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11/2/2021 Comstock Industrial

CHAI RMAN SM TH:  Constock | ndustri al .
Ckay. This is a public informati onal neeting.
Mast er plan major | and devel opnent for Constock
| ndustri al .

MR. MC LEAN. Good eveni ng, Conm ssi on

Menbers. 1'll be brief in ny overview of this
proposed project. |I'maware that the applicant
teamis here and wll provide further details. [|'m

al so aware there's substantial public interest in
this, and I wll allowtine for that. M overview
toni ght which is focused on the background

I nformati on and context of this proposal.

Wth any maj or | and devel opnent proposal
there are four stages of devel opnent application.
W're in Stage Nunber 2 right now. This did
receive a pre-application review by this conm ssion
just a few nonths ago. At that point, the
applicant gave a brief overview of their conceptual
plan. There were sone abutters present and
di al ogue and public coments were taken. Since
t hat point, the plans have been further refined.
They have submtted a full and conpl ete nmaster plan
application to the city. W're here tonight to
hear the presentation on that master plan

application and to receive any public coments and

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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11/2/2021 Comstock Industrial

ot her feedback that there may be, and to begin the
di scussion at the master plan stage.

| would note there are two ot her stages of
devel opnent that will follow the naster plan
proposed stage. That would be the prelimnary plan
proposal that would cone only after a successf ul
decision is reached on or -- an approval is reached
on the master plan stage. The prelimnary plan
stage is where the bulk of the engineering details
will be presented. Following that, there is also a
final plan subm ssion that is reviewed to account
for any changes or revisions that m ght be nade
through the prelimnary plan review. So we are at,
St age Number 2 out of 4 tonight.

The applicant, as part of this
application, is seeking to construct two buil di ngs,
totaling approximately 270,000 square feet of uses
that will be consistent wwth uses allowed in the M
zone, such as nmanufacturing, warehousing, and
trucking activities, as well ancillary office uses.

Just sone brief records that wll be
avai l able for any interested parties throughout the
course of this evening. You can ask to have any of
t hese records referenced. This aerial view of the

subj ect parcel, the boundaries you see around it is

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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t he 400-foot radius. The subject parcel is
demarcated in orange with the 400-foot radius
around that. This says a partial of that is
currently undevel oped, partially wooded, has a
coupl e of wetland conpl exes, and has sufficient
frontage on Constock Parkway.

Here's the zoning map to show the current
status of zoning. The parcel is currently zoned
ML. That's an industrial zone. The uses that are
bei ng requested as part of this master plan
application are by right uses. | should note that
no zone change or variances are being associ ated
with this master plan request at this tine.

There's a future | and use map that
essentially establishes the foundation of the
zoning map. In this case, the future | and use map
does designate the parcel as industrial.

An aerial viewto give sone perspective on
t he subject parcel and the surroundi ng conditions.
Here's the proposed site plan. This is a
conceptual site plan now at this point. Changes to
the site plan could be nade through the course of
review and al so between this stage of application
and the next prelimnary plan stage of application

where there will be nore details. This is, at this

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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poi nt, conceptual |ayout out of the proposal.
There's a conceptual |andscape plan that

"Il just reference at this stage. A fully

master plan. However, the applicant has provided
this to give a general sense. The applicant also
provided this to provide a very specific
under st andi ng of existing conditions al ong the

sout hern boundary of the subject parcel. You'l

to establish what were the existing conditions
along this property line, just for neans of
di scussi on and under st andi ng.

So I'lIl give the staff recommendati on at

this point. | know there won't be a vote taken on

devel opnent, we do receive a traffic inpact

anal ysis fromthe applicant. The applicant has
submtted that to us, and that is still under
review. The city has procured, at the applicant's
cost, a third-party peer review by a traffic

engi neer of the inpact analysis the applicant has

provided. Additionally, the city staff, our

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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see that, where the arrows are, there's a nunber of

trees. | think the applicant felt it was inportant

the recommendation until after we've heard from al |

the nenbers; but | would note that at this stage of
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traffic bureau and pl anni ng departnent, also
conducted review of that. Those reviews are still

I n process. Because of that, staff is not in the
position to offer a recommendati on on this project
at this time. However, this project does -- there
Is significant interest. There are other aspects
of this project. This evening is really to begin a
conversation to hear and to listen and to | earn
fromany comments that are nmade and fromthe
presentation by the applicant.

