MINUTES

March 5, 2008
Councilwoman McFarland called the Planning Commission Meeting to order at 7:10 p.m. in the City Council Chamber.  A plaque was presented to departing Commissioner Stephen Devine for his dedicated service to the Commission the last four years.  She praised his knowledge,  commitment and involvement in the hiring of a new planning director and in the revision of the Comprehensive Plan.   Mr. Devine responded, stating that the last four years have been very rewarding; affording him the opportunity to give back to the community he was born and raised in.  He commended the planning staff and wished the Commission continued success in serving the citizens of Cranston.

Councilwoman McFarland then welcomed new Commission member James Moran, who is a Cranston resident currently employed as a planner in the City of East Providence.  

The following Commission members were in attendance:

Councilwoman Paula McFarland





Corsino Delgado, Finance Director





Charles Rossi





James Moran 

Also present were:  

Peter Lapolla, Planning Director





Jason M. Pezzullo, AICP, Principal Planner





Lynn Furney, AICP, Senior Planner





Vito Sciolto, Esq., City Solicitor





Ron Ronzio, Stenographer 





J. Resnick, Senior Clerk

The following members of the public attended:

Frank Paolino


Kevin Morin


Frank Donahue
Jim Riley


Linda Morro


John DiBona

Victoria Zayat


Charles Zayat

APPROVAL OF MINUTES 

Upon motion made by Mr. Delgado and seconded by Mr. Rossi, the Commission unanimously voted to recommend approval of the minutes of the February 5, 2008, Planning Commission Meeting.

ORDINANCES

Ordinance 1-08-1   In amendment of Title 2 of the Code of the City of Cranston, 2005, entitled                        “Administration and Personnel” (Redevelopment Agency)

 Ordinance 1-08-2   In amendment of Title 2.76 of the Code of the City of Cranston, 2005, entitled “Redevelopment Areas” (Marine Drive Redevelopment Area)

Ordinance 01-08-01 proposes to establish a 7 member redevelopment agency and to confer upon that agency the power and authority to undertake redevelopment of projects in accordance with State Law [RIGL Chapters 45-11 thru 45-33].

Ordinance 01-08-02 proposes to designate the land located off Marine Drive [Assessor’s Plat 5, Lots 2425, 2426 and 2561] and to adopt a redevelopment plan.

Upon motion made by Mr. Delgado and seconded by Mr. Rossi, the Commission unanimously voted to table both ordinance proposals due to the fact that there are issues in each that would require the proposed ordinances be amended.  In the meantime, the Planning Department staff will work with the sponsor of these ordinances to amend them.

Aye votes:  Councilwoman McFarland, Mr. Rossi, Mr. Delgado and Mr. Moran.  There were no nay votes.

ZONING BOARD OF REVIEW RECOMMENDATIONS
steven c and linda m morro 223 laurens street cranston ri 02910 (own/app) have filed an application for permission to convert an existing legal non-conforming single family dwelling to a two family dwelling on an undersized lot at 223 Laurens Street. AP 5/1, Lot 627, area 4500+/- SF, zoned C-3. Applicant seeks relief from Sections; 17.92.010 Variance, Schedule of Intensity 17.20.120, Schedule of Uses 17.20.030.

This application was reviewed for conformance with criteria (3) of R.I.G.L. 45-24-41 (c) “Standards for Variance” which reads as follows:  “That the granting of the requested variance will not alter the general character of the surrounding area or impair the intent or purpose of the zoning ordinance or the comprehensive plan upon which the ordinance is based.”
Findings of Fact:

1. The application’s proposed density of 19.4 residential units per acre is consistent with the City of Cranston Comprehensive Plan’s Future Land Use Map which designates the subject parcel as “Residential” allowing more than 8 residential units per acre”.

2. The hand drawn site plan submitted with the application shows a front yard setback of 25’.  The City’s GIS aerial shows a front yard of approximately 17 feet, which is nonconforming.

3. The GIS aerial also shows parking for a third car within the City’s sidewalk right of way, and not on the applicant’s property.  The current parking area can legally accommodate only 2 cars.

4. Of the 62 residential dwellings within the 400’ zoning notification radius, 24 (39%) are 2 family dwellings on undersized lots that average 4,805 sq. ft.   Ten (42 %) of those 2 family dwellings are on lots that are 4,000 sq. ft .or smaller.

