It is critical that the site design 
incorporates smart solutions to accommodate flood 
events adjacent to the River. The plan shows the 
southern end of the site converted to an extension 
of the river itself, with a large park, plaza, and 
system of swales replacing the River’s existing 
embankment at the lower levels.

4 Work with property owner and adjacent 
owners to encourage shared parking.

The redevelopment of the GE site should take 
advantage of the parcel’s size to construct a shared 
parking facility that can help to further larger 
improvements to the Woonasquatucket Corridor. 
These parking spaces could be leased or otherwise 
available to other key redevelopment sites where 
the creation of parking is limited, such as the Max 
Pollock Building or Capitol Records complex.

5 Create a public easement for the 
Woonasquatucket River Greenway along the 
River.

The GE site is currently a gap in the 
Woonasquatucket River Greenway Bike Path. 
Closing this gap, by creating a public easement 
along the length of the River, from De Soto Street 
to Atwells Avenue will help accomplish several of 
this Plan’s community priorities, including improving 
sustainability and resiliency, improving access and 
connectivity, and enhancing the Woonasquatucket 
River.

GE BASEWORKS SITE STRATEGIES
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VIEW ALONG ATWELLS 
OF GE BASEWORKS
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PRA / UMICORE SITE–
ENVIRONMENTAL FINDINGS

OWNER
Providence Redevelopment Agency

PHASE I & PHASE II ASSESSMENT FINDINGS
DEM file did not contain Phase I or II assessments. Instead, the 
findings on contaminants were contained in a “Site Investigation 
Report” (2006). Findings listed below are from this report:
Soil: arsenic, PAH, lead, mercury, selenium
Groundwater: VOC, but not exceeding limits
Vicinity of Building 12 (on PRA Parcel): mercury and selenium
Vicinity of Building 13 (on PRA Parcel): selenium

REMEDIAL ACTION WORK PLAN STATUS
Plan: Excavate contaminated soils, groundwater monitoring, install 
engineered controls, create ELUR.
Status: All remedial activities complete. Excavated soil, installed 
engineered controls (including cap), created ELUR with deed, 
created groundwater monitoring program; appears that monitoring 
ended.

ENVIRONMENTAL LAND USE RESTRICTIONS ON DEED
No residential
Industrial/Commercial only
Maintain engineered caps
Prohibits drinking groundwater
RIDEM approval required for soil excavation below cap/concrete/
buildings
Soil Management Plan

ZONING DESIGNATIONS
M-1, Light Industrial District (Lots 285, 286)
Footnote: Adult use is not permitted
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3.3.1 
PRA / UMICORE BACKGROUND 

The Providence Redevelopment Agency site is the 
nexus of the small arts and fabricator activity in the 
Woonasquatucket Corridor. Located at the center of 
the megablock delineated by Sims Avenue, Harris 
Avenue, Acorn Street, and Kinsley Avenue, the block 
contains several art studio complexes (The Wurks, 
Ajay Land, and Nicholson File) and industrial spaces 
(Capco Steel, Eagle Tool and the former Umicore 
building). This megablock is also the future home 
of Farm Fresh RI’s new food hub. The density of 
interesting and unique uses found in this one central 
section of the neighborhood is a case study for how 
other parts of the corridor could evolve to include 
additional industrial and artist space.

View from Harris Avenue 

looking north toward the 

Nicholson File Building.
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PRA / UMICORE 
ILLUSTRATIVE PLAN A

3.3.2 
PRA / UMICORE 
ILLUSTRATIVE PLAN A

In this option the center of the block is shown as a 
very large flexible civic space that doubles as a loading 
yard for Capco Steel. During weekday business hours, 
the multi-functional space can continue to provide 
parking and truck unloading but within a more open 
and easier to use work yard. In the evenings, on 
weekends, and for seasonal events, the space can 
accommodate special events. A large civic podium 
built to one side belies the intended use for this space 
for large concerts, festivals, or other gatherings when 
not being used as an industrial space. Two new streets 
have been opened from the center of the block out to 
Kinsley on either side of Eagle Tool in order to increase 
permeability of the block. A beloved tree has been 
preserved holding the corner of Tingley and Charlotte 
Hope streets. Across Harris Avenue from the mouth of 
Charlotte Hope Street, the foot of a new pedestrian/
bicycle bridge is shown that would cross the Northeast 

Corridor rail line and 6/10 Connector highway corridor, 
connecting the Woonasquatucket Corridor to Federal 
Hill.