So with that being said, that concl udes
the staff overview and reconmendati on, and we can
revisit this recomendation at the concl usion of
this.

CHAI RMAN SM TH:  Thank you, M. MLean.
Does the applicant wish to make a presentati on at
this tine?

MR. MURRAY: Thank you, again,
M. Chairman. Again, for the record, Robert
Murray. |'mthe attorney of record for Constock
| ndustrial, LLC, the owner of the property on
Constock Parkway. My offices are at 21 Garden Gty
Drive in Cranston.

We have several witnesses to offer this

evening. | know you've had a | ong neeting al ready.

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

11/2/2021 Comstock Industrial

We'll try and be brief. But this is an inportant
project to not only ny client, but area residents.
And | know you'll give it the sanme thoughtful

consi deration that you do on all your applications,
and | ask for your indulgence to allow us to
present as much information tonight to inform not
only the comm ssion, but the public as to what this
project is and what it isn't because frankly in a

| ot of tinmes in these things, people have

m si nformati on, m sconceptions, and we want to try
and set the record straight so everybody can
under st and exactly what's bei ng proposed here.

Let nme just introduce a few people that
are joining us this evening. First, to ny right,
in the front rowis M. John Walsh. John is a
Rhode Island native, and he is the principal of
Const ock Industrial, LLC, and he's |eading the
devel opnent teamfor this project. On this side,
sitting next to himis Len Bradley, a professional
engineer, with DiPrete Engineering. D Prete
Engi neering is the project engineer on this
project. Len -- Len's associate to ny left, Dana
Ni sbet, a professional engineer, is going to nake
the presentation of the plans that are before you

and what we've -- what informati on we have

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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avai |l abl e tonight. Seated next to Dana is Edward
Pimentel. M. Pinentel has testified before this
board on nunerous tines as an expert in the area of
| and use and specifically his testinony tonight

w || be about consistency with the Conprehensive
Plan and zoning. And to his left is John Carter.
John is a registered | andscape architect in the
State of Rhode Island. His plan was on the screen
a few mnutes ago. John is working with John

Wal sh; and as we get to |later stages of the

devel opnent, |andscape, | think, wll cone nore
into play; but John's been involved at the early
stage here so we can talk a little bit about the
exi sting screening and | andscaping. And finally to
John Carter's left is Paul Bannon. Paul is a well
known i ndividual to this comm ssion and ot her
Cranston agencies. He's a traffic engineer with
Beta Engi neering. He has provided a | engthy
traffic analysis and study for the staff and your
peer review traffic expert, Fuss & ONeill, and
Paul will offer testinony tonight on his
observations, analysis, and study that he's
conducted out on Constock Parkway as it relates to
this project.

Just as we're talking to the stenographer,

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500




10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

11/2/2021 Comstock Industrial

I n many ways sonetinmes, M. Chairman, | just want
to put on the record a fewthings. First, as part
of our subm ssion for the master plan, | believe we
submtted a conpl ete application and acconpanyi ng
material. W have received a certificate of

conpl eteness fromthe planning departnent, which is
dated the sane. The application is dated and
certified October 29. And as part of our

subm ssion, we've included the plans sent that

Di Prete Engineering's prepared. There's a project
narrative that you have from D Prete Engi neeri ng.
There is a letter fromM. Walsh talking a little
bit about his approach and interest and plans for
this property. You have the Conprehensive Pl an
analysis fromM. Pinentel. You have a traffic
anal ysis from M. Bannon of the Beta G oup. W
have al ready had the wetlands on this site

del i neated, and we have a letter of confirmation
fromthe Rhode |sland Departnent of Environnental
Managenent dated Septenber 17th of this year.
Lastly, we have -- the other item| want to point
out is we submtted a zoning certificate fromthe
zoning official, Stanley Pikul, dated Septenber
13th, and that was obtained for the purpose of

