
 

 

Providence  
City Plan Commission 

December 14, 2021 

AGENDA ITEM 3  288 KINSLEY AND 153 HARRIS AVE 

OWNER/APPLICANT: OGN LLC 

 

PROJECT DESCRIPTION: The applicant is requesting final plan approval for 

phase one of the project consisting of a gas station 

with retail and a drive through, having previously 

received master and preliminary plan approval 

with Unified Development Review in May 2021. 

The applicant received a special use permit for the 

drive-through use and a variance for the width of 

driveways. The CPC also granted a number of 

waivers from submission of items required at the 

preliminary plan stage. Final plan approval is 

subject to the applicant presenting the items 

waived at the preliminary plan stage. 

CASE NO./ 

PROJECT TYPE: 

21-009 UDR 

Final Plan, variances and special use 

permit pursuant to Unified 

Development Review (UDR) 

 

PROJECT LOCATION: 288 Kinsley and 153 Harris Ave 

AP 26 Lot 234 zoned M-MU 75; AP 

27 Lots 36 and 269 zoned M-1 

RECOMMENDATION: Approval of the final plan as detailed 

 

NEIGHBORHOOD: Smith Hill PROJECT PLANNER: Choyon Manjrekar 

OVERVIEW 

Site plan            Aerial view of the site 



 

 

PROJECT OVERVIEW 

The development, which measures approximately 4 

acres (175,416 SF), is composed of three vacant lots 

between Kinsley Ave and Harris Ave. The applicant is 

proposing to develop the site in two phases. The first 

phase will consist of development of a gas station with 

retail, a convenience store, and a drive through. The 

second phase is a proposed mixed use building with 

commercial use and housing. The CPC granted master 

plan approval for the entire development, and master 

and preliminary plan approval with unified development 

review and waivers for phase one in May 2021. 

Preliminary approval was granted subject to the 

applicant returning to the CPC for final plan approval 

with the items waived at the preliminary plan stage.  

 

 

The CPC granted waivers/modifications from the 

following items at the preliminary plan stage: 

 Submission of all state approvals at the preliminary 

plan stage  

 Erosion and sediment control plan  

 Detailed landscape plan  

 Grading plan 

 Traffic study  

 Drainage plan  

 Lighting plan  

 Utility plan  

The applicant was required to return to the CPC with 

the waived items for final plan review. The waived 

items have been submitted with the final plan and 

reviewed as described.  
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Building rendering 
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ANALYSIS AND IDENTIFICATION OF POTENTIAL ISSUES 

Use 

AP 27 Lots 36 and 269, in the northern portion of the development, are zoned M-1. The proposed uses of a gas station 

and retail store are permitted by right in this zone. A special use permit required for the drive-through for the 

convenience store was granted by the CPC pursuant to UDR at the preliminary plan stage. 

Dimensions and site design 

The retail building will be a one story building with a footprint of approximately 5,553 SF and operate in conjunction 

with the gas station, set to the western portion of the lot. This portion of the development will be accessible from 

Kinsley and Dean Street. The drive through aisle will run around the sides and rear of the building and have pedestrian 

crossings to allow for access from the street and allow movement between portions of the development. Over three 

stacking spaces can be accommodated as required by the ordinance. The submission includes utility and grading plans 

that were waived by the CPC at the preliminary plan stage but submitted with the final plan.  

The gas station will provide eight pumps and be oriented toward the eastern portion of the development on Dean 

Street. The gas station will meet the requirements of the ordinance by being located on a lot of over 12,000 SF and 

having equipment and the canopy set back over 20 feet from each lot frontage.   

As there are no setback requirements for the zone, the CPC found that the proposed development will conform to 

dimensional requirements for the M-1 zone. A special use permit for the drive-through use was granted pursuant to 

UDR. A dimensional variance is requested for the driveway width on Kinsley Ave and Dean Street, which will exceed the 

maximum width of 24 feet (25 feet for gas stations). 

Parking 

Phase one requires a total of 27 parking spaces which the applicant will meet and exceed. With an area of 5,500 SF, the 

retail space requires 11 parking spaces calculated as one per 500 SF. With eight pumps, the gas station component 

requires a total of 16 spaces with two spaces required for each pump. A total of 41 spaces will be provided of which 

eight are dedicated for use as electric vehicle charging stations.    

Traffic Study 

The applicant has submitted a traffic study—whose submission was waived at the preliminary plan stage—that details 

existing conditions, traffic flow data, vehicle movement to and from the site and recommendations to enhance traffic 

safety. Traffic traveling east on Kinsley Ave connects to the South onto Dean Street through a channelized right turn 

lane. The study recommends that the turn be reconfigured to have a smaller turning radius to slow vehicles and 

enhance sight lines, which would serve to improve safety and have the benefit of increasing the distance between 

vehicles and the development exit on Dean Street. Per the study, the delay and level of service (LOS) at intersections 

around the site will generally remain constant when build and no-build conditions are compared. The study proposes 

creating a left turn lane into the development for northbound traffic on Dean Street, and installing a median for the 

remainder of the lane to create a refuge for pedestrians. This would also serve to delineate the change in character 

between an urban area and the highway exit. 

