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 I-195 PARCELS AREAS

Parcel  Area       Area

      [square feet]           [acres]

1A           12,378      0.28

2           22,211       0.51

3           16,271       0.37

5           58,711       1.35

6           58,704       1.35

8           36,698      0.84

9           20,264       0.47

10          59,561       1.37

P4          257,301      5.90

17  104,369  2.40

22         113,704       2.61

25           97,951       2.25

27           28,386       0.65

28           58,931       1.35

30           27,645       0.63

31           24,536       0.56

34           67,481       1.55

35         100,383       2.30

36           49,980       1.15

37           23,443       0.54

41           13,037       0.30
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Chapter I
Introduction: Executive Summary

The overall city-building opportunities presented by the realignment of a segment of Interstate 195 (I-195) passing through Providence are well documented and have been the subject of sev-
eral planning processes and documents over a period of almost two decades.  This report builds upon the signifi cant thought and energy already devoted to the planning of the surplus land 
and the neighborhoods impacted by the highway.  The potential redevelopment of the parcels that will become available when the highway relocation is complete- I-Way Parcels- and the new 
streets and open space afforded by the highway’s removal - present tremendous opportunities to reconnect Downcity and the Jewelry District, as well as contribute to the ongoing transforma-
tion of the relationship between Providence and its riverfront.
 
The bold and enlightened planning that has transformed Providence over the past generation is noteworthy, not only for its vision but for its implementation.  The actual realignment of I-195 
is but the latest example of this planning success.  However, the full benefi ts of the project will be judged by how successful the reuse of the parcels is and how well their redevelopment 
catalyzes reinvestment of adjoining areas over time. Without a thoughtful approach to guiding the infi ll of the parcels and the creation of meaningful patterns of public open space, the post-
highway condition may, for years to come, prove to be nearly as much of a deterrent to redevelopment as the overhead highway itself.  This must be avoided. 

This report summarizes issues related to the disposition of the land created by the ensuing demolition of the existing I-195 highway corridor and makes recommendations for the redevelop-
ment of the parcels as a result of a collaborative economic, market and planning analysis.  In total, these parcels comprise 36 acres of new land in Providence’s Jewelry District, Old Harbor, 
Fox Point and College Hill on either side of the Providence River north of the Fox Point Hurricane Barrier.  Individually and collectively, the 18 potential development parcels represent an 
unprecedented opportunity to re-knit Central Providence while enabling downtown neighborhoods to better connect to the Providence River.  

The purpose of this study is not to present a new master plan for the area.  Such has been established through years of deliberative and expert local planning efforts.  Nor is it intended to 
establish a precise valuation of each parcel. The report’s principal purpose is to serve as a guide to inform the process of disposition of the I-Way parcels, keeping foremost in mind conditions 
that may affect implementation.  

The process described below and the fi ndings that follow in this report do not represent the level of scrutiny or analysis required for the due diligence that a potential buyer may conduct.  Nor 
are the studies and recommendations the result of detailed urban design and site planning exercises that would be precipitated by a redevelopment effort.  Rather, the intent of the report is 
to serve as a preliminary, corridor-wide analysis and set of working tools to inform and guide the land disposition process, shepherd the successful implementation of the parcel development 
over time, and encourage the realization of the of the neighborhood revitalization promised by the removal of the I-195 corridor. 

The analysis was conducted by a multi-disciplinary team of planners, real estate advisors and engineers whose varied expertise represents the complex nature of the issues associated with 
implementation.  The process represents a collaboration among the Rhode Island Department of Transportation (RIDOT), the City of Providence and the Rhode Island Economic Develop-
ment Corporation (RIEDC), which oversaw the effort, together with the advisory group which involved City Council Members Seth Yurdin and Balbina Young, Daniel Baudouin from The Provi-
dence Foundation, Edward F. Sanderson Executive Director, Deputy State Historic Preservation Offi cer, and  Clark Schoettle from the Providence Revolving Fund.
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  OLD HARBOR PARCELS 
 POTENTIAL AVAILABILITY

Parcel       Construction      Potential
       Completion      Site

1A        N/A       N/A

2        Fall 2012      Mid 2011

3        Fall 2012      Mid 2011

5        Fall 2012      Mid 2011

6        Fall 2010      Fall 2010

8        Fall 2010      Fall 2010

9        Fall 2010      Fall 2010

10       Spring 2008      Mid 2008

14        N/A       N/A

P1

P3

P4

22        Fall 2012      Early 2012

25        Fall 2012      Mid 2011

27        Fall 2012      Mid 2011

28        Fall 2012      Mid 2011

30        Fall 2012      Mid 2011

31        Fall 2012      Mid 2011

34        Fall 2012      Mid 2009

35        Fall 2012      Late 2009

36        Fall 2012      Fall 2010

37        Fall 2010      Fall 2010

41        Fall 2010      Fall 2010

Jewelry District

Downcity College Hill

Fox Point
41

36
35

34

37

31 30

28
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25
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14
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9
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EXECUTIVE SUMMARY     

OBJECTIVES

The State of Rhode Island Department of Transportation (RIDOT), 
the City of Providence and the Rhode Island Economic Development 
Corporation (RIEDC) have expressed common objectives for the 
disposition and re-use of the I-195 parcels. The analyses and recom-
mendations of this report are intended to maximize the potential for 
meeting those objectives. The objectives include the following:

1.  Tax Revenue 
• Increase the commercial tax base in the City
• Increase income, sales and corporate taxes to the State

2.  Economic Development
• Leverage the presence of area institutions to promote the 
commercialization of research and development including consid-
eration of economic development as part of institutional master 
plan evaluation
• Attract knowledge-based industries
• Create high wage jobs

3.  Urban Revitalization
•  Contribute to the ongoing revitalization of  great neighbor-
hoods  through thoughtful urban design and encouraging the 
development of high quality mixed use space 
• Address the historic character of surrounding properties
• Establish connections to parkland
• Take advantage of the waterfront, transit, highway access, 
and neighboring institutions
• Address relationships to adjacent districts and Downcity

RIDOT also has objectives that are unique to its mission. RIDOT, 
which plans to use the proceeds of property sales to fund a portion 
of the I-195 relocation project, seeks to maximize the value of the 
properties and to receive compensation for them in the near term. 

PURPOSE OF THE REPORT

The report’s principal purpose is to guide the disposition and re-use 
of the I-195 parcels, keeping foremost in mind the above goals, as 
well as conditions that may affect implementation.  Such an unusual 
urban infi ll opportunity may take years to be developed fully. This 
is especially so given the current economic downturn which lowers 
confi dence about immediate redevelopment prospects, and thus 
may skew decisions away from ultimate highest and best use sce-
narios.  Current market conditions will diminish the potential for the 
short term redevelopment of much of the surplus land, and therefore 
realistic expectations for redevelopment are important.  

Likewise, it is critical to recognize the likeliest near term opportuni-
ties to facilitate redevelopment of some parcels.  The disposition 
and implementation of certain key parcels can serve to stimulate 
development on adjacent parcels and diminish the effects what may 
otherwise be long-term vacancies for some of the parcels.  A con-
tinuous corridor of vacant parcel may adversely affect the recent 
improvements seen in Downcity and the Jewelry District if efforts are 
not made to encourage signifi cant development in the near term.  It 
is critical that the initial redevelopment projects establish a standard 
that is worthy of the principles of the planning goals for the I-195 cor-
ridor. In its recommendations, this report attempts to calibrate imme-
diate and longer-term opportunities for each parcel and the project 
as a whole.

Given the conditions described above, RIDOT, the City and RIEDC 
agree that the following underlying principles should guide develop-
ment of the I-195 parcels:

• Providing as much certainty as possible about the conditions 
for redevelopment is a fundamental aspect of planning for a par-
cel’s disposition.  Aspects of planning that are clearly articulated 
and broadly supported will contribute to a positive environment 
for development.  These include zoning (height, massing, density 

and uses), street patterns, parcel confi gurations, open space, 
environmental conditions, fi nancing and subsidies, parking strate-
gies, and timing.

• Encourage expansion of the knowledge economy in the near 
term.  It is important to capitalize on institutional growth and ex-
pansion to redevelop the I-195 parcels at the outset, particularly 
west of the river.  Interest expressed by Brown University and 
Johnson & Wales University developing some of the parcels cre-
ates an opportunity to engage these large employers as leaders 
in the redevelopment of the district.  Given that it may take 20 
years or more to fully develop all of these new parcels and given 
the current real estate market conditions, expansion of the knowl-
edge economy now is the best way to create jobs and attract 
development. It is important to structure arrangements with insti-
tutions in such a way that their space needs can help to leverage 
private investment, as can be done with joint ventures between 
institutions and private developers and institutions serving as 
lead tenants in new buildings.

• Future development will benefi t from a strong vision for the 
public realm that can be implemented through individual projects. 
The public realm should be planned and designed to enhance the 
development potential of individual parcels as well as the char-
acter of the Jewelry District and downtown.  Initially, the public 
realm will create the area’s character until development projects 
infi ll and create the new build environment that will knit together 
Downcity and the Jewelry District.

• Managing the development of this corridor over time to best 
serve the local community and to attract and retain businesses 
and institutions requires well coordinated and collaborative deci-
sion-making.  An entity charged with governance of the parcels 
can become the public champion for the area, helping to build 
consensus and supporting and making adjustments to the goals 
and vision over the years it will take for development to be com-
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pleted. This entity can bring parties together to execute the vi-
sion, addressing such matters as parking strategies, public realm 
plans and implementation, and incentives and subsidies.

SUMMARY OF RECOMMENDATIONS
Recommendations in this report recognize the goals and underlying 
principles that are so important to RIDOT, the City and RIEDC. The 
recommendations address the following:

• Highest and best use of the parcels; 
• Zoning changes and design guidelines to support the recom-
mendations pertaining to urban form, bulk and mass and parking;
• Environmental conditions and permitting;
• Disposition timing and methods; 
• Development incentives; and
• Potential roles of the public and institutional sectors in the dis-
position, management and development of the surplus parcels.

1.  Highest and Best Use of Parcels
In the near term, there is likely to be little or no private sector de-
velopment given the recession, lack of demand and constrained 
capital markets.  Therefore, this report takes a longer term view to 
determine highest and best use of parcels based on historic condi-
tions, adjacencies and parcel confi gurations.  The parcels to the east 
of the river, located near residential and mixed use neighborhoods, 
are best suited for residential uses with some hotel use, offi ce and 
ground fl oor commercial. Publicly accessible open space is encour-
aged on Parcel P1 with the potential for open space and waterfront 
access on Parcels 10 and 1A.  Parcels to the west of the river should 
be developed to capitalize on the presence of strong institutions with 
offi ce/research and development and hotel uses complementing the 
institutions. Residential use is recommended next to the park that 
will be created on Parcel P4, and near Johnson & Wales University.  
There will be demand for a small amount of retail, which should be 
located to enliven main streets, and for parking structures.

The report includes recommendations for each parcel, and explores 

options for realigning some streets and combining some adjacent 
parcels.

2.  Zoning Changes and Design Guidelines
Implementing the recommended urban design and parking recom-
mendations will necessitate zoning revisions.  The recommended 
changes address bulk and mass of buildings, urban form and park-
ing. In addition, plans and studies completed prior to this report 
made recommendations that also merit implementation.  It is impor-
tant to ensure that zoning is written to encourage fl exibility but that 
expectations are aligned with market conditions

Bulk and Mass 
• Select one of two methods for controlling height by either 
mandating height or setting height limits that may be increased in 
exchange for public benefi ts;  
• Calibrate incentive based regulations with demand to ensure 
that the public benefi ts are likely to be exercised;
• Remove minimum lot area per dwelling requirements to refl ect 
the urban context;
• Regulate height by stories, rather than feet, to allow for fl ex-
ibility for developers and variation in the sky line.  This will also 
be benefi cial for research and development uses, a use that is 
encouraged on some of the parcels. Research and development 
facilities typically have higher fl oor-to-fl oor heights than do offi ce 
buildings.

Urban Form
• Limit on-site surface parking along the street edge;
• Control surface parking as a principal use;
• To create more vibrant neighborhoods, encourage mixed use 
buildings and districts; require active elements along the street 
edge; and limit surface parking along the street edge of parcels;
• Use design review, through the existing Downcity District 
Design Review Committee or a new committee for this area, to 
maximize the quality of development;

• Codify the urban design guidelines recommended in the 
Jewelry District Framework Study,  the Providence 2020 and 
Providence 2000 Comprehensive Plans to further encourage ac-
tive, ground fl oor uses; mixed use development; and sustainable 
design. These studies and plans also address guidelines for bulk 
and mass and the design of structured parking facilities.

Parking 
• Consider creating a Parking Management District.
• Allow off-site parking to count towards on-site parking require-
ments.
• Offer parking reduction credits in tandem with measures that 
reduce parking demand.
• Extend restaurant parking exemption to additional uses.
• Enable parking models that encourage mixed use develop-
ment.
• Utilize fee in-lieu of providing off-street parking spaces.
• Consider unbundling residential parking requirements.

3.  Environmental Conditions
As may be expected for parcels of land that housed industrial uses 
as well as support a highway, releases of oil and/or hazardous ma-
terials may be present. There is no information available indicating 
that an environmental assessment was ever undertaken to identify 
the presence of hazardous materials or of the associated costs or 
schedule ramifi cations required to address potential clean up. The 
value of a parcel will be impacted by the actual environmental condi-
tions, and the uncertainty can be an impediment to the real estate 
transactions potentially delaying fi nancing. This impediment can be 
alleviated through an environmental assessment of the parcels to 
better understand the costs, regulatory requirements and schedule 
ramifi cations that any contamination may present.  This report sug-
gests that the Phase I and if needed, Phase II, Environmental Site 
Assessment process may begin as soon as possible. Details of 
the process are included in the Environmental Summary section of 
this report. The assessment activities are all potentially eligible for 
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brownfi eld assessment funding through the United States Environ-
mental Protection Agency (USEPA) and RIDEM, and RIEDC or the 
City of Providence would be eligible for funding.  RIEDC has already 
applied for to USEPA for two grants for fi scal year 2009 that could be 
used for these parcels.

4.  Disposition Timing and Methods
RIDOT should sell when parcels are available if it needs all projected 
revenue immediately. However, given the current deep recession, 
the value of the land is likely to be substantially less than it will be 
when market conditions improve. If RIDOT can be patient, it is rec-
ommended that sales transpire when market conditions are favor-
able for the proposed use of each parcel, as shown in the parcel by 
parcel recommendations in the Disposition Strategies section of this 
report, rather than sell immediately to private parties which may hold 
the land for a long time before developing.  Depending on the timing 
of sales, it is also suggested that RIDOT offer some parcels together 
in the same offering to allow for bids to be made for the assemblage 
and/or for parcels individually.

That said, there are some parcels that Brown University and John-
son and Wales University have expressed interest in acquiring.  In 
order to leverage the institutional presence to encourage private sec-
tor development and occupancy, especially for life sciences, those 
parcels should be committed to the institutions when they become 
available. 

This report recommends that an entity such as the RIEDC or the City 
of Providence be designated as the project champion for developing 
the I-195 parcels.  If that recommendation is pursued, an arrange-
ment could be made whereby RIDOT transfers land to that entity or 
engages the entity as its agent.

5.  Development Incentives
Financial analyses prepared for the parcel options shown in this 
study indicate the need for economic incentives, especially for hotel, 

offi ce/research and development, and parking uses.  It is assumed 
that residential development can proceed without incentives when 
the residential market had stabilized, except for any affordable hous-
ing that may be desired. The Disposition Strategies section of this 
report lists a number of possible incentives. Some of these are avail-
able through standard channels, such as bond fi nancing, loans and 
equity investments; grants; or income tax incentives.  Others, such 
as partnerships with institutions and a parking strategy, will take cre-
ative collaborations among parties dedicated to achieve the common 
goals for the project. 

6.  Roles for Public and Institutional Sectors
The report explores a range of possible roles for government, rang-
ing from low to high level of involvement, and describes possible 
roles for institutions.  However, successful projects are driven by 
entities with vision, drive, expertise and focus, and it is essential to 
have one entity serve as a highly involved project champion.  The 
same will be true for Providence.  It is recommended that RIDOT 
consider naming a lead entity to provide the overall coordination for 
the redevelopment of the parcels on its behalf.  Both RIEDC and the 
City of Providence have the capabilities to take on this responsibility 
and the project is well within the scope of their missions.  Each gov-
ernmental entity would, of course, carry out its traditional responsibil-
ities for activities relating to development, such as zoning, permitting 
and the disposal of properties. The project champion would bring all 
the players together and advance the plan for the project. 

The City or RIEDC might acquire all or only key parcels from RIDOT, 
buying those parcels where public involvement can make a signifi -
cant difference to achieving public benefi ts. These include parcels 
that institutions are interested in acquiring, parcels slated for open 
space and parking structures.  The City or RIEDC will then have the 
fl exibility to negotiate the terms of subsequent sales to encourage 
institutions to partner with the private sector, to arrange Payment in 
Lieu of Tax Agreements, to promote a parking management plan and 
help to develop a parking garage, and for other arrangements de-

scribed herein. 

RIDOT can control the timing of the sale of the parcels and their 
interim management. If it needs to sell as soon as parcels are avail-
able, it can cooperate to sell parcels to the City or RIEDC and to sim-
plify the process of addressing the rights of former owners.  RIDOT, 
with RIEDC and the City, can also play a signifi cant role in marketing 
the parcels to ensure that there is broad and strong competition and 
to attract buyers sympathetic to the goals for the project.

RIEDC can also assist with marketing the properties, providing eco-
nomic development incentives and fi nancing, and coordinating the 
parties, as it has for this report.

Institutions can also play a key role by coordinating their planning 
with the plans and goals for these parcels and other city plans, 
creating partnerships with developers or serving as lead tenants in 
privately-developed buildings, marketing to life sciences companies, 
perhaps sharing facilities among institutions, and coordinating trans-
portation management activities.

To succeed, a collaborative effort is essential, and that effort should 
be led by a single entity capable of building consensus and bringing 
to reality Rhode Island’s long-term vision for the I-195 corridor and 
its role in the ongoing revitalization of the city.
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SUMMARY OF THE PROCESS

The scope of work to conduct the analysis represents an approxi-
mately three-month effort which consisted of the following process:

DATA GATHERING
The team began the process by reviewing the planning documents 
to date to formulate an informed foundation for the exercise.  The 
report includes a list and summary of the documents reviewed as 
background material.  In a parallel effort, the team assembled the 
most recent base map information of the I-195 corridor and the abut-
ting districts, and conducted its own fi eld surveys and existing condi-
tions analysis along the highway and the adjoining neighborhoods.

The consulting team conducted a number of fact-fi nding meetings/ 
interviews with public and non-profi t constituencies within the city 
and state including:

• RIEDC
• RIDOT
• City of Providence Department of Planning and Development
• The Providence Foundation

The team also met with members of the Advisory Committee which 
consisted of City Council Members Seth Yurdin and Balbina Young 
and Edward F. Sanderson, Executive Director, Deputy State Historic 
Preservation Offi cer.

In addition, the team met early in the process with representatives 
of Brown University and Johnson & Wales University to discuss their 
respective interests in some of the Jewelry District parcels and to get 
a better understanding of each institution’s planning initiatives rela-
tive to the parcels and the broader urban context.  

This initial phase of the process also included the assembly of eco-
nomic data and market research to identify the current and historic 
economic conditions for Providence and the study area in particular.  
The team also interviewed parties that have developed mixed use 
and life sciences projects in other cities. This information was then 

used to formulate the parcel planning and capacity analysis, the 
evaluation of potential uses and densities, the potential models for 
public, private and institutional partnerships in development and the 
recommended disposition strategies for each parcel.

Another key element in the data gathering stage of the process was 
public input the team garnered from its participation in the Downtown 
public charrettes held in late October, 2008. These forums, part of 
the “Providence Tomorrow: the Interim Comprehensive Plan 2007” 
update proved to be an informative backdrop to the study and a 
useful synthesis of the planning issues affecting the redevelopment 
of the surplus land.  The charrettes also provided a sense of other 
Downtown planning initiatives that may infl uence the I-195 parcels 
and the effort to rezone the areas around the corridor.  The session 
that focused on the current state of the proposed riverfront park also 
helped identify the goals and opportunities for the planned open 
space parcels and their relationship to the broader array of develop-
ment parcels.

PARCEL PLANNING, CAPACITY AND HIGHEST AND BEST USE 
ANALYSIS
With the fi ndings from the data gathering and existing conditions 
summary phases, the team undertook a preliminary planning study 
of each parcel with the intent of determining the following:

• Potential development scenarios;
• The opportunities and limits on development given the pro-

posed parcel dimensions and confi gurations;
• The potential capacity and range of relative densities of each 

parcel;
• Preferable land uses given the context, site dimension, zoning 

regulations and prior planning studies; and
• Likely frontages, orientations and potential development pat-

terns for parcels. 

As part of these studies, the team explored potential adjustments to 
the proposed street alignment and parcel delineation and assessed 

of the potential pros and cons of alternative parcel and street lay-
outs.

These capacity and highest and best use studies were also informed 
by, and in turn tested against, the fi ndings of the economic and mar-
ket analysis to suggest how the market may respond to the redevel-
opment opportunities presented by the surplus land.  In particular, 
the studies focus on and how issues of zoning, absorption, timing of 
disposition and potential development mechanisms may infl uence 
valuation and implementation.
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Chapter II
Summary of Existing Planning Documents

Chronology of Studies and Plans Related to the I-195 Relocation,

1989   Initial RIDOT proposal to reconstruct in place

1990   Providence Foundation/City of Providence hire W. D. Warner, Architects & Planners

1990   Governor directs RIDOT to include relocation option

1992   I-195 Old Harbor Plan, W. D. Warner.  Adopted by CPC and Council as part of 

   Comprehensive Plan, later cited in Final EIS as guiding document.

1991-1996  Environmental Impact Statement [EIS] Process

1993   Providence 2000: The Comprehensive Plan

1996   Memorandum of Agreement [MOA] with RIHPHC and  Secretary of Interior

1999   Jewelry District Concept Plan

2000   Amended MOA

1997-2002  Old Harbor Project Advisory Committee- Old Harbor Plan revisited [not adopted]

2006   Providence 2020, by Sasaki

2006   Design Competition for Eddy’s Point Park

2007   Providence Tomorrow: The Interim Comprehensive Plan 

2008   Jewelry District Framework Study

2008   Fox Point  / College Hill / Wayland Neighborhood Planning Charrette

2008   Downtown Neighborhood Planning Charrette
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The I-195/Old Harbor Plan basic concept was ‘to return the old 
harbor to its historical status as unifying focus and gateway of the 
city’. As such, the plan established a continuous street pattern with a 
balanced mix of land uses, guaranteed access to the waterfront, and  
included a program of implementation and funding.
The Plan elaborated on ten lines of action: 

1. There should be low density for the waterfront development;
2. Residential development should be encouraged;
3. The plan should build on previous plans’ recommendations;
4. Offi ce space should be limited to the fringe area of the fi nan-

cial district;
5. The western area should be available to accommodate the  

expansion of institutions as the Rhode Island Hospital and 
Johnson & Wales University;

6. The east side development should expand the existing resi-
dential and commercial uses;

7. Sites for public attractions should be identifi ed;
8. The need of increased public transportation by land and water
9. The need of walkways and corridors to link adjacent districts;
10. Dedicate signifi cant portions of the land for open space uses. 

The plan identifi ed 44 acres of right of way to be liberated by the re-
location of I-195, and proposed to enlarge the area by an additional 
26 acres of land for potential development. The development poten-
tial of the I-195 /Old Harbor Plan included 1.6 million square feet of 
offi ce and retail space, a 300-room waterfront hotel, 620 dwellings, 
400,000 sf of institutional space, parking garages for 5,000 cars, and 
700,000 sf of multipurpose fl exible space. 
Although the  I-195 Old Harbor Plan did not include a marketing 
study, it referred to the 1986 Providence Strategy Plan in its develop-
ment comparisons.
East to the Old Harbor, the plan identifi ed 19 acres of land in the 
I-195 ROW, nine targeted as parks. In addition, commercial uses 
along both sides of Wickenden Street,  residential uses north along 
South Main Street, and mixed use, commercial or residential devel-
opment north the hurricane barrier were the main features proposed 
by the plan. A municipal parking garage was targeted as key for the 
development of the area [serving Wickenden Street business during 
the day, Corliss Landing restaurants in the evenings, and the church 
on Sundays], and also allowing housing development in the surface 
parking lot close to the church.

OLD HARBOR PLAN, 1992 [and updates]                                 Sponsors – City of Providence, State of Rhode Island, The Providence Foundation                            [Images from the original plan document] 
by William D. Warner, Architects and Planners
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JEWELRY DISTRICT CONCEPT PLAN, 1999                            Sponsors – Jewelry District Association and the City of Providence                    [Images from the original plan document] 
by Thompson Design Group + Community Design Partnership in association with Howard/Stein-Hudson Associates, Inc. • Melvin F. Levine & Associates • Boelter & Associates

Opportunities as stated in the plan:

• Create a regionally competitive area 
for new businesses and employ-
ment including medical support 
businesses and design arts busi-
nesses.

• Fill a market niche for live/work loft 
style residences in a fl exible, eclec-
tic district.

• Undertake adaptive reuse projects 
in historical industrial buildings to 
create a rich mix of old and new 
architecture and to provide diversity 
and choice for residences and busi-
nesses.

• Add a cultural dimension to Provi-
dence in the form of a design arts 
oriented district that further inte-
grates local educational institutions 
with the commercial and cultural life 
of the community.

• Provide access to the waterfront, 
extending and expanding Provi-
dence’s waterfront identity.

• Create strong public spaces, street 
and walkway networks that restore 
connections between the District, 
Downcity and surrounding neigh-
borhoods, and that integrate new 
infi ll developments with the existing 
context.

• Create pedestrian-focused streets 
and introduce multiple modes of 
transportation.
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The plan aimed to articulate common objectives for the metropolitan 
area, focussing on four main areas. Seven principles were set up as 
guiding features:

1. Connect the neighborhoods to downtown and the waterfront; 
2. Link the Valley to the Bay with transit and a continuous wa-

terfront esplanade; 
3. Position each district according to it unique assets to pro-

mote diverse mixed use environments; 
4. Create a network of pedestrian-friendly streets; 
5. Design parks and surrounding development as an integral 

place;
6. Celebrate great architecture in both old and new buildings; 
7. Develop shared parking in strategic locations; 

The section referring to the Jewelry District proposed a mix of offi ce, 
research, and academic uses balanced with residential and service 
retail uses at ground level. In this sense, the plan identifi ed opportu-
nities for both the public and the private sectors. The plan identifi ed 
the following public projects:
• Ship Street Harbor Landing Park, the fi ve acre park at the 

convergence of Dorrance and Ship Streets was the major civic 
space proposed. As such, the plan proposed to maximize its 
perimeter to get the highest value for the parcels surrounding it;

• Waterfront edge parks and a smaller park were proposed in the 
Interstate right of way between Clifford, Friendship and Claver-
ick Streets to serve as gathering space for residents and stu-
dents.

• The Garrahy public parking garage was proposed;
• A pedestrian bridge was included, and
• Multimodal access to the site, with a central transit spine along 

Eddy and Dyer Streets was also part of the Plan.

The plan suggested possible private/institutional partnerships:
• Institutional expansion: The plan identifi ed Brown University, 

Johnson and Wales University, Rhode Island Hospital, and  
Women and Infants Hospital as potential future re-investors on 
site.

• Economic Development Strategy: Knowledge/Creativity/Innova-
tion targeting fi ve Industry Clusters: Arts and Culture, Knowl-
edge Creation, Biomedical Science, Creative and Information 
Technology, and Design and Business Innovation;

• A heritage harbor museum was suggested; and 
• Private Development of offi ce/mixed use space was included 

The plan developed addressed implementation strategies and 
possible funding sources. City incentives could include new zoning 
and allowances for application of density bonuses; parking waivers, 
negotiated parking ratios, and public fi nancing of parking structures; 
land and capital improvements through tax increment fi nancing 
(TIF), creating public/private partnerships; and tax abatement on a 
project-by-project basis to trigger private projects, usually by short-
term tax abatements and implementation of a schedule for gradual 
increase over a 10-year period.
The plan mentioned other programs available, like the combined 
federal and state historic tax credits program, the federal low-
income tax credits, the State’s 10 percent investment tax credit for 
enterprise-zone tax credits, or grants for brownfi elds remediation.

PROVIDENCE 2020 PLAN, 2006                             Sponsored by – City of Providence          [Images from the original plan document] 
by Sasaki Associates Inc.

Existing and proposed building heights

Promenade

Jewelry 
District

Narragansett 
Bayfront

Downcity / 
Capital Center
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The Providence Knowledge Economy Initiative targeted the following 
primary objectives:

• Fostering collaboration among academic, medical, industrial 
and civic assets;

• Boosting the commercialization of research conducted in the 
region;

• Increasing jobs and tax base for Providence;
• Increasing competitiveness for knowledge-based industries in 

attracting and retaining skilled workers to meet the demands 
of the Knowledge Economy; and

• Delivering a sustainable governance structure for the Provi-
dence Knowledge Economy 

The study followed several steps collecting:
-   Qualitative Data Collection and Analysis

• Literature review of recent reports produced by EDOs and 
others in the state and city;

• Asset inventory of all educational and research institutions;
• Mindset Survey of several hundred people, representing mul-

tiple industries across Greater Providence.
-   Quantitative Data Collection and Analysis

• Federal Funding Data from all Federal Agencies for the last 
six years;

• Private sector research & development data for the last six 
years;

• Patent data for Providence and Rhode Island over the last ten 
years; and

• Venture capital data and industry investment areas for the last 
six years.

-   Interviews & focus groups of over 60 individuals
-   Competitive Landscape Analysis, including Case Studies on 
Global Best Practices
-   Opportunity Identifi cation & Strategic Recommendations

The study identifi ed fi ve unique targets of opportunity to leverage 
assets and capacities across academic, industrial, entrepreneurial, 
public sector, and investor areas:

•  Environmental and Alternative Energy;
•  Preventative Medicine and Behavioral Sciences;
•  Medical Devices and Rehabilitative Services;
•  Facility and Spatial Design (including Logistics);and
•  Product Safety and Design

As main issues incorporated, the study included:
• Report 1A: Knowledge Data Analysis
• Report 1C: Case Studies:

1. The Role of Universities in the Larger Economic Develop-
ment Agenda of the Region: Philadelphia and the Univer-
sity of Pennsylvania

2. Formation of Regional Knowledge/ Technology Initiatives: 
Detroit

3. Synergies with other New England Urban Knowledge 
Economies: Boston, Sillicon Valley, Washington DC

4. Regions that are working to attract jobs and investment 
despite high taxes, high cost.

5. Case Study 5:The Successful Integration of a Hospital 
Complex into a Larger Biomedical Cluster

• Report 3: Knowledge Asset Inventory [ highlighting each of 
the relevant assets based on their areas of strength,  
and their roles in the current Providence Knowledge Economy
Report 4: Targets of Opportunity & Implementation Strategy

PROVIDENCE KNOWLEDGE ECONOMY, 2004                        Sponsored by the Greater Providence Chamber of Commerce and the Providence Foundation         [Images from the original plan document] 
by New Economy Strategies, LLC.
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PROVIDENCE TOMORROW:  THE INTERIM COMPREHENSIVE PLAN, 2007           Sponsored by – City of Providence         [Images from Neighborhood Charrettes, October-November 2008]
 

Providence Tomorrow: The Interim Comprehensive Plan was ad-
opted by the City in December 2007, replacing the previous com-
prehensive plan [Providence 2000]. Providence Tomorrow sets out a 
planning framework that requires the creation of neighborhood plans 
for every neighborhood in the City over a period of two-three years. 
Once neighborhood plans have been completed, Providence Tomor-
row will be updated to refl ect the more detailed analysis conducted 
through the neighborhood planning process, particularly with regard 
to changes in land use and zoning.

The neighborhood planning charrette for the downtown was held in 
October 2008. At the conclusion of that charrette, a series of guiding 
principles was proposed to guide the future development of down-
town, including:

• Maintain  unique identity of diverse block sizes, eclectic urban 
fabric, and varied building sizes, mass, and character;

• Improve connections to the waterfront and to adjacent neigh-
borhoods and districts;

• Strengthen urban fabric of important corridors – Dyer, Rich-
mond, Chestnut;

• Establish building heights: new infi ll development should re-
spect scale and proportion of context, but with a contemporary 
and “hip” design aesthetic;

• Improve streets and circulation, and pedestrian safety and con-
nectivity at Point Street and Clifford Street bridges

• Improve open space
• Encourage retail;
• Provide parking;
• Improve transit;
• Encourage a mix of offi ce, institutional, residential, and mixed-

use development to Support Knowledge Economy;
• Promote sustainability;
• Create opportunities for the knowledge industry; and
• Support the notion of culture, museums, visual arts, and perfor-

mance arts shared with residents, universities, and the city.

Above, Image from the Fox Point / College Hill / Wayland Neighbor-
hood Charrette, November 2008

Above, Image from the Downtown Neighborhood Charrette, October 
2008, by Design Collective.
Bellow, Image of the winning proposal for the East Side Park, 2006, 
by Brown, Richardson, and Rowe.
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The plan identifi ed the Jewelry District/ Old Harbor as unique among 
Providence’s neighborhoods because its vital, balanced, and rich 
mixture of institutional, commercial, residential and cultural uses. 
The study area comprises some 146 acres of land, including streets 
and parcels in the Jewelry District/Old Harbor, land released in the 
I-195 relocation, and adjacent blocks impacted by realignments.
There are nearly 4.3 million square feet of building area in the dis-
trict, excluding the buildings that contain utility facilities, reaching a 
standard density measure for these existing uses of about 1.2 FAR.
The study identifi ed limited demand for new uses under current and 
projected conditions but pointed out substantial interest and opportu-
nities for new and expanded institutional uses. The greatest demand 
and activity was expected to be generated by Johnson & Wales and 
Brown Universities. 

The Jewelry District was positioned as a center for research and 
development in Providence. Due to its proximity to research universi-
ties and hospitals, the Jewelry District offers key locational advan-
tages for creating fl exible biotech space. The plan pointed out the 
need to incorporate both institutional and public sector commitments, 
involvement and incentives to  the site to consolidate  signifi cant 
research and development activities or investment in facilities of this 
kind.  
 
Regarding the I-195 Parcels in the Jewelry District/Old Harbor, the 
plan envisioned the incorporation of pedestrian and open space 
networks enhancing key connections with the surrounding areas. 
This way the future uses would serve as catalysts for other desirable 
development fulfi lling the vsion for the district.

