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Rendering of the proposed building

Aerial view of the site

View of the site from Marcello Street

OVERVIEW
OWNER/APPLICANT: David Caprio

CASE NO./
PROJECT TYPE:

20-036MI
Preliminary Plan Approval

PROJECT LOCATION:

17 Marcello Street

PROJECT DESCRIPTION:

The applicant is proposing to construct a four
story, 29 unit apartment building on a lot
zoned C-1. The applicant is requesting design
waivers from Sections 503 A.6 and 503 A.2
which require that the front setback of a
building provide a 60 percent build-to
percentage and that all buildings be oriented
to and have an entrance from the primary
building frontage. The applicant is seeking
waivers from submission of drainage
calculations and an erosion control plan.

RECOMMENDATION:

Approval of the Preliminary Plan subject to
the noted findings

PROJECT PLANNER:

Choyon Manjrekar

AP 28 Lot 1081
NEIGHBORHOOD:

Federal Hill
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Proposed site plan

First floor plan

PROJECT OVERVIEW
The subject property is zoned C-1 and the applicant is
proposing to construct a four story 29 unit multifamily
apartment building with a finished basement. The project is
scaled back from a previously approved 43 unit project on the
same site. The applicant is also requesting design waivers from
Sections 503 A.6 and 503 A.2 which require that the front
setback of a building provide a 60 percent build-to percentage
and that all buildings be oriented to and have an entrance
from the primary building frontage. Waivers from submission
of an erosion control plan and drainage calculations are
requested.
ANALYSIS AND IDENTIFICATION OF POTENTIAL ISSUES
Use
The lot is zoned C-1, where multifamily development is
permitted by right.
Dimensions and site design
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The subject lot is located between Marcello and Knight
Streets to the east and west. The proposed four-story, 44’, 29
unit apartment building will have Marcello Street designated
as the front yard. The building will be built to this frontage
and will exceed the 60 percent build-to zone requirement for
Marcello Street. The rear will be set to the Knight Street lot
line. The building will maintain a setback of 5 feet from the
adjacent residential zone to the south.
The exterior of the building is composed of a brick veneer
and fiber cement paneling, which are materials permitted by
right in this zone. The building’s design conforms to the
guidelines for multifamily development in the ordinance as it
represents a common architectural theme and has features
that incorporate projections and recesses, as well as a
cornice, which adds variety to the façade.
A plaza is proposed for the north side of the building
providing direct access from Adams Street with the building
set back approximately 20 feet from the side lot line. The
applicant is requesting a design waiver from the build-to
percentage which requires 40 percent of the corner side lot
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line be located within a build to zone of 0-5 feet. Based on plans provided, it appears that the waiver is required due to the unique
configuration of the site, which fronts on three streets. The setback is employed to provide some open space and landscaping. The
applicant is entitled to 100 percent of lot coverage, and provision of open space is a more desirable alternative. The CPC should
grant the waiver finding that it is in the interest of good planning practice.
Development in the C-1 zone is required to be oriented to and have an entrance from the sidewalk along the primary building
frontage. The primary street frontage is Marcello Street, but the primary building entrance will be accessible from Adams Street.
Adams Street is undeveloped, with no sidewalk and therefore, cannot be considered a primary frontage. It appears that the
request for the waiver is due to the site’s layout, which allows for incorporation of open space and a wider building frontage on the
main entrance from Adams Street. This layout would not be possible if the building were to be oriented to Marcello street, which
has a narrower street frontage and cannot provide the same amount of open space as Adams Street. Therefore, the DPD
recommends that the CPC grant the requested waiver. The applicant could add an entrance to the Marcello Street frontage to
provide some access from the sidewalk.
Parking
No parking is required as the lot measures less than 10,000 SF in the C-1 zone.
Landscaping
With an area of approximately 10,855 SF, the applicant requires approximately 1,650 SF of canopy coverage. The applicant can
meet this requirement by planting one large and one medium tree. Plans show that street trees are proposed around the site and
in the planting area on Adams Street, which would meet the canopy coverage requirement. The final landscaping plan shall be
subject to the City forester’s approval at the final plan stage.
Drainage and site management
A stormwater management plan is not required as the site is less than 20,000 SF. However, the City Engineer required that the
applicant provide stormwater calculations showing that runoff from post development conditions will be reduced or will not
increase. The applicant is requesting that an erosion control plan required at this stage be submitted with the final plan. The
applicant has requested a waiver from submission of the drainage calculations and erosion control plan and is requesting that the
calculations be submitted with the final plan. It is the DPD’s opinion that it would be practical to defer the submission until
development plans are finalized. The CPC should grant the waiver finding that it is required and in the interest of good planning
practice.
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
designates for Neighborhood Commercial/Mixed Use development, where multifamily development is encouraged.
Provision of housing would conform to objective H-2 of the plan which encourages creation of new housing in the City.

2. Compliance with Zoning Ordinance—The proposed development is in compliance with the standards and provisions of the
Zoning Ordinance.
Use: Multifamily housing is permitted by right in the C-1 zone.
Dimension: The development largely conforms to the dimensional and design requirements of the C-1 zone. The applicant is
requesting design waivers from the side yard build-to zone requirement and from the requirement that the building shall be
oriented to the sidewalk along the primary building frontage. The development will conform to the ordinance subject to the
CPC granting the requested waivers.
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Parking: No parking is required as the site is less than 10,000 SF in the C-1 zone.
Landscaping: The applicant will meet the canopy coverage requirement by planting trees around the site. The final landscaping
plan shall be subject to the City Forester’s approval at the final plan stage.
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.
A stormwater management plan is not required. However, the City Engineer requires stormwater calculations showing post
development conditions. An erosion control plan shall be submitted prior to final plan approval. The applicant has requested
waivers from submission of the plans subject to them being submitted with the final plan. No negative environmental impacts
are expected as the applicant is expected to come into conformance with all 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.
An encroachment permit may be required for the building footings prior to applying for permits. There are no physical
constraints that impact development of this property as it will conform to the dimensional requirements of the zoning
ordinance upon merging.

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 Knight Street, Marcello Street and Adams Street. The curb cut on
Marcello Street will be closed.

RECOMMENDATION
The CPC should vote to approve the preliminary plan subject to the following conditions:
1.

The CPC should grant the design waivers from the side yard build-to percentage requirement and for the main entrance not
being oriented to the primary façade.

2.

The CPC should grant the waivers from submission of the drainage calculations and an erosion control plan subject to them
being submitted at the final plan stage.

3.

The final landscaping plan shall be subject to the City Forester’s approval prior to applying for building permits.

4.

The validity of the preliminary plan should be extended to one year from the date of recording of the approval letter.

5.

If required, the applicant shall obtain encroachment permits for the building footings prior to applying for permits.

6.

Final plan approval should be delegated to DPD staff.