The study recommends that onstreet parking be prohibited within 25 feet east and west of the site driveway on Harris 

Ave to enhance sight distances and increase safety for vehicles entering and exiting the site. However, this change will 

be pertinent during phase two. The changes have been made with respect to the Dean Street bike path. 
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The CPC had required that the applicant provide more information on pedestrian access to the site. The site plan has 

been revised to show direct pedestrian access from the street with internal sidewalks and pedestrian crossings added 

to allow for movement around the site.      

State approvals 

The CPC granted a waiver from submission of state approvals at the preliminary plan stage, with the condition that 

they be submitted with the final plan. The applicant required approvals from The Rhode Island Department of 

Transportation, Rhode Island Department of Environmental Management and Coastal Resources Management Council. 

The approvals were submitted with the final plan, fulfilling the CPC’s condition of approval. 

Environmental Management 

Drainage and erosion control plans, whose submissions were waived at the preliminary plan stage, have been 

submitted with the final plan. The applicant will employ a number of measures to preserve topsoil and prevent 

sediment from flowing off the site including use of silt fences, sediment traps and protection of storm drain outlets. 

Underground sand filters, stormceptors and detention systems will be used to treat stormwater and limit flows off the 

site. Calculations show that the implemented measures will reduce flows off the site for one to 100 year events. A 

stormwater management plan outlining a schedule of management and maintenance of the stormwater system is also 

included with the submission. 

Lighting 

A lighting plan, which was waived at the preliminary plan stage, was submitted with the final plan. The applicant will 

employ lightpoles and shielded, mounted fixtures throughout the site. The plan will conform to the ordinance with no 

light trespass on neighboring properties and light intensity not exceeding 1 footcandle at any lot line.   

Landscaping  

The development measures approximately 168,467 SF requiring approximately 25,270 SF of canopy coverage. The 

applicant has submitted a detailed landscaping plan, which was waived at the preliminary plan stage. Planting areas are 

mostly located along the perimeter of the site and in internal parking islands. The plan employs a variety of trees, 

grasses and shrubs to meet the requirement. The plan should be subject to the Forester’s approval prior to final plan 

approval.    

Findings—Land Development Project 

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 Final Plan: 

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 Tomorrow: 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 uses of retail and a gas station are permitted by right in the M-MU 75 and M-1 zones, 
respectively. The drive through use requires a special use permit, which will become finalized with final plan 
approval.  

Dimension and parking: The development complies with the requirements of the M-1 zone relating to building 

location, building design, siting and parking. It will conform to the regulations regarding driveway width and       

drive-through use upon the variance and special use permit being finalized upon approval.  

Landscaping: Based on the submitted landscaping plan, the applicant will meet the landscaping and canopy 

coverage requirements. 

Lighting: The lighting plan 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. 

A stormwater management plan, erosion control plan and site management plan have been submitted with 
environmental approvals from state bodies. There will be no negative environmental impacts as the applicant will 
conform to all applicable requirements. 

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 administrative subdivision is required to configure the development area as proposed on the submission. There 

are no physical constraints that impact development of this property.  

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. 

Physical access to the site is provided from Kinsley Ave, Harris Ave and Dean Street. 

Recommendation—Land Development Project 

1. The CPC should approve the final plan for phase one. 

2. The applicant shall apply for an administrative subdivision to configure the lot as proposed.  

3. The landscaping plan shall be subject to the approval of the Forester.  

4. Processing of the final plan should be delegated to DPD staff. 
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286 & 288 Kinsley Avenue & 153 Harris Avenue
Providence, Rhode Island 02903

SESC / O&M
The Soil Erosion and Sediment Control Plan (SESC) and
Stormwater Operation and Maintenance Plan (O&M)
are required documents with this plan set and must be
maintained by the contractor and owner on site.
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Concrete Washout Area Bollard Detail
Bollard Mounted Sign Detail

Typical Heavy-Duty Concrete & Standard Concrete
Pavement/Capping SectionPavement Tie-In Detail

Typical Accessible Parking Spaces

Concrete Sidewalk

Temporary Diversion Channel

Typical Pavement/Capping Section

Thrust BlockWater Trench Detail

Filtrexx Sediment Control (or Approved Equal)
Landscape Area Capping Requirements NOT TO SCALE

Grass Swale (Wide Bottom) Cross Section

MIN 4" AMENDED
SOIL/ TOPSOIL.
SEE NOTE

NOTE� SWALE DIMENSIONS ARE
TO FINISH SURFACE.
CONTRACTOR TO
OVER-EXCAVATE TO ALLOW FOR
TOPSOIL LAYER.

1

3

1

3

UNDISTURBED
NATIVE SOIL/

SUITABLE
EXISTING

MATERIAL
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Grease Interceptor

Sewer Manhole

Sewer Line/Water Main Separation Policy For Design Of
Sanitary Sewers

Sewer Line Trench Detail

Stormceptor STC-1200 Detail

HDPE Trench Detail

Subsurface Downspout Connection Detail
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Schematic Heated Enclosure For Water Meter
& Backflow

Low Flow (CPv) Outlet (Pond C)

External Drop For Manhole
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2021 JOHN C. CARTER & COMPANY, INC.
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AutoCAD SHX Text
CUT & REMOVE DEAD, BROKEN AND DISEASED VEGETATION.