The study identifi ed three major planning topics:
1. Strategies to create and maintain a mixed-use district, like the 

defi nition of land use targets for mixed use, implementation 
tools like the creation of development incentives for desirable 
uses, and the use of performance standards;

2. Strategies for economic development, setting minimum devel-

opment goals as part of zoning or other mechanisms, reinforc-
ing competitive advantage, and leveraging institutional invest-
ment.  The importance of a successful parking strategy, and a 
clear phasing program are key in this concern; and

3. Improving connectivity at different levels [internal, external, 
open space] and setting design guidelines to produce a co-
herent and connected network of spaces.

 The study recommended these future steps:
• Additional planning and rezoning for the district;
• A formal process to plan for the I-195 parcels;
• An open space plan and implementation strategy to create a   

connected parks and open spaces through the district;
• Creation of a signature pedestrian bridge across the river; 
• A parking plan and development strategy to facilitate the pro-

vision of structured parking at key locations;
• Public and private partnerships to achieve the “shared vision”;
• Development incentives to create a use mix, including resi-

dential uses, neighborhood retail and cultural activities;
• Strategies for improving roadway, streetscape, and transit; 

and
• Management, maintenance and sustainability of public spaces 

and infrastructure

JEWELRY DISTRICT/OLD HARBOR PLANNING FRAMEWORK STUDY, 2008        Sponsors – Jewelry District Association and Providence Foundation       [Images from the original plan document] 
by The Cecil Group, Economics Research Associates, Maguire Group 
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Chapter III
The Real Estate Market

RIEDC’s scope of work for this engagement called for an analysis of market conditions in light of target markets and highest and best uses of the properties.  RIEDC provided recent planning 
and development studies, recommending that the CKS team draw on information that had already been provided as a base for the analysis. 

The studies are listed in the appendices. Jones Lang LaSalle’s Research Group and Capital Markets Group contributed to the national and regional analyses, and other industry sources, 
also listed in the appendices were consulted. 
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CONCLUSIONS

This study coincides with a national recession that will impact the 
marketability of the I-195 properties in the short term, given the 
limited availability of capital and downturns in real estate markets.  
When the economy comes out of the recession, the area may be 
very attractive for development, given its highway access, proximity 
to institutions, and vacant land that could be redeveloped.  

However, demand for development needs to be put in context. Provi-
dence has been a steady, reliable offi ce market over the past years 
in terms of investor interest and an increasingly attractive place to 
live, given the City’s attention to urban revitalization. Nonetheless, 
over the past twelve years, Providence has absorbed only 641,000 
square feet (SF) of offi ce space, not including 1.395 million SF pur-
chased by the institutions over the past ten years, for an average of 
53,000 SF per year. Over 400,000 SF of offi ce space may become 
available in the next few years as noted in the Offi ce Market sec-
tion below.  If the absorption rate returns to that twelve-year average 
after the recession, it would take eight years for all that space to be 
occupied.   However, the City of Providence is actively engaged in 
efforts to attract more companies and increase the offi ce space ab-
sorption rate, and the City understands that its long-range physical 
planning needs to include room for that growth.

One of the great strengths of Providence and the area around the 
I-195 properties, especially those to the west of the river, is the pres-
ence of educational and health care institutions.  The institutions can 
be key partners in attracting research and development companies 
seeking to locate near them. Brown University would like to acquire 
three of the parcels and plans to build a medical school nearby. 
Johnson & Wales University’s master plan1  outlines a program that 
includes some of the I-195 parcels, and the University hopes to de-
velop educational facilities and to partner with private entities to cre-
ate other space, such as a training hotel.  The Disposition Strategy 
section of this report addresses the opportunity to leverage institu-

1  Johnson & Wales University Providence Campus Master Plan, Sasaki, 
December 2007

tions for development of the I-195 parcels.

There is limited demand for new retail on the area surrounding the 
I-195 parcels but as development occurs, there will be opportunities 
for ancillary retail.  Depending on the extent to which housing is de-
veloped in the Jewelry District and on the I-195 parcels, there could 
also be demand for a small grocery store.

Housing is currently overbuilt in Providence, and there is approxi-
mately 28-30 months of for-sale supply available at current absorp-
tion rates. The demand for the I-195 parcels for housing will likely 
be low in the near term but may increase over time as the Jewelry 
District becomes more attractive, the institutions expand, and a new 
park is built on the waterfront.

NATIONAL AND GLOBAL ECONOMIC CONDITIONS

Many economists entered 2009 predicting a very challenging year 
for economic performance around the globe, with recessionary 
trends continuing in the developed world at least through mid-year. 
Prospects for recovery later in 2009 or early 2010 still depend largely 
on continued improvement in the fl ow of credit and the success of 
the fi scal and economic stimulus packages created by central banks 
and governments around the world. A prerequisite to recovery is a 
restoration of confi dence from businesses and households. This will 
require fewer shocks from the global fi nancial system this year and a 
stabilization of the balance sheets of the world’s major banks. 

STIMULUS PLANS
Historically speaking, monetary and fi scal programs require 12 to 18 
months to have their intended effect of stimulating economic growth. 
The various monetary and fi scal stimulus programs enacted in 2008 
may have staved off depression and stabilized many fi nancial in-
stitutions, but they have yet to affect recovery. In the United States 
(U.S.), a massive fi scal stimulus plan in excess of $750 billion is 
in the works from the new Obama administration, and the Federal 
Reserve (Fed) is expanding its balance sheet to provide additional 
liquidity to the market. 

However, unless banks are willing to lend, the monetary expansion 
alone will not have its intended effect. Under current conditions, 
banks have been reluctant to increase their lending due to the ongo-
ing risk of asset price defl ation, borrower default risk and the need 
to preserve capital for potential future write-offs. One way central 
banks are attempting to ease credit conditions involves the purchase 
of government bonds (or other assets) from banks to increase the 
money supply. The Fed is pursuing a version of this policy called 
“quantitative easing,” effectively “printing money,” providing the cash 
available for banks to loan and the private sector to borrow. How-
ever, for this monetary policy to take hold, there needs to be fi scal 
stimulus, which are spending programs by central governments that 
create demand by businesses for new funds and investment. 
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TRENDS
The economic recession continues to worsen.  Consumer confi -
dence, business investment, housing investment, consumer spend-
ing, industrial production and home prices continue to decline 
rapidly.  The recession is on track to be the worst since the Great 
Depression.  

GDP fell 3.8 percent in the fourth quarter of 2008 and may be re-
vised downward. Total GDP growth for 2008 is expected to be only 
slightly over one percent.  However, GDP is expected to contract 2.5 
percent in 2009.  

The Consumer Confi dence Index declined 2.3 percent in January 
and is the lowest since it was fi rst tracked in 1977.  The Business 
Confi dence Index is also at its lowest level since it began to be 
tracked in 1992.  

EMPLOYMENT
In January 2009, the U.S. economy shed 589,000 jobs.  Nearly three 
million jobs were lost in 2008 and another 3.5 million are expected 
to be lost in 2009.  Unemployment reached 7.2 percent at year-end 
and is expected to trend upward throughout 2009, peaking above 
9 percent in 2010. This recession is on track to post the worst job 
losses since World War II.  

The only sector that continues to add jobs is health care services.  
All other sectors are seeing large job cuts with manufacturing and 
business professional services seeing the largest job losses. Geo-
graphically, the only job growth was in energy states (e.g., TX, OK, 
LA). Future job growth will continue to favor Sun Belt cities.  

MARKET DEMAND
Real estate demand is very weak.  All property types except apart-
ments saw negative net absorption in 2008.  Although each property 
type faces moderate levels of new supply in 2009, such weak de-
mand will pUSh effective rental rates down and vacancy rates up. 

Apartment vacancies ran 6.6 percent in 2008 and are expected to 
climb to 7 percent in 2009.  Job losses will limit new household for-
mation, thereby hurting net absorption. 

Demand for retail space is weak amid declining retail sales and re-
tailer bankruptcies. The vacancy rate for non-mall retail centers was 
8.9 percent at the end of 2008 and is projected to increase to ten 
percent in 2009 and continue to climb to eleven percent in 2010.  

Hotel occupancy rates declined to 60.4 percent in 2008 and are pro-
jected to drop to 58 percent in 2009 and 2010.  Revenue per Avail-
able Room (RevPar) declined to $64.37 in 2008 and is projected to 
decline to $60 in 2009 and 2010.  

The U.S. offi ce vacancy rate already increased by two full percent-
age points in 2008 to 15.4 percent at year-end, with effective rents 
declining by a range of ten to thirty percent, depending on the mar-
ket. This decline easily could continue in 2009.

LENDERS AND INVESTORS
Banks have recorded signifi cant losses and, as a result, have tight-
ened credit conditions (e.g., requiring lower loan-to-values, increas-
ing debt service coverage, etc.). The Commercial Real Estate Mort-
gage Rate has risen to seven percent and most likely will continue to 
increase in 2009.  Commercial Mortgage Backed Security (CMBS) 
issuance in 2008 was down 95 percent from 2007 issuance.  New 
issuance in the second half of 2008 and the fi rst few months of 2009 
was virtually non-existent   Apart from fi nancing available for apart-
ments from Fannie Mae and Freddie Mac, the secondary commer-
cial mortgage market has evaporated.

Investors are now forced to begin the long and arduous process of 
renegotiating debt or attempting asset sales. Offers for the sale of 
distressed Real Investment Trust (REIT) portfolios in the retail and 
industrial segments have been met with cool receptions at best. It 
is unlikely that the owners of these portfolios will receive the prices 

they are now asking. With no current alternative to securitized loans, 
many fear additional defaults will undermine future recovery. 

CORPORATIONS
A rapid transition has occurred among corporate occupiers from 
growth mode at
the end of 2007 and beginning of 2008 to what is now survival mode. 
Many major corporations around the world still are responding to 
the downturn in their businesses, and increasingly, their responses 
include signifi cant workforce reductions that will likely continue for 
at least the fi rst two quarters of 2009. In this uncertain environment, 
corporations remain apprehensive about committing to longer-term 
leases. Projects with longer payback periods are being abandoned in 
favor of options that emphasize short-term fl exibility. Those corpora-
tions that are either in relatively strong fi nancial shape, or will shortly 
be, are entering into an opportunistic mode.

Aggressive corporate real estate teams already are moving to mini-
mize their company’s overall space obligation by reducing space 
standards, cutting the size of offi ces and work stations and subletting 
space. There is no doubt that occupiers will become more “forensic” 
about their portfolios and the markets in which they are or wish to be 
situated. 

RECOVERY?
While a clear forecast remains elusive, several key signs of eco-
nomic progress are emerging. Contraction in output will continue 
through mid-year 2009, which would make this U.S. recession the 
longest in modern history, with a low recovery likely in 2010. Despite 
these challenges, 2009 is likely to bring some very important turning 
points and potential precursors to an ultimate recovery. There are a 
number of hopeful signs. The U.S. residential market could stabilize 
later this year, which is a necessary precondition of broad economic 
improvement. From a national standpoint, housing is becoming more 
affordable, and as prices fall, some of the most damaged markets 
will begin to see sales volumes increase.
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The U.S. government’s investments in residential mortgage-backed 
securities and interest rate reductions mean lower mortgages rates 
are available for homeowners and buyers.
As 30-year fi xed rates dip below 5 percent, applications for refi nanc-
ings have increased rapidly, and some homeowners with adjustable-
rate mortgages (ARMs) originated in 2004 through 2007 may actu-
ally benefi t from mortgages that adjust at lower rates. This should 
stimulate the economy and slow the tide of foreclosures, slow the 
pace of housing price decline, and help bring unsold inventories 
back down from peak levels. Once this process begins, the exist-
ing residential securitized debt held on fi nancial institutions’ balance 
sheets can be revalued and monetized and/or upgraded to tier one 
capital, which should improve banks’ ability to lend.

The U.S. took an important step on the regulatory front when the Fed 
introduced the Troubled Asset Relief Program (TARP) Reform and 
Accountability Act. This legislation granted authority to the U.S. Trea-
sury Secretary to take any action “to establish or support facilities 
to support the availability of commercial real estate loans, including 
through purchase of asset-backed securities.” This measure should 
aid the economy, repair the credit markets and provide liquidity to 
commercial real estate credit markets in the refi nancing and liquidity 
needs coming this year from the wave of commercial loan maturities.

The fi rst signal of improvement in the real estate sector is the im-
provement in the credit markets.  The TED spread, which measures 
the difference between the three-month T-Bill interest rate and the 
three-month LIBOR, is an indicator of perceived credit risk in the 
general economy.  While the TED spread remains elevated, it has 
fallen from its historical highs reached in September 2008 due to 
the massive amounts of liquidity injected into the fi nancial system 
around the world.  

PROVIDENCE MARKET

ECONOMIC PERFORMANCE
According to Moody’s Economy.com1,  Providence’s economy is de-
teriorating and is “one of the worst performing areas in the country”. 
The Rhode Island Seasonally adjusted unemployment rate at the 
end of February 2009 reached 10.5%, and the employment growth 
gained between 1999 and 2006 has dissipated.  Providence has 
suffered net outmigration as a result of low median incomes but high 
utility costs and high income and sales taxes. One bright note is that 
housing affordability has improved, which could stem outmigration. 

PROVIDENCE INDUSTRIES
“The Jewelry District/Old Harbor Planning Framework Study” noted 
that Health Care and Social Assistance, and Government are the 
largest employment sectors in Rhode Island and Providence.  Edu-
cational Services represents a sizable share of the employment 
base in Providence with ten percent of citywide employment in this 
sector and it has grown by 3.5 percent annually from 2002 to 2006.    
Other growth industries in Providence noted in the study include 
Management of Companies and Enterprises; Real Estate and Rental 
and Leasing; Health Cares and Social Assistance; and Professional, 
Scientifi c and Technical Services.  Some of these sectors are or will 

1 Moody’s Economy.com, Providence Q 3 and Q4 2008

be impacted by the recession.
PROVIDENCE ECONOMIC PROJECTIONS
Moody’s Economy.com projects the unemployment rate to increase 
to 12 percent in mid-2010, which will be the peak.  Mortgage-related 
problems will continue until the middle of 2009, which will continue 
to impact the housing market into 2010.  Problems for Providence to 
overcome include the high cost of living (except relative to New York 
and Boston) with high property and sales taxes, high energy costs, 
limited affordable housing, and net out-migration.  On the bright side, 
as reported by Moody’s Economy.com, there is a growing biotech-
nology sector, the fi nancial sector and professional services grew for 
one year prior to the recession, and tax cuts in 2006 should help to 
make the city more competitive.

PROVIDENCE REAL ESTATE MARKET CHARACTERISTICS

Offi ce Market
Offi ce property investors have viewed the Providence offi ce market 
as steady and solid, and over 1.8 million SF of offi ce properties in 
seventeen buildings were traded in the recent past, including seven 
buildings totaling 230,000 SF in the Jewelry District.  
Investor interest was due to two noteworthy factors: 1) there was lim-
ited new supply with the 220,000 square foot GTECH Center prop-
erty being the only new offi ce building built since 1990 (GTech was 
reportedly incentivized by government to locate in Providence), and 
2) several offi ce buildings have been purchased by the educational 
and medical institutions, decreasing the supply of the conventional 
offi ce space and increasing demand for the existing supply2. 

There may be some additional supply available in 2009 and 2010. 
Several buildings will become available once Blue Cross & Blue 
Shield of Rhode Island (BCBS) completes its  new 325,000 square 
foot thirteen-story headquarters building in the Capital Center district 
of Providence.  The building is slated for completion in the fi rst quar-
ter of 2010.  When the move to the new headquarters is completed 

2  Jones Lang LaSalle and Hayes & Sherry
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(estimated for the fi rst quarter of 2010), it is expected that the two 
largest buildings being vacated by BCBS will be available.  LaSalle 
Plaza is 137,000 SF, and One Empire Street is 95,000 SF.

Gateway Center will have 117,000 SF available at year-end and 
The Foundry looks to develop its 180,000 square foot rehab project 
towards the end of the year, 100,000 SF of which may be offi ce and 
conference space.  If all of the projected supply of over 400,000 SF 
does materialize, it will increase competition among landlords, likely 
putting additional downward pressure on rent rates. Over the past 
twelve years, Providence has absorbed only 641,000 SF, not includ-
ing 1.395 million SF purchased by the institutions over the past ten 
years.

Offi ce vacancy rates have already been increasing3. The overall va-
cancy rate for Providence at the end of 2008 was 16.9 percent and 
12.6 percent for the submarket (Central) which includes the Jewelry 
District.  (The map below indicates the submarkets used by REIS in 

3 REIS Submarket Stats, 3rd and 4th Quarters 2008

its offi ce market reports; area 1 is the Central submarket.) The va-
cancy rate for buildings built after 1999 in Providence (31.5 percent) 
is higher than for buildings built in the 1970s and 1980s (12.5-12.9 
percent).  

As of the end of 2008, offi ce asking rents ranged from less than 
$13.72 to $31.85 per square foot for Providence and less than 
$15.27 to $35.20 for the Central submarket.  In the recent past, with 
limited new offi ce property development and a shrinking inventory, 
rental rates steadily increased but they declined slightly (one per-
cent) between 2007 and 2008 for Providence and the Central sub-
market. 

Jewelry District Offi ce Market
“The Jewelry District/Old Harbor Planning Framework Study” provid-
ed an overview of existing conditions and market trends for the Jew-
elry District.  The district includes 588,400 SF of offi ce space, which 
is Class B space and located primarily in former industrial space.  
The buildings range in size from 3,500-116,000 SF, with the average 
being 35,000 SF. At Dynamo house, 160,000 SF of offi ce/conference 
space is slated to come on line. Rents in this district are slightly low-
er than downtown and range from the high teens to the low twenties.  
The annual absorption ranges widely but from 2002-2007 averaged 
8,500 SF. Tenants in offi ce space in the district include creative fi rms, 
non-profi t organizations and law, accounting, and high tech fi rms. 

Advantages of locating here are the institutional presence of hospi-
tals, Johnson & Wales University, and more recently, Brown Univer-
sity which has been acquiring properties in the area.  Rents are inex-
pensive. The District has good highway access and ample parking in 
surface lots. Future development of offi ce space in the district will be 
largely dependent on the plans of institutions (Johnson & University, 
Brown University, LifeSpan and Care New England) and companies 
that seek to locate near them. The universities have already ex-
pressed interest in expanding in the district on the I-195 parcels.
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Housing
The Rhode Island Association of Realtors (RIAR)4  reported that the 
sales volume and median price for single family homes in Rhode 
Island dropped by 12.5 percent in the 2008 as compared to 2007. 
However, in the fourth quarter of 2008 and especially in December, 
sales increased from the prior year, largely due to sales of distressed 
properties. In December, over a third of the sales were distressed 
properties. The median price declined by 14.6 percent in 2008 from 
$275,000 in 2007 to $234,900. 

RIAR also reported a decrease in the number of condominium sales, 
which fell 33 percent in 2008 compared to 2007, and a 3.8 percent 
decline in median sales price from $221,000 to 212,700. Only 12.7 
percent of the sales were distressed properties, most likely because 
developers are renting the units until the market improves.   

Three new housing developments in Providence have suffered from 
the sluggish market, and condominiums are viewed as having been 
overdeveloped. In the downtown area, the 193-unit Waterplace Tow-
ers is offering apartments and condos and has sold just four units. 

4  www.rirealtors.org, December 2008 and January 2009

It has rented approximately 50 percent of the units. The recently-
completed Capital Cove has approximately 90 condominium units, 
but none have sold yet. As of the fall of 2008, the Residences at the 
Westin (103 condo units) was 60 percent occupied by owners and 
renters. The Providence Planning Department report “Economic 
Overview,”5  postulates that the housing market may take a decade 
to completely recover and that, excluding 600 units that were under 
construction at the time of the report, there were 28-30 months worth 
of single family supply housing inventory at then current absorption 
rates.

In the Providence apartment market6,  vacancy rates increased in 
2008, but they are declining substantially in the submarket (Provi-
dence submarket) that includes the Jewelry District. (The map below 
indicates the submarkets used by REIS in its multi-family market 
reports; area 1 is the submarket referred to as “Providence”.  In 
the chart of quarterly vacancy rates below, Providence as a whole 
is shown by a dashed blue line and the Providence submarket is 
shown by a dotted red line.) Buildings in the submarket constructed 
after 1999 have the highest vacancy rates (15.7 percent) as com-
pared to those built earlier, which have rates ranging from four to 
seven percent.

Rents dropped in both the city as a whole and the submarket be-
tween the second and third quarters on last year.  REIS reported 
that, for the fourth quarter of 2008, asking rents ranged from $1,041 
to $2,131, depending on the age of the building, with an average rent 
of $1,388.  Annualized rents declined last year by 0.4 percent for the 
submarket but grew by 1.3 percent for Providence.
There is a large supply of housing on the market currently7, with ap-
proximately 28-30 months worth of single-family housing inventory at 
current absorption rates. This does not include 600 units under con-

5  “Economic Overview”, prepared by Ninigret Partners for the Providence 
Planning Department, June 9, 2008
6  REIS Submarket Stats, 3rd and 4th Quarters 2008
7  Providence Planning Department Economic Overview, Ninigret Partners , 
June 9, 2008

struction as of the date of that report. The study noted that during the 
last housing bubble, it took a decade for housing prices to recover.  
Household formation is expected to rise by seven percent by 2030.
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Jewelry District Residential Market
“The Jewelry District/Old Harbor Planning Framework Study” provid-
ed an overview of existing conditions in the Jewelry District.  Resi-
dential use is limited; there are 45 condominium units in the district, 
and Johnson & Wales University has housing units for 100 students.  
As with offi ce space, the units are located in converted industrial 
buildings, and some are in buildings which also contain offi ce space. 
Residents include undergraduate and graduate students and “empty-
nesters.” Residents are attracted to the district by the unique units, 
convenience to downtown, and low rents.

Retail Market
The I-195 parcels and Jewelry District are located in the Central 
Providence retail submarket 8. The submarket has over two million 
SF of retail space in 23 properties, with non-anchor retail asking 
rents ranging from $15.80 for properties built in the 1980’s to $21.60 
for those built after 1999.  The highest asking rent -- $31.79 -- is for 
properties built prior to 1970.  Retail nationwide is in decline, as it is 
in Providence and the Central Providence submarket. Non-anchor 
asking rents have declined since 2007, and vacancy rates have 
risen, as shown on the charts below. Compared to retail rents for 
the U.S. as a whole and New England, retail rents for Providence 
and the submarket have been volatile, with some highs and lows as 
shown below.

Jewelry District Retail Market
“The Jewelry District/Old Harbor Planning Framework Study” pro-
vided an overview of the retail market and demand for retail in the 
Jewelry District.  Retail operations include food and beverage, enter-
tainment (nightclubs), and some service-oriented retail.  Many of the 
retail establishments are in small, free-standing structures. Projected 
new supply is extremely limited and includes only 9,000 SF for a 
restaurant/bar at the Dynamo House.

The study indicated that, in the trade area within a 20-minute of the 

8  REIS Submarket Stats, Q3 and Q4 2008

district, there is a demand for Food and Beverage Stores, includ-
ing  a grocery store, General Merchandise Stores (such as “big box” 
stores, and Miscellaneous Stores (offi ce supplies, etc.).  Brokers 
consulted for this report and the Jewelry District Study agree that 
there is insuffi cient demand to support new retail at this time.

Research and Development Space
“The Jewelry District/Old Harbor Planning Framework Study” provid-
ed an overview of research and development activity in the district, 
Providence and Rhode Island.  The study noted that the industry 
is concentrated in California Michigan, Massachusetts, Maryland, 
Texas, New York and Pennsylvania but that Rhode Island has im-
proved its position.  Life sciences employment in the state exceeds 
4,000 jobs.  The study suggested that Rhode Island is well posi-
tioned to take advantage of Massachusetts strength in the industry, 
given the proximity of Providence and Boston and the labor pool in 
those areas.

Providence, with the tenth largest independent hospital system in 
the U.S. for National Institutes of Health-sponsored research, is 
an important location for the potential growth of the research and 
development industry in the state, given the growth in life sciences 
expenditures by Brown University and in federal research grants the 
university has received.

The Jewelry District, the study explained, is the center for research 
and development in Providence.  Brown University has located labo-
ratories at 70 Ship Street, a building it acquired and renovated.  The 
Coro Center, located in the district, is a research facility for Lifespan, 
and Care New England (now merged with Lifespan) has three facili-
ties in the district.  To leverage the presence of these institutions, the 
study suggested that Providence look to the UMass-Worcester medi-
cal school and the Massachusetts Biotechnology Research Park 
adjacent to it as a precedent for leveraging the institutional presence 
in the Jewelry District to spur development.  The Disposition Strate-
gies section of this report addresses this issue.
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Prior to the redevelopment of the I-195 surplus parcels, the City of Providence, through the completion of its ongoing Comprehensive Planning Process, will amend its zoning regulations.  
The following zoning considerations are in part informed by the fi ndings of the neighborhood planning charettes that were held in the fall of 2008 as part of the framework for the Providence 
Tomorrow Interim Comprehensive Plan.  
The fi ndings of this chapter are intended to identify general issues around zoning as related to the I-195 parcels.  The purpose of these recommendations is to assist the City in fi nalizing the 
amended regulations.  Included in this section are examples of general zoning tools and mechanisms that may be applicable to the corridor and its abutting districts.  Many of these consider-
ations build upon similar discussions found in the Jewelry District Framework Study and other previous planning efforts. 

In order to bring economic and planning goals of this study closer to reality, the City of Providence should consider the following zoning recommendations which, for the purposes of this 
report, are divided into three categories: bulk and mass, urban form and parking. Recommendations for bulk and mass include the adjustment of maximum heights across the board and the 
concept of additional bonus height in exchange for community benefi ts. Urban form recommendations focus on creating a lively, walkable and pedestrian-friendly urban district. Recommen-
dations for parking are designed to support a “park once” approach and an active, mixed use environment. 

Bulk and Mass 
• Select method for height regulation and community benefi ts
• Regulate height by stories and feet in all districts 
•  Remove minimum lot area per dwelling unit requirement
• Use design review appropriately to maximize quality of development

Urban Form
• Limit on-site surface parking along the street edge
• Pull buildings up to the street
• Require active elements along the street edge within the public realm
• Encourage mixed use buildings
• Control surface parking as a principal use

Parking 
• Consider creating a Parking Management District
• Allow off-site parking to count towards on-site parking requirements
• Offer parking reduction credits in tandem with measures that reduce parking demand
• Extend restaurant parking exemption to additional uses
• Enable parking models that encourage mixed use development
• Utilize fee in-lieu of providing off-street parking spaces
• Consider unbundling residential parking requirements

Chapter IV
Zoning Recommendations
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BULK AND MASS CONSIDERATIONS

Issues involving bulk and mass are extremely important. If too much 
height is allowed, one or two new buildings may absorb much of the 
demand for the area. Conversely, if an area is too strictly regulated, 
no development will occur. The regulatory system in Providence 
should be carefully tailored to achieve desired effects and be sup-
ported by effective design review. It is important to note that the 
City’s planning efforts for the surrounding neighborhoods are not yet 
complete, and zoning policy which will shape the scale and type of 
future development in these areas is in process of being determined. 

Select Method for Height Regulation and Community Benefi ts
There are two basic methods for height regulation, each with ad-
vantages and disadvantages. In the fi rst method, height limits could 
be reestablished based on the outcomes of the on-going neighbor-

hood planning process. As part of the planning process, decisions 
could also be made about enhanced development standards, such 
as improved building, landscaping, parking, and streetscape stan-
dards. All new development would then be required to stay within 
the height limits and meet the improved development standards. 
This is the preferred method because it offers simplicity and predict-
ability. Developers will always know their entitlement and what they 
are required to do. A disadvantage is that increased standards, if 
not applied uniformly across the city, may cause developers to build 
elsewhere in the community.

The second method involves the concept of a height bonus in ex-
change for enhanced development standards or for the provision 
of certain community benefi ts. Possible community benefi ts include 

provision of affordable or student housing, active ground fl oor uses, 
preservation of view corridors, green roofs, additional open space, 
mid-block pedestrian access through larger parcels, and wider 
sidewalks. In this scenario, base height could be set less than, equal 
to, or greater than current height limits. For instance, they may be 
set from fi ve to eight stories across the board. Bonuses could be 
one-story, two-stories, current heights, or heights from the Sasaki 
Plan. This method would give developers fl exibility and would set up 
a mutually benefi cial exchange with the City. However, it assumes 
that development pressure is great enough for developers to pursue 
height bonuses. If developers provide community benefi ts, they may 
do so at minimal cost, resulting in nominal development quality.
If the City decides to award height bonuses for community benefi ts, 
there are several open questions to be worked out. In order for this 
system to work effectively, the quantity and type of benefi ts required 
should be carefully considered to ensure the right balance of trade-
offs. Ongoing management would be needed to monitor the City’s 
needs over time, and ensure community benefi t requirements are 
likewise updated. The City should also be careful that community 
benefi t requirements do not overburden the developer. An excessive 
burden, real or perceived, could cause developers to build within 
base entitlements, or simply build in other areas where requirements 
are not as stringent. 

For a bonus height system to be effective, exceptions should not be 
made in cases other than the provision of community benefi ts. For 
example, additional height should not be granted solely for fi nancial 
reasons. To do so would offer a way for developers to circumvent the 
system. This recommendation applies to the Zoning Board of Re-
view, Downcity District Design Review Committee or any body with 
the power to grant additional height entitlements. 

A related concept is Transfer of Development Rights (TDR), the 
idea that height could be transferred from one zone- the contributing 
zone, to another-the receiving zone. For this strategy to be effective, 
heights must be set suffi ciently low in the receiving zone that de-

Graphics are helpful for illustrating standards, especially those related to urban form, and can make even sophisticated zoning regulations easier to understand. Given 
the important role zoning plays in shaping community, zoning regulations should be clear, predictable, and easy to understand. Existing zoning regulations make limited 
use of tables and graphics. As the saying goes, a picture is worth a thousand words. For example, a fl ow chart showing development review procedures could provide 
a helpful overview. Sign types can be shown with photographs; lot layout standards can be shown in plan view; and form standards can be illustrated with elevations or 
isometric views.
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mand pressure exceeds maximum height. This situation does not ex-
ist in Providence at this point. Transferring height entitlements from 
historic structures is a good idea and could be pursued. 

Remove Minimum Lot Area per Dwelling Unit Requirement
The requirement of minimum lot area per dwelling unit should be re-
moved. This type of requirement allocates a number of dwelling units 
to a parcel based on the total square footage of that parcel with little 
regard for the maximum allowed height of that parcel. This require-
ment has a tendency to force larger units (therefore more expensive 
ones) on parcels with permissive height controls and limit the over-
all number of units on parcels with more restrictive height controls. 
There are currently suffi cient standards controlling the bulk and 
mass of buildings, and additional density controls in urban settings 
are unnecessary.

Use Design Review Properly to Maximize Quality Development
Design review provides an additional level of control over new devel-
opment. Bulk and mass issues should not be considered in as part 
of design review; developers should be able to assume basic entitle-
ments will remain intact during the review process. Design review is 
especially helpful when plans come forward which technically meet 
all code requirements, but do not meet the expectations of the city 
or confl ict with the vision expressed through the neighborhood plan-
ning process. To fulfi ll this need, the territory of the existing Downcity 
District Design Review Committee could be expanded southward to 
cover the study area.

Regulate Height by Stories and Feet in All Districts
For the most part, the City already regulates height by stories and 
feet. The D-1 district is one area of exception, where height is regu-
lated only by maximum feet only. This district should be changed to 
regulate stories as well as feet. For the great majority of people, the 
phrase “a three-story building” is more signifi cant than “a forty-fi ve-
foot building.” Additionally, this method gives more fl exibility to devel-
opers and has a tendency to create slight variation in roofl ines. 

URBAN FORM CONSIDERATIONS

The City of Providence has a conventional zoning ordinance, often 
termed “Euclidean” after the fi rst signifi cant zoning case, Euclid v. 
Ambler Realty. This type of ordinance is used in some form by most 
US cities and is more quantitative than qualitative. Euclidean zoning 
concentrates on separating incompatible uses. The approach was 
originally intended to resolve two separate concerns—placement of 
dangerous industry near residential areas, and the need for addition-
al air and light in slum tenements.

Thus, the Euclidean model uses zoning districts to separate uses 
and control building height, bulk and mass to ensure public health 
and safety. Unfortunately, use separation has been taken to an ex-
treme, and current development patterns are contrary to many peo-
ple’s preferred lifestyle. Whereas Euclidean zoning is fundamentally 
about keeping things apart, zoning can also work to integrate vari-
ous aspects of daily life, creating healthy neighborhoods, towns and 
cities. Form standards can be used to foster a greater integration of 
building uses and smoother transitions between uses. When form 
standards are employed, land use is de-emphasized and regulated 
using broad parameters which provide fl exibility for changing market 
conditions. Socially and environmentally undesirable uses are still 
prohibited. While specifi c criteria may vary from place to place, many 
basic urban form considerations are fairly constant. Many of the fol-
lowing recommendations are already used in Downcity. 

Limit On-Site Surface Parking Along the Street Edge
On-site surface parking along the street edge should be limited to 
reduce the “sea of parking” effect and bring active ground fl oor uses 
up to the street. Locating parking in front of buildings increases the 
cross-street distance between buildings and isolates pedestrians, 
creating an unattractive, possibly unsafe, walking environment. 
Parking setbacks help ensure that cars are tucked behind active 
street fronts. A parking setback acts just a like a building setback, but 
instead of requiring buildings to be located behind a specifi c line it 
requires parking spaces to be located behind a given line, perhaps 
25 to 30 feet behind the property line.

Pull Buildings Up to the Street
Moving surface parking back off the street edge is often enough to 
foster an active, mixed use environment. In order to facilitate such 
a setting, it is important that buildings line the street and sidewalk 
to the extent possible. Reduced front setbacks (or build-to lines) of 
limited depth help ensure a consistent street wall. A build-to line runs 
parallel to the front property line, along which a building must be 
located. It typically establishes the maximum distance away from the 
property line that the front building façade must be placed. The City’s 
current regulations establish a build-to line. However, they do not set 
any standard for the minimum percentage of the total lot width that 
must be occupied by a building façade. Regulations simply require 
that all buildings constructed on the lot be pulled up the street, but 
that building could be half the width of the lot (or even less). This 
means that signifi cant portions of lot that front the street edge could 
remain parking or other inactive areas. The City should consider 

Regulating height by stories gives more fl exibility to developers and has a tenden-
cy to create slight variation in roofl ines. 
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chosen, the use should be strictly controlled, allowed only on I-195 
parcels, and only for a transition period. The advantage of this ap-
proach is that it would generate some revenue, perhaps to help sub-
sidize a future parking garage, and provide some use as opposed to 
no use at all. The disadvantages are that large expanses of surface 
parking can have negative effects on the urban fabric, creating dead 
spaces and deterring walkability. Additionally, commercial surface 
parking is diffi cult to change once it is established, because start-
up costs are low and income is profi table and steady. Although lots 
may be transitional, they will not help build the area’s reputation as a 
collection of vibrant, walkable, mixed use urban neighborhoods. The 
City should carefully control surface parking as a primary use in D-1, 
D-2, C-2, and W-2 districts. 