5. The average lot size for the 8, 3-family dwellings within the radius is 5799 sq.ft. (a density of 1,933 sq. ft. of lot area per unit).

6. The average density of the 2 and 3 family dwellings within the 400 ft. radius is 2,246 sq. ft. of lot area per unit.  The proposed density of the application is 2,250 sq. ft. of lot area per unit.

7. Therefore, the proposal to convert a single family to a two family on an undersized lot will not alter the general character of the surrounding area, or impair the intent or purpose of the Cranston Zoning Code.
Recommendation:  Upon motion made by Mr. Delgado and seconded by Mr. Rossi, the Commission unanimously voted to recommend approval with the following conditions:
1. Provide off-street parking spaces for 3 cars, with no parking on the sidewalk.

2. That the applicant enters into the Zoning Board of Review’s record of proceedings, sufficient evidence satisfying the remaining standards for the granting of variances relating to hardship, least relief necessary, mere inconvenience and reasonable use, as put forth in R.I.G.L. 45-24-41.

Aye votes:  Councilwoman McFarland, Mr. Delgado, Mr. Rossi and Mr. Moran.  There were no nay votes.
frieda v hervey 20 farm street cranston ri 02921 (own) and michael j valelli 350 pippin orchard road cranston ri 02921 (app) have filed an application for permission to build anew 34’ X 26’ two story single family home on an undersized lot on Chappy Street. AP 17/3, Lot 1869, area 5000+/- SF, zoned A-6. Applicant seeks relief from Sections; 17.92.010 Variance, Schedule of Intensity 17.20.120.

This application was reviewed for conformance with criteria (3) of R.I.G.L. 45-24-41 (c) “Standards for Variance” which reads as follows:  “That the granting of the requested variance will not alter the general character of the surrounding area or impair the intent or purpose of the zoning ordinance or the comprehensive plan upon which the ordinance is based.”
Findings of Fact:

1. The application’s proposed density of 8.7 residential units per acre is consistent with the City of Cranston Comprehensive Plan’s Future Land Use Map which designates the subject parcel as “Residential” allowing more than 8 residential units per acre”.

2. The average lot area for the 63 one-family dwellings within the 400’ ZBR notification radius is 5,998 square feet; the proposal is therefore denser than the existing 1 family development in the surrounding neighborhood.
3. Of the 63 one family dwellings within the radius, 38 (60%) are on lots that are larger than the applicant’s proposal.
4. The Assessor’s map shows that of the 63 single family lots within the 400’ zoning notification radius,  21 (33%) have frontages that are the same length (50’) or smaller than the applicant’s lot.
5. However, 7 out of the 13 single family houses (53.8%) on the block where the lot is located are on 5,000 or less sq. ft. lots, and all 7 have frontages between 48 ft. and 50 ft., therefore, the request to construct a one family on a 5,000 sq. ft. lot will not alter the character of the surrounding area.
6. The proposed single family dwelling meets all the required yard setback distances.
7. An existing gravel parking area on the subject lot, ½ of which is located within the City’s right of way for Chappy Street, will be eliminated, and relocated entirely within the applicant’s lot.
8. Therefore, the proposal to construct a single family on an undersized lot will not alter the general character of the surrounding area, or impair the intent or purpose of the Cranston Zoning Code. 
Recommendation:  Upon motion made by Mr. Moran and seconded by Mr. Delgado, the Commission unanimously voted to recommend approval with the following condition:

1. That the applicant enters into the Zoning Board of Review’s record of proceedings, sufficient evidence satisfying the remaining standards for the granting of variances relating to hardship, least relief necessary, mere inconvenience and reasonable use, as put forth in R.I.G.L. 45-24-41.

Aye votes:  Councilwoman McFarland, Mr. Delgado, Mr. Rossi and Mr. Moran.  There were no nay votes.
soprano realty company 4 nottingham drive hope ri 02831 (own/APP) has filed an application for permission to leave an existing legal non conforming 5000+/- SF commercial building with restricted frontage, front and side yard set back on a proposed undersized 20,481+/- SF lot [parcel A] and leave an existing legal non-conforming 7000+/- SF commercial building with restricted frontage, front and side yard set back on a proposed undersized 20,877+/- SF lot [parcel B]at 225 Macklin Street and 86 Calder Street. AP 11, Lot 2064, area 41,358 +/- SF, zoned M-1. Applicant seeks relief from Sections; 17.92.010 Variance, 17.20.120 Schedule of Intensity. 