AutoCAD SHX Text
EXCAVATE THE HOLE TO A WIDTH OF AT LEAST 2 TIMES THE DIAMETER OF AND A DEPTH EQUAL TO THE CONTAINER HEIGHT. PLACE ROOTBALL ON UNEXCAVATED OR TAMPED SOIL.
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MOUND SOIL TO FORM 2" HIGH  SAUCER AROUND THE OUTSIDE  OF THE ROOTBALL.

AutoCAD SHX Text
REMOVE THE PLANT FROM THE CONTAINER.  IF IT IS ROOTBOUND, LIGHTLY LOOSEN THE ROOTS BY HAND BEFORE PLACING THE PLANT INTO THE HOLE.
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2" SHREDDED PINE BARK MULCH DO NOT PLACE MULCH IN CONTACT WITH THE PLANT

AutoCAD SHX Text
BACKFILL THE REMAINDER OF THE HOLE WITH PLANTABLE SOIL CONSISTING OF LOAM, ORGANIC MATTER AND LOOSE FRIABLE TOPSOIL, FREE OF REFUSE AND OTHER MATERIALS WHICH ARE LARGER THAN 1" IN SIZE.  ORGANIC MATTER SHALL CONSTITUTE NOT LESS THAN 4% OR NO MORE THAN 20% OF THE SOIL MIXTURE.  THE PH RANGE SHALL BE 5.5-7.5.  SATURATE THE SOIL TO PREVENT THE FORMATION OF AIR POCKETS.
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C
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PRUNE DEAD, BROKEN AND DISEASED BRANCHES.

AutoCAD SHX Text
EXCAVATE THE HOLE TO A WIDTH OF AT LEAST 2.5 TIMES THE DIAMETER OF AND A DEPTH EQUAL TO THE ROOTBALL. PLACE ROOTBALL ON UNEXCAVATED OR TAMPED SOIL.
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MOUND SOIL TO FORM 4" HIGH  SAUCER AROUND THE OUTSIDE  OF THE ROOTBALL.

AutoCAD SHX Text
AFTER THE SHRUB IS PLACED IN THE HOLE, REMOVE THE ROOTBALL WRAPPING INCLUDING THE TOP HALF OF THE WIRE BASKET, REMOVE COMPLETELY IF PLASTIC.  IF THE SHRUB IS CONTAINER GROWN & ROOTBOUND, LIGHTLY SCARIFY THE SIDES OF THE ROOT BALL.
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2" SHREDDED PINE BARK MULCH DO NOT PLACE MULCH IN CONTACT WITH THE TREE TRUNK

AutoCAD SHX Text
SCARIFY THE SURFACE OF THE HOLE AND BACKFILL THE REMAINDER OF THE HOLE WITH PLANTABLE SOIL CONSISTING OF LOAM, ORGANIC MATTER AND LOOSE FRIABLE TOPSOIL, FREE OF REFUSE AND OTHER MATERIALS WHICH ARE LARGER THAN 1" IN SIZE.  ORGANIC MATTER SHALL CONSTITUTE NOT LESS THAN 4% OR NO MORE THAN 20% OF THE SOIL MIXTURE.  THE PH RANGE SHALL BE 5.5-7.5 ADD SOIL MIX IN LAYERS AND SATURATE THE SOIL TO PREVENT THE FORMATION OF AIR POCKETS.

AutoCAD SHX Text
SEED MIXES PROVIDE QUALITY SEED DERIVED FROM THE VARIETY INDICATED UNDER 'SEEDING'.  ALL SEED IS TO BE VIABLE, HEALTHY AND FREE OF INSECTS AND DISEASE. SEED IS TO BE INSTALLED AS SPECIFIED IN THE SEEDING NOTES WITH ADEQUATE WATER PROVIDED TO ESTABLISH A HEALTHY GRASS CATCH.  RECOMMENDED SEEDING DATES ARE APRIL 1 TO JUNE 30 AND AUGUST 15 TO NOVEMBER 15. LATE FALL AND WINTER DORMANT SEEDING REQUIRE AN INCREASE IN THE SEEDING RATE. SEED SUBSTITUTIONS SHALL BE ALLOWED BASED ON AVAILABILITY ONLY WITH DIRECT APPROVAL FROM THE LANDSCAPE ARCHITECT OR OWNER. DIRECT APPROVAL FROM THE LANDSCAPE ARCHITECT OR OWNER.  APPROVAL FROM THE LANDSCAPE ARCHITECT OR OWNER. SEED MIX SHALL BE AS FOLLOWS:  AS FOLLOWS: AS FOLLOWS: 50%  TRI-PLEX  PERENNIAL RYEGRASS BLEND CONSISTING OF APPLAUD II, SOPRANO & 1G SQUARED 50% DARK & DURABLE 27%	FURY TALL FESCUE FURY TALL FESCUE 27%	CORONADO TALL FESCUE CORONADO TALL FESCUE 26%	ENDEAVOR TALL FESCUE ENDEAVOR TALL FESCUE 10%	IQ PERENNIAL RYEGRASS IQ PERENNIAL RYEGRASS 10%	BROOKLAWN KENTUCKY BLUEGRASSBROOKLAWN KENTUCKY BLUEGRASS
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MAINTENANCE & WARRANTY: 1.	THE CONTRACTOR SHALL WARRANTY ALL PLANTS FOR A PERIOD OF ONE YEAR AFTER THE DATE OF THE CONTRACTOR SHALL WARRANTY ALL PLANTS FOR A PERIOD OF ONE YEAR AFTER THE DATE OF SUBSTANTIAL COMPLETION AGAINST DEFECTS INCLUDING DEATH AND UNSATISFACTORY GROWTH. 2.	AFTER PLANTING IS COMPLETED, THE OWNER SHALL BE RESPONSIBLE TO PROVIDE ADEQUATE WATER TO AFTER PLANTING IS COMPLETED, THE OWNER SHALL BE RESPONSIBLE TO PROVIDE ADEQUATE WATER TO ENSURE HEALTHY AND VIGOROUS GROWTH.  3.	ANY PLANT WHICH IS NOT HEALTHY AND GROWING VIGOROUSLY AFTER ONE YEAR SHALL BE REPLACED ANY PLANT WHICH IS NOT HEALTHY AND GROWING VIGOROUSLY AFTER ONE YEAR SHALL BE REPLACED BY THE CONTRACTOR IN CONFORMANCE WITH THE PLANTING SPECIFICATIONS.  4.	IF NECESSARY, THE CONTRACTOR SHALL OVERSEED OR SOD ANY AREAS WHICH ARE NOT IF NECESSARY, THE CONTRACTOR SHALL OVERSEED OR SOD ANY AREAS WHICH ARE NOT SUBSTANTIALLY COVERED BY ADEQUATE GRASS GROWTH FOR ONE YEAR AFTER THE INITIAL SEED APPLICATION.