Some negative effects of surface parking could be mitigated with 
improved landscape standards, requiring landscaping both at the 
edges and internal to the lot. Requirements should be adequate so 
that results are signifi cant, not merely cosmetic. For instance, a per-
vious cover requirement would reduce runoff, and a planting require-
ment would increase greenery in an asphalt-dominated area.
The City should continue to allow commercial parking in structures 
which are appropriately wrapped with active uses.

Active elements can contribute to the revitalization of the public realm.

and alleys. The important thing is to designate active streets, distin-
guishing them from service streets for different types of regulation. 
Streets may even be assigned to various levels in a hierarchy, based 
on the level of desired activity.
 
Encourage Mixed Use Buildings
Buildings which have only one use tend to have less activity at street 
level. Variations in use within a building can add vitality to the street. 
Some uses complement and reinforce each other. Housing above of-
fi ce or intuitional uses helps to ensure evening and weekend activity. 
Offi ce, institutional or residential use above retail or restaurant activ-
ity helps to ensure that there are enough people within close proxim-
ity to support commerce activity. The City should consider requiring 
ground fl oor retail uses at strategic intersections or along certain 
streets. Incentives could be offered for intuitional uses that add a 
signifi cant housing or retail component to the mix.

Control Surface Parking as a Principal Use
As the I-195 parcels become available, it will take time to fully build 
them out. As they transition to active development, it would be pos-
sible to use them as commercial surface parking lots. If this option is Landscape standards to mitigate some negative effects of surface parkingActive elements can contribute to the revitalization of the public realm.

establishing a minimum percentage of the total lot width that must be 
occupied by a street-facing building façade.

Require Active Elements Along the Street Edge within the Pub-
lic Realm, and in some mid-block parcels
The public realm is often described as the space between the face 
of building on one side of the street to the face of building on the 
other side of the street. The public realm is outdoors, open and ac-
cessible to the general public. Blank building facades tend to be a 
monotonous, even intimidating part of the public realm. Large store-
front windows enable interaction between pedestrians and ground 
story spaces and reinforce a human scale for the street. Functioning 
entrances generate activity at street level.  Wide sidewalks provide 
added comfort to facilitate pedestrian activity. The addition of on-
street parking can provide local businesses with convenient access 
to custom parking. Time restricted, metered parking can help ensure 
that an adequate supply of short-term parking is maintained for lo-
cal retailers (see parking management districts below for additional 
parking discussion).

Although active streets are vital to the life of an area, every street 
need not be an active one. There is also a need for service streets 
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PARKING CONSIDERATIONS

Parking is a signifi cant issue in the discussion of redevelopment of 
the I-195 parcels. Adequate off-street parking together with some 
structured parking must be provided to support the mix and density 
of uses sought. Strategies for reduction of parking requirements may 
prove helpful in creating a dynamic urban environment, thus add-
ing value to the area as a whole. These recommendations generally 
give fl exibility to developers by reducing parking requirements or 
allowing requirements to be met in alternate ways. Many of these 
recommendations are quite similar to those in the Jewelry Concept 

Plan Technical Report, including fee in lieu of parking spaces and 
unbundling residential parking requirements. 
Several recommendations were also mentioned in the Jewelry Dis-
trict/Old Harbor Planning Framework study.

Consider Creating a Parking Management District
An effective strategy for addressing physical and fi nancial aspects of 
parking in a given area is the creation of a parking management dis-
trict. This strategy allows parking revenues to be funneled back into 
the area where they are collected. These funds can then be used to 
fi nance parking structures and right-of-way improvements such as 

When planning a parking structure, physical elements should be considered such 
as location away from the hub of the district, shared use, positive adjacent rela-
tionships, and wrapping the garage with active uses.

sidewalks and street trees. Revenue collection can occur in parking 
structures, regular meters, or sophisticated meters which vary charg-
es based on time of day.  

Allow Off-Site Parking to Count Towards On-Site Parking Re-
quirements
Off-site parking within a reasonable walking distance should be al-
lowed for all uses, or alternately for offi ce and employee uses only. 
The creation of a centralized parking structure would be one way 
to ensure adequate off-site parking is available to meet the needs 
of the immediate area. Candidates for the location of a parking 
structure include one of the I-195 parcels and an area close to the 
courthouse, east of parcel 28 and north of parcel 25. When planning 
the structure, physical elements should be considered such as loca-
tion away from the hub of the district, shared use, positive adjacent 
relationships, and wrapping the garage with active uses. Financial 
elements should also be considered such as participation by institu-
tions, the private sector, and the public sector. Financing a parking 
structure may work well as a public-private partnership. 

Offer Parking Reduction Credits in Tandem with Measures that 
Reduce Parking Demand
The City of Providence requires a certain amount of parking spaces 
for all developments. Parking spaces contribute to development 
costs and excessive parking can make good urban form challenging. 
However, some parking spaces are needed to keep businesses run-
ning and allow convenient access to vehicles. Reductions in parking 
requirements can be given in tandem with measures which genu-
inely decrease parking demand. Parking reduction credits should be 
considered for proximity to transit including bus and shuttle stops, 
Transportation Demand Management programs, car sharing, transit 
pass programs, and bicycle parking. 

Extend Restaurant Parking Exemption to Additional Uses 
Currently, eating and drinking establishments are exempt from all 
parking requirements in the D- districts. One way to incentivize ac-

tive, street-facing retail would be to extend this exemption to all retail 
establishments, or at minimum, to night time entertainment uses that 
would be utilize some of the institutional parking that is mainly used 
during the day.

Enable Parking Models that Encourage Mixed Use Development
Shared parking, as defi ned by the Urban Land Institute, is parking 
space that can be used to serve two or more individual land uses 
without confl ict or encroachment. Whereas parking requirements are 
generally based on peak-time demand for parking, shared parking 
has been shown to work because peak times differ for different uses. 
For instance, parking may be shared among an offi ce use, whose 
peak parking demand is the work day, Monday through Friday, and a 
retail shop whose peak is on the weekends. 

Utilize Fee In-Lieu of Providing Off-Street Parking Spaces
In its zoning code, Providence currently has in-lieu of fee for provid-
ing off-street parking spaces.  It is unknown whether this provision is 
in use. It is recommended that this provision be publicized and used. 
As described in Jewelry Concept Plan Technical Report, this fee 
could be used to fi nance parking structures on site, a strategy which 
goes along with the parking management district recommendations.

Consider Unbundling Residential Parking Requirements
A strategy which has gained attention for multiple positive effects is 
the unbundling of residential parking requirements. For residential 
units, the full cost of parking can be “unbundled” from the cost of 
the housing itself by creating a separate parking charge. The cost of 
structured parking can run from $15,000 to $25,000 per space and 
higher, a cost which is passed onto residents in the form of higher 
prices and rents. Unbundling this huge cost will change parking from 
a required purchase to an optional amenity, so that residents can 
choose how many spaces they wish to utilize. For lower income resi-
dents with no car or only one car, this will provide substantial sav-
ings. Charging separately for parking is also the single most effective 
strategy to encourage households to own fewer cars.  
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D1-D2

C2

W2

MAP AND SUMMARY OF EXISTING /PROPOSED ZONING PER 2020 PLAN
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W2 
HEIGHT
Maximum 75 feet (in V-zone, habitable space must be raised above 
base fl ood elevation), no minimum.
Zoning Board of Review may increase maximum height up to 20 
feet.

LOT DIMENSIONS
Lot Area: 5,000 square feet minimum. Lot Width: 50 feet minimum. 
No minimum or maximum front setback, no build-to line. Waterfront 
Setback: 20 feet minimum, except docks. No minimum side or rear 
setbacks, no maximum lot coverage.

DENSITY/INTENSITY
Residential: minimum 600 square feet lot area per unit. Nonresiden-
tial: No maximum.

PARKING 
Residential: 1.5 spaces per dwelling unit.
Offi ce/Retail: 1 space per 500 square feet of GFA.
Eating and Drinking: 1 space per 4 seats. No reduction.

LANDSCAPING 
Tree Canopy Cover: 15% of lot. City forester may allow requirement 
to be met ¼ mile off-site.

USE
Permitted: Three-family, multifamily, retail, restaurants, hotels, offi ce, 
open space, repair service, warehouse, outdoor storage. Not permit-
ted: Apartment dormitories, higher educational institutions, bars.

C2 
HEIGHT
Maximum 45 feet, no minimum.
Zoning Board of Review may increase maximum height up to 10 
feet.

LOT DIMENSIONS
No minimum lot width.
Residential lot area: minimum 5,000 square feet.
Nonresidential lot area: No minimum.
Front Setback is build-to line (articulations no more than 2 feet for no 
more than 30% of the façade).
No minimum side or rear setbacks, no maximum lot coverage.

DENSITY/INTENSITY
Residential: Minimum 1,200 square feet lot area per unit, minimum 
of 400 square feet of lot area per rooming unit. Nonresidential: No 
maximum.

PARKING 
Residential: 1.5 spaces per dwelling unit.
Offi ce/Retail: 1 space per 500 square feet of GFA.
Eating and Drinking: 1 space per 4 seats.
No reduction.

LANDSCAPING 
Tree Canopy Cover: 15% of lot. City forester may allow requirement 
to be met ¼ mile off-site.

USE
Permitted: One-family, two-family, three-family, multifamily, retail, 
restaurants, hotels, offi ce, open space. Not Permitted: Apartment 
dormitories, higher educational institutions, bars.

D-1/D-2 
HEIGHT
D1 allows 45, 75, and 150 feet; D2 allows 90 feet.
Zoning Board of Review may increase maximum height up to 25%. 
No minimum height.

LOT DIMENSIONS
No minimum lot area or lot width.
Front Setback is build-to line (articulations no more than 2 feet for no 
more than 30% of façade).
No minimum side or rear setbacks, no maximum lot coverage.

DENSITY/INTENSITY
For residential, 250 square feet of lot area per unit, minimum. No 
maximum for nonresidential.

PARKING 
Residential: 0.75 spaces per dwelling (citywide: 1.5).
Offi ce/Retail: 1 space per 1,000 sq feet of GFA, (50% reduction from 
citywide ratio).
No parking required for eating and drinking establishments.

LANDSCAPING 
Tree Canopy Cover: 15% of lot. City forester may allow requirement 
to be met ¼ mile off-site.

USE
Permitted: Multifamily, retail, restaurants, bars, hotels, offi ces, open 
space.
Not Permitted: Higher education institutions; health care institutions 
(D-1 only).
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Freshwater Wetlands Jurisdictional Boundary: Providence RI

Flood Rate Map for the subject area
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Regarding the environmental evaluation, this analysis includes a review of the improvements to I-195 Land Disposition Plans (Demolition Plans) prepared by Maguire Group, Inc. (not dated), 
which depict post-demolition roadway and topographical conditions in a conceptual manner and the preliminary Improvements to I-195 Section 4 existing utilities Plans (Utility Plans) pre-
pared by Maguire Group, Inc. and dated February 8, 2008.  

Additionally, this chapter includes a review of existing site conditions for each parcel, (i.e. fl oodplain, wetlands and regulatory permitting, soils, and utility availability).    

Chapter V
Environmental Summary
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ENVIRONMENTAL SUMMARY

BACKGROUND
Releases of oil and/or hazardous materials (OHM) may be present 
on the parcels at the site.  Such releases, if present, pose both long 
term environmental liabilities and associated costs to owners and po-
tential developers of the parcels.  Fuss & O’Neill has not conducted 
research regarding previous environmental assessments at the site 
and is not aware if any assessment has been conducted to identify 
the absence or presence of OHM releases and the associated costs 
and schedule ramifi cations required to address potential releases.

The perceived value of a parcel within the subject site boundary will 
be substantially infl uenced by the understanding of environmental 
conditions at the parcel.  Currently, because the absence or pres-
ence of OHM releases has not been determined, the environmental 
conditions are unknown.  This uncertainty will pose an impediment 
to real estate transactions of the parcels.  This impediment can be 
alleviated through assessment of the environmental conditions of the 
parcels to better understand the costs, regulatory requirements, and 
schedule ramifi cations of OHM releases that may be present. 

This section documents our current knowledge of potential release 
conditions at the sites, potential regulatory jurisdictions that should 
be addressed to facilitate property disposition and redevelopment, 
and potential brownfi eld funding sources available to increase the 
marketability of properties and promote site redevelopment.     

ENVIRONMENTAL ASSESSMENT APPROACH
Phase I Environmental Site Assessments conducted in accordance 
with Standard Practice E1527-05 issued in 2005 by the American 
Society for Testing and Materials (ASTM), will likely be required at 
each parcel to support fi nancing of property transactions and miti-
gate environmental liabilities to purchasers.  In addition, the likely 
conclusions of many if not all of the Phase I reports will include the 
recommendation for Phase II subsurface investigations of environ-
mental media.  The completion of these Phases I and II studies will 
better position properties for expedited property disposition and, 
therefore, Fuss & O’Neill suggests initiating the Phases I and II as-
sessment process as soon as possible.  However, once Phase II 
studies have been initiated, regulatory reporting of detected releases 
of OHM and subsequent regulatory response actions may be re-
quired.    

The City of Providence, Rhode Island Economic Development Cor-
poration (RIEDC), and Rhode Island Department of Transportation 
(RIDOT) have expressed interest in maximizing the value of the 
properties and rapid disposition of the properties while limiting direct 
costs of environmental assessment and remediation.  In order to 
balance these interests, Fuss & O’Neill proposes a three-tiered ap-
proach to evaluate the environmental condition of the parcels, and, 
if possible, the acquisition of grant funding to cover environmental 
costs.  As an overview, the lower tiers, Tier I and Tier II, will provide 
preliminary environmental information without triggering additional 
immediate regulatory requirements.  The results of Tier I and Tier II 
may not be suffi cient to quantify costs or identify regulatory require-
ments and schedules necessary to facilitate rapid property disposi-
tion.  Tier III would likely provide the estimated costs and regulatory 
ramifi cations necessary to facilitate real estate transactions but 
would also trigger regulatory requirements for the property owner 
with the Rhode Island Department of Environmental Management 
(RIDEM).  

Tier I – Historical Research:  As an initial screening of potential 
environmental conditions, Fuss & O’Neill recommends a review of 
readily available historical documentation to evaluate whether pre-
vious uses of the parcels suggest the potential for OHM releases.  
This review would not trigger any further regulatory requirements or 
notifi cation to RIDEM and would be a relatively inexpensive means 
to alleviate some of the uncertainty associated with unknown envi-
ronmental conditions.  The purpose of this screening would be to 
identify historical uses of the parcels that suggest OHM releases 
may or may not be present.  Parcels with indicators of potential OHM 
releases would require additional assessment activities to address 
environmental uncertainty associated with those potential releases.  
If parcels with limited potential for releases of OHM are identifi ed, a 
strategy of disposing of those parcels without further environmental 
assessment (or very limited environmental assessments) may be 
possible.  

Tier II – Phase I Environmental Site Assessments:  For the vast 
majority of property transactions, a Phase I conducted in accordance 
with the All Appropriate Inquiry (AAI) (e.g. completion of the afore-
mentioned ASTM E1527-05 Phase I) standard will be necessary 

prior to completing the property transaction.  A Phase I is typically 
required to support fi nancing applications and is also required for 
federal and state brownfi eld assessment and remediation grants.  
Performance of a Phase I for each parcel would likely reduce envi-
ronmental uncertainty by providing a higher level of understanding of 
environmental conditions at the parcels and would help to expedite 
property transactions by proactively completing a required step in the 
transaction process.  No regulatory RIDEM reporting requirements 
would likely be triggered by the completion of a Phase I, and the cost 
is relatively inexpensive. Similar to the Tier I approach, the results of 
a Phase I would be insuffi cient to quantify environmental costs and 
liabilities at sites where signifi cant potential environmental issues 
were identifi ed during the Phase I.

Tier III – Phase II Environmental Site Assessments:  At parcels 
where signifi cant potential environmental conditions were identifi ed 
during the Tier I and Tier II activities, a Phase II will be necessary to 
understand and quantify the costs of environmental issues.  Subsur-
face sampling and analysis would be conducted as part of a Phase 
II, and the results of the Phase II often trigger RIDEM regulatory 
requirements for additional assessment and remediation actions.  
However, unless the site poses a substantial risk to public health 
or environmental resources of the state, RIDEM typically does not 
enforce expedited or unreasonable schedules for the completion of 
those required response actions.  Moreover, once full assessment of 
a site is completed in accordance with Section 7 of the RIDEM Rules 
and Regulations for the Investigation and Remediation of Hazard-
ous Material Releases (Remediation Regulations), the owner is not 
required to initiate a remediation plan for three years, in accordance 
with Section 23-19.14-8 of the State of Rhode Island Industrial 
Property Remediation and Reuse Act.  In our experience, unless a 
substantial risk to the public or environmental resource of the State 
is identifi ed, the assessment and remediation of the sites can be 
scheduled out over many years and can be coordinated with the 
marketing and redevelopment schedules at the site.  

The performance of a complete Phase II would yield accurate esti-
mates of both the environmental remediation costs and regulatory 
schedule to address environmental issues.  In our experience, once 
the environmental costs and schedule are determined accurately, 
environmental uncertainty is no longer an impediment to real estate 
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transactions.    

REGULATORY JURISDICTION
Hazardous Material Releases:  Once releases of OHM have been 
detected in soil or groundwater at the parcels, reporting to the RI-
DEM Offi ce of Waste Management (OWM) will be required.  Re-
porting will trigger the requirement for additional response actions.  
Typically, the initial response action required by RIDEM is the perfor-
mance of a comprehensive Phase II Site Investigation in accordance 
with the RIDEM Remediation Regulations or the Rules and Regula-
tions for Underground Storage Facilities Used for Petroleum Prod-
ucts and Hazardous Materials (UST Regulations).  Unless the con-
tamination poses a substantial and imminent threat to public health 
or the environment, RIDEM typically allows a property owner or other 
responsible party to negotiate a reasonable schedule to complete 
the required investigation.  

Once the comprehensive Phase II Site Investigation is complete and 
RIDEM has approved the Site Investigation Report (SIR) document-
ing the Phase II results, remediation of OHM releases may be re-
quired by RIDEM.  The RIDEM Brownfi eld Program allows substan-
tial fl exibility in the schedule of remedial implementation which can 
provide substantial extensions of time which can often aid in project 
fi nancing and permitting.   Unless expedited implementation of the 
required remediation is necessary to remedy a substantial and im-
minent hazard, RIDOT can defer remediation obligations at parcels 
for at least three years and longer, if necessary to facilitate property 
redevelopment.  Section 23-19.14-8 of the Industrial Property Reme-
diation and Reuse Act specifi cally allows the three year deferment 
via regulation.  In addition, RIDEM will often approve the coordina-
tion of site remediation with site redevelopment which can allow the 
schedule of remediation to follow fi nancing and permitting tracks 
outside the jurisdiction of RIDEM-OWM.  In short, once Phase II is 
complete and an SIR is approved by RIDEM, the RIDEM Brownfi eld 
Program recognizes that the site redevelopment schedule can be a 
valid driver for remediation fi nancing and scheduling.  

Environmental Equity:  On most of the parcels, reporting a release 
of OHM to RIDEM will also trigger compliance with the draft Guid-
ance Policy Considering Environmental Justice in the Review of 
Investigation and Remediation of Contaminated Properties (Envi-

ronmental Justice Policy).  The primary requirements of this policy 
involve increased public outreach efforts to solicit and incorporate 
public feedback in the assessment and remediation of contaminated 
sites.  At a minimum, additional public meetings and evaluation of 
public input regarding the assessment, remediation, and approval 
process are required to obtain RIDEM approvals necessary for site 
remediation and redevelopment.  According to available information, 
all or portions of parcels 1A, 2, 3, 5, 6, 8, 9, 10, 17 (including the 
unnumbered adjacent 0.1 acre triangle parcel), 25, 30, 31, 34, 35, 
36, 37, 41 and P1 appear to be located within environmental justice 
areas, and releases reported to RIDEM on these parcels will trigger 
compliance with the Environmental Justice Policy.  

POTENTIAL FUNDING OPPORTUNITIES
The environmental assessment activities described above in the 
proposed Tier I, II, and III approaches all are potentially eligible for 
brownfi eld assessment funding through the United States Environ-
mental Protection Agency (USEPA) and RIDEM.  Funding is only 
available to eligible parties who are not identifi ed as the potentially 
responsible party for the cause of potential contamination.  RIDOT, 
as the owner of the parcels and potentially responsible party, would 
likely not be eligible for the funding.  Entities like RIEDC and the 
City of Providence, who are interested in the redevelopment of the 
parcels, could be eligible for the funding.  Funding is awarded on a 
competitive basis.  Based on our extensive experience in applying 
for and obtaining brownfi eld funding, Fuss & O’Neill believes these 
parcels would be relatively strong applicant sites for brownfi eld fund-
ing.  A summary of the funding mechanisms includes the following:

• RIDEM Targeted Brownfi eld Assessments (TBA):  RIDEM cur-
rently offers up to approximately $50,000 for environmental 
assessment activities per parcel or site.  The money is provided 
through USEPA and is managed by the RIDEM-OWM.  Applica-
tions are typically due in October of each year.  However, funding 
also becomes available throughout the year on a limited basis.  
RIDEM suggests that interested applicants submit an application 
at any time of year so that RIDEM will have the application on fi le 
when more funding becomes available.

• USEPA Brownfi eld Assessment Grants:  Brownfi eld assess-
ment funding is available directly from USEPA for as much as 
$750,000 total if multiple grants are acquired.  Applications to 

USEPA are typically due in November each year, awards are an-
nounced the following Spring, and funds can start being drawn 
in October of the following year.  For example, applications for 
fi scal year 2009 were due in November 2008.  The awards are 
expected to be announced in Spring 2009, and the grant can be 
initiated in October 2009.  We understand that RIEDC has ap-
plied to USEPA for two assessment grants of $200,000 each for 
fi scal year 2009 that could be used at the site.

Use of USEPA assessment grant funding to complete Phase I and 
Phase II studies and quantify potential environmental costs is an 
approach that would yield better understanding of potential property 
values as well as positioning the properties for more rapid disposi-
tion.  

CONCLUSIONS AND RECOMMENDATIONS
 Additional assessment of environmental conditions at the parcels 
will be necessary before a transfer of property ownership can be 
completed.  A Phase II (Tier III herein) would be the best means of 
thoroughly quantifying environmental costs and regulatory liabilities 
to facilitate property transactions.  RIDEM regulatory and environ-
mental equity requirements may be triggered by Phase II results but 
could likely be coordinated with property marketing and redevelop-
ment schedules.

If implementation of Phase II is postponed, historical research (Tier 
I herein) and/or Phase I assessment (Tier II herein) would provide 
additional information regarding environmental uncertainty without 
triggering further RIDEM regulatory requirements.  Additional under-
standing of environmental conditions even at the Tier I and Tier II 
levels may reduce environmental uncertainty and facilitate property 
disposition.

Brownfi elds funding is available on a competitive basis from RIDEM 
and USEPA for the types of activities required to evaluate the costs 
and regulatory requirements affecting potential real estate transac-
tions.  Fuss & O’Neill recommends that, at a minimum, a long-term 
funding strategy for assessment activities be evaluated immediately 
and that applications for brownfi eld funding be submitted to RIDEM 
and USEPA for the parcels.
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 I-195 Parcels Areas

Parcel  Area       Area
  [square feet]  [acres]

1A           12,378      0.28

2           22,211       0.51

3           16,271       0.37

5           58,711       1.35

6           58,704       1.35

8           36,698      0.84

9           20,264       0.47

10          59,561       1.37

P4          257,301      5.90

17  104,369  2.40

22         113,704       2.61

25           97,951       2.25

27           28,386       0.65

28           58,931       1.35

30           27,645       0.63

31           24,536       0.56

34           67,481       1.55

35         100,383       2.30

36           49,980       1.15

37           23,443       0.54

41           13,037       0.30
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The following section is a parcel by parcel inventory and existing and post-highway demolition conditions analysis of the surplus land.  
The graphics and narratives represent a synthesis of the data assembled through the review of available documentation and site explorations by the team.  
The summaries are intended to identify the physical and regulatory conditions of each parcel and its abutting context.  

The general regulatory and infrastructure analysis included a review of the Improvements to Interstate 195 Land Disposition plans (30 % Demolition Plans) prepared by Maguire Group, Inc. 
and dated January 2009, which depict post-demolition roadway and topographical conditions in a conceptual manner and the preliminary Improvements to Interstate Route 195 Section 4 Ex-
isting Utilities plans (Utility Plans) prepared by Maguire Group, Inc. and dated February 8, 2008.  Additionally, the following summarizes reviews of existing site conditions for each parcel, (i.e. 
fl oodplain, wetlands and regulatory permitting, soils, and utility availability).  
The following section provides a general description and impact of the analysis criteria.

The parcel summaries establish a general background for examining the potential opportunities and/or challenges of redevelopment with respect to the following criteria:

•  Parcel dimension, confi guration and proposed street alignments;

•  Scheduled date of availability;

•  Relationship to and condition of abutting properties;

•  Scope of Highway Demolition;

•  Street frontages and access;

•  Historic Districts;

•  Potential Regulatory Jurisdictions;

•  Topography; and

•  Utility alignments and capacities (existing and proposed).

Chapter VI
Existing Conditions Analysis
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The following summary of the regulatory jurisdictions associated with 
the surplus land identifi es particular reviews governing waterfront 
parcels. 

FLOODPLAIN
As depicted on National Flood Insurance Rate Map Community 
Panel Number 4454060005F Panel 5 of 7 for Providence County, 
Rhode Island, dated June 6, 2000, the majority of the subject area is 
within Flood Zone X while some parcels are within Flood Zone AE, a 
special fl ood hazard area inundated by the 100-year fl ood and Flood 
Zone VE, an area of coastal fl ooding with velocity hazard (wave ac-
tion).  Parcels within Flood Zones AE and VE will need to be de-
signed to conform to the National Flood Insurance Program (NFIP), 
which states:

• All new construction and substantial improvements of residen-
tial structures within Flood Zones A1-A30, AE and AH on the 
community’s FIRM shall have the lowest fl oor (including base-
ment) elevated to or above the base fl ood level.

• All new construction and substantial improvements of non-
residential structures within Zones AI-A30, AE, and AH on the 
community’s FIRM shall (i) have the lowest fl oor (including 
basement) elevated to or above the base fl ood level, or (ii) to-
gether with attendant utility and sanitary facilities, be designed 
so that below the base fl ood level the structure is watertight 
with walls substantially impermeable to the passage of water 
and structural components having the capability of resisting 
hydrostatic and hydrodynamic loads and effects of buoyancy.

• All new construction and substantial improvements in Zones 
V1-V30 and VE, and also in Zone V if base fl ood elevation 
data is available on the community’s FIRM, shall be elevated 
on pilings and columns so that (i) the bottom of the lowest 
horizontal structural member of the lowest fl oor (excluding 
the pilings or columns) is elevated to or above the base fl ood 
level.

• Below-grade parking garages are prohibited beneath residen-
tial buildings in Zones A1-A30, AE, and AH.

• Below-grade parking garages are permitted beneath non-
residential buildings in Zones A1-A30, AE, and AH provided 
the building (including the parking garage) are fl oodproofed 
to the base fl ood level in accordance with the design perfor-
mance standards provided above in Section 60.3(c) (3)(ii) of 
the NFIP. 

• Below-grade parking garages are prohibited beneath all resi-
dential and non-residential buildings in VE zones.

• At-grade parking is not prohibited in Zones AE and VE.

In addition to the NFIP standards, parcels will need to be designed to 
conform to Section 423 of the Providence Zoning Ordinance, which 
states:

• No manufactured home, as defi ned by the state building code, 
shall be located in any fl oodway or coastal high hazard area.

• All new construction shall be located landward of the reach of 
mean high tide in a velocity zone.

• Man-made alteration of sand dunes within a Velocity Zone (V-
VE) shall be prohibited.

• Any encroachment in the regulatory fl oodway as identifi ed on 
the FIRM is prohibited. This includes fi ll, new construction, 
substantial improvements to existing structures and other 
development. However, encroachment in the regulatory fl ood-
way may be permitted if the applicant shall provide a certifi ca-
tion by a registered professional engineer demonstrating that 
such encroachment shall not result in any increase in fl ood 
elevations during a base fl ood (one hundred year fl ood).

Section 423 of the Providence Zoning Ordinance is currently being 
revised.  The recommended revisions are provided in Appendix C.

WETLANDS & REGULATORY PERMITTING
Parcels located within 200 feet of the inland edge of the Providence 
River that are not separated from the inland edge of the river by a 
roadway, which include Parcels 1A, 10, and P4, will require an As-
sent from the Rhode Island Coastal Resources Management Council 

(CRMC).  Coastal and freshwater wetlands are not located within the 
subject parcels, according to the Rhode Island Department of Envi-
ronmental Management (RIDEM) Geographic Data Viewer.  Howev-
er, if wetlands are identifi ed during entitlement processes, approval 
from either RIDEM or CRMC will be required depending on which 
jurisdictional area the properties lie within.  

The Providence River, in the vicinity of the subject area, is classi-
fi ed by CRMC as a Type 5 water with the exception of the portion of 
the Providence River adjacent to Parcel 10, which is a Type 6 water.  
CRMC defi nes Type 5 waters as “adjacent to waterfront areas that 
support a variety of tourist, recreational, and commercial activities.”  
Type 6 waters are defi ned as “extensively altered in order to accom-
modate commercial and industrial water-dependent and water-en-
hanced activities.”  Refer to Appendix A for a list of regulated activi-
ties within the 200-foot CRMC jurisdictional area.  

There are two methods of CRMC regulatory approaches for permit-
ting of urbanized developments and determining the coastal buffer 
and setback requirements:

• Coastal Resources Management Program (CRMP) 
• Urban Coastal Greenway Policy (UCG). 

Under both regulatory approaches, all parcels are subject to a coast-
al buffer zone, measured from the inland edge of the Providence 
River, and an additional 25-foot construction setback.  The CRMP 
regulations determine coastal buffer zones based on water classi-
fi cations and parcel size.  The UCG regulations classify the subject 
area as part of the Inner Harbor River Zone which stipulates a coast-
al buffer zone will ranging from 20 to 50 feet. Parcel 10 is located 
within the Development Zone which stipulates a coastal buffer zone 
ranging from 25 feet to 100 feet.  Refer to Appendix B for documen-
tation on determining coastal buffer zones. 

The UCG regulations requires 15 percent of the parcel to be veg-
etated, low-impact development practices to meet water quality 

GENERAL REGULATORY AND INFRASTRUCTURE ANALYSIS 

40 Chapter VI. Existing Conditions Analysis        Rhode Island Interstate 195 Surplus Land:  Redevelopment and Marketing Analysis 

Final Report.indd   40 6/18/2009   4:55:46 PM



standards and fl ood control for 100 percent of stormwater runoff, and 
compliance with all applicable CRMP regulations. Additionally, if de-
velopment includes public access, the applicant must provide public 
parking spaces to facilitate the use of the urban coastal greenway; 
however, the Applicant may demonstrate that ample public parking is 
available adjacent to the parcel to satisfy this requirement.  

The purpose of the UCG guidelines is to offer a method of redevel-
oping urban waterfronts in a manner that integrates economic de-
velopment, expands public access along and to the shoreline, and 
provides for the management, protection, and restoration of coastal 
habitats.  The most appropriate approach for CRMC permitting will 
depend on the proposed development and whether public access to 
the Providence River is available.  Due to the developed conditions 
of the affected parcels, we do not foresee CRMC permitting to pose 
severe restrictions on development.

The Rhode Island Department of Environmental Management (RI-
DEM) classifi es the Providence River as a Category 5 impaired 
waterbody with causes of impairment due to nitrogen, dissolved oxy-
gen, and fecal coliform.  All properties that will discharge stormwater 
to the Providence River, either directly or through a separate storm 
sewer, will require Water Quality Certifi cation from RIDEM.  

The Rhode Island Pollutant Discharge Elimination System (RIP-
DES) program regulates storm water discharges from construction 
activities greater than one acre to a separate storm sewer system or 
waters of the State.  Authorization under the RIPDES General Permit 
will be automatically granted upon receipt of a CRMC Assent or Wa-
ter Quality Certifi cate.  Developments that disturb less than one acre 
do not require RIPDES authorization.  

SOIL CONDITIONS
The subject area is underlain by Udorthents-Urban Land Complex 
(UD) and Urban Land Complex (Ur) according to the Soil Survey of 
Rhode Island (1981).  UD and Ur classifi ed soils have been previ-

ously built upon or have been modifi ed by earth moving activities.  
Determining the soil characteristics of each parcel in the project area 
is not possible without conducting subsurface soil investigations or 
geotechnical studies.      

UTILITIES
The Rhode Island Department of Transportation (RIDOT) plans for 
reconnecting city streets through the Route 195 corridor include 
separating combined storm sewers to the extent practicable.  RIDOT 
understands that local utility companies will install electric, cable, 
and telephone utilities within the reconnected streets but will not in-
stall sewer and water utilities due to lack of funding.  RIDOT intends 
to evaluate the possibility of installing water and sewer mains; how-
ever, funding may not be available.  

The Jewelry District/Old Harbor Planning Framework Study prepared 
by The Cecil Group, Economics Research Associates, and the Ma-
guire Group dated September 2008 states that the existing utilities 
meets the existing demand and are able to accommodate moderate 
growth.

The Narragansett Bay Commission (NBC) owns and operates com-
bined sewers throughout the subject area.  Parcels that require sani-
tary or storm sewer service will require a Sewer Connection Permit 
from the NBC.   Stormwater and groundwater discharges to NBC 
sewers is prohibited unless the NBC determines that a combined 
sewer is the only reasonable means available for disposal and such 
connection receives NBC approval.  

The NBC may require developers to monitor existing sewer fl ow and/
or incorporate offsite mitigation, such as eliminating combined storm 
sewers or removing storm drain connections to combined storm sew-
ers.  The risk for offsite mitigation requirements will increase as the 
subject parcels are developed, potentially shifting a disproportion-
ate development cost to projects that occur near the end of the build 
out period.  Projected wastewater and stormwater fl ows, based on 

future uses and density, should be completed as soon as possible in 
the predevelopment phase to allow potential capacity issues to be 
resolved, or alternately, to establish an equitable method for assess-
ment to developers for offsite sanitary and storm sewer improve-
ments.  