MARKET / ECONOMIC ANALYSIS
Our recommendation for this site includes public 
improvements in new streets, water and sewer, and 
an 85,000 square foot public plaza totaling almost 
$1,500,000, and a public pavilion for $370,000. 
In this scenario no land is returned to private 
development, so there is no tax benefit. Instead, there 
is opportunity for rental incomes from festival and 
event use of the pavilion. The Pavilion is estimated to 
generate almost $34,000 annually. We assume no tax 
is currently assessed on the publicly owned land. While 
the return to the public in this development is slight, it 
provides a positive return on investment as well as the 
opportunity to create a shared space to support and 
celebrate the fabrication community.
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1  Create an easement for pedestrians 
and bicyclists through the block along 
Tingley and Charlotte Hope Streets.

A central feature critical to the enhancement of this 
catalytic site is the proposed path that serves as 
both a pedestrian and bicycle route and spillover 
maker space.

2 Restore Charlotte Hope Street to provide 
access to the interior of the Harris/
Kinsley/Sims/Acorn megablock, facilitate 
deliveries, and make walking and 
bicycling within the area more practical.

3 Seek a tenant for the former Umicore 
complex that is open to the ideas set 
forth in this Vision Plan and is amenable 
to setting aside a portion of the site 
as a civic space to accommodate various 
functions and events.

4 Establish an Innovation Center within 
former Umicore Building.

It is common for innovation districts to 
establish a physical presence within a district. 
A Woonasquatucket Innovation Center could be 
housed in the larger Umicore facility owned and 
managed by the Providence Redevelopment Agency. 
A 5,000 to 10,000 square foot facility could provide 
shared facilities, programming, and business to 
business services that would be able to assist with 
the advancement of the Woonasquatucket Industrial 
Corridor as the innovation center for the food and 
creative economy in Providence.

PRA / UMICORE STRATEGIES
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3.3.3 
PRA / UMICORE 
ILLUSTRATIVE PLAN B

Similar to the concepts included in Option A, the 
alternate plan for this site places an emphasis on 
maximizing infill space and celebrating new block 
cross connections, not just in the form of streets, but 
with a new pedestrian connection that ties together 
the incredible collection of industrial courtyards woven 
among the large building complexes. This plan also 
calls for two slightly smaller flexible civic spaces, one 
with a dedicated bandshell that takes advantage of 
the shape of existing buildings to approximate an 
outdoor amphitheater, as well as a larger stabilized soil 
square, which could serve as a dirt soccer field when 
not being utilized as a plaza or work yard space. This 
option also proposes that the former Umicore complex, 
with its unique shape on its southern side, becomes 
an outdoor gallery for mural art along a pedestrian 
path, creating a dramatic day or night time pedestrian 
experience.

MARKET / ECONOMIC ANALYSIS
Instead of a pavilion, this scenario provides space for 

“micro maker boxes”, small 500 square foot structures 
that can house artists, artisans and fabricators.  Lined 
around the plaza, they can create a market or festival 
environment that anchors the fabrication community. 
With a combined total of 15,000 square feet, these 
units would cost around $1,600,000 to construct. This 
scenario also requires the public construction of  new 
streets, water and sewer, and an 85,000 square foot 
public plaza for almost $1,500,000.  The total cost 
including land would be around $3,300,000. Managed 
by the city, net income from the maker units could 
total $178,000 annually, for a 5% return on public 
investment.  Alternatively, a development agreement 
could offer a land lease to a developer or directly to 
artisans to construct  and manage the units.

3.3.4 
PRA / UMICORE 
ILLUSTRATIVE PLAN C

In the spirit of New England ingenuity, this alternative 
site plan looks to create a new public space that can 
do many things on the same area of land. This plaza 
can support parking during normal operations and 
event demands on this block for all of the various users. 
Especially, the seasonal and weekly demands of not 
only parking for the future Farm Fresh RI, but also truck 
activities. This new plaza can be a flexible public space 
that during normal business hours can accommodate 
parking as well as truck loading and unloading. During 
weekends or special events this plaza can transform 
to house large functions such as farmers markets, 
concerts, and festivals. With a tree planting pattern that 
can accommodate flexible parking layouts and truck 
routes this new plaza can provide a multi-functional 
space for all of the various aspects of of running 
industrial and fabrication uses as well as the public life 
goals for the district. The new Farm Fresh RI building 
can frame this new public space and help to celebrate 
what might become known as Sims Square.