AutoCAD SHX Text
PLANTING: 1.	PROVIDE QUALITY PLANTS IN THE GENUS, SPECIES AND VARIETY INDICATED IN THE PLANT SCHEDULE, PROVIDE QUALITY PLANTS IN THE GENUS, SPECIES AND VARIETY INDICATED IN THE PLANT SCHEDULE, COMPLYING WITH APPLICABLE REQUIREMENTS OF "ANSI Z60.1 AMERICAN STANDARD FOR NURSERY STOCK." 2.	PROVIDE PLANTS IN THE SIZE AND NUMBER INDICATED IN THE PLANT SCHEDULE.  PLANTS SHALL BE PROVIDE PLANTS IN THE SIZE AND NUMBER INDICATED IN THE PLANT SCHEDULE.  PLANTS SHALL BE GROWN IN NURSERIES LOCATED IN THE NORTHEASTERN U.S.   3.	DELIVER FRESH DUG TREES WHICH ARE BALLED AND BURLAPPED, AND SHRUBS WHICH ARE BALLED AND DELIVER FRESH DUG TREES WHICH ARE BALLED AND BURLAPPED, AND SHRUBS WHICH ARE BALLED AND BURLAPPED OR IN NURSERY CONTAINERS.  ALL PLANTS ARE TO BE HEALTHY, VIGOROUS AND FREE OF INSECTS AND DISEASE. 4.	PLANTS ARE TO BE INSTALLED AS SPECIFIED IN THE PLANTING DETAILS WITH ADEQUATE WATER PLANTS ARE TO BE INSTALLED AS SPECIFIED IN THE PLANTING DETAILS WITH ADEQUATE WATER PROVIDED DURING PLANTING TO ALLOW COMPACTION OF THE PLANTING SOIL TO PREVENT ANY AIR POCKETS OR SETTLEMENT AFTER PLANTING. 5.	ALL PLANTING BEDS ARE TO BE COVERED WITH 2" SHREDDED PINE BARK MULCH. ALL PLANTING BEDS ARE TO BE COVERED WITH 2" SHREDDED PINE BARK MULCH. 6.	AFTER THE TREES AND SHRUBS ARE PLANTED, THE DISTURBED AREAS BETWEEN THE PLANTING BEDS AFTER THE TREES AND SHRUBS ARE PLANTED, THE DISTURBED AREAS BETWEEN THE PLANTING BEDS SHALL BE LOAMED AND SEEDED WITH A SEED MIX AS SPECIFIED IN THE LOAMING AND SEEDING NOTES. 7.	ALL DECIDUOUS AND EVERGREEN TREES OVER 5' TALL ARE TO BE STAKED AS SHOWN IN THE PLANTING ALL DECIDUOUS AND EVERGREEN TREES OVER 5' TALL ARE TO BE STAKED AS SHOWN IN THE PLANTING DETAILS.  TREES ARE TO REMAIN PLUMB AND SHALL BE ADJUSTED AS NEEDED.  ALL STAKES AND ARBOR TIES ARE TO BE MAINTAINED AND ADJUSTED TO PREVENT GIRDLING OF THE TRUNK AND REMOVED WHEN NO LONGER NEEDED. 8.	PLANT SUBSTITUTIONS SHALL BE ALLOWED BASED ON AVAILABILITY AND SITE CONDITIONS. SUBSTITUTIONS PLANT SUBSTITUTIONS SHALL BE ALLOWED BASED ON AVAILABILITY AND SITE CONDITIONS. SUBSTITUTIONS MAY BE MADE ONLY WITH DIRECT APPROVAL FROM THE LANDSCAPE ARCHITECT OR OWNER. DIRECT APPROVAL FROM THE LANDSCAPE ARCHITECT OR OWNER.  APPROVAL FROM THE LANDSCAPE ARCHITECT OR OWNER. 
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PLANTING BED PREPARATION: ALL PLANTING BEDS ARE TO BE TREATED AS FOLLOWS: 1.	ALL PLANTING BEDS ARE TO BE EXCAVATED TO A DEPTH OF 8" BELOW FINISHED GRADE. ALL PLANTING BEDS ARE TO BE EXCAVATED TO A DEPTH OF 8" BELOW FINISHED GRADE. 2.	THE BOTTOM OF THE PLANTING BEDS ARE TO BE SCARIFIED TO ENCOURAGE DRAINAGE AND PREVENT THE BOTTOM OF THE PLANTING BEDS ARE TO BE SCARIFIED TO ENCOURAGE DRAINAGE AND PREVENT COMPACTION.   3.	ALL PLANTING BEDS ARE TO BE BACKFILLED WITH 8" OF LOOSE, FRIABLE, ORGANIC LOAM OR COMPOST.ALL PLANTING BEDS ARE TO BE BACKFILLED WITH 8" OF LOOSE, FRIABLE, ORGANIC LOAM OR COMPOST.