Possible development obstacles or substantial increases in construc-
tion cost may result from eliminating stormwater connections to com-
bined storm sewers.  Stormwater mitigation measures may include 
installing municipal storm drains and onsite stormwater management 
systems.  If infi ltration techniques are incorporated into the onsite 
stormwater management plan for parcel development, a RIDEM 
Underground Injection Control Program permit will be necessary.  If 
onsite soils are unsuitable for infi ltration techniques, developers may 
be compelled to construct a separate storm drain system within adja-
cent roadways or consider opportunities for a consolidated stormwa-
ter management system designed to manage multiple parcels runoff. 

Given the potential for academic, institutional and research & de-
velopment space on the parcels, it should be noted that real value 
could be added to the parcels through investment in planning and 
installation of state of the art telecommunications infrastructure.  As 
more detailed planning for the parcels themselves and the particu-
lar utility improvements- both public and private – it is logical that a 
synergy amongst the needs of the interested parties, including the 
Universities, might well be found through combining telecommunica-
tions planning for the new parcels.  This type of investment could be 
a contributor to the economic development potential of the district.
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East Side Parcels & Historic 

Districts Overlay

PARCEL BY PARCEL ANALYSIS
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East Side Parcels: 

Fox Point / College Hill

 Development area:  6.49 acres
 Parks area:       0.58 acres

PARCEL BY PARCEL ANALYSIS
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Parcel 10
Parcel 10 is located between India Street and the Naraganset Bay, to the east of the Fox Point Hur-
ricane Barrier and the elevated highway I-195. One of the challenges for the future of this parcel is to 
minimize the isolation from the rest of the urban fabric due to the elevated highway and the surround-
ing uses, while ensuring public access and recreational uses along the water.

-  Topography: The parcel is fl at.
-  Historic Relevance: Given that the parcel is in the College Hill National Historical District, its de-
velopment will be subject to design review by the appropriate commission.
-  Zoning: [W2] Its current  allowable height is 75 feet.
Bonuses in exchange for community amenities may increase the allowed height [as proposed in the 
City charrete].
A minimum easement of 25 feet from the existing shoreline is required for public cross site access 
[CRMC Urban Coastal Greenway regulations].
-  Interested Constituencies: Several community groups advocate for increasing public access to 
the site [Friends of India Point Park].
-  Adjacent Uses / Abutters: The parcel abuts the community boating facility which is to the east, 
and the Providence Steamship company maintenance facility which is to the west. 
The previous owner has the right of fi rst refusal.
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Parcel 10  
Existing Conditions and Post-Highway Demolition Description

Parcel 10, a 1.37 acre parcel (59,561 sf), will be the fi rst site offered 
for disposition by the RIDOT.  The land sits directly on the Seekonk 
River to the east of the Fox Point hurricane barrier and is bound on 
the north by the new India Street alignment and the new elevated 
I-Way corridor at the edge of the Fox Point Neighborhood.  The par-
cel abuts the community boating facility which is to the east and the 
Providence Steamship Company maintenance facility on the west.  
The site is regulated by the Rhode Island Coastal Resources Man-
agement Council and is subject to the requirements  as defi ned by 
its frontage on a Type 6 Waterway (refer to CRMC regulatory de-
scription in Chapter VI.). CRMC is currently reviewing water type 
classifi cation for this area; the classifi cation may be revised as a 
result of this review. The parcel is also located in a Flood Plain as 
described in Chapter VI and therefore subject to occupancy pro-
hibitions beneath the base fl ood level which is 19 feet.  A required 
minimum easement of 25 feet from the existing shoreline must be 
maintained for public cross site access as dictated by CRMC Urban 
Coastal Greenway regulations.  The site has in excess of 400 feet 
of shoreline frontage.  An additional 10 feet easement perpendicular 
to the waterfront is also required along the western boundary of the 
property for public access across the site to and from India Street.  
The parcel is essentially fl at and has utility service along the India 
Street frontage.  Parcel 10, like all of the east side surplus parcels, is 
located in the College Hill National Historic District under the jurisdic-
tion of the Rhode Island Historical Preservation and Heritage Com-
mission (RIHPHC).  The property is also subject to a right of fi rst re-
fusal by the previous owner from whom RIDOT purchased the land.  

The site was not originally part of the highway corridor but was 
utilized by RIDOT for staging during construction.  As a result, the 
property does not need to be prepared through a highway demoli-
tion contract and is available in the near term.   The Interim Condi-
tion Plans do not indicate demolition, topographical, or grading work 
to be performed on Parcel 10. For the purpose of this analysis, we 
have assumed that the existing building will be razed and the land 
will be relatively level prior to the disposition of the property.  

The United States Geological Survey(USGS) indicates that existing 
elevation of the parcel ranges from 3 feet to 10 feet.  Parcel 10 is lo-
cated within Flood Zone VE, as area of coastal fl ooding with velocity 
hazard (wave action) and a base fl ood elevation of 19 feet.  Accurate 
topographical information is required to determine the full extend of 
the VE Flood Zone onsite.  

Site access will continue to be provided remain to be provided 
from India Street.  The southeastern portion of Parcel 10 abuts the 
Seekonk River and the majority of the parcel is located within the 
200-foot CRMC jurisdictional area.  Regulated activities, listed in 
Appendix A, require Assent approval from CRMC, which classifi es 
the adjacent section of the Seekonk River as a Type 6 water.  Under 
the CRMP, Parcel 10 will be subject to a 75-foot buffer plus 25-foot 
construction setback.  

Under the UCG, Parcel 10 qualifi es for the “Small Lot Exception” 
because the parcel has a depth of less than 300 feet.  Therefore, 
the parcel is subject to a 25-foot construction setback plus a 25-foot 
urban coastal greenway.  In order to qualify for the “Small Lot Excep-
tion” the applicant must provide compensation for the reduction in 
UCG width.  Compensation may include a fee determined by CRMC, 
the creation of non-stormwater wetlands, the restoration of wetlands, 
opportunities for public recreational use, the increase in public ac-
cess amenities, or the purchase of land to establish UCG connec-
tions within the Metro Bay SAMP.  If the applicant does not pursue 
the “Small Lot Exception,” Parcel 10 will be subject to a 25-foot 
construction setback plus:
   •    A 100-foot urban coastal greenway if public access or mitigation 
is provided; and
   •    A 50-foot urban coastal greenway if public access or mitigation 
is provided and the applicant compensates for the reduction in UCG 
area.

The Utility Plans indicate that natural gas, water (12-inch), telecom-
munications, electric utilities, a 50-inch combined sewer, and electric 
utilities are available in India Street adjacent to the site.

Image of Benefi t St visual corridor under the new elevated I-195

Images of urbanization works [above] and existing building [bellow]
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Parcels 9, P1
Parcels P1 and 9 are located between George M. Cohan Boulevard and the I-195. Both the proximity 
to the highway ramps and the irregular shape and small size of the parcels challenge the possibilities 
for development in one case and the adequacy for recreational use in the other.
Parcel P1 is intended to replace Washington Park, which was eliminated with the construction of 
I-195. Its location is not exactly the same, as can be seen in the parcel overlay on the historical map 
in the next page.

-  Topography: The parcel is fl at. 
-  Historic Relevance: Given that the parcel is located in the National Historic District of College 
Hill,  its development will be subject to design review by the appropriate commission.
-  Zoning: [R2/W2] Its current allowable height is 30 feet / 75 feet [the line of separation crosses the 
parcels].
-  Possible Adjacent Property Assemblies: The surface parking lot north of Parcel 9 [currently 
used by RISD staff and the Rosary Church] could be part of a swap.
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Parcel 9
Existing Conditions and Post-Highway Demolition Description

Parcel 9 is a .42 acre parcel (18,226 sf) that is scheduled to be avail-
able for disposition in the fall of 2010.  The triangular shaped site 
is defi ned on the north by the new extension of George M. Cohan 
Boulevard and to the south by a new west bound off-ramp construct-
ed as part of the I-Way contract.  The parcel directly abuts surplus 
parcel P1 to the west, a site designated as open space. The site is 
accessed from George M. Cohan Boulevard.

The Interim Condition Plans indicate that all abandoned above 
ground infrastructure associated with the relocation of Interstate 195 
will be removed from Parcel 9.  The proposed site grading will result 
in slopes ranging from 1 to 7 percent (approximately 4 feet of grade 
change).  

Parcel 9 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that existing natural gas (6 inch), water 
(12-inch), and electric utilities are located within proposed George 
M. Cohan Boulevard.  A 48-inch storm sewer and a 48-inch sanitary 
sewer are located adjacent to the parcel in Brook Street.  It appears 
that the 48-inch storm sewer remains separate and discharges di-
rectly to the Seekonk River. 

Parcel P1
Existing Conditions and Post-Highway Demolition Description

Parcel P1 is a .58 acre parcel (25,065 sf) designated as open space.  
The parcel abuts parcel 9 to the east and fronts the existing Pike 
Street to the north.  The western edge of the site curves following 
the proposed alignment of a new west bound off-ramp connecting to 
Benefi t Street.  

The Interim Condition Plans do not identify Parcel P1, but show 
post-demolition conditions in the area.  All abandoned above ground 
infrastructure associated with the relocation of I-195 will be removed 
from the parcel.  The proposed site grading will result in slopes 
ranging from 1 to 3 percent (approximately 2 feet of grade change).  
Site access is available from Pike Street.  South Main Street will be 
reconfi gured and provide additional site access.

Parcel P1 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that existing natural gas (12-inch), water 
(6-inch), and electric utilities are located within Pike Street adjacent 
to the site.  Additionally, existing natural gas (12-inch) and water (16-
inch and 6-inch) utilities are located adjacent to the parcel, southeast 
of the intersection of Pike Street and Traverse Street.  A 12-inch 
combined sewer is located at the northern corner of the parcel.  

Historic image of Washington Park [1875] with current  I-195 Parcels overlapped

Images of the different uses in the surrounding area

9P1
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Parcel 8
Parcel 8 is located between South Main Street and the extension of Benefi t Street and the access 
ramps to the I-195 . 

-  Topography: The parcel slopes down to Northeast some 5 feet.
-  Historic relevance: Given that the parcel is in the College Hill National Historical District,  its de-
velopment will be subject to design review by the appropriate commission.
-  Zoning: [W2] Its current  allowable height is 75’. As a result of the City charrette in preparation for 
the Comprehensive Plan, the heights in the southern portion of the site could reach 12 stories.
-  Adjacent Uses / Abutters: The adjacent parcel contains two buildings that were once part of the 
Fuller Iron Works.  The brick structure [A] was built in 1869. The steel and glass 90 feet x 200 feet 
structure [B] was built in 1893, with a foundry addition to the west built in 1901. Currently covered 
by a siding, building B needs to be fully surveyed to know its precise historical status [it was the fi rst 
steel structure in the City of Providence]. The complex is included in the National Register of His-
toric Places.
-  Possible Adjacent Property Assemblies: The possible assembly with the contiguous parcel will 
need to evaluate the existing historical structure sitting on it.

A

B
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Parcel 8 
Existing Conditions and Post-Highway Demolition Description

Parcel 8 is .84 acre parcel (36,698 sf) that is scheduled to be avail-
able for disposition in the fall of 2010.  Adjacent to Parcel 6 which is 
directly to the north, Parcel 8 is bound in the east by the new con-
tinuation of the alignment of South Main Street across Wickenden 
(called Benefi t Street) that is being constructed as part of the I-Way 
contract, to the north by the new Pike Street and the south by the 
new Tockwotton Street.  The western boundary of the parcel is a 
mid-block, rear property line of an abandoned industrial property 
located on South Main Street between Pike and Tockwotton.  This 
existing building runs the full north-south length of the parcel.  All of 
the frontage defi ning Parcel 8 will be newly constructed streets.  Site 
access will be available from Tockwotton Street and Pike Street.  
Benefi t Street will provide limited access due to its proposed con-
nection to I-195 exit ramp and is restricted to westbound, one-way 
traffi c.  Parcel 8, like all of the east side surplus parcels, is located 
in the College Hill National Historic District under the jurisdiction of 
the Rhode Island Historical Preservation and Heritage Commission 
(RIHPHC).

The parcel will be created only following the demolition of the high-
way alignment, the sloped fi ll of the embankments and the west 
bound on-ramp.  The Interim Condition Plans indicate that all aban-
doned above ground infrastructure associated with the relocation 
of Interstate 195 will be removed from Parcel 8.  The proposed site 
grading will result in slopes down from north to south toward the 
waterfront ranging from one to 12 percent (approximately 10 feet of 
grade change).  

The abutting property is the former site of the Fuller Iron Works 
Complex which consists of a brick wing dating from 1869 on the 
Northeast corner of the block and the fi rst steel framed building built 
in Rhode Island on the remainder of the site, which dates from 1893.  
The property is currently listed for sale.  The existing structure is 
considered historic, however does not appear to have an offi cial des-
ignation and the condition of the steel framed section of the complex 
and the feasibility of reuse is not known.

The boundary of the AE and VE Flood Zones are shown on the op-
posite side of Tockwotton Street on the FIRM with base fl ood eleva-
tions of 17 and 19, respectively.  Finish grades on a small portion of 
Parcel 8 will range from 15 and 19 feet.  Development of this portion 
of the parcel may be subject to the AE Flood Zone requirements and 
may require a fetch analysis to determine if the VE Zone extends 
onto the subject parcel.
 
The Utility Plans indicate that natural gas, water (12-inch), telecom-
munications, and electric utilities are available in Tockwotton Street 
adjacent to the site.  A 22-inch by 36-inch combined sewer is located 
west of the parcel at the intersection of Pike Street and the proposed 
location of South Water Street. 

Above, Fuller Iron Works Complex, 

Courtesy of the City of Providence - Department of Planning and Development
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Parcel 6
Parcel 6 is located between South Main, Pike, Wickenden, and the extension of Benefi t Street. 

-  Topography: The parcel slopes down to the west an average of 10 feet.
-  Historic relevance: Given that the parcel is in the College Hill National Historical District,  its de-
velopment will be subject to design review by the appropriate commission.
-  Zoning: [W2/C2] Its current  allowable height is 75 feet / 45 feet [the line of separation crosses 
the parcel].
-  Adjacent Uses / Abutters: DOT owns the entire parcel.
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Parcel 6 
Existing Conditions and Post-Highway Demolition Description

Parcel 6 is 1.35 acre parcel (58,704 sf) that is scheduled to be avail-
able for disposition in the fall of 2010.  Adjacent to Parcel 8 directly 
to the south, Parcel 6 is bound to the east by the new continuation of 
the alignment of South Main Street across Wickenden (called Benefi t 
Street) that is being constructed as part of the I-Way contract, to the 
north by the Wickenden Street along the section currently beneath 
the elevated highway,  and to the south by the new Pike Street.  The 
western boundary of the parcel is South Main Street, directly across 
from the Corliss Landing development.  

Half of the frontage defi ning Parcel 6 will be newly constructed 
streets (Benefi t and Pike Streets).  It has contiguous single owner-
ship and will be surrounded on all four sides by public streets.  Site 
access will be available through South Water Street.  Pike Street 
will be extended along the southeastern property line providing ad-
ditional access.  South Main Street will provide limited access due 
to its proposed connection to I-195 exit ramp and is restricted to 
westbound, one-way traffi c.  The parcel also abuts Wickenden Street 
(Bridge Street), but access will likely not be permitted given the 
complexity the traffi c volumes and adjacency to intersections.  In this 
sense, this study recommends the readjustment  of this intersection 
with narrower sidewalks and a more urban character. 

Parcel 6 is located in a national historic district under the jurisdiction 
of the Rhode Island Historical Preservation and Heritage Commis-
sion (RIHPHC).

The parcel will be created only following the demolition of the high-
way alignment, the sloped fi ll of the embankments and the on and 
off-ramps.  The Interim Condition Plans indicate that all abandoned 
aboveground infrastructure associated with the relocation of I-195 
will be removed from Parcel 6.  The proposed site grading will result 
in slopes from east to west ranging from one to ten percent (approxi-
mately 14 feet of grade change).  

Parcel 6 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (10-inch), water (6-inch), 
telecommunications, and electric utilities are available in South 
Water Street and water (12-inch), telecommunications, and electric 
utilities are available in Bridge Street adjacent to the site.  A 22-inch 
by 36-inch combined sewer is located within the adjacent sections of 
Bridge Street and the South Water Street.  An abandoned electrical 
duct bank is located in the western portion of the site.  

Image of the contiguous Corliss Landing Development

Proposal for the site, Old Harbor Plan, 1992

Rhode Island Interstate 195 Surplus Land:  Redevelopment and Marketing Analysis           Chapter VI. Existing Conditions Analysis 51

Final Report.indd   51 6/18/2009   4:56:13 PM



Parcel 5
Parcel 5 is located between S Main and S Water Streets in its longer frontage, and Dollar and Wick-
enden Streets in the shorter ones. 

- Topography: The parcel has a 5 feet average slope down to the river.
- Historic Relevance: Given that the parcel is located in the College Hill National Historical District,  
its development will be subject to design review by the appropriate commission.
- Zoning: [C2] Its current allowable height is 45 feet.
- Adjacent Uses / Abutters: The parcel has no adjacent properties.
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Parcel 5
Existing Conditions and Post-Highway Demolition Description

Parcel 5 is 1.35 acre parcel (58,711 sf) that is scheduled to be avail-
able for disposition in mid 2011.  The parcel is defi ned on its south-
ern edge by Wickenden Street along the section currently beneath 
the elevated highway, directly across the street from Parcel 6. The 
land is bound to the east by the extension of South Main Street (cur-
rently called Wickenden although a continuation of the alignment of 
South Main)  and what will be a new continuation of the alignment of 
South Water Street to the west,  parallel to the riverfront.  The north 
edge of the site is the proposed Dollar Street running between South 
Main and South Water.  Half of the frontage defi ning Parcel 6 will be 
newly constructed streets (Dollar and South Water).  The land has 
contiguous single ownership and will be surrounded on all four sides 
by public streets with access available from all sides, although not 
likely on the Wickenden Street frontage given the complexity the traf-
fi c volumes and adjacency to intersections.  

Parcel 5 is located in a national historic district under the jurisdiction 
of the Rhode Island Historical Preservation and Heritage Commis-
sion (RIHPHC).

The parcel will be created only following the demolition of the high-
way alignment, the sloped fi ll of the embankments and the on and 
off-ramps.  The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of Inter-
state 195 will be removed from Parcel 5.  The proposed site grading 
will result in slopes ranging from 2 to 10 percent (approximately six 
feet of grade change between the South Main Street and South Wa-
ter Street boundaries).  

Parcel 5 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (6-inch), water (16-inch), 
telecommunications, and electric utilities are available in South Main 
Street.  Utilities are also available in Bridge Street (12-inch water, 
telecommunications, and electric), but they are located on the op-

posite side of the street; therefore utility connections to South Main 
Street will be the most practical point of connection.  A 30-inch com-
bined sewer is located within the adjacent section of South Main 
Street and a 22-inch by 36-inch combined sewer is located within 
the adjacent section of Bridge Street.   An abandoned electrical duct 
bank and manhole bisects the site.

5

Historical alignment of the area [1875] with parcels overlay

Image of Parcel 5 facing the river
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Parcel 3
Parcel 3 is located between South Main and South Water Streets in its longer frontage, and Dollar 
and Transit Streets in the shorter ones.

- Topography: The parcel has a 3 feet average slope down to the river.
- Historic Relevance: Given that the parcel is located in the College Hill National Historical District,  
its development will be subject to design review by the appropriate commission.
- Utilities: The number of utilities running along Dollar Street challenge any possible realignment to 
increase the size of Parcel 3.
- Zoning: [C2 ] Its current allowable height is 45 feet.
- Adjacent Uses / Abutters: The parcel has no adjacent properties.
- Possible Adjacent Property Assemblies: The recovery of the historic alignment of Dollar Street 
and the extension of Transit Street defi ne the small size of Parcel 3. The number of utilities running 
along Dollar Street challenge any possible realignment of Parcels 3 and 5 to homogenize their size.
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Parcel 3
Existing Conditions and Post-Highway Demolition Description

Parcel 3 is .37 acre parcel (16,271 sf) that is scheduled to be avail-
able for disposition in the mid 2011.  
The parcel is defi ned by the proposed Transit and Dollar Street align-
ments running toward the river and  the extended South Main Street 
and what will be a new continuation of the alignment of South Water 
Street to the west,  parallel to the riverfront.  All of the frontage defi n-
ing Parcel 3 will be newly constructed streets with the exception of 
South Main.  
The parcel has contiguous single ownership and will be surrounded 
on all four sides by public streets with opportunities for access from 
each side.  Parcel 3 is the smallest developable parcel in the East 
Side and is a product of the reintroduction of the historic street grid 
that results in a block size that is smaller than even the traditional 
fabric of Fox Point and College Hill.  

Parcel 3 is located in a national historic district under the jurisdiction 
of the Rhode Island Historical Preservation and Heritage Commis-
sion (RIHPHC).

The parcel will be created only following the demolition of the high-
way alignment, the sloped fi ll of the embankments and the on and 
off-ramps.  The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of Inter-
state 195 will be removed from Parcel 3.  The proposed site grading 
will result in slopes ranging from 1 to 4 percent (approximately four 
feet of grade change between the South Main Street and South Wa-
ter Street boundaries. 

Parcel 3 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  
 
The Utility Plans indicate that natural gas (6-inch), water (16-inch), 
telecommunications, and electric utilities are available in South Main 
Street adjacent to the site.  A 30-inch combined sewer is also located 
within the adjacent section of South Main Street.    

Old Harbour and I-195 Right of Way Plan, Uddate Old Harbour and I-195 Right of Way Plan, 1992
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Parcel 2
Parcel 2 is located between South Main and South Water Streets in its longer frontage, and Dollar 
and Transit Streets in the shorter ones.

- Topography: The parcel slopes down to the river roughly 6 feet.
- Historic Relevance: Given that the parcel is located in the College Hill National Historical District,  
its development will be subject to design review by the appropriate commission.
- Utilities: The number of utilities running along Dollar Street challenge any possible realignment to 
increase the size of Parcel 3.
- Zoning: [C2 ] Its current allowable height is 45 feet.
- Adjacent Uses / Abutters: The contiguous parcels in the block are owned by the State of Rhode 
Island and the Dolphin House Ltd., and are being used as parking lots. The only existing structure, 
at 10 James Street, is the Tillinghast, Captain Joseph House [1770 ca], a building from the pre-
revolutionary period included in the National Register of Historic Places. This building [A] has been 
recently incorporated to the Providence Preservation Society’s Most Endangered Properties.

A
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Captain Joseph Tillinghast House, 1770

Parcel 2
Existing Conditions and Post-Highway Demolition Description

Parcel 2 is .51 acre parcel (2,211 sf) that is scheduled to be available 
for disposition in the mid 2011.  

The parcel is defi ned by the proposed Transit Street alignment run-
ning toward the river and the extended South Main Street and what 
will be a new continuation of the alignment of South Water Street to 
the west,  parallel to the riverfront.  The northern edge of the site is 
bound by an regular property line that consists of 4 separate par-
cels that extend along South Main Street and across James Street 
to South Water.  While 3 of the parcels are vacant, the one on the 
corner of South Main and James is occupied by the historic the 
Captain Joseph Tillinghast House (ca. 1770), one of the only re-
maining buildings in the vicinity from the pre-Revolutionary period, 
and included in the National Register of Historic Places.  The other 
contiguous parcels are used as surface parking and are owned by 
the Dolphin House Ltd.  The triangular parcel on the corner of James 
and South Water Street is owned by the State of Rhode Island.   All 
of the frontage defi ning Parcel 2 will be newly constructed streets 
with the exception of South Main.  Site access will be available from 
all 3 streets.  

Parcel 2 is located in the National College Hill Historic District under 
the jurisdiction of the Rhode Island Historical Preservation and Heri-
tage Commission (RIHPHC). 

The parcel will be created only following the demolition of the high-
way alignment, the sloped fi ll of the embankments and the on and 
off-ramps.  

The Interim Condition Plans indicate that all abandoned above 
ground infrastructure associated with the relocation of Interstate 195 
will be removed from Parcel 2.  

A retaining wall is located in the northern corner, along abutting par-
cel Plat 16 Lot 44.  If the wall remains, development adjacent to the 
wall may require reconstruction due to the unknown structural condi-

tion of the wall.  The presence of the wall may prevent the physical 
connection of the Parcel 2 with the Lot 44.  The proposed site grad-
ing will result in slopes ranging from 6 to 8 percent (approximately 
nine feet of grade change between the South Main Street and South 
Water Street boundaries).  

Parcel 2 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.
 
The Utility Plans indicate that natural gas (12-inch), water (16-inch), 
telecommunications, and electric utilities are available in South Main 
Street adjacent to the site.  A 33-inch x 22-inch combined sewer is 
located within the adjacent section of South Main Street.  A 24-inch 
storm sewer is located northwest of the site, within James Street.  
The plans do not include suffi cient information to determine if the 
storm sewer remains separate or ultimately discharges to the com-
bined sewer.  

Captain Joseph Tillinghast House, 1770 [Flicker, by Marcfoto]
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Parcel 1A
Parcel 1A is located between South Water Street and the Providence River. The parcel is used as an 
heliport and occasionally for cultural venues hosted by RISD.

-  Topography: The parcel is fl at.
-  Zoning: Its current  allowable height is 45 feet.
-  Adjacent Uses / Abutters: The parcel sits in the stretch of the park along the east side of the 
river.
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Parcel 1A
Existing Conditions and Post-Highway Demolition Description

Parcel 1A is .28 acre parcel (12,378 sf) that is scheduled to be avail-
able for disposition in 2009.  

The parcel sits directly on the east bank of the Providence River with 
frontage along South Water Street to its east.  A publicly accessible 
riverfront park extends on either end of the narrow site which was 
previously used as a helipad.  

The Interim Condition Plans do not indicate demolition, topographi-
cal, or grading work to be performed on Parcel 1A. Based on visual 
observation, Parcel 1A is primarily covered with grass and improve-
ments include walkways and a helipad.  The elevation of the parcel 
is approximately 3 feet.  The site is clear of structures and is rela-
tively level.  Site access is and will remain to be provided from South 
Water Street.  

Parcel 1A may be located within Flood Zone AE, a special fl ood haz-
ard area inundated by the 100-year fl ood with a base fl ood elevation 
of 5.  Accurate topographical information is required to determine if 
the parcel is within the fl oodplain.  

The western portion of Parcel 1A abuts the Providence River and 
the parcel is within the 200-foot CRMC jurisdictional area.  Regu-
lated activities, provided in Appendix A, require Assent approval from 
CRMC, which classifi es the adjacent section of the Providence River 
as a Type 5 water.  Under the CRMP, Parcel 1A will be subject to a 
25-foot buffer plus a 25-foot construction setback.  Under the UCG, 
Parcel 1A will be subject to a 25-foot construction setback plus:

• A 20-foot urban coastal greenway if public access to the Provi-
dence River is provided;

• A 50-foot urban coastal greenway if public access to the river is 
not provided; and

• A 20-foot urban coastal greenway if public access to the river is 
not provided and the applicant provides compensation.  Com-
pensation may include a fee determined by CRMC, the creation 
of non-stormwater wetlands, the restoration of wetlands, oppor-

tunities for public recreational use, the increase in public access 
amenities, or the purchase of land to establish UCG connections 
within the Metro Bay SAMP.

The Utility Plans indicate that natural gas (4-inch), water (8-inch), 
telecommunications, and electric utilities are available in South Wa-
ter Street adjacent to the site.  A 60-inch combined sewer crosses 
South Water Street adjacent to the Parcel 1A, and a 24-inch storm 
sewer is located southeast of the site, at the intersection of James 
Street and South Water Street.  The plans do not include suffi cient 
information to determine if the storm sewer remains separate or ulti-
mately discharges to the combined sewer.  

RISD Commencement in adjacent parcel, June 2008 [Flicker]
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West Side Parcels & Historic 

District Overlay

A
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West Side Parcels: Jewelry District

 Development area:14.32 acres
 Parks area:       5.90 acres
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Parcels 14, P3
Parcel P3 is located between Dyer, Clifford, and Dorrance Street, and has been targeted as a public 
space.

- Topography: The parcel is fl at.
- Historic Relevance: The parcel is located in the Downcity District and its development will be 
subject to design review by the Downcity Design Review Committee.
- Zoning: [D1] Its current allowable height is 45 feet, but the proposed Providence 2020 plan sets 
up 12 stories.
- Adjacent uses / Abutters: The parcel has no contiguous properties.

Parcel 14 is surrounded by the Future Peck Street on two sides, and is part of a swap with the con-
tiguous parcel to construct the proposed alignment.

- Topography: The parcel is fl at.
- Historic Relevance: The parcel is located in the Downcity District.
- Zoning: [D1] Its current allowable height is 45 feet, but the proposed Providence 2020 plan sets 
up 12 stories.
- Adjacent Uses / Abutters: The parcel is contiguous to a municipal and federal facility to the 
southwest.

Park design as presented in the City Charrette [Sept 08]
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Parcel 14
Existing Conditions and Post-Highway Demolition Description

Parcel 14 is a .24 acre parcel (10,242 sf) that is scheduled to be 
available for disposition in 2009.  

The small, irregular shaped site will be defi ned by the corner of a 
future Peck Street which will continue south from Downcity and turn 
to the west connecting to Dorrance Street.  The parcel will site di-
rectly across from the proposed park on Parcel P4.  Access to the 
eastern portion of the site will be provided from Peck Street.  Parcel 
14 directly abuts a 91,370 sf development parcel owned by National 
Grid.  The parcel has been discussed as being part of a land swap 
on exchange for privately owned land required to construct the pro-
posed alignment of Dyer Street.

The Interim Condition Plans do not indicate demolition, topographi-
cal, or grading work to be performed on Parcel 14. Based on visual 
inspection, we have assumed that the land will be relatively level 
prior to the disposition of the property.  The United States Geological 
Survey indicates that the existing elevation of the parcel is approxi-
mately three feet.  

Parcel 14 may be located within Flood Zone AE, a special fl ood haz-
ard area inundated by the 100-year fl ood with a base fl ood elevation 
of fi ve.  Accurate topographical information is required to determine if 
the parcel is within the fl oodplain.  

The Utility Plans indicate that existing natural gas (8-inch), water 
(8-inch), electric, and telecommunications utilities are located within 
Peck Street to the east of the site.  A storm sewer located in Peck 
Street discharges directly to the Providence River.  An 18-inch storm 
sewer parallel to the Providence River, adjacent to the parcel, has 
multiple discharges to the Providence River.  

NBC owns and maintains a sewer interceptor, a chamber with a 
two-barrel discharge to the River, a deaeration chamber, a gate and 
screening structure, and above ground controls and generator south 
of the parcel.  We assume it is unlikely that RIDOT will install utilities 

in the extended portion of Peck Street based on the extensive NBC 
utilities in the area and the limited development potential of adjacent 
Parcels P4, which is planned for public park, open space, or rec-
reational uses.  In addition, extension of utilities, including sanitary 
sewer, from the south section of Peck Street may be impossible due 
to the location and extent of NBC infrastructure.  Sanitary sewer 
could be extended from Dyer Street to the site through the north sec-
tion of Peck Street, but would require excavation adjacent to existing 
utilities and pavement repair.  

Parcel P3
Existing Conditions and Post-Highway Demolition Description

Parcel P3 is a .19 acre parcel (8,442 sf) that is scheduled to be avail-
able for disposition in 2009. The small, triangular shaped site will be 
defi ned by the intersection of Dyer, Clifford and Dorrance Streets. 
The parcel sites directly across from the proposed park on Parcel P4

The Interim Condition Plans indicate that Parcel P3 will be redevel-
oped into a public space consisting of landscape and hardscape 
improvements. 

Parcel P3 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (6-inch), water (24-inch, 
16-inch and 8-inch), telecommunications, and electric utilities are 
available in Memorial Boulevard.  Natural gas (6-inch), water (8-
inch), telecommunications, and electric utilities are available in Clif-
ford Street.  Water (16-inch, 6-inch), telecommunications, and elec-
tric utilities are available in Dorrance Street adjacent to the site.

A 66-inch combined sewer and 74-inch sewer interceptor are located 
in adjacent sections of Dorrance Street.  An 18-inch combined sewer 
is located in Memorial Boulevard.  

Sanborn Map [ dates 1905]

Image of Parcel 22 and P4, facing the river
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Parcel P4
Parcel P4 will be developed as an urban park on the waterfront. Its design has been commissioned 
to the fi rm Brown, Richardson and Rowe, the winners of the competition held in 2006 by the City of 
Providence.

- Topography: The parcel is fl at.
- Historic Relevance: The parcel is located in the Downcity District and its development will be 
subject to design review by the Downcity Design Review Committee.
- Zoning: [D1-45] Its current allowable height is 45 feet, but the proposed Providence 2020 plan 
sets up 12 stories. 

Park design as presented in the City Charrette [Sept 08] Rendering of the park, Providence 2020 [Sasaki ]
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Parcel P4
Existing Conditions and Post-Highway Demolition Description

Parcel P4  is a 5.9 acre parcel (257, 301 sf) designated as open 
space the Old Harbor Riverfront Park. 

The available plans do not provide demolition, topographical, or 
grading information.  For the purpose of this analysis we have as-
sumed that abandoned above ground infrastructure associated with 
the relocation of I-195 will be removed from Parcel P4 and the land 
will be relatively level prior to the disposition of the property for park 
construction.  

The United States Geological Survey indicates that the existing ele-
vation of the parcel ranges from approximately 3 to 6 feet.  Access to 
the site will be provided from Memorial Boulevard and Peck Street.

The development of Parcel P4 will require CRMC Assent for regu-
lated work within the 200-foot jurisdictional area associated with the 
Providence River, which CRMC classifi es as a Type 5 water.  The 
Interim Condition Plans indicate that Service Road 8, currently sepa-
rating Parcel P4 from the Providence River, will be removed and that 
Parcel P4 is located approximately 80 feet from the inland edge of 
the Providence River.  Under the CRMP, Parcel P4 will be subject to 
a 75-foot buffer plus 25-foot construction setback.  Because Parcel 
16 is more than 20 feet from the inland edge of the Providence River, 
an urban coastal greenway is not required under UCG.  All other 
requirements of UCG and CRMP will apply. 

Parcel P4 may be located within Flood Zone AE, a special fl ood haz-
ard area inundated by the 100-year fl ood with a base fl ood elevation 
of fi ve feet.  Accurate topographical information is required to deter-
mine if the parcel is within the fl oodplain.  

The Utility Plans indicate that existing natural gas (16-inch) utili-
ties are located within Service Road 8 adjacent to the site.  If utility 
services are required for the waterfront park, water, sewer, telecom-
munications, and electric utilities would need to be extended from 
Memorial Boulevard.  A 66-inch NBC sewer overfl ow culvert bisects 

Parcel P4.

NBC owns and maintains an sewer interceptor, a chamber with a 
two-barrel discharge to the River, a deaeration chamber, and a gate 
and screening structure north of the parcel.  Refer to the Parcel 14 
summary regarding the availability of utilities.