MARKET / ECONOMIC ANALYSIS
In this scenario, no new water and sewer are required 
to support the flexible plaza.  Instead, a larger 
hardscaped and landscaped area of 114,000 square 
feet and shared street improvements should cost 
around $1,700,000. Although there is no program for 
revenue recapture, this provides a public amenity that 
can be used for festivals, markets and to support and 
celebrate the fabrication community.
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PRA / UMICORE 
ILLUSTRATIVE PLAN B

PRA / UMICORE 
ILLUSTRATIVE PLAN C
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VIEW OF PRA / UMICORE SITE 
LOOKING EAST
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View of the PRA / Umicore 

site looking east toward 

downtown Providence. The 

heart of this industrial block 

is activated with pop-up 

programming and light-weight 

buildings to help support and 

celebrate the local vitality 

of this place. This flex space 

could accommodate large 

festivals, concerts, markets, 

or other activities that suit the 

interests of the community.
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NARRAGANSET BAY COMMISSION–
ENVIRONMENTAL FINDINGS

OWNER
Narragansett Bay Commission

PHASE I & PHASE II ASSESSMENT FINDINGS
Soil: arsenic, lead, PAH

REMEDIAL ACTION WORK PLAN STATUS
Soil excavated, capped

ENVIRONMENTAL LAND USE RESTRICTIONS ON DEED
Draft ELUR: no residential usage, no drinking groundwater, no 
disturbing soil, water can’t infiltrate contaminated soils, can’t 
construct subsurface structures over contaminated groundwater, 
maintenance of engineered controls.

ZONING DESIGNATIONS
M-1, Light Industrial District (Lot 87)
Historic District - Providence Landmark District (Lot 87)
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3.4.1 
NARRAGANSET BAY COMMISSION BACKGROUND 

The Narragansett Bay Commission Site has a long and interesting 
connection to the trading history of Providence and distribution of 
food. The buildings currently located on the block surrounded by 
Promenade, Rathbone, Valley, and Hemlock streets were built as part of 
the Governor Dyer Public Marketplace, which served as Providence’s 
local produce market for the sale of fruits, market vegetables and other 
produce from area farmers. The buildings also housed private food 
processing operations, some of which still inhabit the site today. The 
property was acquired by the Narragansett Bay Commission (NBC) 
as part of the Combined Sewer Overflow project. The permanent 
presence of this work is visible at the southeast corner of the site 
where a headhouse to one of the large drop shafts accessing the NBC 
tunnel is located.

The site is well-positioned to help accomplish several community 
priorities, including preserving and creating affordable space to 
anchor the Woonasquatucket Corridor as a place for creative, 
manufacturing, and food uses to flourish. Care should be taken 
with any redevelopment of this site to celebrate and build from its 
heritage as a public market. Redevelopment of this site should also 
further connect the River to surrounding neighborhoods. A greenway 
connection can be made coming down the hill from Davis Park through 
the Narragansett Bay Commission block and connect directly to the 
Woonasquatucket River Greenway.
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NARRAGANSET BAY COMMISSION 
ILLUSTRATIVE PLAN A

3.4.2 
NARRAGANSET BAY COMMISSION 
ILLUSTRATIVE PLAN A

The plan aims to preserve as much of the existing 
marketplace as possible, while constructing additional 
fabrication and industrial market buildings in a 
complementary style around two central service 
courtyards. Promenade Street and Hemlock Street 
would have a ribbon of green, perhaps rain gardens 
with significant trees, installed along one edge to 
help link the new pedestrian promenade traveling 
along the north side of the River with Davis Park 
to the north. A new market hall building would be 
constructed opening directly onto the shared space 
Woonasquatucket Greenway Promenade. In this 
option the fences surrounding the Narragansett Bay 
Commission drop shaft are removed, with the site 
re-paved as an extension of the shared plaza space. 
The existing head house would be celebrated as a 
piece of civic art, and also serve to anchor one side 
of a new playground that would service the adjacent 
Cuffee School.