No action was taken on this application as the owner/applicant’s attorney requested this matter be continued to the April, 2008, Planning Commission Meeting.

PACCO REALTY CO INC 30 BUDLONG ROAD cranston ri 02920 (own) and CHARLES C AND VICTORIA A ZAYAT 301 ALPINE ESTATES DRIVE CRANSTON RI 02921(app) have filed an application for permission to build a new 50’ x 120’ one story industrial building with restricted frontage, front, side, rear yard setback and off-street parking on Calder Street. AP 11/2, lot 1892, 1893, 1894, 1895, 1896 area 14,946 +/- SF, zoned M-1. Applicant seeks relief from Sections; 17.92.010 Variance, 17.20.120 Schedule of Intensity, 17.64.010 Off-Street Parking. John S DiBona Esq.
This application was reviewed for conformance with criteria (3) of R.I.G.L. 45-24-41 (c) “Standards for Variance” which reads as follows:  “That the granting of the requested variance will not alter the general character of the surrounding area or impair the intent or purpose of the zoning ordinance or the comprehensive plan upon which the ordinance is based.”
Findings of Fact:

1. The application is consistent with the City of Cranston Comprehensive Plan’s Future Land Use Map which calls for industrial uses to be made of the property.

2. The City’s GIS aerial photography shows that the entire property was previously used for outside storage of tractor trailers, trucks, and other vehicles.

3. The proposal has a preliminary approval from the City’s Site Plan Review Committee.

4. The subject property’s rear property line abuts the City’s Bike Path, and the proposed building will have a 5’ restricted rear yard setback.  The building will also have a 10.1’ restricted side yard setback, which will not alter the character of the area, as all but one of the industrial buildings in the area have restricted side yard setbacks. 
5. The front yard setback of 17.8’ will not alter the character of the industrial area, as the City’s GIS aerials show none of the industrial buildings located within the 400’ zoning notification radius have conforming front yard setbacks of 40’.
6. Within that 400’ radius, there are sixteen (16) single-family, two (2) mixed-use structures,  nine (9) commercial uses and fifteen (15) manufacturing uses.

7. Most of the fifteen (15) existing manufacturing establishments within the 400’ radius are situated on multiple undersized lots that have been merged for zoning purposes.

8. The average lot size of these fifteen (15) manufacturing uses is 18,252 square feet.  Only three (3) of these, or 20%, have the minimum required 30,000 square foot lot size required within the M-1 zone.

9. Six (6) of the industrial businesses are on lots that are less than 11,291 sq. ft.

10. The proposed building lot coverage of 40% is less than the 60% lot coverage allowed in an M-1 zone.

11. Therefore, the proposed application will not alter the general character of the area, nor impair the intent or purpose of the Zoning Ordinance.

Recommendation:  Upon motion made by Mr. Rossi and seconded by Mr. Moran, the Commission unanimously voted to recommend approval with the following condition:

1. That the applicant enters into the Zoning Board of Review’s record of proceedings, sufficient evidence satisfying the remaining standards for the granting of variances relating to hardship, least relief necessary, mere inconvenience and reasonable use, as put forth in R.I.G.L. 45-24-41.

Aye votes:  Councilwoman McFarland, Mr. Delgado, Mr. Rossi and Mr. Moran.  There were no nay votes.
SUBDIVISION AND LAND DEVELOPMENT PLANS