Historical alignment of the area [1875] with parcels overlay [above]

Images of the site

Rhode Island Interstate 195 Surplus Land:  Redevelopment and Marketing Analysis           Chapter VI. Existing Conditions Analysis 65

Final Report.indd   65 6/18/2009   4:56:46 PM



Parcel 22
Parcel 22 is located between Clifford, Eddy, Dorrance and Dyer Streets, and after the I-195 relocation 
will face the park in Parcel P4. Its triangular geometry may be a challenge for development.

- Topography: The parcel is basically fl at.
- Historic Relevance: The northern area of the parcel is located in the Downcity District, and its 
development will be subject to design review by the Downcity Design Review Committee.
- Zoning: [D1-45 ] Its current allowable height is 45 feet, but the Providence 2020 Plan proposes 
100 feet.
- Adjacent Uses / Abutters: There are two contiguous parcels, a parking lot in the Northwest cor-
ner, and the AP 20 LOT 362 located in the Southwest portion of the block.
- Possible Adjacent Property Assemblies: On one side, the incorporation of the contiguous par-
cels would help redevelopment. On the other side, the possible discontinuity of Eddy Street at Ship 
Street would allow the realignment with Parcel 25, and provide more regular parcels to ease the 
development of bigger building footprints.

AP 20 LOT 362

2100 SF
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Parcel 22
Existing Conditions and Post-Highway Demolition Description

Parcel 22 is 2.61 acre parcel (113,704 sf) that is scheduled to be 
available for disposition in the mid 2011.  It is the largest surplus par-
cel created by the I-195 removal.  

The parcel is defi ned on the east by reintroduction of the original 
alignment of Dyer Street from its current day confi guration which 
was shifted slightly westward when the elevated highway was built.  
The western edge of Parcel 22 is delineated by the proposed ex-
tension of Eddy Street, which was interrupted by the I-195 corridor 
and currently dead ends north of Ship Street.  The parcel is trian-
gular in shape with its point at the proposed intersection of Dyer 
and Eddy.  The north edges of the parcel are Clifford Street, directly 
across from the Garrahy Courthouse, and a small length of frontage 
on Dyer Street.  All of the frontage defi ning Parcel 22 will be newly 
constructed streets with the exception of the Clifford Street frontage.  
The parcel is characterized by contiguous single ownership with the 
exception of an approximately quarter acre surface parking lot at the 
northwest corner of Clifford and a small triangular parcel [AP 20 LOT 
362], property of One Ship St LLC. across Eddy Street  in Parcel 25.  
The future development of Parcel 22 will require incorporating this 
parcel in the overall design.

Site access will be available from Clifford Street, Dyer Street and 
Dorrance Street.  The extent of Eddy Street access is inconclusive 
due to grade and utility conditions (see below).  Like many of the 

surplus parcels, the site’s geometry is largely the product of reintro-
ducing the historic street alignment.  The area of Parcel 22 north of 
the highway falls within the Downcity District.
The proposed parcel confi guration will be created following the 
demolition of the highway alignment, the sloped fi ll of the embank-
ments and the on and off-ramps, although close to half of the land is 
currently utilized as surface parking lots north of the Interstate align-
ment.  An electrical duct bank is located west of Parcel 22 in Eddy 
Street. Based on the limited topographical information provided on 
the plans, it is possible that access to the site from Eddy Street may 
be limited by steep slopes or retaining walls needed provide cover 
over the duct bank.

The Utility Plans indicate that water (30-inch, 16-inch and 8-inch), 
telecommunications, and electric utilities are available in Memorial 
Boulevard.  Water (16-inch and 6-inch), telecommunications, and 
electric utilities are available in Dorrance Street.  A 20-inch natural 
gas line, connecting between Ship Street and Friendship Street, 
which bisects the site, will be relocated offsite according the RIDOT.  
A 66-inch combined sewer is located in Dorrance Street, 20-inch 
combined sewers are located in Memorial Boulevard and Clifford 
Street, a 12-inch combined sewer is located Memorial Boulevard 
Street, and a 74-inch sewer interceptor is located in Dorrance Street 
and Memorial Boulevard.

22

Sanborn Map [dates 1920 - 1956]
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Parcel 25
Parcel 25 is located between Clifford, Eddy, Richmond and Ship Streets.

- Topography:  The parcel is basically fl at.
- Historic Relevance: The northern area of the parcel is located in the Downcity Historical District, 
and its development will be subject to design review by the Downcity Design Review Committee.
- Zoning: [D1-75] Its current allowable height is 75 feet, but the Providence 2020 Plan proposes 
100 feet.
- Interested Constituencies: Brown University has shown some interest in Parcel 25 for institu-
tional growth.
- Adjacent Uses / Abutters: Parcel 25 has several adjacent uses, some of them with structures of 
historical value, and  any potential demolition/new construction would have to go through the ap-
propriate process.  Properties at 60 and 70 Clifford Street  [A] fall in the Downcity Design Review 
Committee District jurisdiction. Property at 200 Richmond, the J & H Electric Company Building [B], 
dates from 1922 and falls in the ICBD [Industrial & Commercial Building District] jurisdiction. It is 
also listed in the National Register of Historic Places, being its current use residential. Finally, prop-
erty at 216 Eddy Street [C] falls also within DRC/HDC jurisdiction.
- Possible Adjacent Property Assemblies: Potential for realignment with Parcel 25.

A

C

B
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Site images of contiguous parcels

Parcel 25
Existing Conditions and Post-Highway Demolition Description

Parcel 25 is a 2.25 acre parcel (97,951 sf) that is scheduled to be 
available for disposition in mid 2011.  It is the second largest surplus 
parcel created by the I-195 removal following parcel 22.  

The parcel is defi ned on the east by the reintroduction of the original 
alignment of Eddy Street, which was interrupted by the I-195 corridor 
and currently dead ends north of Ship Street.  The western edge of 
Parcel 22 is delineated by the existing alignment of Richmond Street 
which currently passes beneath the elevated highway connecting the 
Jewelry District and Downcity.  To the northwest, Parcel 25 has some 
Clifford Street frontage at the corner of Richmond Street, and to the 
northeast is abutted by an existing 1-story converted industrial build-
ing with commercial uses at 60 Clifford Street  and a 3-story building 
at 72 Clifford Street which houses the Trinity Presbyterian Church 
and a small surface parking lot.  The site is bounded on its southern 
property line by a commercial offi ce building at One Ship Street and 
an offi ce facility owned by Brown University at 196 Richmond.  Both 
of these abutting properties are directly adjacent to residential prop-
erties at 100 Ship Street which is listed as a national and local his-
toric district (The Industrial and Commercial Building District).  

The parcel is characterized by contiguous single ownership across 
the full block between Richmond and Eddy Streets in spite of the 
adjacent properties to the north and south.  Only the Eddy Street 
frontage on the east edge of Parcel 25 will be defi ned by a newly 

constructed street.  Site access is currently available from Richmond 
Street.  Clifford Street will be reconnected and provide additional site 
access.  Like most surplus parcels, the proposed confi guration is a 
product of reintroducing the historic street pattern.  The area of Par-
cel 25 north of the highway falls within the local Downtown Historic 
District as do the abutting properties on Clifford Street.

With the exception of a small existing surface parking lot along the 
southern boundary, the proposed parcel confi guration will be created 
entirely by the demolition of the highway alignment, the sloped fi ll of 
the embankments and the on and off-ramps.  The 30 percent Demo-
lition Plans indicate that all abandoned above ground infrastructure 
associated with the relocation of I-195 will be removed from Parcel 
27.  The proposed site grading will result in slopes ranging from fi ve 
percent to 20 percent (approximately ten feet of grade change).    

Parcel 25 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (6-inch), water (6-inch 
and 16-inch), telecommunications, and electric utilities are available 
in Clifford Street.  Natural gas (6-inch), water (6-inch, 16-inch, and 
24-inch), telecommunications, and electric utilities are available in 
Richmond Street.  An 18-inch combined sewer is located in Clifford 
Street and a 12-inch combined sewer is located in Richmond Street.  

Site image along Clifford St [above] and Richmond St [bellow]

Site image edifi cation in Ship with Eddy St.
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Parcel 27
Parcel 27 is located between Clifford and Richmond Streets and contiguous to the properties owned 
by Brown along Ship Street.

- Topography: The parcel slopes down to the Northeast an average of 8 feet.
- Historic Relevance: As part of the area being freed up by the 195 relocation, the development of 
this parcel will be subject to design review by the appropriate commission.
- Zoning: [D1-75] Its current allowable height is 75 feet, but the Providence 2020 Plan proposes 
100 feet.
- Interested Constituencies: Brown University has shown some interest in parcel 27 for institu-
tional growth.
- Adjacent Uses / Abutters: Parcel 27 has several adjacent uses, one of them with a structure of 
historical value, and  any potential demolition/new construction would have to go through the appro-
priate process. Property at 89 Ship Street, the Coe W. H. Building [A, 1926], is listed in the National 
Register of Historic Places and lies in the Providence Jewelry Manufacturing Historical District. The 
rest of the parcels are owned by Brown University, and currently used as parking lots.
- Possible Adjacent Property Assemblies: The redevelopment of this parcel would benefi t from 
the assembly of the existing Brown University properties.

A
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Parcel 27
Existing Conditions and Post-Highway Demolition Description

Parcel 27 is a .63 acre parcel (28,386 sf) that is scheduled to be 
available for disposition in mid 2011. It is one of the smallest of the 
Jewelry District within the I-195 surplus parcels  

The parcel is defi ned by on the east by the existing alignment of 
Richmond Street and on the north by the proposed Clifford Street 
extension.  The Richmond street frontage is defi ned by the area cur-
rently beneath the highway overpass connecting the Jewelry Dis-
trict and Downcity. The southern edge of the parcel directly abuts a 
collection of contiguous property owned by Brown University which  
fronts on Richmond and Ship Streets and is currently used for sur-
face parking.  Combined with the Brown parcels, Parcel 27 would 
occupy the entire triangular shaped block with the exception of a 

small structure at 89 Ship Street which is listed as part of the Jewelry 
Manufacturing National Historic District.  The Clifford Street frontage 
along the north edge of the parcel will be defi ned by a newly con-
structed street reconnecting the existing street alignments on either 
side of the right of way.  Site access is currently available from Rich-
mond Street.  Clifford Street will be reconnected and provide addi-
tional site access.

The proposed parcel confi guration will be created entirely by the 
demolition of the highway alignment and the sloped fi ll of the em-
bankments.  The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of Inter-
state 195 will be removed from Parcel 27.  The proposed site grad-
ing will result in slopes ranging from fi ve percent to 20 percent (ap-
proximately ten feet of grade change sloping up from east to west).    

Parcel 27 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  
 
The property is serviced by utilities along its Richmond Street front-
age only.  The Utility Plans indicate that natural gas (6-inch), water 
(6-inch, 16-inch, and 24 inch), telecommunications, and electric utili-
ties are available in Richmond Street.  A 12-inch combined sewer is 
located in adjacent sections of Richmond Street.  

Sanborn maps [dates 1899 and 1951]

Images of the Coe W H Building [above] and College Hill from parcel 27 [right above and bellow]
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Parcel 28
Parcel 28 is located between Friendship, Richmond, Clifford, and Chestnut Streets.

- Topography: The parcel slopes down to the Northeast an average of 16 feet.
- Historic Relevance: As part of the area being freed up by the 195 relocation, the parcel is located 
in the Downcity District, and its development will be subject to design review by the Downcity De-
sign Review Committee.
- Zoning: [D1-75] Its current allowable height is 75 feet, but the Providence 2020 Plan proposes 
100 feet.
- Interested Constituencies: Brown University has shown some interest in parcel 28 for institu-
tional growth.
- Adjacent Uses / Abutters: Parcel 28 has several adjacent uses, one of them with a structure of 
historical value, and any potential demolition/new construction would have to go through the appro-
priate process. The Morris Clothes Shoppe Building [A] at 101 Richmond Street, dates from 1926 
and it is listed in the National Register of Historic Places. The other contiguous parcel is a parking 
lot.

A
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Parcel 28
Existing Conditions and Post-Highway Demolition Description

Parcel 28 is a 1.35 acre parcel (58,931 sf) that is scheduled to be 
available for disposition in mid 2011. The parcel is defi ned on the 
east by the existing alignment of Chestnut Street and on the west 
by a small sliver of Richmond Street frontage. The north edge of the 
site is the existing alignment of Friendship Street with the proposed 
Clifford Street extension defi ning the southern boundary, directly 
across the street from the proposed Parcel 27. The Richmond street 
frontage, just to the north of the existing overpass, abuts an existing 
4-story brick structure on the corner of Richmond and Friendship.  
The triangular shaped adjacent property sits on a 0.25 acre site 
that includes a surface parking lot. Combined with the commercial 
property at the corner of Richmond and Friendship, Parcel 28 would 
encompass the entire rectangular between Clifford and Friendship 
Streets.  The Clifford Street frontage along the south edge of the 
parcel will be defi ned by a newly constructed street reconnecting the 
existing street alignments on either side of the right of way.  Site ac-
cess is currently available from Richmond Street, Friendship Street, 
and Chestnut Street. The reconnected Clifford Street will provide 
additional site access. The northeast corner of the site, the area cur-
rently north of the highway right of way, appears to straddle the Local 
Downcity District.  
The proposed parcel confi guration will be created entirely by the 

demolition of the highway alignment and the sloped fi ll of the em-
bankments. The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of I-195 
will be removed from Parcel 28. The proposed site grading will result 
in slopes ranging from three percent to 20 percent (approximately 14 
feet of grade change up from east to west).
Parcel 28 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  
The Utility Plans indicate that natural gas (8-inch and 6-inch), water 
(6-inch), telecommunications, and electric utilities are available in 
Chestnut Street.  Natural gas (6-inch), water (8-inch and 16-inch), 
and electric utilities are available in Friendship Street.  Natural gas 
(6-inch), water (6-inch, 16-inch, and 24-inch), telecommunications, 
and electric utilities are available in Richmond Street adjacent to the 
site.  A 30-inch combined sewer is located in Chestnut Street and 
12-inch combined sewers are located in Friendship and Richmond 
Streets.  A 28-inch separate storm sewer is located within Chestnut 
Street; however, information is not available to determine if the sepa-
rate storm sewer system remains separate or ultimately discharges 
to the combined sewer. A continuous water main and a partial gas 
line angle across the proposed parcel following the existing align-
ment that connects Clifford and Friendship streets beneath the high-
way overpass and is being discontinued.  

Images of  parking lot in Parcel 28 and along Clifford St.

Image of the Morris Clothes Shoppe Building [bellow]
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Parcel 30
Parcel 30 is located between Claverick, Chestnut, and Friendship Streets, and it has a  narrow di-
mension ranging from 75 feet to 95 feet.

- Topography: The parcel slopes down to the Northeast an average of 12 feet.
- Historic Relevance: The parcel falls contiguous to the Jewelry District, and as part of the area be-
ing freed up by the 195 relocation, the development of this parcel will be subject to design review by 
the appropriate commission.
- Zoning: [D1-150 ] Its current allowable height is 150 feet.
- Adjacent Uses / Abutters: Parcel 30 has several adjacent parcels, some of them with structures 
of historical value, and  any potential demolition/new construction would have to go through the 
appropriate process. Property at 95 Chestnut Street, the Irons&Russell Building [1903], is listed in 
the National Register of of Historic Places, and incorporated to the Jewelry Local Historical District. 
Property at 157 Clifford, Claverick Building [A, 1948], is listed in the National Register of Historic 
Places, and incorporated to the Providence Jewelry Manufacturing Historical District.  Two more 
properties contiguous to Parcel 30 are listed in the Local Register of the Jewelry District: 153 Clif-
ford [garages], and 155 Clifford [Women’s City Missionary Society Laundry, B, 1903]. The rest of the 
parcels are currently used as parking lots.
- Possible Adjacent Property Assemblies: The development opportunities will be limited without 
incorporating adjacent parcels.

B
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Parcel 30
Existing Conditions and Post-Highway Demolition Description

Parcel 30 is a .63 acre parcel (27,645 sf) that is scheduled to be 
available for disposition in mid-2011.  

The parcel is defi ned by on the north by the proposed alignment 
of Friendship Street which will extend to the west from the exist-
ing alignment that is interrupted by I-195.  The site has limited east 
frontage on Chestnut Street and limited west frontage on Claverick 
Street.  The southern boundary of the parcel is defi ned by the mid-
block property lines of an abutting building located at 161 Clifford 
Street and the Irons and Russell Building at 151 Clifford Street.  
Parcel 30, and the abutting buildings to the south, straddles both 
the local and national historic districts.  The Friendship Street front-
age along the northern edge of the parcel will be defi ned by a newly 
constructed street connecting to the existing street alignment to the 
east. Site access is currently available from Chestnut Street.  The 
reconnected Friendship Street and Claverick Street will provide ad-
ditional site access.  

The proposed parcel confi guration will be created entirely by the 
demolition of the highway alignment and the sloped fi ll of the em-
bankments.  The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of I-195 
will be removed from Parcel 30.  The proposed site grading will re-
sult in slopes ranging from 2 percent to 20 percent (approximately 11 
feet of grade change sloping up from east to west).  

Parcel 30 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (6-inch), water (6-inch), 
telecommunications, and electric utilities are available in Chestnut 
Street along the narrow frontage of the site.  A combined sewer and 
28-inch separate storm sewer is located within the adjacent section 
of Chestnut Street.  The plans do not include suffi cient information 
to determine if the storm sewer remains separate or ultimately dis-
charges to the combined sewer.  

Irons&Russell Building [1903], 95 Chesnut StreetClaverick Building [1948], 157 Clifford Street

Historical alignment of the area [1875] with parcels overlay [above]

30
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Parcel 31
Parcel 31 is located between Claverick, Chestnut, and Friendship Streets and has a  narrow dimen-
sion and irregular geometry.

- Topography: The parcel slopes down to the Northeast an average of 13 feet.
- Historic Relevance: The parcel is located in the Downcity Local Historic District and its develop-
ment will be subject to design review by the Downcity Design Review Committee.
- Zoning: [D1-150 ] Its current allowable height is 150 feet.
- Adjacent Uses / Abutters: The contiguous parcels in the block are owned by Johnson & Wales 
University, including the recently rehabilitated building in the confl uence of Chestnut and Pine 
Streets.
-  Interested Constituencies: Johnson and Wales University [to develop student housing].

- Possible Adjacent Property Assemblies: Johnson & Wales University has targeted this parcel in 
its institutional Master plan to develop student housing.
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Parcel 31
Existing Conditions and Post-Highway Demolition Description

Parcel 31 is a .56 acre parcel (24,536 sf) that is scheduled to be 
available for disposition in mid-2011. The parcel is defi ned by on 
the south by the proposed alignment of Friendship Street which will 
extend to the west from the existing alignment that is interrupted by 
I-195.  The site has limited east frontage on Chestnut Street and 
limited west frontage on Claverick Street.  The northern boundary 
of the parcel is defi ned by the mid-block property lines of a Johnson 
and Wales surface parking lot and Johnson Hall, at the northeast 
corner of the block a mixed-use academic, offi ce and food service 
building located on the corner of Chestnut and Pine.  The Friendship 
Street frontage along the southern edge of the parcel will be defi ned 
by a newly constructed street connecting to the existing street align-
ment to the east.  Site access is currently available from Chestnut 
Street to.  The reconnected Friendship Street and Claverick Street 
will provide site additional site access.  Parcel 31 is on the edge of 
the Downcity local historic district.  

The proposed parcel confi guration will be created entirely by the 
demolition of the highway alignment and the sloped fi ll of the em-

bankments.  The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of I-195 
will be removed from Parcel 31.  The proposed site grading will 
result in slopes ranging from 5 percent to 30 percent (approximately 
13 feet of grade change sloping up from east to west).  Site access 
is currently available from Chestnut Street to.  The reconnected 
Friendship Street and Claverick Street will provide site additional site 
access.

Parcel 31 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  
 
The Utility Plans indicate that natural gas (6-inch and 8-inch), water 
(6-inch), telecommunications, and electric utilities are available in 
Chestnut Street along the narrow frontage of the site. A combined 
sewer and 28-inch separate storm sewer is located within the adja-
cent section of Chestnut Street.  The plans do not include suffi cient 
information to determine if the storm sewer remains separate or 
ultimately discharges to the combined sewer.  

31

Sanborn map [ dates1899 -1900]

Image of Chestnut with Pine St.

Image of Chestnut St. facing the Jewelry district
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Parcel 34
Parcel 34 is located between Bassett and Clifford Streets, with some frontage to the I-195 highway. 
After the construction of the new bridge [East Franklin Street], it will be directly connected to the area 
south of I-195. 

- Topography: The parcel slopes down southwest to northeast an average of 9 feet.
- Historic Relevance: The parcel falls contiguous to the Jewelry District, and as part of the area be-
ing freed up by the 195 relocation, the development of this parcel will be subject to design review by 
the appropriate commission.
-  Zoning: [D1-150]. Its current  allowable height is 150 feet, but the proposed Providence 2020 plan 
sets up 200 feet. 
-  Adjacent Uses / Abutters. Parcel 34 has multiple abutting property owners. There are several 
brick buildings dating from the early 1950’s under industrial use and surface parking lots. The prop-
erty at the corner of Bassett and Claverick Streets [A] is being reevaluated to be locally designated. 
This, and the contiguous ones  [B], could be added to the Jewelry Manufacturing National Register 
District, and also locally nominated.
-  Possible Adjacent Property Assemblies. As an alternative, Parcels 34 and 37 could be merged 
eliminating the proposed extension of Bassett Street.

A

B
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Parcel 34
Existing Conditions and Post-Highway Demolition Description

Parcel 34 is a 1.55 acre parcel (67,481 sf) that is scheduled to be 
available in mid-2009.  The parcel is defi ned on the north by Clifford 
Street extending from East Franklin Street on the west to Claverick 
Street on the east.  The southern edge of the site is defi ned by ap-
proximately 300 feet of frontage along Basset Street with the east-
ern property line curving to the northeast as defi ned by the existing 
alignment of Hoppin Street which follows the I-195 east bound on 
ramp.  Hoppin Street will be discontinued north of Bassett following 
the creation of Parcel 34.  To the east, the Parcel 34 abuts surface 
parking lots and small commercial properties located at 33 and 41 
Bassett Street.  All of the frontage defi ning Parcel 34 will be on newly 
constructed streets with East Franklin Street, Bassett Street and Clif-
ford Streets, all being reconnected to the existing grid and providing 
site access from 3 sides.  Like most surplus parcels, the proposed 
confi guration is a product of reintroducing the historic street pattern.

The proposed parcel confi guration will be created entirely by the 

demolition of the highway alignment and the sloped fi ll of the em-
bankments.  The Interim Condition Plans indicate that all abandoned 
above ground infrastructure associated with the relocation of I-195 
will be removed from Parcel 34.  The proposed site grading will 
result in slopes ranging from 2 percent to 5 percent (approximately 
9 feet of grade change).  East Franklin Street and Bassett Street will 
be extended and Clifford Street will be reconfi gured to provide site 
access.

Parcel 34 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  The Utility Plans indicate natural 
gas (6-inch), water (6-inch), telecommunication, and electric utilities 
are available at the northeast corner of the parcel at the intersection 
of Bassett Street and Hoppin Street.  A 12-inch combined sewer is 
located at the intersection of Clifford Street and Claverick Street.  Ex-
tension of the combine sewer is necessary to provide sanitary sewer 
service to the parcel.  

Images of contiguous structures to Parcel 34 along Basset Street

Courtesy of the City of Providence-Dept. of Planning and Development
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Parcel 35
Parcel 35 is located between Friendship, Claverick, Clifford, and East Franklin Streets. It is is one of 
the biggest parcels in the I-195 ROW, and its size and regular geometry make it suitable for the de-
velopment of a wide variety of uses. 

- Topography: The parcel slopes down southwest to northeast from 63 feet to 38 feet.
- Historic Relevance: The parcel is contiguous to the Jewelry District, and as part of the area being 
freed up by the I-195 relocation, the development of this parcel will be subject to design review by 
the appropriate commission.
-  Zoning: [D1-150] Its current  allowable height is 150’, but the proposed Providence 2020 plan 
sets up 200’ 
-  Adjacent uses / abutters. The entire block is owned by RIDOT.
-  Interested Constituencies: Johnson and Wales University [to develop the Conference Hotel, a 
parking structure, and the College of Business].
The Johnson and Wales Campus Master plan University states: “ The potential acquisition of land 
located within the I-195 ROW creates the opportunity to concentrate outlying buildings within a well 
defi ned campus...”. 
-  Possible adjacent property assemblies. Apart from the assembly strategy proposed in the 
Johnson and Wales Master plan, the parcel could be subdivided allowing different uses than institu-
tional in the Southwest frontage to the highway.
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Parcel 35
Existing Conditions and Post-Highway Demolition Description

Parcel 35 is a 2.3 acre parcel (100,383 sf) that is scheduled to be 
available for disposition in the late 2009.  The parcel is the largest 
development parcel of all of the surplus land and represents the only 
entirely contiguous ownership block amongst the west side parcels.  
The parcel is defi ned by on the south by the proposed alignment of 
Clifford Street which will extend to the west from the existing align-
ment which currently curves into a frontage road along an I-195 on-
ramp.  The site has east frontage on the proposed reintroduction of 
Claverick Street which will reconnect northward through to Downcity.  
The north side is defi ned by the proposed extension of Friendship 
Street currently interrupted by I-195.  The west edge of the block 
is the proposed East Franklin Street alignment which will connect 
between Point Street to the south and Broad Street to the north.  All 
of the frontage of Parcel 35 will be defi ned by a newly constructed 
streets connecting to the historic grid pattern with access from all 
four sides.  Parcel 35 is on the edge of the Downcity local historic 
district.   

The proposed parcel confi guration will be created entirely by the 
demolition of the highway alignment, the ramps and the sloped fi ll 
of the embankments. The Interim Condition Plans indicate that all 
abandoned above ground infrastructure associated with the reloca-
tion of I-195 will be removed from Parcel 35.  The proposed site 
grading will result in slopes ranging from two to seven percent (ap-
proximately 26 feet of grade change sloping up from east to west).

Parcel 35 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  
 
The property is not well served by utilities which run beneath Clifford 
Street, but terminate just west of Claverick Street where the existing 
alignment curves to the south.  The Utility Plans indicate that natural 
gas, water (16-inch and 6-inch), sewer (12-inch combined sewer), 
electric, and telecommunication utilities are available at the eastern 
corner of the site in Clifford Street.   

Image along Clifford Street [Parcel 35 to the left]
Historical alignment of the area [1875] with parcels overlay [above]
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Parcel 36
Parcel 36 is located between Friendship, Pine and East Franklin Streets, facing I-195 highway on 
one of its short sides. 

-  Topography: The parcel slopes down southwest to northeast from 66 feet to 40 feet.
-  Historic relevance: The site is located in the Downcity District, and the contiguous Rolo Building 
dating from 1921 is classifi ed as ICBD [Industrial and Commercial Buildings District]. As part of the 
area being freed up by the I-195 relocation, the development of this parcel will be subject to design 
review by the appropriate commission.
-  Zoning: [D1-150] Its current  allowable height is 150’, but the proposed Providence 2020 plan 
sets up 200’ feet
-  Adjacent Uses / Abutters. The adjacent property is owned by Johnson and Wales University; the 
Rolo Building [student services] and a surface parking are the main uses.
-  Interested Constituencies: Johnson and Wales University [to develop the Hospitality College].
-  Possible Adjacent Property Assemblies. Apart from the assembly strategy proposed in the 
Johnson and Wales Master plan, the parcel could be subdivided allowing different uses than institu-
tional in the Southwest frontage to the highway.
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Parcel 36
Existing Conditions and Post-Highway Demolition Description

Parcel 36 is a 1.15 acre parcel (49,980 sf) that is scheduled to be 
available in the fall of 2010.  

The parcel is defi ned on the north by the existing alignment of Pine 
Street connecting to the new extension of East Franklin Street which 
will defi ne  the west side of the parcel.  The southern edge of the 
parcel is defi ned by the new extension of Friendship and runs the 
entire block east to Claverick Street.  The parcel has a small extent 
of frontage on the corner of Claverick and Friendship.  The parcel 
is characterized by a thin strip of remnant land along Friendship 
Street that abuts the Johnson and Wales student services building 
and a surface parking lot owned by the University.  Combined with 
the University’s ownership, Parcel 36 would be a contiguous block 
of single ownership.   All of the frontage defi ning Parcel 36 will be 
newly constructed streets with the exception of the existing Pine 
Street frontage.  East Franklin Street, Friendship Street and Claver-
ick Streets are all being reconnected to the existing grid and provid-
ing site access from 3 sides.  The existing Pine Street bridge across 
I-195 will be removed as part of the I-Way project.  Like most surplus 

parcels, the proposed confi guration is a product of reintroducing the 
historic street pattern.
The proposed parcel confi guration will be created entirely by the 
demolition of the highway alignment, the ramps and the sloped fi ll 
of the embankments.  The 30 percent Demolition Plans indicate that 
all abandoned aboveground infrastructure associated with the relo-
cation of I-195 will be removed from Parcel 36.  The proposed site 
grading will result in slopes ranging from 3 to 14 percent (approxi-
mately 25 feet of grade change sloping up from east to west).

Parcel 36 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  
 
The Utility Plans indicate that natural gas (20-inch) and water (6-
inch) utilities are available in Pine Street.  Electric and telecommu-
nication utilities are available approximately 100 feet and 550 feet 
north of the parcel in Pine Street, respectively.  A 12-inch combined 
sewer is located in Pine Street adjacent to the site.

Image of Parcel 36 along Friendship Street [Parking lot]

Image of Parcel 36 along Friendship Street [Rolo Building]

Historical alignment of the area [1875] with parcels overlay [above]

36
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Parcel 37
Parcel 37 is located between Basset, Hoppin, and East Franklin Streets. It is one of the smallest par-
cels in the ROW. Both its size and irregular geometry offer a  quite restricted development footprint. 
Its longer frontage faces the I-195.

-  Topography: The parcel gently slopes down to Hoppin Street.
- Historic Relevance: The parcel falls contiguous to the Jewelry District, and as part of the area be-
ing freed up by the I-195 relocation, the development of this parcel will be subject to design review 
by the appropriate commission.
-  Zoning: [D1-150] Its current  allowable height is 150’, but the proposed Providence 2020 plan 
sets up 200 feet.
-  Adjacent Uses / Abutters: The entire block is owned by RIDOT.
-  Possible Adjacent Property Assemblies: Given the challenging geometry and small size of the 
parcel, the assembly of Parcels 34 and 37  will offer some extra opportunities for development.
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Parcel 37
Existing Conditions and Post-Highway Demolition Description

Parcel 37 is a .54 acre parcel (23,443 sf) that is scheduled to be 
available in the fall of 2010.  

The triangular shaped parcel is defi ned on the north by the proposed 
Bassett Street extension connecting to the new extension of East 
Franklin Street which will defi ne  the west side of the parcel.  The 
eastern edge of the parcel is defi ned by the existing Hoppin Street 
alignment which angles to the northeast and will be discontinued 
north of Bassett.  Parcel 37 is a contiguous block of single owner-
ship.  Two sides of the frontage defi ning Parcel 36 will be newly 
constructed streets (Bassett and East Franklin) with the Hoppin 
Street frontage on an existing street.  Hoppin Street will not connect 
through to East Franklin Street .

The parcel will have access from Bassett and Hoppin Streets.  Site 
access from East Franklin Street may be restricted by steep slope 
or retaining wall, depending on the site design.  Like most surplus 
parcels, the proposed confi guration is a product of reintroducing the 
historic street pattern.

The proposed parcel confi guration will be created entirely by the 
demolition of the highway ramps and the sloped fi ll of the embank-
ments.  The 30 percent Demolition Plans indicate that all abandoned 
aboveground infrastructure associated with the relocation of I-195 
will be removed from Parcel 37.  The site will be graded to match 
existing elevations at the property lines with a 2:1 (horizontal:vertical) 
slope, which will cover approximately 35-percent of the parcel.  It 
may be possible to grade the property to remove the 2:1 slope.  
Alternatively, it may be desirable to construct a retaining wall to cre-
ate a larger buildable area on the parcel.  Site access is currently 
available from Hoppin Street.  Bassett Street will be extended and 
provide additional site access.  Site access from East Franklin Street 
may be restricted by steep slope or retaining wall, depending on the 
site design.

Parcel 37 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (6-inch), water (16-inch 
and 6-inch), electric, and telecommunication utilities are available in 
Hoppin Street adjacent to the site.  A small portion of sanitary sewer 
(12-inch) is located in Bassett Street; however suffi cient information 
is not provided on the plans to determine if sewer is available for 
connection.  

Historical alignment of the area [1875] with parcels overlay Image of access to garage in Hoppin St
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Parcel 41
Parcel 41 is located between East Franklin and Pine Streets. It is one of the smallest parcels in the 
ROW, offering a  quite restricted development footprint and facing I-195. 

-  Topography: The parcel slopes down southwest to northeast from 66 feet to 62 feet.
-  Historic Relevance: The site is located in the Downcity District and as part of the area being 
freed up by the 195 relocation, the development of this parcel will be subject to design review by the 
appropriate commission.
-  Zoning: Its current  allowable height is 150 feet, but the proposed Providence 2020 plan sets up 
200’ 
-  Adjacent Uses / Abutters. The adjacent property is owned by the Providence Housing Authority, 
and a 9-story residential building and surface parking are the main uses.
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Parcel 41
Existing Conditions and Post-Highway Demolition Description

Parcel 41 is a 0.3 acre parcel (13,037 sf) that is scheduled to be 

available in the fall of 2010.  The parcel is defi ned on the north and 
east by the abutting property owned by the Providence Housing Au-
thority and an existing high-rise residential development.  The south-
ern boundary of the site is the existing Pine Street  connecting to the 
new extension of East Franklin Street which will defi ne  the west side 
of the parcel. The parcel will have access from Pine and East Frank-
lin Street.

The proposed parcel confi guration will be created entirely by the de-
molition of the highway ramps and the sloped fi ll of the embankment.  
The 30 percent Demolition Plans indicate that all abandoned above 
ground infrastructure associated with the relocation of Interstate 195 
will be removed.  The site will be graded to match existing elevations 
at the property lines with a 2:1 (horizontal: vertical) slope, which will 
cover approximately 75 percent of the parcel.  A retaining wall should 
be constructed to allow reasonable use of the parcel.  A retaining 
wall is located along the northeastern property line, along abutting 

Image of the existing public housing building 

parcel Plat 24 Lot 22.  If the wall remains, construction adjacent to 
the wall may not be feasible due to the unknown structural condi-
tion of the wall.  The presence of the wall may prevent the physical 
connection of the Parcel 41 with the Lot 22. Site access is currently 
available from Pine Street.  East Franklin Street will be extended and 
provide additional site access.