MARKET / ECONOMIC ANALYSIS

In this scenario the existing warehouse space is 
preserved with existing tenants and new commercial 
buildings enhance the site as a marketplace. We 
assume the public will bear the costs of improving 
streets with water and sewer and constructing a 
20,000 square foot public plaza for an estimated 
$1,300,000.  Paying for the site and the pre-approved 
development, a developer should be able to make 
a return on investment without tax abatements. 
The return to the City on the tax value of the new 
development would provide a projected 15% annual 
return on public investment in infrastructure while 
establishing space for an estimated 74 new employees. 
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1  Work with the Narragansett Bay 
Commission to create a master plan for 
the site that includes the creation 
of new thoroughfares, a park/greenway 
connection, and the subdivision of the 
site for the creation of additional 
commercial development.

The redevelopment of this site should reconnect 
Hemlock and Rathbone streets to the Acorn Street 
bridge to assist with the conversion of Promenade 
Street into an expanded Greenway. The pedestrian 
connection of Davis Park to the River should also be 
incorporated.

2 Coordinate with existing tenants to 
accommodate them within the site’s 
master plan or establish a relocation 
plan for them if it is not feasible 
for their businesses to remain during 
redevelopment.

3 Work with the Paul Cuffee School to 
incorporate outdoor programming elements 
for the school that can be shared with 
the neighborhood, such as a playground or 
small, flexible playing field.

4 Develop a plan with the Narragansett Bay 
Commission for transforming the land 
surrounding the tunnel head house into a 
civic space for public use that can also 
accommodate the functional requirements 
of operating the Combined Sewer Overflow 
tunnel.

Further discussions with the Narragansett Bay 
Commission should include plans for the land 
surrounding this shaft’s head house and how it 
could be utilized for greater public benefit. Although 
there are operational requirements for the site when 
work and access to the tunnel is required, this land 
could be utilized for a variety of other uses instead 
of a unused circulation and lay-down space for NBC 
operations. This land should function as a shared 
plaza that offers public access and amenities. In 
particular, the site should include play space for 
students at the adjacent Paul Cuffee Lower School.

5 Improve the connection between the site 
and Davis Park by partnering with the 
Narragansett Bay Commission, VA Hospital, 
Parks Department, and other agencies to 
develop a plan for restoration of the 
historical stairs adjacent to Valley 
Street.

Ruins of several sets of historical stairs that once 
climbed up the the hill from Valley Street north to 
Smith Hill and Davis Park historically made a strong 
connection between these two sections of the city.

6 Partner with the Narragansett Bay 
Commission to restore the Pleasant 
Valley Parkway stream and create a 
greenway link between Davis Park and the 
Woonasquatucket River.

There is an opportunity to make a strong connection 
between the Woonasquatucket River Greenway, 
Davis Park, and Pleasant Valley Parkway. In addition 
to restoration of the historic stairs between Valley 
Street and Davis Park, other options for establishing 
a green link between Davis Park and the River 
should be planned to create more comfortable 
pedestrian connections.

NARRAGANSETT BAY COMMISSION SITE STRATEGIES
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3.4.3 
NARRAGANSET BAY COMMISSION 
ILLUSTRATIVE PLAN B

An alternate version of development on this catalyst 
site imagines the complete redevelopment of the 
market into new working industrial space. The 
connection between Davis Park and the Promenade 
is further expanded with a linear park running along 
Hemlock Street terminating at a new park located 
at the current connection of Hemlock Street to 
Promenade Street. A flexible civic space makes up 
the center of the block, capable of acting either as 
a service workyard or a plaza-type public space, 
depending on the required programming or time of 
year. In this version the Narragansett Bay Commission 
drop shafts are not modified in any way.

MARKET / ECONOMIC ANALYSIS
In this scenario the existing warehouse space is 
replaced and tenants are relocated in newer, more 
functional space in a new commercial hub located 
on-site. The public will need to provide for the removal 
of the existing structures, new water and sewer, new 
interior street network, a 20,000 square foot plaza, a 
16,000 square foot park and a block long landscaped 
planting strip. Also, the public will need to subsidize 
the cost of land acquisition by almost $900,000, for 
a total public cost of almost $3,300,000, plus the 
unincorporated potential cost of relocating tenants. 
However, this comes back as a public benefit in a 15% 
return on investment from new taxes and space for an 
estimated 139 employees (number reflects employees 
genated by the new development and does not 
account for the loss of employees in existing buildings). 
While the public expense is higher, the return rate is 
equivalent and the developer return is slightly higher. 
Between this and option A, the public will need to 
weigh the presence of design and contribution to the 
public realm and willingness to invest additional capital 
in the project. 