Alpine East– Preliminary Plan





Major Subdivision with street extension
Scituate Avenue

AP 36/3, Lot 11
Mr. Pezzullo gave a brief explanation of the proposal to subdivide this 18.65 acre parcel into nine lots; seven new building lots, one detention basin lot and one 14.48 acre open space lot.  The proposed lots conform to the RPD requirements of the Cranston Zoning Code.  The property is zoned A-20, requiring a 10,000 sq. ft. minimum lot size with 80 ft. of frontage for single family dwellings when developed as an RPD.  
Attorney John DiBona, on behalf of F. Paolino Homes, Inc., stated that this subdivision received Master Plan approval on January 9, 2007; and since that time, the applicant has addressed all 14 of the conditions of the Master Plan approval.  Providence Water Supply Board has confirmed water availability, and Veolia Water has confirmed sufficient sewer capacity.  Mr. DiBona went on to explain that he has submitted a draft conservation easement deed to the City for the proposed right-of-way, as well as draft Homeowners Association by-laws.  He stated that a waiver for a 495 ft. cul-de-sac was granted at the time of Master Plan approval.  In closing, he asked that the Final Plan approval be handled administratively.  
Mr. Kevin Morin, P.E., DiPrete Engineering, stated that he has been involved with the project since its inception in 2005.  He stated that water service will be tied in from Scituate Avenue.  A sidewalk is proposed on the north side of Scituate Avenue to Alpine Estates Drive.  Proposed roadway width will be 28 feet, which was approved at the Master Plan stage.  He stated that the proposed detention pond will be entirely fenced, and the City will be responsible for the long term maintenance of the detention pond, as is customary.  
No public comment was offered on this proposal.

Upon motion made by Mr. Rossi and seconded by Mr. Delgado, the Commission unanimously voted to adopt the following Findings of Fact and approve this Preliminary Plan submittal subject to the conditions denoted below.

Findings of Fact

1. An orderly, thorough and expeditious technical review of this Preliminary Plan has been conducted.  Property owners within a 100’ radius have been notified via certified and return/receipt mailing on 2/25/08 and the meeting agenda has been properly posted.  This Residential Planned District (RPD) has been properly advertised per Section V.F.2.c of the City of Cranston Subdivision Regulations and appeared in the 2/21/08 edition of the Cranston Herald.

2. The proposed RPD and its resulting gross density of approximately .38 residential units per acre is consistent with the City of Cranston Comprehensive Plan’s Future Land Use Map which designates the property in question as “Residential” allowing 1-4  residential unit per acre.

3. The proposal is consistent with the City of Cranston Zoning Code.  All proposed lots conform to the area and frontage requirements of the A-20 single family residential zone when developed as an RPD.  

4. The proposed subdivision promotes high quality appropriate design and construction, will be well integrated with the surrounding neighborhoods and will reflect its existing characteristics.

5. The proposed subdivision 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.

6. The property in question has adequate permanent physical access to Scituate Avenue, an improved public roadway located within the City of Cranston.  The resulting lots will also have adequate permanent physical access from the proposed unnamed roadway.  

7. Significant cultural, historic or natural features that contribute to the attractiveness of the community have not been identified on site.
8. There will be no significant negative environmental impacts from the proposed subdivision as shown on the proposed Preliminary Plan.
9. The proposed subdivision provides for safe and adequate local circulation of pedestrian and vehicular through traffic, for adequate surface water run-off and for suitable building sites.  

10. The design and location of streets, building lots, utilities, drainage improvements and other improvements conform to local regulations for mitigation of flooding and soil erosion.
Conditions for Approval

The following conditions shall apply to this Preliminary Plan approval, in addition to other applicable state and local requirements.
1. Installation of granite bounds to allow easy identification of RIDEM’s wetland jurisdictional limit in the field prior to Final Plan approval.  

2. Final Plan shall depict a safety fence around the perimeter of the proposed detention basin. 

3. Provision of a performance guarantee in the amount of $374,000, with a 2% administrative fee of $7,480, at the time of Final Plat recording.
4. The developer shall perform a curb-to-curb patch of Alpine Estates Drive where the sewer main is to be connected to service Alpine East.  
5. Applicant shall receive Tennessee Gas and National Grid approvals, if necessary, due to the proximity to these easement areas at Final Plan submission.  

6. Final Homeowners Association documents denoting the ownership and maintenance of the open space shall be recorded at the time of Plat recording.   

7. The “Utility Lot” shall be denoted as Open Space Lot #103.  

8. Final Record Plan shall include a note prohibiting a driveway access of Lot 6 to Scituate Avenue.  

9. Payment of $9,726.50 (1389.50 x 7 units) in Cranston Capital Facilities Impact fees at time of Final plat recording.

10. Payment of $9,464 (1,352 x 7 units) in Western Cranston Water District Impact fees prior to Final plat recording.
11. The Final Plan approval shall be handled administratively.