Parcel 41 is located within Flood Zone X, an area determined to be 
outside the 500-year fl oodplain.  

The Utility Plans indicate that natural gas (20-inch) and water (6-
inch) utilities are available in Pine Street adjacent to the site.  Electric 
and telecommunication utilities are available approximately 100 feet 
and 550 feet north in Pine Street respectively.  A 12-inch combined 
sewer is located in Pine Street adjacent to the site. 

Historical alignment of the area [1875] with parcels overlay

41
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Chapter VII
Parcel Planning and Capacity Studies

With the fi ndings of the data gathering and existing conditions summary phases, the team undertook a preliminary planning study of each parcel with the intent of determining the following:
•  Potential development scenarios;
•  Potential interested parties;
•  Possible parcel realignment scenarios;
•  Potential strategic assembly / property acquisition;
•  General development and urban design principles;
•  Opportunities and limits on development given the proposed parcel dimensions and confi gurations;
•  Preferable land uses given the context, site dimension, zoning regulations and the fi ndings of prior planning studies; and
•  Likely frontages, orientations and potential development patterns for parcels 

These exercises also resulted in the exploration of some potential adjustments to the proposed street alignment and parcel delineation and an assessment of the potential pros and cons of 
alternative parcel and street layouts.  It should be noted that these alternative street realignments have potential utility, traffi c and grading issues associated with them.  It is recommended 
that further engineering assessment be conducted in order to evaluate these impacts and that RIDOT and the City of Providence continue to explore the pros and cons of the alternate street 
and parcel layouts.  It is also worth noting that the timing of proposed utility installations and street construction needs to be considered within this alternate alignment evaluation process.

These studies were also informed by, and in turn tested against, the fi ndings of the economic and market analysis to suggest how the market may respond to the redevelopment opportunities 
presented by the surplus land.  In particular, the studies focus on how issues of zoning, absorption, and timing of disposition and potential and development mechanisms may infl uence valua-
tion and implementation.

The process described above and the fi ndings that follow in this section are not intended to represent the level of scrutiny or analysis required for the due diligence that a potential interested 
buyer may conduct.  Nor are the studies and recommendations the result of a detailed urban design and site planning exercises that would be necessary for redevelopment.  Rather, the in-
tent of the report is to serve as a preliminary, corridor-wide analysis and set of working tools to inform and guide the land disposition process and, ultimately, the implementation of the parcel 
development over time.
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Parcel Planning and Capacity Studies

East Side Parcels [Summary of proposed uses]

  Option A        Option B

Parcel 10
 Residential       72,000 sf [60 units]  Residential     120,000 sf [100 un] 
 Parking          24,000 sf [60 spaces] Parking          36,000 sf [100 sp]

Parcel 9

Parcel 8
 Residential       94,400 sf [80 units]  Residential           141,600 sf [120 un]
 Parking          49,400 sf [80 spaces] Parking         49,400 sf [120 sp] 
 Commercial       15,600 sf   Commercial      15,600 sf

Parcel 6
 Residential     152,000 sf [128 units]  Residential           228,000 sf [192 un]
 Parking          66,300 sf [128 spaces] Parking         87,650 sf [192 sp] 
 Commercial       43,000 sf   Commercial      21,500 sf

Parcel 5
 Residential     148,400 sf [18 t + 80 u]  
 Parking          33,000 sf [18 + 82 spaces] 
 Commercial       22,400 sf  

Parcel 3
 Residential      30,000 sf [10 townhouse]  

Parcel 2
 Residential      39,000 sf [13 townhouse]

Parcel 1A
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OBSERVATIONS ABOUT THE PROPOSED ALIGNMENT

EAST SIDE PARCELS

The proposed street alignments on the east side of the river are 
largely a response to the historic grid.  With few exceptions, the par-
cels are defi ned as a north-south corridor between South Main and 
South Water Streets.  This corridor, with an important cross axis at 
Wickenden Street, generally defi nes sites of adequate for dimension 
for development.  In particular, the parcel confi gurations on the east 
side suggest housing and mixed use footprints appropriate for the 
context.  

The proposed east-west streets that traverse this corridor are impor-
tant physical and visual connectors between Fox Point, College Hill 
and the riverfront and their alignment also follows the historic street 
pattern.  In one particular case, the proposed reintroduction of Dollar 
Street between South Main and South Water results in a small Par-
cel 3 that may inhibit fl exibility of development.  An alternative Dol-
lar Street alignment is explored in this chapter.  Unlike the Jewelry 
District parcels, the east side parcels are defi ned entirely by street 
frontage and are not encumbered by adjacent property ownership.  
The exceptions to this condition are Parcels 2, 8 and 10, although 
both are adequately dimensioned for development without additional 
parcel assembly.

The East Side parcels include Parcel P1 which is designated as 
open space and is contiguous with the small, irregularly shaped Par-
cel 9.  Development opportunities for Parcel 9 are limited, although 
the .42 acre parcel could accommodate neighborhood scaled hous-
ing that fronts the open space at P1 or Cohan Boulevard.  Other op-
portunities include possibly combining it with open space on P1 or in-
corporating a landscape buffer against the highway, or using the land 
to relocate the surface parking on the existing lot across the street 
which could then be redeveloped as housing or recreation space.
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Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

12,000 sf   fl oorplate 
    -height :   125’ [10 fl oors] above fl ood plane elevation
 Residential:  10 fl oors x 12,000 sf = 120,000 sf = 100 units 
   [10 units / fl oor]
  Parking:   3  fl oors x 12,000 sf =   36,000 sf =   100 spaces

10 59,561 sf   
1.37 acres

Total square footage  P10    
   Residential:      120,000 sf
   Parking:          36,000 sf  

Mid 2008

option B

12,000 sf   fl oorplate 
    -height :   75’ [6 fl oors] above fl ood plane elevation
 Residential:  6 fl oors x 12,000 sf = 72,000 sf = 60 units 
   [10 units / fl oor]
  Parking:   2 fl oors x 12,000 sf = 24,000 sf =60 spaces
   

Total square footage  P10    
   Residential:      72,000 sf
   Parking:          24,000 sf  

option A
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Parcel 10 
Planning Issues and Capacity Study

The development opportunities for Parcel 10 appear to mostly favor 
housing and potentially hotel use, although proximity to the elevated 
highway and the remote nature of the site make the location some-
what challenging for these uses.  The unique bay frontage and the 
associated views suggest a marketable development opportunity as 
well as the amenity of adjacency to India Point Park.  A great deal of 
community interest has centered on promoting the reuse of the site 
for public amenities and access, and with that there has been vocal 
opposition to housing, hotel or other private uses on the site.  The di-
mensions and orientation of the site, with the proper regulatory con-
trols, suggest that private development may well co-exist with public 
space and access, particularly if the lot coverage of the site is limited 
and open space is encouraged through potential trade-offs such as 
building height and parking limitations.  Concerns over height, den-
sity and use on parcel 10 may well be mitigated with the following 
incentives which can be codifi ed in the zoning regulations:

• Limiting lot coverage;
• Preserving publicly accessible open space adjacent to the 

Community Boating facility and establishing a buffer between 
the development and the existing park;

• Expanding the minimum waterfront access easement and the 
perpendicular easement on the west edge of the parcel;

• Maintaining a view and public access corridor aligning with 
Benefi t Street to the north to the waterfront;

• Limiting the extent of or prohibiting surface parking on the site
• Providing public access to the docks; and
• Incorporating public amenities into the redevelopment of the 

site (i.e. market facilities, performance space, cultural and 
community facilities).

The limitation imposed by the fl ood plain that occupied spaces are 
not permissible beneath the base fl oor elevation would still allow for 
at-grade and structured parking to occur beneath a building footprint.  
This strategy will preserve open space elsewhere on the site as well 
as bring the fi rst occupied fl oor of housing up above the elevated 
highway.   The unique nature of the waterfront site and the commu-

nity interest in preserving public access suggest that the zoning for 
Parcel 10 may be well served by an incentive driven, form-based 
approach which would enable height beyond that currently allowed 
while still establishing the site as a public destination and waterfront 
access.

The site capacity analysis tested an ‘as-of-right’ approach that would 
utilize a larger development footprint (23,000 sf) but maintain the 
current allowable zoning height of 75 feet.  This approach is not rec-
ommended since the expanded footprint prevents visual and physi-
cal access to the waterfront, but was explored in order to establish a 
base line density to test against the preferred approach of a smaller 
footprint (12,000 sf) utilizing the additional height of 125 feet.  This 
exercise produces a comparable density between the 2 footprints, 
but the limited site coverage would logically produce more valuable 
units given the views and a greater degree of open space.  Given the 
context of the adjacent highway and the site’s remote location from 
the neighborhood fabric, this range of height is not an unreasonable 
prospect if it is combined with the proper community benefi ts, limited 
in site coverage and is accompanied by appropriate site improve-
ments, open space preservation and public access.
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32,500 sf   fl oorplate 
    -height option A:   100’ [8 fl oors] 
 Residential:  6 fl oorsx23,600 sf=141,600 sf=120 units [20 units/fl oor]
  Parking:        2 fl oors x  24,700 sf =  49,400 sf = 120 spaces
 Commercial:   [1st & 2nd fl oors Pike St]           15,600 sf 
    -height option B:   75’ [6 fl oors] 
 Residential:  4 fl oorsx23,600 sf=94,400 sf=80 units [20 units / fl oor]
  Parking:        2 fl oors x 24,700 sf = 49,400 sf > 80 spaces
 Commercial: 2 fl oors x   7,800 sf = 15,600 sf

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

08 Fall 2010

36,698 sf   
0.84 acres

Square footage  P08 opt A
   Residential:         141,600 sf
   Parking:          49,400 sf
   Commercial:      15,600 sf

Square footage  P08 opt B
   Residential:      94,400 sf
   Parking:          49,400 sf
   Commercial:      15,600 sf 1st & 2nd fl oors 3rd-8th fl oorsP

C

54,500 sf   fl oorplate 
    -height option A:   100’ [8 fl oors] 
 Residential:  6 fl oorsx38,000 sf=228,000 sf=192 units [32 units/fl oor]
  Parking:       [1st + 2nd fl ]= 33,150 sf + 54,500 sf= 192 spaces
 Commercial:[1stdfl oor S Water St]  21,500 sf     
    -height option B:   75’ [6 fl oors] 
 Residential:  4 fl oorsx38,000 sf=152,000 sf=128 units [32 units/fl oor]
  Parking:       [1st+2nd fl ] 2 fl oorsx33,150 sf=66,300 sf =164 spaces  
            Commercial: 2 fl oors x 21,500 sf =   43,000 sf[ground & 1st fl oor]      

06 Fall 2010

58,704 sf   
1.35 acres

Square footage  P06 opt A
   Residential:         228,000 sf
   Parking:          87,650 sf
   Commercial:     21,500 sf

Square footage  P06 opt B
   Residential:         152,000 sf
   Parking:          66,300 sf
   Commercial:     43,000 sf

1st fl oor 3rd-8th fl oors

P

2nd fl oor

R: Residential
P: Parking
C: Commercial

R

PC

ground & 1st fl oor 2nd-6th fl oors

P

C
option A option B

ground & 1st fl oors 2nd-8th fl oorsP

Coption A option B R

R: Residential
P: Parking
C: Commercial

R R
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Parcel 6 
Planning Issues and Capacity Study

The dimensions, location and contiguous defi nition of Parcel 6 make 
it one of the more desirable and developable parcels within the I-195 
corridor.  The site dimensions, context and proximity to the both 
the river and the bay suggest that development opportunities favor 
housing with ground fl oor commercial uses and possibly a hotel.  In 
particular, the parcel benefi ts from Wickenden Street frontage and 
the opportunity to extend the vibrant mixed-use nature of that street 
across north frontage of the site, reinforcing the important connection 
to the Point Street Bridge.  Like Parcel 5 across Wickenden Street, 
Parcel 6 has been described as a possible ‘gateway’ site anchoring 
the end of Wickenden Street at what will be important new intersec-
tions with South Main and South Water Streets.  Parcel 6 also ben-
efi ts from the frontage of the historic Corliss Landing development 
directly across South Main Street.  The successful, active street 
frontage of this block, in spite of its current condition as a one sided 
street, underscores the opportunity for development of Parcel 6 to 
reinforce this existing fabric and complete the opposite side of the 
which is currently highway frontage.

Current zoning calls for a maximum height of 75 feet. It may be 
plausible to suggest that additional height is acceptable toward the 
south, stepping up away from Wickenden Street.  The historic fabric 
within the north south corridor that defi nes Parcel 6 suggests that 
building footprints on this parcel should be built to the lot line – simi-
lar to the typology found in the adjacent Corliss Landing property 
directly across the street.  However, given the size of the block, it is 
quite possible that the parcel could accommodate multiple buildings 
and mid-block pedestrian access might be achieved.  The potential 
to combine the redevelopment of Parcel 6 with the redevelopment of 
Parcel 8 to the south may present an opportunity for greater fl exibil-
ity and synergy as well as the potential for shared amenities, parking 
and site improvements.  This approach does not suggest combining 
the parcels, but perhaps utilizing a single source development ap-
proach for both blocks.

The Downtown neighborhood charettes addressed the need to fur-

ther evaluate the fi nal design of the Wickenden Street alignment to 
create a more pedestrian friendly environment.  Currently, the pro-
posed street design includes a wide vehicular corridor and median 
not in keeping with the typical scale of the street and the neighbor-
hood fabric.  A more refi ned street design may allow for Parcel 6 to 
be enlarged somewhat with Wickenden Street frontage shifting north 
beyond the proposed property line.  Even if the street alignment is 
not adjusted, the Parcel 6 property line currently suggests an un-
necessarily wide sidewalk that should be reconsidered in an effort to 
keep the distance between development on either side of Wickenden 
Street closer to the existing fabric further up the street.  

The potential development diagram on the previous page shows a 
building footprint encroaching the street edge of the property line 
resulting in a narrower sidewalk – although a more refi ned traffi c and 
urban design study is recommended.

Parcel 8 
Planning Issues and Capacity Study

The street edges of Parcel 8 are somewhat challenged in that the 
partial frontage along the new Benefi t Street will face the new west 
bound, at grade off ramp of the I-Way, but will also have a continu-
ation of the street beneath the elevated highway to Parcel 10.  The 
surplus Parcel 9 on the opposite side of Benefi t and the off ramp is 
designated as open space.  The southern frontage along Tockwotton 
Street will face the elevated highway.  The site dimensions, context 
and proximity to the both the river and the bay suggest that develop-
ment opportunities favor housing with ground fl oor commercial uses 
and possibly a hotel.  Combining Parcel 8 with either the redevelop-
ment or reuse of the Fuller Iron Works complex will greatly improve 
fl exibility and development opportunities, including the introduction of 
South Main Street frontage and River views to the west

Current zoning calls for a maximum height of 75 feet on the site.  
The opportunities for river and bay views suggest that Parcel 8 
presents marketable opportunities for housing. The design guide-
lines identifi ed in the neighborhood charrette suggest that additional 
height is acceptable on the southern end of the site adjacent to the 
highway.  As with Parcel 10, the trade-offs for taller development on 
this site would include limiting the footprint of the taller elements and 
limiting on site parking.  The historic fabric within the north/south 
corridor of which Parcel 8 is the southernmost terminus, suggests 
that building footprints on this parcel should be built to the lot line 
– similar to the typology found in the adjacent Corliss Landing prop-
erty.  However, given the size of the block, it is quite possible that 
the parcel could accommodate multiple buildings and that mid-block 
pedestrian access to the riverfront might be achieved.  The potential 
to combine the redevelopment of Parcel 8 with the redevelopment of 
Parcel 6 to the north may present an opportunity for greater fl exibility 
and synergy as well as the potential for shared amenities, parking 
and site improvements.  This approach does not suggest combining 
the parcels, but perhaps utilizing a single source development ap-
proach for both blocks.
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A : 54,000 sf   fl oorplate 
    -height :   45’ [3 fl oors] 
 Residential:  3 fl oors x  1,000 sf x 18 townhomes =  54,000 sf
B : 32,500 sf   fl oorplate 
    -height :   75’ [6 fl oors] 
 Residential:  4 fl oors x 23,500 sf = 94,000 sf = 80 units 
   [20 units / fl oor]
  Parking:   2 fl oors x 16,500 sf = 33,000 sf = 82 spaces
 Commercial: 2 fl oors x 11,200 sf = 22,400 sf

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

05 mid 2011

58,711 sf   
1.35 acres

Total square footage  P05
   Residential:      148,400 sf
   Parking:          33,000 sf
   Commercial:      22,400 sf 1st & 2nd fl oors 3rd-6th fl oors

R: Residential
P: Parking
C: Commercial

P

C

30,000 sf   fl oorplate 
    -height :   45’ [3 fl oors] 
 Residential:  3 fl oors x  1,000 sf x 10 townhomes =  30,000 sf
 Parking:   1 space / townhome 

03 Mid 2011

16,271 sf   
0.37 acres

Total square footage  P03            
   Residential:      30,000 sf   

39,000 sf   fl oorplate 
    -height :   45’ [3 fl oors] 
 Residential:  3 fl oors x  1,000 sf x 13 townhomes =  39,000 sf
 Parking:   1 space / townhome 

02 Mid 2011

22,211 sf   
0.51 acres

Total square footage  P02            
   Residential:      39,000 sf   

R
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Parcel 2, 3 and 5
Planning Issues and Capacity Study

Parcels 2,3 and 5 are part of a proposed north-south corridor of parcels  
defi ned by South Main and South Water and together with Parcel 5, rep-
resent an unique opportunity to extend the vibrant character of the parallel 
north south streets that defi ne the river edge of College Hill.  

In both parcels, the site dimensions, context and proximity to the both the 
river and College Hill suggest that development opportunities favor housing 
with potentially ground fl oor commercial uses. The small site dimensions 
make it unlikely for any use other than housing and small scaled commer-
cial activities, including street level retail and small scaled offi ce space.

Current zoning calls for a maximum height of 45 feet, which seems appro-
priate for Parcels 2 and 3 to the south.  The existing topography on the op-
posite side of South Main Street slopes up considerably to the west away 
from the river toward College Hill.  The dimension of the site works well for 
housing and the planning study explores a townhouse development model 
with frontage on South Main, South Water and Transit Streets.  

In Parcel 2, the dimension across the site is narrower than that of Parcels 
3 and 5 which further challenges the ability to accommodate townhome 
footprints on either side of the block while maintaining adequate rear yard 
open space, however the site dimensions to enable this development pat-
tern.   The original Old Harbor plan recognized this fact and only proposed 
housing fronting along South Main Street.  A 3 to 4 story small-scaled 
multi-family typology with commercial uses at the street level may also be 
accommodated on Parcel 2.

The adjacency of the existing historic Tillinghast House and the associated 
parcels present an opportunity to assemble the existing properties with 
Parcel 2 to improve planning fl exibility and development potential.  The op-
portunity to generate revenue from Parcel 2 development in order to fund 
preservation of the historic structure, which is currently not occupied and 
in a state of disrepair, is also an opportunity presented by Parcel 2.  The 
preservation of the House and ultimately the quality, scale and character of 
development on the surplus parcels, are both critical to the success of ex-
tending the existing vibrant, mixed-use characteristics of South Main Street 
all the way down to Wickenden Street.
The potential to combine the redevelopment of Parcel 2 with, not only the 
preservation of the Tillinghast House, but with the redevelopment of Par-
cels 3 and 5 as well may present an opportunity for greater fl exibility and 
synergy as well as the potential for shared amenities, parking and site 
improvements.  This approach does not suggest combining the parcels, but 
perhaps utilizing a single source development approach for all 3 blocks.

In Parcel 5 ,apart from housing with potentially ground fl oor commercial 
uses, the addition of offi ce uses on upper fl oors along the Wickenden 
Street end of the site could be considered.  In particular, the parcel benefi ts 
from Wickenden Street frontage and the opportunity to extend the vibrant 
mixed-use nature of that street across north frontage of the site, reinforcing 
the important connection to the Point Street Bridge.  Like Parcel 6 across 
the street, Parcel 5 has been described as a possible ‘gateway’ site an-
choring the end of Wickenden Street at what will be important new inter-
sections with South Main and South Water Streets.  The site also can be 
seen as an important transition from a smaller scaled fabric north of Wick-
enden to larger scaled development south of Wickenden.  

In this sense, Parcel 5 may represent an opportunity to reconsider exist-
ing height restrictions.  Current zoning calls for a maximum height of 45 
feet, which seems appropriate for Parcels 2 and 3 to the north.  However, 
with the prominence of the Wickenden Street location, and the proposed 
width of the street, it seems desirable to encourage development of greater 
height on Parcels 5 – particularly at the southernmost end.   Concern about 
additional height on this parcel can be mitigated by not only the scale and 
character of Wickenden Street, but also the existing topography which 
slopes up considerably to the west away from the river.  The dimension 
of the site works well for housing and the planning study explores a multi-
family mixed-use building along the Wickenden Street end of the site with 
townhomes lining South Water and South Main, although a denser housing 
typology is also possible on the northern half of the site.  

The broad dimension along South Main and South Water Streets fa-
vors the possible introduction of a mid-block connector to the river which 
would also serve as a view corridor across the site.  This goal may also 
be achieved by shifting the proposed Dollar Street to the south resulting 
in a smaller Parcel 5 and a larger Parcel 3.  This approach would create 
challenges with respect to existing utilities in the Dollar Street alignment, 
but might make for a more Parcel 3 dimension while creating more even 
distribution of cross site pedestrian access to the river. The historic fabric 
within the north south corridor that defi nes Parcel 5 suggests that building 
footprints on this parcel should be built to the lot line – not only desirable 
but necessitated by the narrow east west dimension of the parcel.  

The potential to combine the redevelopment of Parcel 5 with the ones of 
Parcel 2 and 3 to the north may present an opportunity for greater fl exibility 
and synergy as well as the potential for shared amenities, parking and site 
improvements.  This approach does not suggest combining the parcels, but 
perhaps utilizing a single source development approach for all 3 blocks.

In Parcel 3, frontage could also occur on Dollar Street, however the small 
block footprint does create challenges to achieving frontage on all 4 streets 
while maintaining any useful rear yard open space and parking access.  A 
single, 4-sided internal courtyard housing might may be possible on this 
site as well.

The goal of introducing a mid-block connector / view corridor to the river 
across the broad dimension of Parcel 5 may also be achieved by shifting 
the proposed Dollar Street to the south resulting in a smaller Parcel 5 and 
a larger Parcel 3.  This approach would create signifi cant challenges with 
respect to existing utilities in the Dollar Street alignment, but might make 
for more evenly distributing the Parcel 3 dimension regarding pedestrian 
access to the river.  A similar approach was suggested in the original align-
ment proposed by the Old Harbor Plan which did not include Dollar Street, 
but suggested a mid block pedestrian connector between a combined Par-
cel 3 and 5.  The proposed extension of Transit Street is logical given the 
connection to the existing alignment heading up College Hill.  The historic 
fabric within the north south corridor that defi nes Parcel 3 suggests that 
building footprints on this parcel should be built to the lot line – not only de-
sirable but necessitated by the narrow east west dimension of the parcel.  

The potential to combine the redevelopment of Parcel 3 with the redevel-
opment of Parcel 2 and 5 on other side may present an opportunity for 
greater fl exibility and synergy as well as the potential for shared amenities, 
parking and site improvements.  This approach does not suggest combin-
ing the parcels, but perhaps utilizing a single source development ap-
proach for all 3 blocks.

The Downtown neighborhood charettes addressed the need to further 
evaluate the fi nal design of the Wickenden Street alignment to create 
a more pedestrian friendly environment.  Currently, the proposed street 
design proposes a wide vehicular corridor and median not in keeping with 
the typical scale of the street and the neighborhood fabric.  A more refi ned 
street design may allow for Parcel 5 to be enlarged somewhat with Wick-
enden Street frontage shifting south beyond the proposed property line, as 
discussed in the Parcel 6 section.
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  Option A        Option B

Parcel 22
 Residential     241,500 sf [197 units]  Off/Lab/Res    466,200 sf 
 Parking          85,000 sf [215 spaces]
 Commercial     138,000 sf   Commercial      46,300 sf
Parcel 25
 Off/Lab/Res     322,000 sf   Residential      77,000 sf [64 u] 
  Commercial     138,000 sf   Commercial      15,500 sf
Parcel 27
 Off/Lab/Res/Acad  131,000 sf   Off/Lab/Res/Acad 131,000 sf 
Parcel 28
 Off/Lab/Res/Acad  193,000 sf   Off/Lab/Res/Acad 120,000 sf 
       Garage                 131,500 sf [325 sp] 
Parcel 30
 Residential     113,400 sf [90 units]  Stud Housing        200- 250 beds
 Parking          44,000 sf [110 spaces]
 Commercial       17,000 sf   
Parcel 31
 Residential     102,000 sf [78 units]  Stud Housing       200- 250 beds
 Parking          34,000 sf [82 spaces]  
 Commercial       13,000 sf    
Parcel 34
 Residential     198,000 sf [162 units]  
 Parking          67,800 sf [168 spa]  
 Commercial       37,500 sf   
Parcel 35
 Residential     144,000 sf [144 units]  Inst/Academic    180,000 sf 
 Parking          54,000 sf [135 spaces]  
 Commercial       37,500 sf   
 Garage      160,000 sf [400 spaces] Garage     160,000 sf [400 sp]
 Hotel      282,000 sf [340 rooms] Hotel     282,000 sf [340 r]
Parcel 36
 Residential     180,000 sf [144 units]  
 Parking          60,000 sf [150 spaces]  
Parcel 37
 Residential     120,000 sf [96 units]  
 Parking          60,000 sf [150 spaces]  
Parcel 41
 Residential       81,000 sf [56 units]  
 Parking          27,000 sf [66 spaces]  

Parcel Planning and Capacity Studies

West Side Parcels [Summary of proposed uses]
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Alternative alignment for possible Brown University parcels in the Jewelry District

OBSERVATIONS ABOUT THE PROPOSED ALIGNMENT

Jewelry District Parcels
The urban patterns of the surplus land created by the I-195 realign-
ment are generally defi ned by the historic street alignment that 
pre-existed the highway construction.  In most cases, this approach 
logically achieves the goals of reconnecting Downcity and the Jew-
elry District on the west side of the river.  This pattern also maintains 
the east west continuity of the Downcity grid (Clifford and Friendship 
Streets) and the connectivity toward the riverfront.  The parcels along 
the Clifford and Friendship corridor (Parcels 27 – 41) are character-
ized by the existing narrow block pattern which hinders the fl exibility 
of development to some degree, particularly where the surplus land is 
a remnant geometry and requires abutting ownership for redevelop-
ment (e.g. Parcels 30 and 31).  The parcels that negotiate the shift 
between the Downcity and Jewelry District grids (Parcels 25, 22 and 
Parcel P4) are larger, although slightly irregular in shape, and may 
allow for some alternative alignments, several of which have been 
proposed in previous planning studies.  In general, the proposed par-
celization and street alignment does create parcel confi gurations that 
can support development, although in some cases uses are limited 
and abutting parcels must be assembled.  The proposed pattern does 
support the broader goals of restoring the historic street grid while en-
couraging a scale of development that will maintain the historic fabric 
of the District.

Abutting Ownership and Institutional Presence
Part of the corridor and parcel analysis included mapping the own-
ership patterns adjacent to the I-Way parcels.  At a neighborhood 
scale, the properties west of the river that are owned by Johnson 
and Wales and Brown University along the I-195 corridor present 
tremendous opportunities for institutional development of many of 
the parcels.  The institutional presence in Downcity and the Jewelry 
District, and the stated commitments and interests of each institu-
tion, suggest that higher education uses – or uses with institutional 
partnerships - present viable prospects for the parcel redevelop-
ment.  In the case of Johnson and Wales, their institutional master 
plan proposes a development scenario for Parcels 31, 35 and 36.  
Brown University has also expressed an interest in Parcels 25, 27 
and 28.  In some cases, these parcels directly abut property owned 
by the 2 respective Universities and therefore would make non-insti-
tutional development more challenging (e.g. Parcel 30 & 36 for JWU 
and Parcel 27 for Brown).  In the interest of advancing the mixed-
use goals for the Jewelry District, institutional development need 
not consist of entirely academic uses, but would benefi t from private 
development partnerships with supporting uses such as research, 
conference and hospitality facilities and incubator space that would 
benefi t from institutional proximity.

Alternative alignment for possible Johnson and Wales University parcels 
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Parcel 
Number

Area
Availability

P4 Open Space . Public Waterfront Park

P3 Open space

14

1A Commercial + Open Space

257,301 sf   
5.90 acres

8,442 sf   
0.19 acres

10,242 sf   
0.24 acres

12,378 sf   
0.28 acres
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Parcels 1A,  P3, 14, and P4 
Planning Issues and Proposed Uses

Parcel 1A, is abutted on either end by the continuous open space 
along the east side of the Riverfront.  The parcel’s small dimen-
sion, and the regulatory controls imposed by its waterfront loca-
tion, limit its development potential, however small scale com-
mercial development is possible on the site.  Any structures built 
on the Parcel 1A would have the potential to house temporary or 
seasonal market facilities, park structures supporting temporary or 
permanent exhibit or public art, or a small commercial space that 
could activate the riverwalk.  The Rhode Island School of Design 
may be a potential interested party given its past use of the site for 
temporary outdoor installations and its current use of the parking 
lot across South Main Street for activities associated with com-
mencement.  Any use on Parcel 1A must be compatible with and 
add vitality to the Riverwalk. 

Directly across the river, Parcel P4 is designated as open space 
and is proposed to be a public water front park, currently in the 
programming and schematic design phases and referred to as 
Harbor Landing Park.  The siting of the park is a central theme of 
the planning goals for I-195 removal and has been since the con-
cept was fi rst explored through the Old Harbor Plan almost 2 de-
cades ago.  The opportunity for the highway demolition to open up 
the Old Harbor and re-establish connections between the Jewelry 
District and the Riverfront is one of the signifi cant public benefi ts of 
the project.  Development on Parcel 22 and 25 to the west and the 
east/west connections across the parcel to the parks are important 
considerations in the disposition and planning of those parcels.  
Other issues affecting the successful implementation of the parks 
include creating the desired pedestrian bridge connection to the 
east side of the river – potentially utilizing pilings from the highway 
infrastructure, the redevelopment and activation of the edges of 
the parcels on the north and south sides of the park – land not in-
cluded in the RIDOT right of way, and the timing of disposition and 
development of abutting parcels in concert with the timing of the 
park construction - both for the benefi t of the park’s success and 
the added value of the parcels that the open space will create.
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A : 30,000 sf   fl oorplate 
    -height :   75’ [5 fl oors] 
 Offi ce/Lab/Research: 5 fl oors x 30,000 sf = 150,000 sf 

B : 34,500 sf   fl oorplate 
    -height :   75’ [5 fl oors] 
 Offi ce/Lab/Research/Academic:   5 fl oors x 34,500 sf = 172,000 sf

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

25 Mid 2011

97,951 sf   
2.25 acres

Total square footage  P25
Off/Lab/Acd/Resrch:  322,000 sf  

A : 63,800 sf   fl oorplate 
    -height :   75’ [6 fl oors] 
 Residential:  3 fl oors x 35,500 sf = 106,500 sf = 87 units 
   [29 units / fl oor]
  Parking:   3 fl oors x 28,500 sf =  85,500 sf =  215 spaces
 Commercial: 3 fl oors x 35,500 sf = 106,500 sf 
B : 31,500 sf   fl oorplate 
    -height :   75’ [6 fl oors] 
 Residential:  5 fl oors x 27,000 sf = 135,000 sf = 110 units 
   [22 units / fl oor]
  Commercial: [1st fl oor]  31,500 sf 

22 Early 2012

113,704 sf   
2.61 acres

Total square footage  P22
   Residential:      241,500 sf
   Parking:          85,500 sf
   Commercial:     138,000 sf 1st-3rd fl oors 4th-6th fl oors

A

1st fl oor

R: Residential
P: Parking
C: Commercial

RP C

A

B

B

2nd-6th fl oors

C R
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Parcel 22 
Planning Issues and Capacity Study

Development on Parcel 22 will enjoy signifi cant frontage across 
Dyer Street from the proposed Old Harbor riverfront park proposed 
on Parcels 16 and 17.  The scale, quality, character and uses along 
this frontage will be critical to achieving the goal of appropriate and 
active park edges.  For this reason, an active, mixed-use street front-
age is encouraged.  The park proximity, dimension and shape of the 
proposed parcel strongly suggest housing as a likely and desirable 
use, particularly on the southern portion of the site directly across 
from the proposed park.  In this area, the triangular geometry of the 
parcel makes development other than housing a challenge.  

The northern half of the site, squared off by Dorrance and Clifford 
Streets, could potentially support offi ce space or institutional use 
with active commercial and retail ground fl oor uses.  With the poten-
tial to combine the parcel with the adjacent surface lot on the Eddy 
and Clifford, the dimension of the northern half of Parcel 22 is typical 
of the larger Downcity block pattern and would support an offi ce or 
research facility footprint.  The proximity of the large, blank façade 
of the Courthouse on the opposite side of Clifford Street makes this 
frontage challenging, particularly for housing.  Because of this condi-
tion, the Clifford Street frontage of Parcel 22 may also be ideal for 
structured parking, although that use may contribute further to the 
unfriendly character of this block of Clifford already challenged by 
the courthouse architecture.
Parcel 22 is distinguished within the alignment as having a unique 
potential given its position as being centered between the proposed 
park, the Jewelry District, Downcity and Old Harbor.  With park front-
age and views to the river and the east side, as well as signifi cant 
frontage on a reconnected Dyer Street, Parcel 22 is well situated for 
redevelopment, in spite of the challenging geometry at its southern 
end.  The site location also benefi ts from the proximity to the Jew-
elry District properties owned by Brown University and their cur-
rent and future institutional  presence within the district.  Brown has 
expressed an interest in Parcel 25 to the west across Eddy Street. 
A potential alternate street alignment and parcel confi guration for 
Parcels 22 and 25 is explored later in this section.

Parcel 25 
Planning Issues and Capacity Study

The dimension, confi guration and location of Parcel 25 all sug-
gest signifi cant development opportunities.  The central proximity 
to several of Brown University’s properties gives the site the added 
potential to contribute to the institution’s interests in expanding their 
presence in the Jewelry District and, in particular, bio-medical and 
life sciences facilities.  The University has expressed an interest in 
Parcel 25 and the site offers a great deal of fl exibility with respect 
to planning and development options with or without the assembly 
of the abutting properties.  Development by Brown University or the 
private sector seeking proximity to the Institution, is well suited to the 
goals stated in the 2008 Providence  Knowledge Based Economy 
report as well as the Jewelry District Framework Study.

