
 

 

Providence  

City Plan Commission 
June  25, 2020 

AGENDA ITEM 5  1292 WESTMINSTER STREET 

OWNER/APPLICANT: 1290 Westminster LLC, Owner 

Michael Lemoi and 1290 

Westminster Street LLC, 

Applicant  

PROJECT DESCRIPTION: The applicant is seeking approval for a five 

story building with 7,200 SF of commercial 

space on the first floor and a total of 35 

dwelling units on floors 2-5. The item is being 

reconsidered by the CPC after an appeal was 

granted by the superior court.  CASE NO./ 

PROJECT TYPE: 

17-034 MA 

Preliminary Plan 

 

PROJECT LOCATION: 1292 Westminster Street 

AP 32 Lots 233 

C-2 under HD Overlay 

RECOMMENDATION: Approval of the Preliminary Plan subject to 

the findings and conditions noted below. 

NEIGHBORHOOD: West End PROJECT PLANNER: Choyon Manjrekar 

OVERVIEW 
Site Plan               View of the lot at 334 Carpenter Street   

A view of the building from Westminster Street          



 

 

PROJECT OVERVIEW 

The subject lot measures approximately 16,825 SF and is 

zoned C-2 under the Historic District overlay. The project 

consists of a 58 foot tall, five story mixed use building with 

7,200 SF of commercial space on the ground floor and 35 units 

on floors   2-5. The CPC granted an eight foot, one story 

dimensional adjustment from the height restriction at the 

master plan stage. Forty three parking spaces are required but 

22 onsite vehicular spaces and 18 bike spaces will be provided. 

Twenty one additional dedicated spaces will be provided 

within an accessory parking lot also owned by the applicant, 

which would fulfill the parking requirement.  

ANALYSIS AND IDENTIFICATION OF POTENTIAL ISSUES 

Use 

The subject property is zoned C-2 which permits mixed use 

development by right.  

Dimensions 

A building which was deemed noncontributing by the Historic 

District Commission (HDC) was demolished prior to 

construction of the structure. The building is set to the lot 

lines at Westminster and Harrison Streets with parking at the 

rear. A height of five stories and 58 feet will be maintained 

through a height adjustment granted by the CPC at the 

master plan stage. 

The foundation slightly encroaches onto the public right of 

way on Westminster Street. Articulations on the building’s 

façade include a canopy that projects three feet and windows 

that project two feet over the right of way. The applicant has 

received encroachment permits for these projections. 

Building and Site Design 

The building’s design follows suggestions by the CPC to 

introduce more fenestration on the western façade and to 

pull back the upper stories back to accommodate the 

increased transparency. The HDC and CPC have approved the 

final design. 

The main entrance for commercial and residential uses is 

located on Westminster Street. Stair access is provided from 

Harrison Street. The commercial space on the ground floor 

conforms to the C-2 design regulations by providing a largely 

transparent façade composed of brick, glass and other 

materials encouraged in the zone. The upper stories are 
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composed of brick veneer, glazing and fiber cement panels with transparency that exceeds the 10 percent required for upper 

stories.  

Parking  

A total of 43 parking spaces are required  for the development. Thirty five parking spaces are required for the residential use, with 

a requirement of one per dwelling unit. Eight spaces are required for the commercial use after accounting for parking exemptions 

and reductions as follows:  

The commercial area requires one space per 500 SF of development. Fourteen spaces are required for 7,200 SF, but the 

requirement is reduced by five due to the first 2,500 SF of commercial development being exempt from parking in the C-2 zone. 

Seven bicycle spaces, calculated as one per five dwelling units are required, but 18 permanent indoor bike spaces are proposed. As 

the total exceeds 120% of required bicycle spaces, the amount of required parking is further reduced by one space for a total of 43 

required spaces.  

Twenty two vehicle spaces are provided in a parking area at the rear of the building. The applicant is proposing to provide 21 

additional parking spaces dedicated to the development in a lot at 170 Courtland/334 Carpenter Street, about 0.1 miles away or an 

approximately 2 minute walk from the development. The site is currently used as an auto repair business. The applicant has 

proposed to abandon the auto body repair use, merge the 334 Carpenter Street property with an adjacent lot the applicant owns 

at 170 Courtland Street, which includes a 3-family dwelling, and to convert the auto body repair building to an accessory garage. 

The parking on the lot will now be accessory to a permitted use, and the surplus parking will be used for the subject development.     

In connection with this application, the applicant has obtained a letter from Joseph Atchue, Director of Inspection and Standards.  

Section 1404.A.1.a of the Ordinance authorizes the Director to grant approval for off-site parking on a separate lot from a 

development. In a letter issued by Director Atchue, he makes findings that are consistent with the requirements of Section 

1404.A.1.a. It finds the following: 

 That the parking spaces are within a reasonable distance from the subject development.  