Aye votes:  Councilwoman McFarland, Mr. Rossi, Mr. Delgado and Mr. Moran.  There were no nay votes.

Comstock Industrial Subdivision – Master Plan

Major Subdivision with street extension

AP 36/4, Lot 46

Attorney Richard Licht, who is a co-owner, gave a brief history of his family’s history of ownership of the subject property.  He stated that he had anticipated selling to the parcel to a “larger user”, however, there is no market for this at this time.  He stated that it is his intention to develop the parcel in phases; lots 1, 2 and 3 and the detention pond will be Phase I.  Waivers requested are for cul-de-sac length, which exceeds the 400 ft. requirement; 30 ft. pavement width is proposed, and the right-of-way proposed is 50 ft. rather than the 60 ft. requirement.  
Kevin Morin, P.E., stated that there are two wetland areas on site, and both were verified by RIDEM in 2005.  The KAMCO facility’s utility easement is in place, however, at this time detail of how utilities will be brought in are in the planning stage.  Runoff from the three proposed building lots will be to the detention pond.  In regard to the 30 ft. roadway width proposed, he stated that the road will be a dead end. 
Discussion ensued regarding the roadway width waiver requested.  Councilwoman McFarland questioned the logic of assuming the new roadway would be less intense than Comstock Parkway.  Mr. Pezzullo stated that the staff recommends denial of the roadway width waiver requested due to the fact that we do not know how the roadway will be used.  Mr. Moran expressed concern with sufficient turning radius for large trailer trucks turning in from Comstock Parkway.  Mr. Lapolla reminded everyone that this is a Master Plan proposal, and that detail will be further scrutinized at the Preliminary Plan stage; however, he stated that an easement is needed for the cul-de-sac.  In closing this discussion, Mr. Pezzullo suggested the applicant/owner meet with Public Works prior to Preliminary Plan submittal.
No public comment was offered on this proposal.

Upon motion made by Mr. Rossi and seconded by Mr. Delgado, the Commission unanimously voted to adopt the following Findings of Fact and approve this Master Plan submittal; with a waiver for cul-de-sac length, subject to the conditions denoted below.

Findings of Fact
1. An orderly, thorough and expeditious technical review of this Master Plan has been conducted.  Property owners within a 100’ radius have been notified via first class mail by the applicant on 2/25/08 and the meeting agenda has been properly posted.  Advertisement for this major subdivision was published in the 2/21/08 edition of the Cranston Herald.  

2. The proposed subdivision is consistent with the City of Cranston Comprehensive Plan’s Future Land Use Map which designates the subject parcel as “Industrial”.

3. The proposal will not alter the general character of the surrounding area or impair the intent or purpose of the Cranston Zoning Code.  

4. The proposed subdivision 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.

5. The property in question has adequate permanent physical access on Comstock Parkway, an improved public roadway located within the City of Cranston.

6. Significant cultural, historic or natural features that contribute to the attractiveness of the community have not been identified on site.

Premature Findings

7. The proposed subdivision promotes high quality design and construction, will be well integrated with the surrounding neighborhoods and will reflect its existing characteristics.

8. There will be no significant negative environmental impacts from the proposed subdivision as shown on the Master Plan.

9. The proposed subdivision provides for safe and adequate local circulation of pedestrian and vehicular through traffic, for adequate surface water run-off and for a suitable building site. 
10. The design and location of streets, building lots, utilities, drainage and other improvements conform to local regulations for mitigation of flooding and soil erosion.

Conditions of Approval

1. The Preliminary Plan shall depict underground utilities consistent with the performance requirements of the Cranston Subdivision and Land Development Regulations.

2. The Preliminary Plan shall depict fire hydrant locations to the satisfaction of the Cranston Fire Department.

3. The Preliminary Plan shall depict a temporary cul-de-sac with defeasible easements for the proposed phasing of the subdivision.  

4. Applicant shall receive sewer design approval from Veolia Water prior to Preliminary Plan submittal with the Planning Department.  

5. Applicant shall receive design approval from the Providence Water Supply Board prior to the Preliminary Plan submittal with the Planning Department.

6. Future utilization of the individual lots will require the applicant to appear before the Site Plan Review Committee for substantive review.