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CITY OF PROVIDENCE  - ZONING ORDINANCE   - ZONING ORDINANCE ARTICLE 15. TREES AND LANDSCAPING 1503 	ON-SITE LANDSCAPING AND REQUIRED TREES ON-SITE LANDSCAPING AND REQUIRED TREES A. GENERAL REQUIREMENTS 1. 	ALL PORTIONS OF A LOT NOT COVERED BY STRUCTURES OR PAVED SURFACES SHALL BE ALL PORTIONS OF A LOT NOT COVERED BY STRUCTURES OR PAVED SURFACES SHALL BE LANDSCAPED WITH TREES, SHRUBBERY, GRASS, LIVE GROUNDCOVER, AND OTHER PLANTINGS.  ALL PORTIONS OF THE LOT NOT COVERED BY STRUCTURES OR PAVED SURFACES ARE PROPOSED TO BE LANDSCAPED WITH TREES, SHRUBS, GRASS OR LIVE GROUNDCOVER. C.	REQUIRED TREE CANOPY REQUIRED TREE CANOPY 1. 	REQUIRED TREE CANOPY PERCENTAGE REQUIRED TREE CANOPY PERCENTAGE SUFFICIENT TREES SHALL BE RETAINED AND/OR PLANTED ON A LOT SO THAT THE SQUARE FOOTAGE OF VEGETATIVE CANOPY OF SUCH TREES, WHEN MATURE, EQUALS A CERTAIN PERCENTAGE OF THE SQUARE FOOTAGE OF THE LOT. THIS REQUIRED PERCENTAGE IS ESTABLISHED BY DISTRICT AS FOLLOWS: d.	ALL OTHER DISTRICTS: 15% OF THE SQUARE FOOTAGE OF THE LOT. ALL OTHER DISTRICTS: 15% OF THE SQUARE FOOTAGE OF THE LOT. THE LOT IS ZONED M-1 LIGHT INDUSTRIAL, WHICH REQUIRES A 15% TREE CANOPY COVERAGE. . THE LOT SIZE = 84,410 SQ. FT.  15% = 12,661.5 SQ. FT. TREE CANOPY REQUIRED	TREE CANOPY PROVIDED TREE CANOPY PROVIDED 12,662 SQ. FT.	21,000 SQ. FT. 21,000 SQ. FT. PROPOSED TREE CANOPY COVERAGE: TREE SIZE	CANOPY SIZE	NO. PROPOSED	COVERAGE CANOPY SIZE	NO. PROPOSED	COVERAGE NO. PROPOSED	COVERAGE COVERAGE LARGE	1,000 SQ. FT.	18	18,000 SQ. FT. 1,000 SQ. FT.	18	18,000 SQ. FT. 18	18,000 SQ. FT. 18,000 SQ. FT. MEDIUM	700 SQ. FT.	3	2,100 SQ. FT. 700 SQ. FT.	3	2,100 SQ. FT. 3	2,100 SQ. FT. 2,100 SQ. FT. SMALL	300 SQ. FT	3	900 SQ. FT. 300 SQ. FT	3	900 SQ. FT. 3	900 SQ. FT. 900 SQ. FT.      	TOTAL	21,000 SQ. FT TOTAL	21,000 SQ. FT 21,000 SQ. FT 1504	PARKING LOT PERIMETER LANDSCAPE STRIP PARKING LOT PERIMETER LANDSCAPE STRIP A PERIMETER LANDSCAPE STRIP IS REQUIRED FOR ALL PARKING LOTS THAT ABUT A PUBLIC RIGHT-OF-WAY, EXCLUDING CURB CUTS, AND SHALL BE ESTABLISHED ALONG THE EDGE OF THE PARKING LOT THAT ABUTS SUCH PUBLIC RIGHT-OF-WAY TO SCREEN THE PARKING LOT.  THE LANDSCAPE TREATMENT SHALL RUN THE FULL LENGTH OF THE PARKING LOT PERIMETER ALONG THE RIGHT-OF-WAY. THE LANDSCAPE STRIP SHALL BE IMPROVED AS FOLLOWS:  A.	THE PERIMETER PARKING LOT LANDSCAPE STRIP SHALL BE A MINIMUM OF FIVE FEET IN DEPTH. THE PERIMETER PARKING LOT LANDSCAPE STRIP SHALL BE A MINIMUM OF FIVE FEET IN DEPTH. THERE SHALL BE A MINIMUM LINEAR DISTANCE OF SIX INCHES BETWEEN WHEELS STOPS OR CURBS AND THE LANDSCAPE STRIP TO ACCOMMODATE VEHICLE BUMPER OVERHANG, WHICH IS NOT INCLUDED IN THE MINIMUM FIVE FOOT CALCULATION. A PERIMETER LANDSCAPE STRIP, A MINIMUM OF FIVE FEET IN DEPTH HAS BEEN PROVIDED. B.	ONE SHADE TREE SHALL BE PLANTED FOR EVERY 25 FEET OF LANDSCAPE STRIP LENGTH, ONE SHADE TREE SHALL BE PLANTED FOR EVERY 25 FEET OF LANDSCAPE STRIP LENGTH, SPACED LINEARLY. THE TOTAL PARKING LOT PERIMETER LANDSCAPE STRIP IS 136 LINEAR FEET. ONE (1) TREE FOR EVERY TWENTY-FIVE (25):      136 LF / 25  = 6 (5.44) TREES. TREES REQUIRED = 6		TREES PROVIDED = 6 TREES PROVIDED = 6 C.	THE LANDSCAPE STRIP SHALL ALSO BE PLANTED OVER A MINIMUM OF 60% OF ITS LENGTH WITH THE LANDSCAPE STRIP SHALL ALSO BE PLANTED OVER A MINIMUM OF 60% OF ITS LENGTH WITH SHRUBS, PERENNIALS, NATIVE GRASSES, AND OTHER PLANTING TYPES THAT PROVIDE SCREENING OF A MINIMUM OF THREE FEET IN HEIGHT. TOTAL LENGTH OF LANDSCAPE STRIP IS 136 LINEAR FEET X 60% = 82 (81.6) LINEAR FEET OF LENGTH TO BE PLANTED. LANDSCAPE STRIP REQUIRED TO BE PLANTED WITH SHRUBS & PERENNIALS= 136 LF.	 LANDSCAPE STRIP PROVIDED PLANTED WITH SHRUBS & PERENNIALS = 136 LF. 