3.4.4 
NARRAGANSET BAY COMMISSION 
ILLUSTRATIVE PLAN C

Option C is a modified version of Option B, but with 
the stream daylighted. This option not only improves 
the health of a waterway but also allows for a more 
dynamic place with a unique interface between the 
built and natural environment. Further study will be 
needed to assess the viability of daylighting the stream 
in regards to underground infrastructure and the 
existing remediation strategy for the site. 
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PROVIDENCE JOURNAL SITES–
ENVIRONMENTAL FINDINGS

OWNER
WEST: The Providence Journal Company
EAST: LMG Rhode Island Holdings Inc.

PHASE I & PHASE II ASSESSMENT FINDINGS
No records found in RIDEM.
Phase I and II environmental assessment recommended.

REMEDIAL ACTION WORK PLAN STATUS
N/A

ENVIRONMENTAL LAND USE RESTRICTIONS ON DEED
N/A

ZONING DESIGNATIONS
M-1, Light Industrial District (West Lots 269, 36; East Lots 248, 47)
M-MU-75, Mixed-Use Industrial District (West Lot 234)

N

P—140
RECATALYST SITES: REDEVELOPMENT 
SCENARIOS AND MARKET ANALYSIS 3.5  



3.5.1 
PROVIDENCE JOURNAL SITES BACKGROUND 

The Providence Journal East and West sites 
span both sides of the notoriously unsafe and 
hostile Dean Street. Despite being the only 
major connection between the entire northwest 
quadrant of the City and Federal Hill, Dean Street 
is a terrifying commute on foot or bicycle, due 
to improper visibility, long crossing times, and a 
roadway design that invites inappropriately high 
traffic speeds. On the eastern side of Dean Street, 
the site consists of the Providence Journal’s Printing 
Press and distribution center; on the western side is 
a large vacant lot. The two Providence Journal sites 
are significant because they straddle one of only a 
few points of entry that cross the Woonasquatucket 
Corridor in a north-south direction. Despite the 
challenging location, the Providence Journal sites 
provide great opportunity for dense development 
that serves as a welcoming gateway to the 
Woonasquatucket Corridor.
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1  Work with private and public partners to 
secure funding for construction of the 
linear park proposed to run parallel to 
Dean Street.

Space between Dean Street and new buildings 
on the site to the west of Dean Street should be 
secured to provide a unique opportunity for nature 
and recreational space.

2 Redesign Dean Street and remove existing 
slip lanes.

Currently, these slips lanes and their crosswalks are 
configured in a way that creates a blind pedestrian 
crossing at a point where vehicles are maintaining 
high speeds around a generous curve. The space 
used up in these unnecessary turn lanes can be 
better utilized as civic space, specifically plazas. 
Consistent paver treatment should be applied 
from the plazas, across Kinsley Avenue, and onto 
the Dean Street Bridge that crosses the River, 
transforming what is currently one of the most 
hostile streets in the Woonasquatucket Corridor into 
an attractive and safe place for people on foot.

3 Create a new connection to Dean Street by 
extending Tingley Street.

New intersections along the length of Dean Street 
would help slow traffic and knit Dean Street into 
the neighborhood. While Tingley Street currently 
dead ends at a lower grade, the street should be 
ramped up to meet Dean Street, at a point where it 
has already begun ramping down from its highest 
elevation over Route 6 and the railroad tracks. 
This connection would provide a second means 
for drivers, bicyclists, and pedestrians to make a 
right-hand only turn onto Dean Street, reducing the 
traffic burden on the intersection of Dean Street and 
Kinsley Avenue.

STRATEGIES

3.5.2 
PROVIDENCE JOURNAL SITES 
ILLUSTRATIVE PLAN A

In the first option studied, new fabrication spaces on 
both sides of Dean Street are built up to meet the 
street as its surface rises. This creates a front along 
Dean Street that can be programmed with interactive 
surfaces and art. At the ground-level, a linear park, 
running parallel to Dean Street activates the corridor. 
Tingley Street is continued through from the adjacent 
block and ramps up to meet Dean Street at a new 
intersection. Fabrication spaces to the west are 
serviced internally by flexible civic spaces, while new 
construction on the east side has a more conventional 
system of alleys and parking lots that are accessed 
from a green space that functions as the gateway to 
the block. All new buildings in this concept also have 
large public art canvases deployed on their rooftops, 
serving as a huge outdoor gallery with a curated and 
changing display of important artworks. A large public 
green park on currently vacant land adjacent to the rail 
corridor is envisioned for the southern boundary of  
the site.