Aye votes:  Councilwoman McFarland, Mr. Rossi, Mr. Delgado and Mr. Moran.  There were no nay votes.

 PERFORMANCE GUARANTEES
Orchard Meadows

Pending Expiration of Existing Letter of Credit

The Planning Commission took the following action on existing Bristol County Bank Letter of Credit No. 215, in the amount of $127,500:

Upon motion made by Mr. Delgado and seconded by Mr. Moran, the Commission unanimously voted to extend the above referenced Letter of Credit for one additional year, to expire on 3/30/09; in accordance with the Engineering Division’s recommendation.

Aye votes:  Councilwoman McFarland, Mr. Delgado, Mr. Rossi and Mr. Moran.  There were no nay votes.

PLANNING COMMISSION APPOINTMENT-Parks & Recreation Committee
Following a brief discussion, the Planning Commission unanimously voted to appoint Commissioner Robert Cicerone as the Planning Commission delegate to the Parks and Recreation Committee.

FINAL DRAFT 2008-2013 CAPITAL IMPROVEMENT PROJECT
Mr. Pezzullo re-capped the process the Capital Improvement Project has been through to arrive at the present proposal, beginning with the department chair kick-off meeting in December.  This final Capital Improvement Proposal (attached) depicts in gray what was approved last year and in yellow what is proposed this year.  He stated that many departments will need to bond for the out years.  

Mr. Lapolla stated that the administration has not raised objection to this proposal.  He stated that the amounts in the yellow column of the document have already received voter approval.  

Commissioner/Finance Director, Corsino Delgado, stated that the City is in need of a new financial system, noting that the present system is not user friendly.  He stated that several vendors have submitted proposals; what is needed is mostly software.  He expressed the concern that the proposal will not be approved by the voters, therefore, he has included the proposed financial system in the Capital Improvement Project.  He stated that the new financial system will cost approximately $300,000.   Mr. Pezzullo reiterated the IT Department’s rationale, noting that the present financial system went into effect in 1996 and is no longer compatible with current operating systems.  
Councilwoman McFarland asked if the City could possibly piggyback on the School Department’s software package.  If this is not possible, she then asked if this could be funded by the Operating Budget, or possibly $150,000 from the Operating Budget and $150,000 from the Capital Improvement Budget.  Mr. Pezzullo commented, stating that the City Council has the authority to determine if the new financial system is an infrastructure expense.  
Commissioner Charles Rossi expressed concern with this item appearing in both the Operating and Capital Improvement Budgets.  Councilwoman McFarland then asked that a notation be made on the Capital Improvement Project document stating that the funds can come from the Operating Budget.  

In closing this discussion, Mr. Pezzullo stated that he will organize each department’s request by priority.

No public comment was offered on this proposal.

Upon motion made by Mr. Rossi and seconded by Mr. Moran, the Commission unanimously voted to forward this Final Draft of the 2008-2013 Capital Improvement Project document to the Mayor subject to Mr. Pezzullo revision prioritizing the departmental items.
Aye votes:  Councilwoman McFarland, Mr. Delgado, Mr. Rossi and Mr. Moran.  There were no nay votes.

COMPREHENSIVE PLAN UPDATE
Mr. Lapolla stated that the department is almost done with their review of the Open Space Element.  Once complete, there are two more sections and land use, and then public meetings may be scheduled.   

MISCELLANEOUS

Remanded Case
Mr. Lapolla mentioned the proposed Equestrian Estates Master Plan RPD, which was denied by the Planning Commission on November 6, 2007, has been remanded to the Planning Commission for further proceedings.
Phenix Terrace
Mr. Lapolla informed the Commission that the Phenix Terrace project, which received Master Plan approval, has been taken over by the Fish Company.  The project includes 178 units; 76 of which will be deemed “work force units”.

Cranston Print Works
Mr. Lapolla informed the Commission that the Cranston Print Works Company and Cathedral Development Group, Inc., have received the grant necessary for them to move forward on the proposed redevelopment of the Cranston Print Works.  
ADJOURNMENT
Upon motion made by Mr. Moran and seconded by Mr. Rossi, the Commission unanimously voted to adjourn at 9:25 p.m.

Respectfully submitted,

Jason M. Pezzullo, AICP

Principal Planner/Secretary
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