
 

 

Providence  
City Plan Commission 

December 15, 2020 

AGENDA ITEM 6  100 NIANTIC AVE 

OWNER/

APPLICANT: 

True Storage LLC, Applicant 

JLJ Realty, Owner 

 

PROJECT DESCRIPTION: The applicant is requesting to combine 

master and preliminary plan approval to 

construct a three-story 605 unit self-

storage facility with associated site 

improvements, utilities and parking. The 

applicant is also requesting a waiver from 

submission of all state approvals at the 

preliminary plan stage. 

CASE NO./ 

PROJECT TYPE: 

20-044 MA 

Preliminary Plan 

 

PROJECT 

LOCATION: 

100 Niantic Ave 

M-1 zoning district 

 

RECOMMENDATION: Approval of the Master and Preliminary 

Plan subject to the noted findings and 

conditions  

NEIGHBORHOOD: Reservoir PROJECT PLANNER: Choyon Manjrekar 

OVERVIEW 

Floor plans          

Site plan 

Aerial view of the site 



 

 

PROJECT OVERVIEW 

The applicant is proposing to construct a three story, 30’ 

tall self-storage building with 605 units and associated 

site improvements, utilities, and stormwater 

management. The site is zoned M-1 and the applicant is 

requesting a waiver from submission of all state 

approvals at the preliminary plan stage. The applicant is 

requesting to combine master and preliminary plan 

approval.  

ANALYSIS AND IDENTIFICATION OF POTENTIAL ISSUES 

Use 

The subject lot is zoned M-1, where self-storage facilities 

are permitted by right.  

Dimensions and site design 

The subject lot has frontage on Niantic Ave and Dupont 

Drive and measures approximately 284,265 SF (6.52 

acres), which the applicant is proposing to subdivide 

into two lots of 228,839 SF and 55,426 SF. An existing 

building will be situated on the larger lot and the 

proposed storage space facility will be located on the 

smaller lot which will front on, and have access from 

Dupont Drive. The building is set back from Dupont 

Drive, but it will conform to the dimensional 

requirements of the M-1 zone which does not have any 

setback requirements.  

Elevations provided show views of the building from all 

frontages. The building’s exterior will be composed of 

ribbed metal panels, cementitious fiber panels and EIFS, 

with some fenestration provided on all levels.  

With a proposed height of approximately 30 feet, the 

building’s height will be within the 75 foot height limit 

of the zone. Based on floor plans, an office and 

restrooms will be located on the first floor with units of 

varying sizes in the rest of the buildings. Fifteen of the 

units on the first floor will be drive-in units providing 
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Rendering of the building 

Building elevations 
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direct access to vehicles.  

Twelve parking spaces are required to meet the parking requirement of one space per 50 units. The applicant will meet 

the requirement by providing 14 spaces around the development.  

Landscaping  

With an area of approximately 55,000 SF, approximately 8,500 SF of canopy coverage is required. Based on the 

landscaping plan, the applicant intends to meet the requirement by making plantings along the eastern perimeter and 

adjacent to parking areas. A total of 16 medium and large trees providing close to 14,000 SF of canopy coverage are 

proposed, which will meet the canopy coverage requirement. 

Lighting 

Thirteen wall packs on the building’s façade will be used to illuminate the site. A photometric plan has been submitted, 

which shows that light transmittance will not exceed one footcandle at the lot lines. The light fixtures are cut off and 

downward facing, which will limit glare. Based on the plans provided, the applicant will conform to the ordinance’s 

requirements for site lighting.   

Environmental management 

The applicant has submitted a stormwater management plan, an erosion control plan during construction and a site 

maintenance plan. The drainage system will employ a deep-sump, hooded catch basins, pre- treatment, and two 

subsurface infiltration systems, which per the plan will reduce runoff for 1-100 year events. 

Straw wattle and siltsack sediment traps will be used for erosion and sediment control, with the condition of the site 

monitored daily during construction. A schedule for inspection and maintenance of the stormwater system is also 

included. 