AutoCAD SHX Text
SODDING: IF THE AREAS THAT ARE LABELED 'GRASS' ARE TO BE SODDED: 1.	SOD SHALL BE LIVE, FRESH, AND OF SUITABLE CHARACTER FOR THE PURPOSE INTENDED SOD SHALL BE LIVE, FRESH, AND OF SUITABLE CHARACTER FOR THE PURPOSE INTENDED AND FOR THE SOIL ON WHICH IT WILL BE PLACED.  SODS SHALL BE AT LEAST 2-SQUARE FEET IN AREA AND SHALL BE THICK ENOUGH TO CONTAIN ALL NATURAL ROOTS WITHOUT MUTILATION.  IN NO CASE WILL SODS BE PERMITTED TO BE UNDER   " THICK OR OVER 1" 34 " THICK OR OVER 1" THICK, UNLESS EXPRESS WRITTEN PERMISSION OF THE LANDSCAPE ARCHITECT IS PROCURED.  SOD STORED LONGER THAN 36 HOURS WILL NOT BE ALLOWED UNDER ANY CIRCUMSTANCES. 2.	RECOMMENDED SODDING DATES ARE APRIL 1 TO JUNE 30 AND AUGUST 15 TO NOVEMBER 15. RECOMMENDED SODDING DATES ARE APRIL 1 TO JUNE 30 AND AUGUST 15 TO NOVEMBER 15. 3.	SOD INSTALLATION: THE SOD BED SHALL BE MOIST AND BE WATERED CONTINUOUSLY SOD INSTALLATION: THE SOD BED SHALL BE MOIST AND BE WATERED CONTINUOUSLY DURING THE SODDING OPERATION.  SOD SHALL BE LAID IN THE LONGEST DIMENSION PARALLEL TO THE CONTOURS.  THE FIRST ROW OF SOD SHALL BE LAID A STRAIGHT LINE WITH THE SUBSEQUENT ROWS PLACED PARALLEL TO AND TIGHTLY AGAINST EACH OTHER.  LATERAL/VERTICAL JOINTS SHALL BE STAGGERED BY A MINIMUM OF 12" TO PROMOTE UNIFORM GROWTH AND STRENGTH.  SOD SHALL NOT BE STRETCHED OR OVERLAPPED AND ALL JOINTS SHALL BE BUTTED TIGHT. 4.	AFTER THE SOD IS PLACED, IT SHALL BE PRESSED FIRMLY INTO CONTACT WITH THE SOD AFTER THE SOD IS PLACED, IT SHALL BE PRESSED FIRMLY INTO CONTACT WITH THE SOD BED BY TAMPING OR HAND ROLLING.  THIS PROCEDURE SHALL NOT DEFORM THE SOD.  THE CONTRACTOR SHALL CUT THE SOD TO LINE AS INDICATED ON THE PLAN OR AS DIRECTED BY THE LANDSCAPE ARCHITECT.
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LAYOUT: 1.	AFTER THE PLANTING BEDS ARE PREPARED, THE PLANTS SHALL BE PLACED ON THE GROUND WHERE AFTER THE PLANTING BEDS ARE PREPARED, THE PLANTS SHALL BE PLACED ON THE GROUND WHERE SHOWN ON THE PLAN. 2.	THE PLANTS SHALL BE ORIENTED IN SUCH A MANNER TO RESULT IN THE MOST UNIFORM AND VIGOROUS THE PLANTS SHALL BE ORIENTED IN SUCH A MANNER TO RESULT IN THE MOST UNIFORM AND VIGOROUS SIDE OF THE PLANT FACING THE FR0NT. 3.	THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED AND SHALL INSPECT AND APPROVE THE LOCATIONS THE LANDSCAPE ARCHITECT SHALL BE NOTIFIED AND SHALL INSPECT AND APPROVE THE LOCATIONS BEFORE THEY ARE PLANTED.