I dentifying those uses within the ML zone that are

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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allowed by right. There are, as you know under the
zoni ng code, we have uses in our schedul ed uses,
sone that are allowed in various zones, sone that
are all owed by special use permt fromthe zoning
board, and those that are prohibited. Any of the
di scussions we're having toni ght of possible uses
for this property are all allowed in the ML zone as
a matter of right. No relief would be necessary
fromthe zoning board. And we're not -- we are
pl anning to develop this in accordance with the
zoning as it has been long established by the city
council in the schedul e of uses of our zoning code.
| want to enphasi ze to everybody as
M. MlLean stated, we are at the nmaster plan |evel.
We probably have nore information tonight for you
than we mght normally have. But | just want to
note for the record that right out of your
regul ati ons, the purpose of the nmaster plan stage
of reviewis to provide the applicant wth the
opportunity to present an overall plan for a
proposed project site outlining general, rather
t han detail ed, devel opnent intentions. The master
pl an descri bes the basic paraneters of a nmjor
devel opnent proposal rather than giving full

engi neering details. | only say that because sone

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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of the discussion |'ve observed over the |ast
several weeks, people -- comments would seemto

i ndi cate that, you know, we don't know enough at
this stage, and there is a ot of msinfornmation.
W are at the master plan stage, conceptual
approval. Fromhere, if we obtain master plan
approval, just so everybody understands the
process, we would then engage or continue to engage
Di Prete Engi neering, M. Walsh would, to do full
detail engineering on this site. W have not done
any drai nage analysis. W haven't designed the

dr ai nage system how water will be handled on this
site. W know where the wetlands are, but D Prete
Engi neering will go ahead and detail the

engi neeri ng.

After that happens, it wll be -- we'll
make an application to the Rhode |sland Depart nment
of Environnmental Managenent for the purpose of
obtaining a permt to build on this site. W are
cogni zant of the existing wetlands on both sides of
the property, and we will design the buildings, and
the infrastructure to neet all DEM regul ati ons.
Once that review is conpleted, we would anticipate
a permt to be issued. That will then allow us to

come back next year for two | evels of approval.

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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First, we would go to the devel opnent plan revi ew
committee, which is the technical review process
within the city. To the benefit of the public,
that's made up of five departnents, the planning
di rector, public works, fire, building inspection,
and traffic. And we wll, at that point, present a
much nore detailed plan including everything from
| ighting to the engineering design that wll be
reviewed by the city, landscaping. And that wl|
be the next |evel of approval we would need in
order to conme back here to the planning comm ssion
for a prelimnary approval.

So there's quite a bit of work to be done,
quite a bit of information to be sorted out, but we
bel i eve we have a good start this evening. The
| ast step | would just note for the record is final
pl an approval and that is typically handl ed
adm nistratively by the staff, and we would do that
at sone point when we have all the permts and
approval s necessary.

Dana Ni sbet is going to cone up and
testify first. | just want to nmake a coupl e ot her
general observati ons.

This property is on Constock Parkway.

It's a 17.3 acre site. It's zoned ML. It's Lot 46

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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on Assessor's Plat 36. Constock Industrial, LLC I
believe, acquired this in May of this year fromthe
former owner. Prior to this evening, we have tried
to engage in a dialog with sone of our nei ghbors,
and | want to thank M. Duarte, president of
Crossroads Condom ni um Associ ation. He was
graci ous enough -- he canme to ny office with his
executive board. M. Walsh and | net with himto
share this. This is before the pre-application
neeting. Did that on August 23d. W then asked
for the opportunity to conme out onto the
condom ni um property to | ook at the buffer, the
exi sting buffer, and understand the | andscapi ng
fromtheir side of the property line. Cbviously,
we can look at it fromour side. W have
substantial substantial trees. And on Septenber
27th, M. Duarte again was nice enough to host us,
M. Wl sh, nyself, and John Carter, and M.
Carter's associate, so they can have a better
under st andi ng of the existing buffering there which
we Wil testify shortly is substantial. And so |
want to thank them for that opportunity.