Waiver from submission of state approvals 

The applicant has requested a waiver from submission of all state approvals at the preliminary plan stage. The 

applicant is specifically seeking a waiver from the Rhode Island Department of Environmental Management (RIDEM) 

Office of Water Resources for a Stormwater Construction Permit and a Groundwater Discharge Permit for the 

infiltration of stormwater. The applications have been submitted and the applicant is awaiting approval. The CPC 

should grant the waiver finding that it would be in the interest of good planning practice as the approval times from 

state bodies may vary, more so, given current conditions. The waiver would allow the development process to proceed 

as the approval is being processed. The waiver should be granted subject to the condition that the applicant submit all 

approvals at the final plan stage. The applicant shall return to the CPC if the approval results in a change to the plan. 

These conditions would ensure that granting of the waiver is consistent with the comprehensive plan and zoning 

ordinance.  

Combination of stages 

The applicant is requesting to combine master and preliminary plan stages of approval. The DPD recommends that the 

CPC combine approval of both stages as the applicant meets the submission requirements for both stages. A waiver 

from submission of state approvals has been requested but as discussed, granting that waiver would be 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 
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regarding the request for approval of the Master/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 Business/Mixed Use development. The plan describes this area as one intended to 
foster the development of business and commercial uses into former manufacturing, and industrial areas. The 
development would conform to this description and be in conformance with objective BJ-1 of the comprehensive 
plan which encourages efforts towards attracting and retaining new businesses within the City.  

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

of the   Zoning Ordinance. 

Use: The proposed self storage use is permitted by right in the M-1 zone. 

Dimension: The building dimensions and site design will conform to the requirements of the M-1 zone.  

Parking: The applicant will meet the parking requirement. 

Landscaping: The applicant will conform to the landscaping requirement based on the submitted plan.  

Lighting: The applicant has submitted a lighting plan that conforms to the 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. 

The applicant has requested a waiver from submission of all state approvals at this stage. The CPC should grant the 
waiver, finding that it would be in the interest of good planning practice.      

No negative environmental impacts are expected as the applicant is expected to come into 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.   

 The applicant has applied for a minor subdivision to create a lot for the development, which will conform to the 

dimensional requirements of the zone. There are no physical constraints that impact development of this property, 

as the development will comply with the dimensional requirements of the M-1 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 Niantic Ave and Dupont Drive. 

RECOMMENDATION 
 
Waivers 
 The CPC should grant the waiver from submission of all state approvals at the preliminary plan stage, finding that it 

is in the interest of good planning practice. The waiver should be granted subject to the condition that the 

applicant submit all required approvals with the final plan. The applicant shall return to the CPC for final plan 

approval if the approvals result in a change to the submitted plan.  

 

 

 

 



 

 

Approval 

 The CPC should vote to approve the master and preliminary plans. The approval should be granted subject to the 

following condition: 

Final plan approval should be delegated to DPD staff. 
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DISCLAIMER:

-THESE DRAWINGS ARE FOR CONCEPTUAL PURPOSES ONLY
AND ARE NOT INTENDED FOR CONSTRUCTION.  VALUES
REPRESENTED ARE AN APPROXIMATION GENERATED
FROM MANUFACTURERS PHOTOMETRIC IN-HOUSE OR
INDEPENDANT LAB TEST WITH DATA SUPPLIED BY LAMP
MANUFACTURERS.

NOTES:

-REFLECTANCES ASSUMED:
SURFACE: 50

- MOUNTING HEIGHTS: 20'-0" AFG

- TASK HEIGHT: AT SURFACE

- CALCULATION POINT SPACING: 7'X7' OC

SYMBOL LABEL QUANTITY MANUFACTURER CATALOG NUMBER DESCRIPTION LAMP # OF
LAMPS LUMENS PER LAMP LLF WATTAGE

WL-1

13 Lithonia Lighting WPX3 LED 40K Mvolt WPX3 LED wallpack
9000lm 4000K color
temperature 120-
277V

1 9270 0.9 72.33
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1 of 1

DESCRIPTION SYMBOL AVG. MAX MIN. MAX/MIN AVG/MIN

Outer Perimeter 0.1 fc 3.0 fc 0.0 fc N/A N/A

Parking Lot 2.2 fc 5.8 fc 0.1 fc 58.0:1 22.0:1
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