MARKET / ECONOMIC ANALYSIS
This development scenario with many small, 
inexpensive, and efficient buildings requires minimal 
public investment for the greatest net tax revenue, 
while providing developers marketable and profitable 
products. 

On the eastern site, development is in commercial 
space that might include artist or craftsman live-work 
units totaling 84,000 square feet. Although the lot 
is already paved, assumptions include a remediating 
asphalt cap, 20,000 sf of park and landscaping, new 
water and sewer for development and access streets 
with a total public cost of almost $2,000,000.  The 
projected development of the site should provide a 
return to the developer without tax subsidy. The net 
revenue from new taxes of $380,000 would provide 
a projected 19% return on public investment. This 
is both more profitable, requires a lower public 
investment and provides a more realistic return to the 
developer than option B.

On the western site, this scenario includes the 
development of many small, efficient commercial 
buildings that total almost 114,000 square feet. The 
public cost would be expected to include a 19,000 
square foot park and landscape, new access streets 
with water and sewer, and a 17,000 sf plaza totaling 
an estimated $1,400,000.  The proposed development 
would support as many as 190 new employees and 
provide a net tax revenue of $500,000 and return 
on public investment of 37%, the highest return of 
any evaluated scenario and the third lowest public 
investment cost. 
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PROVIDENCE JOURNAL SITES 
ILLUSTRATIVE PLAN A
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3.5.3 PROVIDENCE JOURNAL 
SITES ILLUSTRATIVE PLAN B

Option B includes many recommendations that are 
similar to Option A: the buildings along Dean Street 
are built to meet the level of the bridge as a front; the 
public realm adjacent to Dean Street is given over 
to interactive play space; and a large green park is 
inserted between the rail corridor and Harris Avenue, 
optimally located to serve an area that lacks access 
to available parks and open spaces. This concept 
includes a large dedicated public space on the 
southern side of the site bounding Harris Avenue. New 
infill on the western side has a different configuration 
of fabrication spaces while the eastern side is 
reconfigured to provide a shared parking structure that 
could serve both Federal Hill and the Woonasquatucket 
Corridor. This option includes provision of large public 
rooftop canvases for art and maintains the proposed 
Tingley Street connection to Dean Street by means of 
a ramp.

MARKET / ECONOMIC ANALYSIS
This aggressive development scenario provides great 
benefit to the city but may be financially unfeasible for 
a developer, and may lack market support.  
On the eastern site, this option assumes aggressive 
development of the site with 390,000 square feet 
of 5 to 14 story multi-family residential buildings, 
7,000 square feet of first floor commercial space, 
and includes a public parking lot to accommodate 
development. This scenario does not include room 
for landscaping and public space, but does include 
necessary asphalt capping, water and sewer, and 
access streets for a total of over $13,300,000. 
Assuming development does not receive tax incentives 
the net tax revenue would be around $2,500,000 and 
return on public investment of 18%.  However, this 
scenario is not likely to occur in the near future without 
significant subsidies since it projects a financial loss 
to the developer. Until rents are higher or construction 
costs lower, new mid and high-rise residential 
development in this area is challenged. 
On the western site, this scenario reduces the amount 
of development from option A, but increases the public 
commitment.  The costs in this scenario include the 
19,000 square foot park, new access streets with water 
and sewer and a 36,000 square foot plaza for a total 
of almost $2,100,000. While still advantageous, the 
anticipated annual net tax benefit would be around 
$300,000 or a return on public investment of 15%. 
The development program would include 70,000 
square feet of commercial space with room for an 
estimated 118 new employees.

3.5.4 PROVIDENCE JOURNAL 
SITES ILLUSTRATIVE PLAN C

Option C incorporates a more auto-oriented program 
that market forces might expect based on the site’s 
proximity to the highway. At the corner of Dean 
Street and Kinsley Ave this plan shows how a gas 
station can be incorporated into the site so that the 
commercial component of the station can hold the 
street corner and function as a proper corner store. 
The other buildings on this site can function as flexible 
warehouse, commercial, or industrial structures.

MARKET / ECONOMIC ANALYSIS
This scenario anticipates proposed development on the 
west side and no change on the eastern lot.