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LOAMING & SEEDING: 1.	AREAS LABELED AS 'GRASS' ARE TO BE SEEDED OR SODDED AS DIRECTED BY THE OWNER.  AREAS LABELED AS 'GRASS' ARE TO BE SEEDED OR SODDED AS DIRECTED BY THE OWNER.  2.	AFTER ROUGH GRADING IS COMPLETED, ALL DISTURBED AREAS WHICH ARE LABELED AS "GRASS", AFTER ROUGH GRADING IS COMPLETED, ALL DISTURBED AREAS WHICH ARE LABELED AS "GRASS", ARE TO BE BROUGHT TO AN ELEVATION OF 6" BELOW THE PROPOSED FINISHED GRADE. IF COMPACTED, THE SUBGRADE IS TO BE SCARIFIED TO A DEPTH OF 12" WITH THE TEETH OF A TO A DEPTH OF 12" WITH THE TEETH OF A BACKHOE TO RESULT IN AN UNCOMPACTED SUBSOIL. THEN 6" OF GOOD QUALITY TOPSOIL IS TO BE APPLIED AND RAKED TO FINISHED GRADE. 3.	THE TOPSOIL IS TO BE GOOD QUALITY LOAM, FERTILE AND FREE OF WEEDS, STICKS AND STONES THE TOPSOIL IS TO BE GOOD QUALITY LOAM, FERTILE AND FREE OF WEEDS, STICKS AND STONES OVER 3/4" IN SIZE AND OTHERWISE COMPLYING WITH SECTION M.18.01 OF THE RI DOT STANDARD SPECIFICATIONS FOR ROAD AND BRIDGE CONSTRUCTION. 4.	LIME IS TO BE APPLIED AT A RATE OF ONE TON PER ACRE AND UNIFORMLY INCORPORATED INTO LIME IS TO BE APPLIED AT A RATE OF ONE TON PER ACRE AND UNIFORMLY INCORPORATED INTO THE TOP 1-2" OF TOPSOIL. 5.	AFTER THE SEED BED IS PREPARED, THE AREA IS TO BE HYDRO-SEEDED. THE HYDRO-SEED AFTER THE SEED BED IS PREPARED, THE AREA IS TO BE HYDRO-SEEDED. THE HYDRO-SEED SHALL BE APPLIED EVENLY OVER THE SURFACE WITH A BONDED 100% WOOD FIBER MATRIX USING ACCEPTED HORTICULTURAL PRACTICES. THE SLURRY SHALL INCLUDE WATER, SEED, WOOD FIBER AND A HIGH PHOSPHORUS STARTER FERTILIZER. 6.	RATHER THAN HYDRO-SEEDING AS DESCRIBED ABOVE, WITH PERMISSION FROM THE OWNER, THE RATHER THAN HYDRO-SEEDING AS DESCRIBED ABOVE, WITH PERMISSION FROM THE OWNER, THE CONTRACTOR MAY BROADCAST SEED. PRIOR TO SEEDING, FERTILIZE WITH A HIGH PHOSPHORUS STARTER FERTILIZER APPLIED AT THE MANUFACTURER'S RECOMMENDED RATES. SEED SHALL BE BROADCAST EVENLY OVER THE PREPARED SURFACE AND WORKED INTO THE TOP 1" OF SOIL.
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1505	INTERIOR PARKING LOT LANDSCAPING INTERIOR PARKING LOT LANDSCAPING ALL PARKING LOTS CONSISTING OF 20,000 GROSS SQUARE FEET OR MORE REQUIRE INTERIOR PARKING LOT LANDSCAPING AS DESCRIBED IN THIS SECTION.  THE PARKING LOT AREA IS 9,223.3 SQ. FT. WHICH IS NOT GREATER THAN 20,000 SQUARE FEET. INTERIOR PARKING LOT LANDSCAPING IS NOT REQUIRED, BUT THE FOLLOWING HAS BEEN PROVIDED. A.	ONE PARKING LOT ISLAND SHALL BE PROVIDED BETWEEN EVERY TEN PARKING SPACES. AS ONE PARKING LOT ISLAND SHALL BE PROVIDED BETWEEN EVERY TEN PARKING SPACES. AS PART OF THE LANDSCAPE PLAN APPROVAL, PARKING LOT ISLAND LOCATIONS MAY BE VARIED BASED ON SPECIFIC SITE REQUIREMENTS OR DESIGN SCHEME, BUT THE TOTAL NUMBER OF ISLANDS SHALL BE NO LESS THAN THE AMOUNT REQUIRED OF ONE ISLAND FOR EVERY TEN SPACES. ISLANDS HAVE BEEN PROVIDED WHERE FEASIBLE.  THE TOTAL NUMBER OF PROPOSED PARKING SPACES = 41 LANDSCAPED ISLANDS PROVIDED = 6 B.	IN ADDITION TO PARKING LOT ISLANDS, ADDITIONAL LANDSCAPE AREAS SHALL BE IN ADDITION TO PARKING LOT ISLANDS, ADDITIONAL LANDSCAPE AREAS SHALL BE PROVIDED WITHIN THE INTERIOR OF PARKING LOTS. THE MINIMUM TOTAL LANDSCAPE AREA OF A PARKING LOT, INCLUDING PARKING LOT ISLANDS, SHALL BE 10% OF THE TOTAL PARKING LOT AREA.  