You know, |'ve been doing this a |long
time. | understand that any tinme you have a use

that is not directly conpatible wth the adjoi ning

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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property, it causes concern for people. But | want
to underscore that this property has been and is
zoned industrial. It was always intended to be
I ndustrial. |It's part of the, what's commonly
referred to as the Western Cranston industri al
area, that has been devel oped over since the '80's.
| think M. Vincent was planning director when we
started. | worked in the mayor's office. |
renmenber there's a gentleman out there Robert
Pat al ano (phonetic), who did a lot of the
devel opnent out there and |aid the groundwork for
Cranston to have at our northwest corner, an
I ndustrial area to attract jobs, attract enpl oyers,
and to hel p expand the commercial tax base.

Over tine, we have seen, particularly as
we get close to Scituate Avenue, there have been
ot her uses, and this is ny term not a planning
term have creeped in. The fact of the matter is
where Crossroad Condom niuns are at the bottom of
that screen, that property was rezoned in 2001.
The portion right at the bottomwas zoned M2, which
Is the heavier industrial area, and the front
portion on Scituate Avenue, which is zoned A80, |
was not involved, but Frank Paolino was the

devel oper who did those condos. He cane to the

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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city council, and they rezoned it B2. So the M
becane B2 to allow nmulti famly, all the while the
property right to the north, I"'msorry, to the west
remai ned industrial. So those condos were
devel oped adjacent to a 17-acre industrial site.

| wll say, based on everything |I know in
the city, and I'l|l defer to M. Pezzullo and his
staff. This is probably the |argest undevel oped
parcel of industrial land in the city today. It --
whil e sone residents don't want to hear this, this
presents a trenendous opportunity for the city in
terns of econom c devel opnent for commerci al
devel opnent to expand the commercial tax base.

There wll be sone comments that will cone
forward here that, you know, this is the tine to
lift the drawbridge, and we should not allow this.
Wll, the city council and the fathers of the city
have determ ned that this area of Cranston, the
western Cranston industrial area, is appropriate
and, if anything, whether it's Harbor One Bank,
Punpki n Patch Early Learning Center, and the

condos, those are the -- those are the outliers in
many ways. |t was the predom nant use in this area
as M. Pinentel will testify is the industrial

zone.

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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You know, the last coment | want to nake
before Dana cones up is that, you know, over tine,
you have seen ne cone before you requesting support
for properties to be either through variance, you
know, industrial properties, that there was no
I ndustrial devel opnent for, and asking through the
zoni ng board for a variance for a commercial use,
you know, and |'ve seen this in the Pettaconsett
I ndustrial park, |I've seen it out in Wstern
Cranston, sone of these smaller buildings that
becone vacant and, you know, there's a whole
approach that M. Walsh is going to tal k about, you
know, we don't have the demand that we once had for
these small industrial buildings.

This is an exciting proposal. It nakes
sense for the property, and M. Walsh w ||
articulate why this is an opportunity that we
shoul d consider. Wth that, M. Chairman, |'d ask
you to allow Dana N sbet to cone up. | have a few
I ntroductory questions, and then she's going to
speak. And then we'll follow up with a few other
guestions with her. Dana.

Dana Nisbet is a professional engineer
with D Prete Engineering. She did testify at the

pre-application neeting. So, Dana, |'mjust going

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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to allow you to introduce yourself, sone of your
background, and your involvenent in this project.