The site also benefi ts from frontage along Richmond Street which 
has remained an important north-south connector between the Jew-
elry District and Downcity given its negotiation between the 2 differ-
ent street grid geometries and its continuation beneath the highway 
toward Downtown.  Undoubtedly this street will take on even greater 
importance following the highway removal, particularly if the Parcel 
25 frontage of Richmond Street reinforces the importance of the 
street and is designed to promote activity at street level.  While the 
Eddy Street frontage of the parcel is likewise important, its terminus 
at the Clifford Street wall of the Courthouse unfortunately dampens 
its signifi cance as a major connector.

While the large dimensions of Parcel 25 present the potential to 
accommodate 2 or more buildings of adequate dimension for insti-
tutional or private research facilities (+/- 30,000 sf footprints),  the 
width across the block does present some urban design challenges 
that must be carefully considered.  The study explores the potential 
for 2 offi ce/research facilities on Parcel 25 with housing and struc-
tured parking on Parcel 22.  The long dimension of the blocks is 
mitigated by introducing a mid-block pedestrian corridor that would 
extend from Richmond Street, across Eddy Street to the Old Harbor 
Park.  The initiative to introduce an east-west open space pedes-
trian corridor has been explored in several previous planning efforts 

including the Providence 2020 Plan and recently the Comprehensive 
Plan Neighborhood Charettes.  This concept was also referenced in 
the Jewelry District Framework Plan.  All of these documents em-
phasis the goal of producing an open space network through the 
district and the importance of reinforcing the east-west connection 
to the Old Harbor.  In the case of Parcel 25, this strategy can also 
help mitigate the scale of the potential research building footprints by 
providing mid-block frontage and the opportunity to reinforce a quasi 
campus environment.  With this strategy, however, it remains impor-
tant to attend to the street frontages and not design buildings which 
turn their backs to perimeter of the blocks. 

P28

P25
P27

Brown University interests:  185,400 sf 
   P28:      59,000 sf
   P27:     28,400 sf
   P25:     98,000 sf

Existing layout indicating the  parcels of 
interest for Brown University
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A : 30,000 sf   fl oorplate 
    -height :   75’ [6 fl oors] 
 Residential: 5 fl oors x 15,500 sf = 77,500 sf= 64 units 
   [12 units/fl oor]
 Commercial: [fi rst fl oor] 15,500 sf

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

25b Mid 2011

97,951 sf   
0.38 acres

Total square footage  P25b
  Residential:  77,000 sf 
  Commercial: 15,500 sf 

A : 32,500 sf   fl oorplate 
    -height :   75’ [5 fl oors] 
 Offi ce/Lab/Research: 5 fl oors x 32,500 sf = 162,500 sf  
 
B : 30,500 sf   fl oorplate 
    -height :   75’ [5 fl oors] 
 Offi ce/Lab/Research/Academic:  4 fl oors x 30,500 sf = 122,000 sf  
  Commercial:  [1st fl oor]            30,500 sf 

C : 39,500 sf   fl oorplate 
    -height :   75’ [5 fl oors] 
 Offi ce/Lab/Research/Academic:  4.5 fl oors x 30,500 sf = 181,700 sf  
  Commercial:  [1st fl oor]         15,800 sf 

22b Early 2012

113,704 sf   
4.48 acres

Total square footage  P22b
Off/Lab/Acd/Resrch:  466,200 sf   
Commercial:         46,300 sf

C

2nd-5th fl oors

A

O/L: Offi ce/Lab/Research
C:    Commercial

B

C

O/L

1st fl oor

O/L
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Parcels 22 and 25
An Alternate Confi guration

The planning and capacity study for Parcels 22 and 25 include a po-
tential alternative alignment for the two parcels in an effort to explore 
the potential for a more disperse distribution of institutional develop-
ment within the Jewelry District as well as address a challenging 
parcel confi guration and street alignment [as shown in page 110].  
The delineation of Parcel 22 is a product of reintroducing the histori-
cal alignment of Eddy Street and shifting Dyer Street to connect to 
its historical alignment to the north.  The proposed extension of Eddy 
Street is ultimately prevented from continuing through to Downcity, 
as it originally did,  because of its termination on the blank, south fa-
çade of the Garrahy courthouse.  The parcel confi guration is further 
challenged by the extensive Dyer Street frontage of the park that 
does potentially challenge east-west connectivity between the pro-
posed Old Harbor parks and the Jewelry District.  While a mid-block 
pedestrian connection would alleviate this condition – as explored 
in the parcel analysis and discussed in previous planning efforts – a 
well designed, activated, pedestrian friendly public street connecting 
the neighborhood to the parks and riverfront may create a stronger 
sense of connectivity, physically and visually.

With these goals in mind, the alternative alignment suggests elimi-
nating the Eddy Street extension (although maintaining access to the 
properties at 100 Ship Street) and introducing a new east/west street 
connecting Richmond and Dyer.  This would result in a large con-
tiguous parcel to the north, referred to in the study as Parcel 25B.  A 
smaller, parcel would be maintained south of this new street within 
the point of the triangle.  While the alternate alignment suggest the 
potential for institutional, research or offi ce space on the northern 
part of the parcel, the assumption is that the parcel south of the new 
east/west street would still support housing.  This would ensure a 
residential presence on the park frontage.  The potential would also 
exist to introduce additional residential frontage along Dyer Street 
on Parcel 25B, with institutional/research development behind.  The 
emphasis on east/west street connections to the river lieu of an Eddy 
Street extension is consistent with the proposed alignments in sev-
eral planning studies including the Old Harbor Plan, the Providence 

2020 Plan and the recent downtown neighborhood charettes. 

One of the assumptions accompanying this alternate parcel con-
fi guration is that Brown University’s interest in the surplus parcels 
would shift toward the east to include Parcel 25B, in lieu of Parcel 
28, which Brown has expressed an interest in, to instead become 
available for a non-institutional, mixed-use parcel with the potential 
benefi ts as described above.  From the standpoint of fl exibility, Par-
cel 25B would be larger than the combination of Parcels 25 and 28 
in their current confi guration, by more than an acre depending on the 
location of the new east west street.  Also, the creation of a larger, 
contiguous parcel would allow for the potential to create an urban 
campus environment with buildings centered around a common 
open space, not unlike the Johnson and Wales Downcity campus 
and master plan.

From an institutional perspective, another potential benefi t that this 
alternate alignment may present would be that shifting the Brown 
affi liated development toward the east creates a closer physical 
proximity to the main campus on College Hill and the desired future 
pedestrian river crossing.  In addition to being closer to the main 
campus, this improved proximity is a much about creating a visual 
connection to the east and a psychological perception about the rela-
tionship between the institutional presence on either side of the river.

While the alternative alignment would potentially limit opportuni-
ties for residential frontage along the proposed park, it may provide 
a greater assurance of a nearer term marketability of the surplus 
parcel and the creation of a critical density of development on Dyer 
Street.  This could limit the risk that the park may be burdened with 
having vacant land along its edge for an extended period of time 
given the projected market conditions for substantial housing de-
mand.  Regardless of the fi nal alignment of Parcel 22, any develop-
ment along Dyer Street, whether residential or institutional, should 
have active retail and commercial frontage at the street level.
Some potential challenges to this alternate include:

• The need to address existing utilities beneath the historic 
Eddy Street alignment;

• The need to introduce a new east/west utility corridor;
• A perception that there may be too much of an institutional 

presence on the park, resulting in activity that is limited to typi-
cal working hours;

• Traffi c impacts associated with creating an intersection on 
Dyer Street; and

• The impact of an East West Street on the existing properties 
located on the Richmond/Ship Street corner.

If the proposed alignment and parcel confi guration are ultimately pur-
sued, the opportunities for an east/west pedestrian connection to the 
park are still possible and desirable to reduce the scale of the both 
parcels and provide better connections to and from the river and the 
Jewelry District as examined in the parcel analysis above.

Brown University alternative 2:  233,400 sf 
   P27:       28,400 sf
   P25b:   215,000 sf

P25b

P27

A possible alternative alignment that 
combines Parcels 22 and 25, and shifts 
Brown University development to the 

East [with the increase of square footage]

P28
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A : 38,600 sf   fl oorplate 
    -height :   75’ [5 fl oors] 

 Offi ce/Lab/Research/Academic:   5 fl oors x 38,600 sf = 193,000 sf 

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

28 Mid 2011

58,931 sf   
1.35 acres

Square footage Opt A:  P28
Off/Lab/Acd/Resrch:  193,000 sf  

A : 26,200 sf   fl oorplate 
    -height :   75’ [5 fl oors] 

 Offi ce/Lab/Research/Academic:   5 fl oors x 26,200 sf = 131,000 sf  

27 Mid 2011

28,386 sf   
0.65 acres

Square footage Opt A:  P27
Offi ce/Lab/Research: 131,000 sf  

A : 26,200 sf   fl oorplate 
    -height :   75’ [5 fl oors] 

 Offi ce/Lab/Research/Academic:   5 fl oors x 26,200 sf = 131,000 sf  

27 Mid 2011

28,386 sf   
0.65 acres

Square footage Opt B: P27
Off/Lab/Acd/Resrch:  131,000 sf  

A : 26,300 sf   fl oorplate 
    -height :   60’ [5 fl oors] 
 Garage: 5 fl oors x 26,300 sf = 131,000 sf = 325 spaces
 
B : 24,000 sf   fl oorplate 
    -height :   75’ [5 fl oors] 
 Offi ce/Lab/Research/Academic:   5 fl oors x 24,000 sf = 120,000 sf

28 Mid 2011

58,931 sf   
1.35 acres

Square footage Opt B: P28
Off/Lab/Acd/Resrch:  120,000 sf
Garage:    131,500 sf  

B

B

A
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The Alternate Alignment for parcel 22 & 25 would reserving parcel 28 for commer-
cial development.

Parcel 27 
Planning Issues and Capacity Study

Parcel 27 will play an important role in recreating the east-west link 
of the Clifford Street alignment which was severed by the I-195 con-
struction but remains on either side of the right of way.  The parcel 
confi guration will restore the historic street grid and, together with 
the proposed Parcel 28 on the north side of Clifford Street, is a key 
to the successful realization of a new Clifford Street corridor.  The 
scale, design and proposed uses of a Parcel 27 development along 
Clifford Street are important to the success of this new street cor-
ridor.  Although challenged by being an entirely new street with no 
existing neighborhood fabric, the opportunity for new development 
on both sides of the street also presents a unique opportunity to en-
vision a successful street.
The contiguous adjacency to the Brown University parcels makes 
Parcel 27 a logical candidate for Institutional or affi liated develop-
ment, as does its location  The University’s property abutting prop-
erty has been considered as a potential site for a medical school 
academic facility for which Parcel 27 may be part of a plan, or a po-
tential stand alone facility which could also be physically connected 
to the medical school.  The dimensions and confi guration of Parcel 
27 do accommodate a footprint for a +/- 25,000 research or offi ce 
development.  The University has expressed an interest in Parcel 27 
and the site offers fl exibility with respect to planning and develop-
ment options, particularly when assembled with their abutting prop-
erties.  Development by Brown University or the private sector seek-
ing proximity to the Institution, is well suited to the goals stated in the 
2008 Providence  Knowledge Based Economy report as well as the 
Jewelry District Framework Study.
Together with the Brown properties to the south, the Richmond 
Street frontage of Parcel 27 is an additional benefi t to the site and 
underscores the important role it can play in reinforcing the cor-
ridor as an important north-south link between the Jewelry District 
and Downcity.  This edge of the site is also the potential terminus 
or continuation of a possible mid-block connector across Parcel 25.  
Whether the pedestrian spine continues through the site to Ship 
Street, or terminates at Parcel 27, the treatment of this condition as 
a  landscape or architecturally, is an important design consideration.

Parcel 28 
Planning Issues and Capacity Study

Parcel 28 will play an important role in recreating the east-west link 
of the Clifford Street alignment which was severed by the I-195 con-
struction but remains on either side of the right of way.  The parcel 
confi guration will restore the historic street grid and, together with 
the proposed Parcel 27 on the south side of Clifford Street, is a key 
to the successful realization of a new Clifford Street corridor.  The 
scale, design and proposed uses of a Parcel 28 development along 
Clifford Street are important to the success of this new street cor-
ridor.  Although challenged by being an entirely new street with no 
existing neighborhood fabric, the prospect of creating new develop-
ment on both sides of the corridor also presents a unique opportunity 
to envision a successful street.

As a stand alone development parcel, or when combined with the 
commercial property on the corner of Richmond and Friendship 
Street, the dimension of Parcel 28 accommodates a +/- 30,000 sf 
footprint, which is well suited to offi ce and/or research facilities.  This 
typology is consistent with the type of development considered by 
Brown for the district and suggested on the Jewelry District Frame-
work Plan.  Strategically, the parcel is unique for it position at the 
center of the surplus parcels and an important transition between 
the Jewelry District and Downcity.  Its defi nition by 2 important north-
south corridors and 2 equally important east-west corridors, contrib-
utes to this reading of the strategic importance of development on 
Parcel 28, from a marketing perspective as well as an urban design 
perspective.  It is also unique because it may also be seen as an 
east-west transition block between Brown University’s neighborhood 
presence to the east and Johnson and Wales’ precinct to the west.  

The alternative parcel alignment explored in later in this section 
recognizes Parcel 28’s potential position as a transition between the 
2 institutional developments.  In this exploration, Brown’s emphasis 
would shift toward the east which would preserve Parcel 28 for as 
a commercial / mixed-use development site.  One of the potential 
benefi ts to this approach is to avoid the possible sense of an almost 
continuous institutional corridor along Friendship and Clifford Street.  

A non-institutional use on Parcel 28 might serve to mitigate the po-
tential impacts of institutional growth through a slight re-distribution 
of uses through the district.  This approach may contribute more 
to the desirable goal of creating a truly mixed-use district – without 
sacrifi cing the signifi cant contributions that the universities can offer 
to the success of the right of way redevelopment.  Another potential 
benefi t to this approach is that the strategic positioning of the insti-
tutional presence on either side of Parcel 28 may likely add value 
to the parcel in the long term.  This alternative may also inform the 
broader thinking about the potential to create a centralized struc-
tured parking facility that can serve development on multiple parcels 
by multiple users.  Parcel 28 may be well suited to playing a role in 
the exploration of a central parking facility combined with other com-
mercial uses.
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THE JOHNSON AND WALES UNIVERSITY MASTER PLAN
In the campus master plan completed a year ago, Johnson & Wales Univer-
sity carefully considered a future vision for its Downcity campus expanding 
westward to the interstate along a spine of campus buildings and open space 
between the Pine, Friendship and Clifford Street corridors.  This proposal ef-
fectively utilizes the I-195 Parcels 31, 35 and 36.  The plan is a thoughtfully 
conceived approach to infi lling between the universities existing properties in 
the corridor and connecting the linear, urban campus with a series of integrat-
ed open spaces including  quadrangles, courtyards and pedestrian ways.  The 
plan centers around the creation of what is referred to as a new “Johnson and 
Wales Commons’ proposed at the east end of Parcel 36.  The uses proposed 
on the I-195 parcels within the master plan expansion include new facilities for 
the Hospitality College, the College of Business, the School of Technology, a 
Conference Hotel, student housing and structured parking.

The master plan suggests a positive utilization of the surplus parcels and is 
governed by urban design principles that are generally consistent with those 
identifi ed in previous planning efforts for Downcity and the Jewelry District.  
The proposed growth of the university within the district supports the goals 
and initiatives described in the Knowledge Based Economy report and its 
future in the neighborhood offers the potential for a promising synergy with 
Brown University and the hospitals to contribute to the ongoing revival of the 
Jewelry District.

The proposed distribution of uses across the 3 surplus parcels identifi ed in 
the Johnson & Wales University Master Plan can, within the 5 to 10 year time 
frame identifi ed in the document, establish a critical density within the right of 
way across almost half the length of the corridor.  This prospect, if realized in 
the projected time frame, will help avoid the potential for long-term vacancy 
over signifi cant stretches of the corridor and can help serve as a catalyst for 
adjacent development as well as potentially add value to other RIDOT Par-
cels.  While the proposed master plan achieves the positive attributes identi-
fi ed above, the study nonetheless explores a potential alternative to the ap-
proach which would have Johnson & Wales University utilize Parcel 30 and 
its abutting properties in exchange for maintaining the western most ends of 
Parcels 35 and 36 for private development.

Parcel Planning, Capacity and Highest and Best Use Analysis

Images from the Johnson and Wales Master Plan
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Parcel Planning, Capacity and Highest and Best Use Analysis

Parcels  30, 31, 35, 36, 37, and 41

Proposed Alignment Alternate Alignment

THE ALTERNATE  TO THE JOHNSON AND WALES UNIVERSITY 
MASTER PLAN 
An alternative parcel distribution to the Johnson & Wales University master plan was 
explored within this study which looked at the impacts of maintaining western most 
end of Parcel  35 and Parcel 36 for a non-institutional development, most likely hous-
ing.  The purpose of this exploration was not to suggest that the Parcel 35 and 36 
uses and building locations proposed by the master plan are not appropriate, but 
rather to examine a scenario that would allow for development closer to the center of 
the Jewelry District.  In this alternative diagram, Johnson and Wales would combine 
Parcel 30 within its master plan, in conjunction with the rehabilitation or redevelop-
ment of the properties on the south side of the parcel.  In turn, the East Franklin 
Street end of Parcel 35, and possibly Parcel 36, would support privately developed 
residential uses.

While this scenario might allow for a greater mix of non-institutional development 
distributed across the surplus parcels as well as a more centralized campus diagram, 
the downside to this alternative approach includes:

• The need for Johnson & Wales University to assemble additional properties;
• The potential impacts of a hotel closer to the historic district; and
• The loss of a potential mixed-use commercial development site on the Parcel 

30 block in the heart of the Jewelry District.

Another challenge to this alternate plan is the fact that there are impediments to al-
lowing traffi c access off of the service road along the west edge of Parcels 34, 35 
and 36 that make large scale development of these parcels diffi cult.  The Johnson 
& Wales University master plan proposal addresses this issue through the proposed 
parking structure on Friendship Street that would provide vehicular access and queu-
ing for without relying on the frontage road.  Also, since Johnson & Wales University 
does not own the buildings adjacent to Parcel 30, the need for acquisition and the 
diffi culties of re-use of the existing structures create additional challenges to the alter-
nate planning scenario.  It is also important to note that the proposed master plan has 
been approved by the City of Providence.  If the Parcel 30 is not incorporated into the 
Johnson & Wales University expansion plans, which is unlikely, it may still serve to 
accommodate future institutional growth in conjunction with the abutting property – or 
potentially present opportunities for commercial development either affi liated with or 
in partnership with the university.
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A : 11,500 sf   fl oorplate 
    -height :   110’ [9 fl oors]
     Residential:  6 fl oors x 11,500 sf = 69,000 sf = 54 units [9 un/fl oor]
  Parking:   2 fl oors x 11,500 sf =  23,000 sf = 56 spaces
 Commercial: [1st fl oor] 9,000 sf
B : 5,500 sf   fl oorplate 
    -height :   110’ [9 fl oors] 
 Residential:  6 fl oors x 5,500 sf =  33,000 sf = 24 units  [4 un/fl oor]
  Parking:   2 fl oors x 5,500 sf =  11,000 sf = 26 spaces
 Commercial: [1st fl oor] 4,000 sf

If Option Housing Students: 100,000 sf  =  200 - 250 beds

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

31 Mid 2011

24,536 sf   
0.56 acres

A : 9,600 sf   fl oorplate 
    -height :   110’ [9 fl oors] 
 Residential:  6 fl oors x 9,600 sf = 57,600 sf = 48 units  [8 un/fl oor]
  Parking:   2 fl oors x 9,600 sf =  19,200 sf =  48 spaces
 Commercial: [1st fl oor] 8,000 sf 
B : 12,400 sf   fl oorplate 
    -height :   110’ [9 fl oors] 
 Residential:  6 fl oors x 9,300 sf = 55,800 sf = 42 units  [7 un/fl oor]
  Parking:   2 fl oors x 12,400 sf =  24,800 sf = 62 spaces
 Commercial: [1st fl oor] 9,000 sf

If Option Housing Students: 120,000 sf  =  200 - 250 beds

30 Mid 2011

27,645 sf   
0.63 acres

Total square footage  P31
   Residential:      102,000 sf
   Parking:            34,000 sf
   Commercial:       13,000 sf

A

A

B

B

Total square footage  P30
   Residential:      113,400 sf
   Parking:            44,000 sf
   Commercial:       17,000 sf

>

>
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Parcels  30 and 31 
Planning Issues and Capacity Study

The narrow dimension of Parcel 30 makes development opportuni-
ties extremely limited, unless pursued in combination with either or 
both of the Clifford Street buildings on the southern half of the block. 
New development on the site could be combined with a historic 
rehabilitation of the Irons and Rusell Building, which dates from 1903 
and is good example of traditional Jewelry District industrial building 
stock.  Without the assembly of the adjacent properties, the dimen-
sion of Parcel 30 would accommodate multi-family or student hous-
ing, although on half the site would be limited to the ineffi ciencies of 
a single loaded corridor typology.

Parcel 31 is similarly challenged by the narrow dimension across the 
site, unless combined with the abutting properties to the north, as 
proposed by the Johnson and Wales campus master plan.  Johnson 
and Wales owns the abutting property to the north which includes 
surface parking and Johnson Hall on the corner of Chestnut and 
Pine.  The University’s acquisition of the surplus parcel is logical and 
the only likely near term opportunity for development of Parcel 31.  
As a stand alone parcel, the dimension does allow for a multi-family 
or student housing typology, but would be limited to a single load 
corridor building over half of the site.  The JWU campus plan propos-
es student housing fronting on both Friendship and Pine streets and 
connected mid block at ground level with common circulation.

Parcels 30 and 31 will ultimately play an important role in recreating 
the east-west link of the Friendship Street alignment which was sev-
ered by the I-195 construction but remains to the west of the ROW.  
The parcel confi gurations will restore the historic street grid and, 
collectively, are key to the successful realization of a new Friend-
ship Street corridor.  The scale, design and proposed uses of Parcel 
30 and 31 developments along Friendship Street are important to 
the success of this street corridor.  Although challenged by being 
an entirely new street with no existing neighborhood fabric west of 
Chestnut Street, the prospect of creating new development on both 
sides of the corridor also presents a unique opportunity to envision a 
successful street.
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15,000 sf   fl oorplate 

    -height :   150’ [12 fl oors]

     Residential:  8 fl oors x 15,000 sf = 120,000 sf = 96 units 
   [12 units / fl oor]
  Parking:   4 fl oors x 15,000 sf =  60,000 sf = 150 spaces

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

Fall 2010

23,443 sf   
0.54 acres

A : 31,500 sf   fl oorplate 

    -height :   150’ [12 fl oors] 

 Residential:  9 fl oors x 22,000 sf = 198,000 sf = 162 units 
   [18 units / fl oor]
  Parking:   3 fl oors x 22,600 sf =  67,800 sf =  168 spaces
 Commercial: 3 fl oors x 12,500 sf =  37,500 sf
 

Mid 2009

67,481 sf   
1.55 acres

Total square footage  P37
   Residential:      120,000 sf
   Parking:            60,000 sf

37

34

4th-12th fl oors

C

R

1st- 3rd fl oors P

R: Residential
P: Parking
C: Commercial

Total square footage  P36
   Residential:      198,000 sf
   Parking:            67,800 sf
   Commercial:  37,500 sf   
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Parcel 34 and Parcel 37 
Planning Issues and Capacity Study

Parcel 34 will ultimately play an important role in recreating the 
east-west link of the Clifford Street alignment which were severed 
by the I-195 construction but remain to the west of the right of way.  
The parcel confi guration will restore the historic street grid and, 
together with the proposed Parcel 35 to the north, has the oppor-
tunity to anchor the west end of a new Clifford Street corridor.  The 
scale, design and proposed uses of a Parcel 34 development along 
Friendship Street are important to the success of the new east/west 
corridors and the sense of arrival into the neighborhood.  Although 
challenged by being defi ned by entirely new streets with little existing 
neighborhood fabric west of Claverick Street, the prospect of creat-
ing an entirely new precinct presents a unique opportunity to achieve 
successful streets that will defi ne the new western edges of the 
district as well as mitigate the presence of I-195 from the rest of the 
neighborhood. 

The dimension and frontages enjoyed by Parcel 34 suggest that the 
site has potential for redevelopment, particularly for housing.  The 
proposed zoning heights in this edge of the Jewelry District would al-
low for high-rise housing and the potential to create a neighborhood 
‘gateway’ scaled development.  The proximity between the future 
Johnson and Wales campus expansion to the north and the hospital 
to the south further suggests its potential as a residential develop-
ment site.

Directly to the south, Parcel 37 presents a more challenging condi-
tion given its triangular shape and small dimension.   As currently 
confi gured, it does, however, accommodate  a small multi-family 
footprint, but  leaves little fl exibility for planning open space, parking 
and building confi guration.  Some potential realignments were ex-
amined in an effort to potentially create more development potential 
Parcel 37.  These alternatives include:

• Combining Parcel 34 and 37:  This would eliminate the con-
nection of Bassett Street to East Franklin Street which would 
have traffi c impacts that would need to be further addressed.  
One potential solution would be to extend Hoppin Street north 

across Parcel 34 all the way to Clifford Street;
• Eliminate all or part of Hoppin Street to enlarge Parcel 37 

footprint: In the short term, this would impact garage access 
from Hoppin Street, but the access could still be maintained 
across the site.  In the long term, it would enable combining 
Parcel 34 with the garage site and create a larger opportunity 
for hospital expansion; and

• Combine Parcel 37 with the surface parking lot behind the 
hospital garage by eliminating the upper part of Hoppin Street 
at Bassett:  This would maintain part of Hoppin for garage 
access, but would enable redevelopment of the surface lot in 
conjunction with Parcel 34.
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9,000 sf   fl oorplate 

    -height :   150’ [12 fl oors]

     Residential:  9 fl oors x 9,000 sf = 81,000 sf = 56 units 
   [7 units / fl oor]
  Parking:   3 fl oors x 9,000 sf =  27,000 sf = 66 spaces

Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

41 Fall 2010

13,037 sf   
0.30 acres

A : 32,000 sf   fl oorplate 

    -height :   150’ [12 fl oors] 

 Residential:  9 fl oors x 20,000 sf = 180,000 sf = 144 units 
   [16 units / fl oor]
  Parking:   3 fl oors x 20,000 sf =  60,000 sf =  150 spaces
 

36 Fall 2010

49,980 sf   
1.15 acres

Total square footage  P41
   Residential:        81,000 sf
   Parking:            27,000 sf

Total square footage  P36
   Residential:      180,000 sf
   Parking:            60,000 sf
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Parcels  36 
Planning Issues and Capacity Study

Parcel 36 will ultimately play an important role in recreating the 
east-west link of the Friendship Street alignment which was sev-
ered by the I-195 construction but remains to the west of the right of 
way.  The parcel confi guration will restore the historic street grid and, 
together with the proposed Parcel 35 to the south, has the opportu-
nity to anchor the west end of a new Friendship Street corridor.  The 
scale, design and proposed uses of a Parcel 35 development along 
Friendship Street are important to the success of the new east/west 
corridors and the sense of arrival into the neighborhood.  Although 
challenged by being a slender dimension along the street frontage, 
the prospect of creating an entirely new precinct in conjunction with 
the Johnson and Wales student services building presents a unique 
opportunity to achieve successful streets that will defi ne the new 
western edges of the district as well as mitigate the presence of 
I-195 from the rest of the neighborhood. 

The Johnson and Wales campus plan proposes the Hospitality Col-
lege at the west end of the Parcel 36.  The remainder of the parcel, a 
narrow sliver of land along Friendship Street, directly abuts the John-
son & Wales University Rolo Building.  The master plan’s proposal to 
create a linear open space along the south side of the building is a 
good solution to what is essentially a remnant site with no real devel-
opment potential.  As discussed previously in the alternative campus 
diagram, the western end of Parcel 36 could be developed as hous-
ing if Johnson & Wales University shifted to the east and incorpo-
rated the Parcel 30 block into their planning.  With respect to Parcel 
36, another potential downside to this alternative would be that the 
existing Student Services Building would be less centered than it 
would be in the proposed master plan which extends west of what is 
now the edge of campus.

Parcel 41 
Planning Issues and Capacity Study

Parcel 41 is a small parcel, although it could accommodate a small 
multi-family residential footprint, or perhaps a townhome typology.    
Some other potential uses could include a community facility for 
health care, day-care or educational facility.  Additional, smaller scale 
housing could be built to complete the street corridor and comple-
ment development on the south side of Pine Street.  Other potential 
uses included expanded open space for the site.  Additional surface 
parking at that corner should be discouraged.
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Residential Units: 1,200 sf gross area   [85% = 1,000 sf net area]

Parcel 
Number

Area
Availability

A : 30,500 sf   fl oorplate 
    -height :   150’ [12 fl oors] 
 Residential:  9 fl oors x 19,600 sf = 144,000 sf = 144 units 
   [16 units / fl oor]
  Parking:   3 fl oors x 18,000 sf =  54,000 sf =  135 spaces
 Commercial: 3 fl oors x 12,500 sf = 37,500 sf

B : 32,000 sf   fl oorplate 
    -height :   60’ [5 fl oors] 
 Garage:  5 fl oors x 32,000 sf = 160,000 sf = 400 spaces 

C : 23,500 sf   fl oorplate 
    -height :   150’ [12 fl oors] 
 Hotel:  12 fl oors x 19,600 sf = 282,000 sf 
 

Late 2009

100,383 sf   
2.30 acres

Total square footage  P35
   Residential:      144,000 sf
   Parking:            54,000 sf
   Garage:       160,000 sf
   Hotel:  282,000 sf     
   Commercial:   37,500 sf

35
C

4th-12th fl oors

A

B C
R

1st- 3rd fl oors

P R: Residential
P: Parking
C: Commercial
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Parcels  35 
Planning Issues and Capacity Study

Parcel 35 will ultimately play an important role in recreating the 
east-west link of the Friendship Street and Clifford Street align-
ments which were severed by the I-195 construction but remain to 
the west of the right of way.  The parcel confi guration will restore the 
historic street grid and, together with the proposed Parcel 34 to the 
south and Parcel 36 to the north, has the opportunity to anchor the 
west end of a new Friendship and Clifford Street corridor.  A new 
bridge across I-95 will connect Clifford Street to the west side of the 
highway and will present the opportunity for the west end of Parcel 
35 to serve as a Jewelry District ‘Gateway’ site from the west.  The 
scale, design and proposed uses of a Parcel 35 development along 
Friendship Street are important to the success of the new east/west 
corridors and the sense of arrival into the neighborhood.  Although 
challenged by being defi ned by entirely new streets with no existing 
neighborhood fabric west of Claverick Street, the prospect of creat-
ing an entirely new precinct also presents a unique opportunity to 
achieve successful streets that will defi ne the new western edges of 
the district as well as mitigate the presence of I-195 from the rest of 
the neighborhood. 

Parcel 35 is a central component of the proposed Johnson and 
Wales campus master plan.  The  dimension and layout as a con-
tiguous block provides great fl exibility in its redevelopment poten-
tial.  JWU’s plan proposes a Conference Hotel at the far west end 
of the site adjacent to the highway, a structured parking garage at 
the center of the site and the School of Technology at the east end 
of the site on Claverick Street opposite a proposed campus com-
mons.  The confi guration of the block supports the linear structure of 
the master plan and contains an east/west pedestrian landscaped 
corridor along Friendship Street.  The proposed zoning for Parcel 35 
suggests heights in the 150 feet to 200 feet range.  Although the pro-
posed height of the hotel is not evident, the zoning envelope along 
the Interstate suggests that it is an appropriate location for a taller 
building.  The hotel would also benefi t from highway visibility.

As discussed previoulsy in the alternative campus diagram, the 

western end of Parcel 35 could be developed as housing if JWU 
shifted to the east and incorporated the Parcel 30 block into their 
planning.
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Chapter VIII
Disposition Strategy Options

This section of the report addresses the public purpose objectives for the development of the I-195 parcels and recommends disposition strategies that can best help to achieve those objec-
tives. In order to arrive at strategic recommendations, this section provides the following:
• Background information on the potential roles for government and institutions;
• Disposition methods that are available to RIDOT; 
• Potential buyers who have expressed interest in the parcels; 
• Schedule indicating when parcels will be available for development; 
• Development economics that will impact the re-use of the land and incentives that may be needed as a result; and 
• Information from similar projects in other cities to provide useful advice for the disposition strategy for the I-195 parcels; and
• Recommendations for a disposition strategy.

Rhode Island Interstate 195 Surplus Land:  Redevelopment and Marketing Analysis           Chapter VIII. Disposition Strategy Options 119

Final Report.indd   119 6/18/2009   4:59:07 PM



OBJECTIVES

The State of Rhode Island Department of Transportation (RIDOT), 
the City of Providence and the Rhode Island Economic Development 
Corporation (RIEDC) have expressed common objectives for the 
disposition and re-use of the I-195 parcels. The disposition strategy 
recommended herein is intended to maximize the potential for meet-
ing those objectives. The objectives include the following:

1. Tax Revenue 
• Increase the commercial tax base in the City
• Increase income, sales and corporate taxes to the State

2. Economic Development
• Leverage the presence of area institutions to promote the 
commercialization of research and development
• Attract knowledge-based industries
• Create high wage jobs

3. Urban Revitalization
• Create great neighborhoods with good urban design and high 
quality mixed use space 
• Address the historic character of surrounding properties
• Establish connections to parkland
• Take advantage of the waterfront, transit, highway access, 
and neighboring institutions
• Address relationships to adjacent districts and Downcity 

RIDOT also has objectives that are unique to its mission. RIDOT, 
which plans to use the proceeds of property sales to fund a portion 
of the I-195 relocation project, seeks to maximize the value of the 
properties and to receive compensation for them in the near term. If 
not, the State will need to identify other funding for its contribution to 
the I-195 relocation project, funding that will be diffi cult to obtain in 
the current fi scal climate.

POTENTIAL ROLES
Functions
Realizing the vision for the vibrant re-use of the I-195 parcels will en-
gage a number of key stakeholders, including governmental entities 
(RIDOT, the City of Providence and RIEDC at minimum), elected offi -

cials, institutions (Brown University, Johnson & Wales University, and 
the medical institutions), non-profi t organizations such as The Provi-
dence Foundation, adjacent communities, and developers.  Some 
participants, such as the non-profi ts and community participants, will 
play a key role in providing input, as was done in the recent City-run 
design charrettes, and reviewing plans.  

Signifi cant activities to be undertaken by others include:
• Development and infrastructure planning,
• Re-zoning,
• Environmental analyses and clean-up (if needed),
• Creation of a parking strategy and implementation plan
• Financial plan to address parking strategy, infrastructure, en-
vironmental work, subsidies and incentives,
• Transportation management strategies,
• Marketing plan,
• Ongoing monitoring of real estate markets,
• Final disposition strategies for each parcel, 
• Disposition process,
• Negotiations with developers and institutions,
• Property management prior to construction,
• Overall governance and coordination of the above activities, 
and
• Execution:  detailed parcel planning, development and con-
struction.