 The three family  dwelling is a legally permitted used of the property so, therefore, the offsite parking conforms to the zoning 

ordinance. 

 A total of 31 spaces are located on the site and three are required for the dwelling, resulting in a surplus of 28 spaces. The 

excess parking spaces on the property are not required for the three-family use or any other use. 

The letter finds that the offsite parking spaces “may be used as part of the required parking count for 1292 Westminster Street,” in 

conformance with Sect. 1404.A.1.a of the Zoning Ordinance.  Therefore, the applicant meets the parking requirements of the 

subject application.  

 

Landscaping—1292 Westminster  

The development employs a mix of four large and five small trees and maintain a planting strip around the perimeter of the parking 

lot. Approximately 2,500 SF of canopy coverage is required. Per the plan, the applicant meets the canopy coverage requirement, 

providing a total of 5,500 SF of coverage in addition to shrubs and groundcover. The western portion of the parking area which 

abuts a residential lot is screened using a stockade fence as required for parking areas that abut residential zones.  

Lighting 

The applicant has submitted a lighting plan which employs freestanding LED area lighting with downward facing fixtures around the 

parking lot. Per the photometric plan, there will be no light spillover off the site, onto neighboring property or on rights of way. 

Drainage, Stormwater and Site Management 

Drainage and stormwater management: The applicant has submitted a detailed stormwater management plan which employs 

measures like a stormtech infiltration system that uses crushed stone and a filter fabric. The plan includes a maintenance schedule 

for the stormwater system as well as site management activities for trash and snow removal and landscape maintenance.  

The plans have been approved by the City Engineer.  

The applicant has received stormwater connection and sewer connection permits from the Narragansett Bay Commission (NBC) as 

well as a stormwater construction permit from the Department of Environmental Management (DEM).  
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FINDINGS 

Section 806 of the Commission’s Development Review Regulations requires that the City Plan Commission make the following 

findings as part of their approval of all land development project applications. Based on the analysis contained herein and subject 

to the conditions contained in this report, staff has prepared the following findings regarding the request for approval of the 

Preliminary Plan stage: 

1. Consistency—The proposed development is consistent with the Comprehensive Plan and/or has satisfactorily addressed the 

issues where there may be inconsistencies. 

The subject property is located in an area that the future land use map of Providence Tommorow: The Comprehensive Plan 
intends for Neighborhood Commercial/Mixed Use. The plan describes these areas as ones intended to foster the expansion of 
traditional, transit and pedestrian oriented commercial uses that serve neighborhood needs. The development is in 
conformance with this designation.  

Provision of housing conforms to objectives H-1 and H-2 of the comprehensive plan which seek to create new housing 
opportunities and improve existing housing. According to Map 11.1 of the Comprehensive plan, Westminster Street is 
designated a growth corridor which is suited to accommodate high density mixed use development to accommodate an 
improved transit system. The development is in conformance with objective LU-2 which encourages growth within corridors 
best suited to provide access to jobs and transit.  

2.   Compliance with Zoning Ordinance—The proposed development is in compliance with the standards and provisions of the   

Zoning Ordinance. 

Use: Mixed use development is permitted by right in the C-2 zone.  

Dimension: The development conforms to the dimensional requirements of the C-2 zone. The applicant received an 

adjustment from the height limit of the C-2 zone at the master plan stage.  

Landscaping: The applicant meets the landscaping requirements for the development. The plans have been approved by the 

City Forester. 

Parking: The applicant meets the parking requirement, providing 43 spaces. Twenty two spaces will be provided at 1292 

Westminster Street and 21 will be provided in the lot at 170 Courtland/334 Carpenter Street. 

Lighting: The lighting plan meets the requirements of the zoning ordinance. 

3. Environmental Impact—There will be no significant environmental impacts from the proposed development as shown on the 

final plan, with all required conditions for approval. 

Stormwater, site management and erosion control plans have been submitted and approved by the City Engineer. All state 
approvals have been granted. 

No negative environmental impacts are expected as the applicant is in conformance with applicable environmental 
regulations. 

4. Buildable Lot—The subdivision or development project, 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 impracticable.   

 There are no physical constraints that impact development of this property as the applicant meets the dimensional 

requirements for this zone. 

5. Street Access—All proposed development projects and all subdivision lots shall have adequate and permanent physical access 

to a public street. Lot frontage on a public street without physical access shall not be considered compliance with this 

requirement. 

Adequate vehicular and pedestrian access is provided from Westminster and Harrison Streets. 

RECOMMENDATION 

Preliminary Plan Approval 
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The CPC should vote to approve the preliminary plan, finding it to be in conformance with the zoning ordinance and 

comprehensive plan, subject to the following condition:   

Final plan approval should be delegated to DPD staff. 
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