M5. NI SBET: (Good evening. M nane is
Dana N sbet, professional engineer wwth Di Prete
Engi neering. | have a bachelor's degree and
master's degree both in environnental engineering,
and |'ve worked in the civil field for seven years
now. Professional engineer for at |east the |ast
five years.

MR. MJURRAY: Wiy don't you, at this point,
gi ve a general overview of the project and the
pl ans that you've worked on, and then we'll follow
up with sone questions for you.

M5. NESBIT: 1'Il try to keep this brief.
| knowit's getting late. The site is located on
the east side of Constock Parkway. |t crosses the
I ntersection of Western Industrial Drive. The site
IS just over 17 acres, currently zoned ML in the
western Cranston industrial area. D Prete
Engi neering conpleted on ground survey as well as a
property boundary that you see on the survey site
pl an.

The site is currently undevel oped and
nostly wooded. The topography sl opes generally

inward fromboth the front and the rear of the

www.alliedcourtreporters.com ALLIED COURT REPORTERS, INC. (401)946-5500
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property towards one of the two onsite isol ated
wet | ands. These wetl ands were | ocated and fl agged
by D Prete Engineering and verified under the
recent wetland edge verification by DEMwi th all
t he appropriate buffers.

The site is not in a flood hazard area.
There's no existing flood plain. There are no
designated state or | ocal conservation | ands or
nati onal heritage areas |ocated on the property.
Di Prete al so conpleted soil evaluations to identify
the soil type and groundwater tables around the
site to determ ne potential areas of drainage
facilities. W have both water -- public water and
public sewer avail abl e on Constock Parkway. W
have submitted the applicable availability letters
fromthe municipalities confirmng that as part of
t he master plan subm ssion.

The devel opnent includes two | arge-scal e
I ndustrial buildings. Building 1 to the rear of
the site is just under 200,000 square feet.
Building 2 at the front of the site is 70,000
square feet with 6,000 square feet dedicated for
of fi ce space. W've worked through several
different iterations of the site plan with the

devel oper, being conscious of the nearby
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residences, and we felt that this site was the nost
sensitive to the neighbors, with the only car
traffic on the south side of the |arger building
and the west side of the snmaller building, which
woul d be the front of the building, in keeping all
of the |loading and truck traffic to the rear of the
building. W will be proposing one curb cut onto
Const ock Parkway that will w nd up on Western

| ndustrial Drive. And sone truck circulation is
shown on the site plan that wll denonstrate that
either the large trucks, as well as energency
vehicles, wll be able to nove around the site
easily. Beta Goup has dinensions and submtted an
updated traffic study. Paul Bannon will be here
and will talk nore on the traffic.

The conceptual | andscape plan has al so
been submtted by John Carter & Conpany. John
Carter is also here to assist and speak in nore
detail. Overall, the site plan as shown i s not
requesti ng any di nensi onal variances or zoning
relief, as well as the required setbacks, buil ding
hei ghts, and | ot coverage requirenent. As we've
al ready di scussed, the drai nage design wll be
conpleted in the next stages of the project. W

al so need to submt fully and hear plans to receive
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our RIPDES, as well as the wetlands permt before
we cone back for prelimnary plan with the city.

And these plans will conformto all of the
| ocal and state design plans as well as the storm
wat er managenent regulations. | think that
conpl etes ny presentation.

MR. MURRAY: Thank you. Dana, |let ne just
ask a qui ck couple of questions. First of all, |
want to tal k about the intensity regulations for
the ML industrial zone. Each zoning district has
certain intensity regulations that you nust follow
Wi th respect to the setbacks, | ot coverage, et
cetera. The plan that's before the board this
evening, in your opinion, does that conply with the
intensity regulations for the ML zone?

M5. NESBIT: Definitely. Yes, it does.

MR. MJURRAY: And | just want to tal k about
them First of all, in an ML zone, you're required
to have a m ni num of 30,000 square feet of |and.

Do we have that?

M5. NESBIT: Yes, we do.