THE TOTAL PARKING LOT AREA = 9,223.3 SQ. FT. X 10% = 923 SQ. FT. THE TOTAL INTERIOR LANDSCAPE AREA PROVIDED = 1,418 SQ. FT. C.	ALL ROWS OF PARKING SPACES SHALL TERMINATE IN A PARKING LOT ISLAND OR ALL ROWS OF PARKING SPACES SHALL TERMINATE IN A PARKING LOT ISLAND OR LANDSCAPED AREA. ALL ROWS OF PARKING ARE PROPOSED TO TERMINATE IN A LANDSCAPED PARKING LOT ISLAND.  D.	PARKING LOT ISLANDS SHALL BE THE SAME DIMENSION AS THE PARKING STALL AT A PARKING LOT ISLANDS SHALL BE THE SAME DIMENSION AS THE PARKING STALL AT A MINIMUM.  THE PROPOSED PARKING LOT ISLANDS ARE AT LEAST THE SAME DIMENSION AS THE PARKING STALLS. E.	A MINIMUM OF ONE SHADE TREE SHALL BE PROVIDED FOR EVERY PARKING LOT ISLAND OR A MINIMUM OF ONE SHADE TREE SHALL BE PROVIDED FOR EVERY PARKING LOT ISLAND OR LANDSCAPE AREA.  THERE ARE SIX PARKING LOT ISLAND PROPOSED AND ONE SHADE TREE IS PROVIDED FOR EACH. 
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TITLE 650 - RHODE ISLAND COASTAL RESOURCES MANAGEMENT COUNCIL  CHAPTER 20 COASTAL MANAGEMENT PROGRAM PART 5 METRO BAY REGIONAL SPECIAL AREA MANAGEMENT AREA MANAGEMENT PLAN 5.5 URBAN COASTAL GREENWAY REGULATIONS 5.5.1 URBAN GREENWAY DEVELOPMENT STANDARDS FOR THE METRO BAY REGION (FORMERLY 150) A. 3. a. 	MINIMUM 15% VEGETATION REQUIREMENT: APPLICANTS MUST INCLUDE SUSTAINABLY LANDSCAPED MINIMUM 15% VEGETATION REQUIREMENT: APPLICANTS MUST INCLUDE SUSTAINABLY LANDSCAPED AREAS IN THEIR PROPOSALS TO ACHIEVE VEGETATIVE COVERAGE OF AT LEAST 15% OF THE SURFACE AREA OVER THE ENTIRE DEVELOPMENT PARCEL. THIS VEGETATION REQUIREMENT MAY BE MET BY THE UCG OR THROUGH A COMBINATION OF THE UCG AND ADDITIONAL PLANTINGS ELSEWHERE ON THE PROPERTY, INCLUDING GREEN ROOFS. ALL PLANTING PLANS SHALL BE PREPARED BY A LICENSED LANDSCAPE ARCHITECT (SEE: R.I. GEN. LAWS 5-51-16). THE LANDSCAPE PLAN SHALL USE AN APPROPRIATE MIX OF GROUND COVERS, GRASSES, FORBS SHRUBS, AND TREES TO ACHIEVE THE GOALS OF THESE REGULATIONS. THE VEGETATED AREA MAY INCLUDE LANDSCAPING ELEMENTS OF SURFACE STORM WATER TREATMENTS, GREEN ROOFS AND BIORETENTION AREAS, OR OTHER LOW IMPACT DEVELOPMENT (LID) VEGETATION ALTERNATIVES. WITHIN THE UCG, THE PLANTINGS SHOULD INCLUDE AN APPROPRIATE MIX OF TREES, SHRUBS, AND GROUND COVERS, WITH MINIMAL USE OF HIGH MAINTENANCE  LAWN SODS AND GRASSES. GREATER THAN THIRTY-ONE PERCENT (31.8 %) OF THE ENTIRE DEVELOPMENT PARCEL IS PROPOSED TO BE VEGETATED WITH AN APPROPRIATE MIXTURE OF TREES, SHRUBS, PERENNIALS, AND GROUNDCOVER. APPROXIMATE SIZE OF DEVELOPMENT PARCEL = 84,410 SQ. FT. AREA PROPOSED TO BE VEGETATED =	26,518 SQ. FT. 26,518 SQ. FT. 26,518 / 84,410 = 31.4 % AREA OF PROPOSED VEGETATION
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