In other similar examples of public land disposition, governmental 
and institutional land owners have organized in their approaches to 
executing the planning and development functions in various ways. 
In some instances, the government or institutional landowner has as-
sembled the land and then entered into a ground lease with a single 
developer to develop on its own account and/or oversee the execu-
tion of all development if there are multiple developers.  In other 
cases, a governmental entity has retained the governance/coordi-
nation role and sold or entered into ground leases for parcels with 
multiple developers, corporations and institutions.  

Typically, a developer is brought in to manage and develop a large, 
contiguous property that requires substantial new infrastructure and 
creation of multiple development parcels unless the land owner, such 
as a government redevelopment authority, has the mission, capabili-
ties, and access to capital. In Providence, the major infrastructure is 
in place and the level of activity to prepare parcels for development 
will not be as extensive as in other settings.
Information on case studies of similar projects below illustrates the 
various approaches to their development and the roles of the parties.

CASE STUDIES
Both the Jewelry District and Knowledge-based Economy Studies in-
cluded case studies with applicability to development in Providence.  
The Knowledge-based Economy Study focused on case studies 
where universities had a role in regional economic development. It 
noted that institutions can draw private sector entities, and institu-
tional development does not necessarily mean that all projects will 
be tax-exempt. 

The Jewelry District Study examined four successful mixed use 
districts, all of which included research institutions, and concluded 
that each case had an individualized approach to initiating, plan-
ning, fi nancing and implementing development but that in all cases, 
there was a public consensus to develop around a central theme, 
such as life sciences, and there was a vision and master plan.  The 
study also found that phased development took time (14-20 years) 
and that a long-term commitment and collaboration were neces-
sary amongst various parties, with the level of involvement varying 
amongst the case study cities. In each case, an institution led the 
fi rst phase of implementation and the private sector followed.  In all 
cases, the redevelopment plans called for clustering institutional and 
related business uses, such as life sciences, so that the institutional 
space was an anchor for the private sector space.  Finally, in sev-
eral cases, residential, retail and open space were signifi cant to the 
redevelopment plans and were also used in clustering activities to 
increase activity and create additional demand.
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For this report, additional information was collected from several 
case study projects, including Science and Technology Park in East 
Baltimore, Maryland and University Park in Cambridge, Massachu-
setts.   

Science & Technology Park, East Baltimore, MD
In East Baltimore, philanthropic organizations, state and municipal 
governments, JHU, the community and the private sector combined 
efforts to revitalize 88 acres. The project as a whole is well described 
in the Jewelry District Study. For this study, we focused on the ele-
ments needed to make the life sciences component of the program 
viable.  

Roles of the various stakeholders include the following:
• The City assembled the land and transferred it to East Balti-
more Development, Inc. (EBDI) and provided infrastructure fund-
ing; 
• EBDI, a non-profi t corporation, was established to receive the 
land through a Land Disposition and Development Agreement 
(LDDA) and sell it to a developer. EBDI oversees the develop-
ment process to ensure public objectives are achieved;
• The State of Maryland established an Empowerment Zone 
to allow subsidies and also provided credits for tenant improve-
ments;
• Foundations provide relocation assistance to residents dis-
placed by the project, a K-8 school and various operating subsi-
dies to EDBI;
• East Baltimore Development, Inc., formed by Forest City 
Enterprises and Presidential Partners, was selected as the de-
veloper to acquire the land, ensure public purposes are met, and 
sell individual parcels to Special Purpose Entities, which develop 
each parcel; and
• JHU is a lead tenant in the fi rst offi ce/research and devel-
opment project and may be a tenant in future projects if it has 
demand for space.

Incentives available1 , in addition to the land assembly and infra-
structure costs, include the following:

1  Provided by Forest City Sciences & Technology Group

It should be noted that Maryland is a competitive state for technolo-
gy, with the highest percentage of professional and technical workers 
in the workforce in the US, and is second nationally in the amount of 
federal obligations for research and development.  Even with such 
strengths, the incentives listed above were necessary for develop-
ment.

The developer has completed the fi rst of fi ve life sciences buildings, 
which includes 278,000 SF.  Space is occupied by Johns Hopkins 
Institute for Basic Biomedical Sciences and Johns Hopkins Brain 
Science Institute & Neurology Lab, along with Howard Hughes Medi-
cal Institute and several private companies.  Tenants have access 
to numerous of Hopkins’ laboratories and facilities and collaborative 
relationships with Hopkins are encouraged. All the current tenants 
have located there because of the university.

Lenders require that 80 percent of such projects be pre-leased, and 
developers have advised that they would not undertake construction 
of buildings such as the life sciences project without a large ten-
ant, such as a university, committed to take space. Other tenants, 
particularly at the early stages of a phased project, tend to be small, 
leasing spaces ranging from 1,200 – 2,000 SF.

In an emerging market, the building product needs to be very fl exible 
space so that it can accommodate varying percentages of offi ce and 
research and development uses.  The space must be developed at 
a low cost, given the relatively low rents tenants are willing to pay. 
Subsidies are needed to keep costs low.  Forest City developed its 
fi rst building in East Baltimore to a LEED Silver standard and is able 
to pass on to tenants the operating costs that have resulted from this 
energy effi cient construction.

Other development will include residential, graduate student hous-
ing, a hotel, offi ce and research and development space, and a park-
ing garage with a grocery store. Currently, parcels to be developed 
in the future are used for surface parking. Figuring out the best way 
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to keep parking costs low when structured parking is needed will be 
important.

University Park, Cambridge, MA
The Massachusetts Institute of Technology (MIT) has leased 27 
acres for University Park to Forest City.  The Jewelry District Study 
includes a comprehensive case study of this project.  The mix of 
uses, including offi ce/research and development, residential, hotel, 
grocery store, retail and open space, are similar to those envisioned 
for the I-195 parcels.  The developer pays taxes to the City even 
thought the land remains owned by MIT. In this report, we focus on 
the biotechnology component, given the common objectives of lever-
aging institutions and expand the knowledge-based economy.  Mas-
sachusetts is one of the leading states for technology; Boston has a 
strong commercial real estate market; and Cambridge has attracted 
technology and biotechnology fi rms seeking proximity to area insti-
tutions such as MIT and Harvard University.  As a result, University 
Park has not required the incentives that were needed for the Sci-
ence & Technology Park in East Baltimore.  

The offi ce/research and development buildings at University Park 
are approximately 125,000-135,000 SF, smaller than the fi rst build-
ing at Science & Technology Park, and thus more readily leased by 
the small tenants that were the fi rst of University Park’s inhabitants.  
The average-size tenant in the fi rst three buildings ranged from 
1,000 – 50,000 SF and there were 18 tenants in 350,000 SF. As the 
park matured, there are now ten tenants in that same space. Some 
of the original tenants grew; some failed and left; and a few moved 
because there wasn’t enough space for them.

RELEVANCE FOR PROVIDENCE
The key elements of the Science & Technology Park and University 
Park experiences that are relevant for Providence and the I-195 par-
cels include the following:
• Mixed use development can help to attract tenants;
• Buildings of 125,000 – 135,000 SF are the appropriate size;

• Given that the market in Providence is more comparable to 
Baltimore than Cambridge, expect new development and related 
parking to require subsidies;
• Institutions are essential as lead tenants and to drawing re-
lated companies; and
• Developers can play a pivotal role in marketing to potential 
tenants and creating and maintaining a positive image for an area.

Potential Roles for Government
Governmental entities have assumed a range of roles, from minimal 
to a high level of engagement, in disposing of land to achieve public 
purpose objectives such as those listed above. The table below in-
dicates the range of roles and activities that RIDOT, RIEDC and the 
City of Providence might consider.  Those that are most likely to help 
achieve the objectives for the I-195 parcels are explained further in 
the disposal strategy recommendations.

Based on what we have learned, the Providence stakeholders an-
ticipate a high level of government involvement, which will be to the 
benefi t of the overall project as the entities collaborate to determine 
infrastructure and parking plans, subsidies, design objectives, and 
other aspects of marketing and developing the parcels.  A strong 
governance mechanism is needed to advance the vision, coordinate 
the governmental stakeholders, ensure that the infrastructure and 
parking plans are created, work with the institutions and potential 
developers, monitor market conditions, create and execute a market-
ing plan and generally be the prime champion for redevelopment of 
the I-195 parcels.  The City of Providence and RIEDC each have the 
capabilities and expertise to assume this lead role.

Role of Institutions
Johnson & Wales University and Brown University are each inter-
ested in acquiring some of the I-195 parcels, and there is specula-
tion that health care institutions will want to expand in the Jewelry 
District.  Leveraging the presence of the institutions is one of the 
common objectives for the project. As with other objectives, collabo-
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ration among governmental entities and the institutions will be key to 
successful redevelopment of the parcels.

The institutional presence will help to encourage the mix of uses 
called for in the Jewelry District Plan and this report. Residential de-
velopers may be interested in constructing housing for undergradu-
ates, graduate students and health care workers when market con-
ditions are favorable. The Johnson & Wales University Master Plan 
has identifi ed the need for 372 student beds and a 150-room hotel 
as part of a hospitality college, subject to market demand for such a 
hotel.  

In addition to Johnson & Wales University’s plans for the I-195 and 
adjacent parcels, Brown University announced it will construct a new 
medical school in the Jewelry District adjacent to the I-195 parcels, 
which will further strengthen this as an area for education and health 
care related activities1.

Institutions can also join with government to help achieve the com-
mon economic development and revitalization objectives. In par-
ticular, institutions can serve as lead tenants or partners for private 
developers.  If a hotel is built on the I-195 parcels, it will because 
Johnson & Wales University will partner with a hotel to create a hos-
pitality college. Constructing offi ce/research and development space 
will require a substantial lead tenant, the role that Johns Hopkins 
University (JHU) served in East Baltimore. Its presence enabled the 
developer to get fi nancing and construct a building near JHU’s Medi-
cal School which includes 278,000 SF in addition to the JHU space 
that start-ups and small biotechnology companies are leasing to ben-
efi t from the proximity to JHU.  The same could occur in Providence 
with participation by Brown University and the health care institu-
tions.  This opportunity has been addressed by the Jewelry District 
Study and the Knowledge-based Economy Study2.

2  Strengthening the Providence Knowledge Economy, January 2008, 
prepared for The Greater Providence Chamber of Commerce and The Providence 
Foundation by New Economy Strategies LLC

The Knowledge-based Economy Study1 recommended that Provi-
dence and its institutions2 “Increase the commercialization of the 
institutional research and development and leverage the institutional 
competitive strengths in the development of for-profi t commercial 
ventures; as well as to grow existing knowledge-based businesses 
in the City.”3 The institutions can assist in this effort through efforts 
established to implement the recommendations of that study, and the 
institutions can also engage in marketing efforts to attract developers 
and targeted industries to locate in the Jewelry District and on I-195 
parcels, joining with government to do so most effectively.

Institutions can also help to address the need for parking, as noted 
in the Jewelry District Study. That study called for the institutions to 
fund and fi nance structured parking needed for their missions and to 
consider shared structures. In its Master Plan, Johnson & Wales Uni-
versity has shown a 600-car parking garage for its use on an I-195 
parcel. However, with the impact of the recession on their endow-
ments, institutions may also need assistance to construct parking.  
Institutional demand for spaces can perhaps leverage development 
of structures to serve the public and institutions.

Expanding in close proximity to one another, the institutions may fi nd 
opportunities to share space and various functions using innovative 
fi nancial and investment strategies, as noted in the Jewelry District 
Study.  Examples of such collaboration include sharing housing, per-
haps each leasing space in a privately developed building; sharing 
laboratories, open space and parking garages; and creating and or/
joining a Transportation Management Association that would serve 
the whole area.

1 
2 

3 Ibid., Report 1A, Knowledge Data Analysis, p. 7

DISPOSITION METHODS

Through its authorities, RIDOT may dispose of real estate through a 
sale or a ground lease.  By practice, RIDOT typically offers property 
for sale through an open, competitive bid process but is not required 
by law to do so.  RIDOT may put conditions on the sale, and condi-
tions generally pertain to transportation or other public interests. 
Prior to advertising a property for sale, RIDOT orders an appraisal 
and must receive, at a minimum, the value as determined by the ap-
praisal.

The allowable term of a ground lease is only twenty years, which is 
insuffi cient for a developer and investor to undertake the types of 
projects envisioned in this report.  Ground lease terms for such proj-
ects are typically 60 to 90 years. To extend the potential term would 
require an act of the State legislature, and there is a precedent for 
this.  The Legislature provided the RIDOT with the authority to enter 
into a 50-year ground lease with the Rhode Island Airport Corpora-
tion.

A sale is the simpler transaction and the form most commonly used 
by RIDOT. A sale is generally the preferred method in that provides 
immediate funds and no on-going administrative responsibilities.  
Developers and investors typically want to acquire property, rather 
than ground lease it, given that ownership allows them more control.  
Entities who plan to hold and use a property long term, such as insti-
tutions, want to own, not lease, land. 

Ground leases have become more commonly used in recent years 
nationwide as governmental entities have entered into public-private 
partnerships, leveraging land to receive an ongoing revenue stream, 
spur economic development, and/or obtain other public benefi ts. A 
ground lease offers government the ability to regain full control of the 
property at the end of the term of the lease and use it in the future for 
other purposes, sell it or enter into another ground lease.  Through a 
ground lease, the government owner may also set more conditions 
concerning the use of the parcel and the developer’s obligations to 
fund amenities than would generally be used as conditions to a sale.  
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The ground lease can be used to structure a very fl exible transaction 
as regards payment terms. It is possible to receive some or all of the 
anticipated rent at the outset by capitalizing the anticipated rev-
enue stream and negotiating for it to be paid at the execution of the 
ground lease documents, at completion of construction or once the 
project is stabilized. Rent can be fi xed at a certain amount with esca-
lations, often pegged to changes in the Consumer Price Index, or the 
government owner may have some percent of the land value paid as 
fi xed rent and receive participation in a percentage of the operating 
income and/or sale or refi nancing of the ground lease interest.

Developers and investors have become more willing to enter into 
ground leases, if that is the only transaction type offered, and this is 
especially the case in strong markets.  Lenders often charge a pre-
mium for loans for development under a ground lease. However, de-
velopers also achieve some benefi t when not having to provide the 
upfront capital that would be required to acquire property.  Ground 
leases are not commonly used for condominium developments since 
potential buyers are not usually familiar with ground leases, and this 
can make condominiums on ground leases more diffi cult to sell and 
if sold, are sold at a discounted value. Nonetheless, in some strong 
residential markets, such as San Francisco, residential condominium 
developments on ground leases have been successful.

POTENTIAL BUYERS
RIDOT currently must dispose of the properties through a statutory 
procedure set forth in Title 37 of the Rhode Island General Laws, a 
process that may result in interest from former owners or the City of 
Providence

City of Providence and RIEDC
Under the typical disposition powers, the City of Providence has the 
right to acquire the property before it is conveyed to another entity.  
The City has expressed interest in acquiring some of the western 
parcels in order to achieve many of the objectives listed above as 
it negotiates with potential institutional buyers. Other alternatives 

include statutory changes to facilitate a more expeditious transfer, 
such as a transfer to or through RIEDC.

Institutions
Brown University has expressed interest in acquiring 4.25 acres of 
land and has identifi ed three parcels adjacent to properties it cur-
rently owns, including land where it plans to construct a new medical 
school. Brown has not provided a specifi c program for the parcels. 
Johnson & Wales University’s Master Plan, as noted earlier in this 
report, calls for expansion onto three I-195 parcels adjacent to prop-
erties the university already owns.  

Other Interest 
RIDOT has received expressions of interest in the parcels, especially 
in the in the future use of Parcel 10 for either private development or 
community use. 
The table below lists all of the expressions of interest in the parcels.

PARCEL AVAILABILITY 
The parcels will become available for development at different times 
as RIDOT completes the highway project. Some are available now, 
and in January of 2009 RIDOT advertised Parcel 10 for sale.  The 
table below shows when each parcel will be available.

DEVELOPMENT ECONOMICS
Financial analyses prepared for the parcel options shown in this 
study indicate the need for economic incentives, especially for hotel, 
offi ce/research and development, and parking uses.  It is assumed 
that residential development can proceed with incentives when the 
residential market had stabilized, except for an affordable housing 
that may be desired. This same fi nding regarding the development 
economics of commercial uses was made in the Jewelry District 
Study. 

Options available to address the gap and otherwise encourage de-
velopment envisioned for the I-195 parcels include the following:

• An incremental reduction in the corporate income tax rate to 
companies which create new employment in the state over a 
three-year period available because of the Rhode Island Jobs 
Development Act;

• Taxable bonds through the Rhode Island Industrial Facilities 
Corporation;

• Mortgage insurance through the Rhode Island Industrial – Rec-
reational Building Authority;

• Loans and equity-like investments to developers and non-
profi ts for commercial, urban revitalization projects through the 
Urban Revitalization Fund;

• Grants, loans and other investments through RIEDC’s Renew-
able Energy Fund; 

• Federal incentives and grants;
• Partnerships between institutions and the private sector for 

development and for sharing resources;
• Institutional tenancy in joint venture or private sector projects;
• Parking garage subsidies;
• Institutional participation in a parking strategy with either a com-

mitment to lease spaces, fi nding an ownership of a garage to 
be available for institutional and public parkers;

• Temporary surface parking on I-195 parcels in the Jewelry 
District prior to construction of parking garage(s). While not a 
desirable permanent condition for the land, this could be con-
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sidered as an interim condition for some parcels. If the lots 
are owned by the City or RIEDC, perhaps revenues could be 
directed to parking garage construction. If owned by the institu-
tions, include controls on the duration of the temporary use. It 
is recommended that if interim surface parking is allowed, there 
be landscape design controls governing their appearance, such 
as landscaping standards currently proposed as a change to 
the City of Providence zoning code, and strict maintenance 
standards to ensure the lots are well maintained;

• Public investments in open space (Parcel P1, 16 and 17);
• Tax Increment Financing;
• Ground lease structures to provide low rent in early stages of 

a project for  parcels if the City or RIEDC acquires properties 
from RIDOT for lease to the private sector; and

• Offering the land at below market value to encourage develop-
ment if the City or RIEDC acquires the land from RIDOT.

RECOMMENDATIONS

The table at the end of this section summarizes the recommended 
disposition strategies that apply to each parcel.  The narrative below 
provides the rationale for the recommendations and addresses strat-
egies that extend beyond a single parcel.

GOVERNANCE:  THE PROJECT CHAMPION
As can be seen from all the case studies, successful projects are 
driven by entities with vision, drive, expertise and focus.  The same 
will be true for Providence.  It is recommended that RIDOT consider 
naming a lead entity to provide the overall coordination for the rede-
velopment of the parcels on its behalf.  Both RIEDC and the City of 
Providence have the capabilities to take on this responsibility and 
the project is well within the scope of their missions.  Each govern-
mental entity would, of course, carry out its traditional responsibilities 
for activities relating to development, such as zoning, permitting and 
the disposal of properties. The “project champion” would bring all the 
players together and advance the plan for the project.  It would man-
age activities such as the following:

• Finalizing a plan for the parcels and ensuring that zoning is in 
place;
• Coordinating the development and implementation of a park-
ing strategy;
• Coordinating the funding for and environmental review of par-
cels;
• Coordinating infrastructure and utilities plan and its funding 
and implementation;
• Addressing the development economics to determine, based 
in part of fi nancial analyses for this study, where subsidies may 
be needed and how to best to fi ll the gaps;
• Monitor real estate markets to determine the best timing for 
sale of parcels;
• Create and execute a marketing plan to attract attention from 
corporations and qualifi ed developers (this will need to address 
multiple property types);
• Communicate with elected offi cials, community groups and 
other interested stakeholders;

• Support RIDOT in the disposition of the parcels, assisting with 
solicitations and negotiations with potential buyers.

These activities should be carried out in collaboration with RIDOT , 
and a group including RIDOT, RIEDC and the City should convene 
on a regular basis.  Other key participants should be included as 
appropriate.  For example, development and implementation of a 
parking strategy could include Brown University, Johnson & Wales 
University and other potential institutional users of the facility.

As parcels are sold, government could consider convening a prop-
erty owners group (or separate groups for east and west of the river) 
to communicate plans, arrange for shared activities such as trans-
portation management and beautifi cation efforts, and enhance the 
sense of engagement in the future of  the districts amongst the new 
owners.

As seen in the case studies, there are other governance models.  In 
some cases, projects are turned over to a single developer with the 
capability to execute all aspects of a project, provide most of the 
capital and assume most of the risk.  In one case, a non-profi t orga-
nization was created to receive land from the government, plan for 
development, manage the area over a long term, and serve as the 
vehicle to engage developers. In the fi rst phase, which covers over 
30 acres, the selected developer will develop some parcels on its 
own and also include additional developers for specifi c parcels. The 
non-profi t receives signifi cant funding from philanthropic organiza-
tions and payments for a set number of years from the developer.

In Providence, there does not appear to be a need  to create a non-
profi t entity given the expertise and potential interest in managing the 
project that resides within the City of Providence and RIEDC.  The 
City has a visionary and engaged Planning Department and a Rede-
velopment Agency whose capabilities could help to ensure that the 
collective objectives of leveraging the institutional presence in the 
Jewelry District and other economic development and urban design 
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objectives are met.  Similarly, RIEDC is known for its strong econom-
ic development expertise, has tools for fostering economic develop-
ment, and has already served successfully in the role of coordinating 
this study with RIDOT and the City. Further, a non-profi t organization 
will need to be established and will require funding sources that may 
be diffi cult to obtain.  RIDOT needs the proceeds of the sales for its 
use, and funds from foundations may be more constrained in the 
recession and there is strong competition for their funds. 
Selecting a single developer also does not appear to be the correct 
model for the I-195 parcels.  There is already substantial infrastruc-
ture in place to the parcels so there is no need for a development 
entity to take on that responsibility for all the land as there would 
be for a larger site in a less developed area.  There will likely be a 
number of developers of the parcels, given that there are already 
two universities interested in much of the property west of the river 
and a former owner interested in Parcel 10 east of the river. The 
governmental entities seem prepared to take on a coordinating role 
and have the drive and passion to see them successfully developed. 
Given market conditions, the parcels will likely be released over time 
and the governmental entities seem well equipped to manage that 
disposition process.  Outside support will be needed for tasks as the 
environmental studies, market plan and marketing of the parcels.

DISPOSITION TIMING
RIDOT has the competing objectives of selling the parcels as soon 
as possible and achieving the highest possible value.  It may make 
most sense for RIDOT to sell when the parcels become available for 
development, given that:

• RIDOT needs the land disposition proceeds to pay for remain-
ing I-195 improvements in the near term;
• Absorption in Providence has been steady but slow, and 
land is unlikely to appreciate in value quickly. The recession 
may make absorption rates even lower than in the past.  In addi-
tion, endowments for institutions nationwide have lost signifi cant 
value, and institutions have cancelled or delayed some capital 
construction projects.  If this is the case for Johnson & Wales and 

Brown Universities, their plans for development on I-195 parcels 
may also be delayed.  In turn, this will likely slow any private sec-
tor development in the area; and
• Unlike a redevelopment agency, RIDOT may want to focus 
on its main transportation mission and not spend time monitoring 
market conditions to determine the best time to sell or to negoti-
ate and monitor ground leases. 

The table of recommendations for each parcel indicates the recom-
mended timing for each transaction. If RIDOT does not need the 
sales proceeds as soon as parcels come available, it should con-
sider monitoring market conditions and selling when they seem most 
advantageous. 

We recommend below that RIDOT sell the parcels planned for 
institutional use or joint ventures between institutions and the pri-
vate sector to the City or RIEDC as soon as the parcels become 
available. This will allow the City or RIEDC to target the re-sale of 
the parcels to the intended uses and negotiate conditions that will 
achieve common objectives.  The immediate re-sale to the institu-
tions will provide them with the certainty that the land will be avail-
able for their planned purposes.

DISPOSITION METHODS 
The most straightforward disposition method for RIDOT, given its 
need for immediate capital, is to sell parcels. To achieve other com-
mon objectives, as noted above, some parcels could be sold to the 
City or RIEDC for one of them to lease short term, sell, or ground 
lease long term. Parcel 1A, which is used periodically by the Rhode 
Island School of Design, could be offered for sale or short or long 
term ground lease to be used for open space. Any parcel or sub-
lease intended for public parking could be offered for sale or a 
ground lease at a discounted price to help subsidize that use. The 
City or another governmental entity, such as RIEDC, could structure 
a ground lease so that it receives participation rent. In the event that 
the development becomes profi table, it may no longer need to sub-
sidize the project through a reduced ground rent. The City or RIEDC 

could offer a reduction in sales prices for projects that include retail 
or a grocery store in order to encourage uses that help to achieve 
the common objective of a mixed use district but which are not 
economically feasible. Parcels intended for institutional or residential 
use are best offered for sale by the City or RIEDC, rather than han-
dled as a ground lease, given the long-term presence of institutions 
and the diffi culty of selling residential condominiums under ground 
leases. (This also creates more favorable conditions for apartment 
projects and allows for the fl exibility to convert apartments to con-
dominiums if market so dictate.)  It is recommended land be sold, 
rather than leased, to institutions that will have a long-term need for 
the property and facilities constructed thereon and which present a 
positive, enduring presence in Providence.  

Other conditions should be aimed at meeting the common objec-
tives for the I-195 parcels. For example, transfer through the City or 
RIEDC  would also help the City in its efforts to negotiate Payment 
in Lieu of Tax Agreements (PILOTs) and other conditions with the 
institutions interested in acquiring the property.  
As regards to the terms of the transactions, the  governmental en-
tity which acquires the parcels should negotiate arrangements that 
will encourage and help enable private sector development that can 
be leveraged by the institutions’ presence. In particular, the parties 
should consider if one or more parcels are best developed with a pri-
vate sector partner. The institution could guarantee it would occupy 
a suffi cient amount of space in an offi ce/R&D building to enable the 
developer to get fi nancing for a building large enough to accommo-
date say, life sciences companies with synergistic relationships with 
the area institutions. Without such pre-leasing commitments, devel-
opers will be unable to construct space speculatively.  The City, State 
and RIEDC should consider what they can offer as incentives to 
spur such development. As noted in the background information on 
research and development projects, in markets comparable to Provi-
dence, governments have provided numerous forms of assistance to 
help bioscience businesses grow and thrive in their communities.
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PARCEL ASSEMBLY
As noted in the Observations about Proposed Alignment section of 
this report, development of several parcels by a single entity may 
present an opportunity for great fl exibility and synergy, leading to a 
cohesive urban design.  However, the City can establish with design 
and development controls to accomplish some of the same aims. 
Given the importance of RIDOT receiving the maximum value for the 
parcels, RIDOT could consider requesting offers for the parcels indi-
vidually and as an assemblage and selecting the offer(s) that provide 
the maximum value.  That is, if selling to two buyers instead of one 
yields the highest price; RIDOT would select the two bidders’ offers 
for each parcel rather than a lower offer from a single bidder for the 
two parcels.  Potential offering packages could include the parcel as-
semblages shown in the table below.

INCENTIVES
Financial analyses of some of the uses envisioned in this report indi-
cate that economic incentives will be needed to enable development 
to proceed, as noted in the Development Economics section above.  
All of the incentives described in that section should be explored, 
especially for parcels developed in the early stages of the revitaliza-
tion of the Jewelry District.  In particular, the government entities 
should fi nalize a parking strategy which will help to reduce the costs 
of development and attract developers and tenants to the properties.

MARKETING THE PARCELS
RIDOT advertises its real estate solicitations locally, but a more ex-

tensive marketing program may attract the greatest level of interest 
among developers, corporations and institutions.  The project cham-
pion (coordinator described in the Governance section above) could 
attract the greatest interest with marketing plans tailored to specifi c 
uses that are envisioned for each parcel or group of parcels.

The project champion could establish a marketing committee to 
include the government entities and institutions. Other parties, such 
as the Providence Foundation and the Jewelry District Association, 
could be valuable partners in this effort too. 

The committee should assist in determining what to include in mar-
keting packages regarding incentives to draw potential developers 
and corporations.  The package could include such information as 
the following:

• Incentives available at the federal, state and local level to spur 
economic development;
• Zoning and information on an expedited permitting process, if 
any;
• Improvements and development projects planned for the adja-
cent parcels and neighborhoods; and
• Strengths of Providence, its institutions and work force

In the marketing effort, the project champion with RIDOT could 
undertake a number of activities to attract interest, including the 
following:
• Create an interactive property brochure with all the relevant 
material and a website with controlled access for companies with 
signifi cant interest to review more detailed property information;
• Create press releases for local and national markets;
• Develop direct marketing pieces for specifi c industries and 
developers of various property types;
• Distribute advertising material to all relevant local, national 
and global markets;
• Conduct industry forums to show the properties and explain 
the project to brokers and potential developers;

• Identify and target all relevant users for life science opportuni-
ties; 
• For life science opportunities, advertise in relevant publica-
tions and through groups and organizations at their regular meet-
ings and conferences;
• Advertise in relevant publications such as BIO, BioSpace, 
Biotech International, and CoStar, LoopNet;
• Continue to market aggressively, tracking tenants in the mar-
ket and following up on contacts; and
• Track industry trends, news and mergers and acquisitions 
activity.

Brokers knowledgeable about particular development uses (life sci-
ences, residential, retail and hotel) can help to identify and reach 
out to developers nationally and regionally and to prepare marketing 
plans for the parcels.

PARCEL DISPOSITION STRATEGIES
Parcel by parcel disposition strategy recommendations are included 
in the next page table.
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Appendix A
Rhode Island Coastal Resources Management Plan
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Appendix B
Urban Coastal Greenway Policy
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Appendix C
Flood Rate Map for the subject area
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Appendix D
Interim Condition Drawings
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PROVIDENCE HISTORIC DISTRICT COMMISSION
DESIGN GUIDELINES for the JEWELRY HISTORIC DISTRICT
Adopted January 27, 1992. Amended June 25, 1995.

“The Jewelry Historic District became effective in 1992. Early 19th 
century houses and numerous late 19th and early 20th century fac-
tory buildings refl ect the district’s evolution from residential neighbor-
hood to the heart of Providence’s costume jewelry industry.
The Providence Historic District Commission (PHDC) reviews all 
proposed work affecting the exterior appearance of any structure, 
site or its appurtenances within the Jewelry Historic District, including 
construction, alteration, repair, moving of structures, demolition and 
signage.
These Standards and Guidelines have been adopted to assist in the 
preparation and review of applications for Certifi cates of Appropriate-
ness”.

PROVIDENCE HISTORIC DISTRICT COMMISSION
DESIGN GUIDELINES for the INDUSTRIAL & COMMERCIAL 
BUILDINGS DISTRICT [ICBD]
Adopted January 29, 2002, Amended May 24, 2004.

“The intent of the Standards and Guidelines is to guide changes to 
the exteriors of landmark buildings and buildings within a district.
This supplement to the PHDC Standards and Guidelines is intended 
to implement Section 501.14 of the Zoning Ordinance, also known as 
the Industrial and Commercial Buildings Zoning District (Landmark 
District). The Industrial and Commercial Buildings Zoning District 
established historic landmark status to certain lots throughout the City 
that were designated by the City Council by amendment to the zoning 
map. Unlike the seven districts, these sites are not in any contigu-
ous zone, but nonetheless are subject to the regulations contained 
herein”.

PROVIDENCE HISTORIC DISTRICT COMMISSION STANDARDS 
AND GUIDELINES for COLLEGE HILL HISTORIC DISTRICT
Adopted January 24, 1994 · Amended March 24, 1997

“The intent of the Standards and Guidelines is to guide
the inevitable changes to the exteriors of structures
and sites within the City’s designated historic districts. The most im-
portant features of historic buildings are roofs, exterior walls, windows 
and their openings and trim, doors and entries, porches, steps, stairs, 
railings, foundations, fences, storefronts, signage and setting. 
New additions, exterior alterations or new construction shall not de-
stroy historic materials or general features that characterize the prop-
erty. The new work may be differentiated from the old and shall be
compatible with the massing, size, scale and architectural features of 
the property and the surrounding neighborhood”.
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The parcels under study due to the relocation of the I-195 fall into relevant historical areas and are adjacent to valuable historical heritage, 
both at the local and national levels. As such, they are subject to the review of the pertinent historic commissions.

At the local level, the city of Providence has passed ordinances to establish design review and identify areas for designation as historic dis-
tricts. 

- The Historic District overlay zone is intended to preserve structures of historic and architectural value by regulating the construction, 
alteration, repair, moving and demolition of such structures. This overlay can include neighborhoods or single buildings.
The Providence Historic District Commission (PHDC) was established by City Council in 1960 to safeguard and preserve buildings and 
districts which refl ect elements of the City’s cultural, social, economic, political and architectural history. The purpose of the Providence 
Historic District Commission is to establish procedures for processing applications for Certifi cates of Appropriateness, for enforcement, 
and for the internal management of the HDC. The HDC shall have the authority to regulate the construction, alteration, repair, demolition 
and moving of any structure or appurtenance which results in a change to the exterior of the structure and/or appurtenance within any 
Historic District in the City, as designated in accordance with the Providence Zoning Ordinance and shown on the offi cial Zoning Map” 
[Article V, Section 501 of the Providence Zoning Ordinance].

- The Downcity District overlay zone aims to regulate the design of buildings and open spaces and to insure that new development 
are compatible with the existing historic building fabric and the historic character of downtown. The Downcity Design Review Committee 
(DRC) is established to carry out the purpose of the Downcity District.

At the national level, the National Register of Historic Places is the federal government’s offi cial list of properties that are signifi cant in 
American history and worthy of preservation. Properties listed in the National Register include individual buildings, historic districts, and ar-
chaeological sites. Rhode Island also has its own State Register of Historic Places. The criteria for inclusion in the State Register are the 
same as those for the National Register”.
Two Historic Districts [College Hill and Jewelry Manufacturing], and several structures adjacent to the parcels freed by the relocation of the 
I-195 are included in this Register.
“The Rhode Island Historical Preservation & Heritage Commission [RIHP&HC] is the state agency for historical preservation and heritage 
programs. The Commission operates a statewide historical preservation program that identifi es and protects historic buildings, districts, struc-
tures, and archaeological sites.

Historical Cartography Source: David Rumsey Collection
Topographical Chart of the Bay of Narraganset, 1777

Geological Survey (U.S.); Massachusetts. Topographical Survey Commission, 1890

Appendix E
Historical Heritage Regulations Relevant to the Parcels under study
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Overlay of the parcels under study over 
the Historic Districts in the area
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Appendix F 
I-Way Parcels: proposed design guidelines [11/12 /2008]. Neighborhood Charrette
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Appendix G
Proposed development update I-195 Parcels, Maguire Group [25 February 2009]
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