On the western site, currently a privately held gas 
station and storage units, this scenario anticipates 
required public improvements of only $800,000 for 
landscaping, water and sewer, streets, and the addition 
of a small, 5,000 square foot plaza.  Assuming no 
property tax relief, although the developer return is 
projected to be remarkably low, this scenario would 
generate a net tax revenue of $200,000 to provide 
a 26% return on public investment. However, it only 
provides space for an estimated 20 employees. Both 
the developer and City are at greater advantage with 
scenario A. 
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3.6.1 CAPITOL RECORDS SITE 
ILLUSTRATIVE PLAN
431 HARRIS AVE
Plat 27 / Lot 8

The Capitol Records site is an underutilized building 
most recently used as a storage warehouse, but 
originally built in 1892 as the American Brewing 
Company. This site holds a significant corner at one 
of only two entry points into the Woonasquatucket 
Corridor from Federal Hill, obviating its importance as 
a redevelopment site and gateway to the corridor.

3.6.2 FLEA MARKET SITE 
ILLUSTRATIVE PLAN
490 VALLEY ST
Plat 66 / Lot 437

The former flea market building on the northside of 
Valley Street represents a great opportunity for new 
food or fabrication space along a major route through 
the Woonasquatucket Corridor. Located across from 
the WaterFire Arts Center, there is significant possibility 
for this site to be approached as a complementary set 
of uses to that complex.

3.6.3 QUALITY FOODS SITE 
ILLUSTRATIVE PLAN
30 ARLINE ST
Plat 67 / Lot 564

The Quality Foods Corporation has been one of the 
pioneering small restaurant and cash-and-carry food 
distributors in Providence for over 80 years. The block 
of buildings in their control also contains one of the 
most significant and endangered of Providence’s 
remaining art deco warehouse buildings. The 
rehabilitation of the former maintenance headquarters 
of the Rhode Island State Board of Public Roads 
could be an iconic building brought back to life that 
provides compatible food related fabrication space, for 
the burgeoning food sector in this Woonasquatucket 
Corridor.

3.6.4 WEST PARK FOOD HALL 
SITE ILLUSTRATIVE PLAN
221 WEST PARK
Plat 67 / Lot 319

The West Park Food Hall is an old paper box 
manufacturing plant. Eat Drink RI intends to purchase 
the building and convert it into a multi-tenanted food 
and beverage retail and manufacturing space. It will 
be the first food hall in Rhode Island, supporting local 
farms and producers. The retail space will be made 
up of multiple small restaurants, community seating, a 
bar, and a rooftop deck. The Food Hall’s industrial area 
will house a brewery, coffee roastery, and other food 
and beverage production. The building and parking lot 
will be accessed via Jewett Street. Eat Drink RI is in 
the process of crowdfunding to generate broad-based 
community support and assist with pre-development 
funding.

3.6.5 THE 6/10 RAMP AREA ON 
FEDERAL HILL ILLUSTRATIVE 
PLAN
BETWEEN SPRUCE STREET AND THE 6/10 
CONNECTOR

The plan for this area shows the recreation of lost 
neighborhoods on northern edge of Federal Hill. 
During the period of American highway expansion 
and urban renewal, this economically and socially 
productive area filled with homes and business was 
demolished to create access to the 6/10 Connector.
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EXISTING CONDITIONS

1  Capitol Records Site

2  Flea Market Site

3  Quality Foods Site

4  West Park Food Hall Site

5  The 6/10 Ramp Area on Federal Hill
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OVERALL ILLUSTRATIVE PLAN - ALTERNATIVE A
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This site plan represents an alternative potential 
layout to the 6/10 Connector ramp reconstruction. 
This plan allows for the inclusion of both an off and 
on ramp to the 6/10 Connector from the Dean 
Street corridor which is currently not included in 
the City's adopted plan for this area. This plan also 
creates several new public spaces as well as a site 
for a shared, public parking garage. 

PLAN BIG MOVES

1   New Pedestrian / Bike Bridge

2  Relocated 6/10 Highway On Ramp

3  Extension of McAvoy Street

4  Existing building & resturant to remain

5  Extension of West Exchange Street

6    Shared parking garage for public parking & "park once" 
neighborhood use

7  New Piazza as an extension of DePasquale Square

8  New Park

9  New Piazza as an extension of DePasquale Square.

OVERALL ILLUSTRATIVE PLAN - ALTERNATIVE B
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