MR. MJRRAY: We have 17 acres. The --
you're required in an ML zone to have 150 feet of
frontage along the street, and the street w dth of

-- the frontage wwdth. Do we have 150 feet al ong
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Const ock Par kway?

M5. NESBIT: Yes, we do.

MR. MURRAY: kay. The setback in an ML
zone is 40 feet. And as depicted there, and |
particularly nmentioned Building 2, do we neet the
40-f oot set back al ong Constock Parkway there?

M5. NESBIT: Yes. | believe we have in
excess of the 40 feet front yard setback.

MR. MURRAY: The next setback intensity
regulation is side yard, and in an M2 -- ML zone,
strike that, in an ML zone, you have to have a
m ni nrum side yard of 20 feet; is that correct?

MS. NI SBET: Yes.

MR. MURRAY: And |'mparticularly draw ng
attention to the bottomof the screen, on the
easterly side of the property, that side setback as
shown there with the parking |leading up to the
purple building, is that in excess of 20 feet?

M5. NESBIT: Yes, it is.

MR. MURRAY: In fact, it's probably, at
that point, at |least sixty feet; is that fair?

M5. NESBIT: Yes.

MR. MURRAY: Because you have parking
per pendi cular to the building of 18 feet, you have

24 feet of aisle wdth, and then another 18 feet of
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parking, is that --

MS. NESBIT: Correct.

MR. MJURRAY: So that's how the parking's
60 feet, correct?

MS. NESBIT: Correct.

MR. MURRAY: The last two ones -- last two
di rensions | want to tal k about is the rear
set back, which is required to be 30 feet. Does the
pl an that you prepared for the board and submtted
this evening, does that have a rear setback of at
| east 30 feet?

M5. NESBIT: Yes, it does. And for -- the
setback that is shown on this plan is the dark
yel l ow | i ne.

MR. MURRAY: Good to know. Ckay. | see
it. Al right. The last issue, as proposed here
based on the informati on you have fromthe
devel oper, none of -- while we don't have el evation
yet, none of the buildings proposed here are
supposed to be taller than the allowed 35 feet, as
far as you know, is that correct?

M5. NESBIT: That's correct.

MR. MJURRAY: And the last topic | want to
tal k about is the lot coverage. 1In an ML zone,

you're allowed to have building |ot coverage of
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60 percent; is that correct?

M5. NESBIT: Yes.

MR. MURRAY: And with the 70 acres, and |
don't want to ask you to do the nmath in your head,
but the plan that's before us this evening, do we
neet the -- do we conply with the requirenent that
we not exceed 60 percent of the site with building
cover age?

M5. NESBIT: Yes. As shown, we have about
a 36 percent building coverage.

MR, MURRAY: Ckay. Just a few nore
questions if | could. And sone point in the
process, the planning conmm ssion is going to have
to make findings of fact under state |aw, and those
are typically made in conjunction wth the various
approval s, but the nost inportant one is obviously
the prelimnary approval when you have full detail
pl an, but as we stand here tonight, in your
opinion, is this devel opnent as proposed at the
master plan level, in conpliance with the Cranston
zoni ng ordi nance?

M5. NESBIT: Yes, it is.

MR. MJRRAY: And based on your information
t hat you have avail able, are you aware of any

significant environnmental inpacts fromthis
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proposed devel opnent ?

M5. NESBIT: None that |'m aware of.

MR. MURRAY: | would ask -- will this
devel opnent, will it result in the creation of any
|l ots with any physical constraints to devel opnent
it, that building on those |ots according to the
pertinent regul ati ons and buil di ng standards, would
be i npracticabl e?

M5. NESBIT: No, it wouldn't.

MR. MURRAY: My |ast question is one of
the findings of fact this conmm ssion nust find is
that all proposed | and devel opnents have adequate
and permanent physical access to a public street.
The plan that's been submitted this evening at the
master plan |evel, does that neet that requirenent?

M5. NESBIT: Yes, it does.

MR. MURRAY: M. Chairman, | have not
ot her questions of Ms. Nesbit at this point. |
don't know if you want to hold questions fromthe
conmi ssion at this point, or we'll engage however
you |i ke.

CHAIRMVAN SMTH: | think we will, as we
customarily do, hold all the questions until the
full presentation has been nade.

MR. MJURRAY: That's fine. Qur next
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wtness will be John Carter -- I"'msorry, M. --
|'"'m | ooking at him | junped right over him
M. Pinmentel.

Let me just briefly introduce M.
Pimentel. As | stated earlier, Edward Pinentel is
a consultant that has worked with ny office and was
engaged by M. Walsh on this project. He has
testified before this conmm ssion on nunerous
occasions in the area of Conp. Plan anal ysis,
consistency with the zoning and Conp. Plan. He's
been engaged for that purpose. He's prepared a
report that we've considered with our application
and is part of the exhibits in your file.

M. Pinmentel, 1'll allow you to proceed
forward, and then we'll follow up.

MR, PI MENTEL: Sure. So | have been an
ur ban pl anner for approximately 35 years now. |'ve
worked in every single town in the State of Rhode
| sl and, throughout sout heastern Massachusetts. W
have had a small resurgence in the State of
Florida. But in the last 30 years, it's primarily
concentrated State of Rhode |sland and throughout
sout heastern Massachusetts.

G ven that long history in the planning

field, you woul d have thought that a |arge
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conponent of that would have been seeing a
resurgence in industrial devel opnent, seeing as we
are an old state, and we have a lot of old

I ndustrial resources. The reality is |I've
experienced a little bit of it. I|I'mecstatic to be
a planner when we were able to consolidate perhaps
one of the prem er cabling operation -- cabling
manuf acturers in the country. W were able to
consolidate themand retain themin one of the

i ndustrial parks in the Town of Cunberland. But
that is a very small conponent of ny devel opnent
experi ence.

More so, |'ve actually been involved nore
in seeing the loss of industrial facilities. |'ve
assisted in witing ordi nances to see conversi on of
mll sites to mxed use facilities. | was the
expert in the Scituate Hope MII, et cetera, et
cetera. The reality is a |ot of these properties
either, A are no |longer conducive to industri al
devel opnent or, sadly enough, you have | ost any
property owners that have an expectation to realize
vi abl e usage of their property and there just
wasn't any desire for industrial developnent. And
It's been like that for about 25 to 30 years. All

of a sudden, we've been a resurgence in the | ast
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approximate three years. |In the last three to five
years, but nore so in the last three years, we've
exhausted every resource we have in the city of

East Providence, where |I'mcurrently enpl oyed

muni cipally, in addition to ny consulting services
to the point where we have been scrounging to try
to acquire or find new additional |and resources,
but the problemis -- and in segueing to this
property, is that either land is just inappropriate
now for today's technology or there's constraints
to devel opnent. And quite often there's a |ot of
envi ronnmental constraints, and | segue to this
property because as | was doing a thorough revi ew
and | read your Conprehensive Plan cover to cover,
and | even went back and reviewed your 1990
Conprehensive Plan, and I'll tell you why.

Whenever you're tal king about devel opnent
on this nass of a scale of a piece of property, you
al wvays want to nake sure what was the intent, the
| ong-standing intent, for devel opnent of property
of this nature. Every five to ten years or so, a
community will engage in thorough review of their
Conprehensive Plan, and either they'l|l conpletely
revitalize or anend their entire Conprehensive Plan

or they were anend conponents to their
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Conprehensive Plan. But in so doing, what they
al ways do is conpare the current zoning to what
their expectations are in the future fromthe
future land use classification devel opnment
perspective and determ ne whet her those
expectations are still valid. And if they're not,
they will determne there to be inconsistencies.
This property, for thirty plus years, has
al ways been anticipated to be devel oped for
I ndustrial purposes, and has al ways been cl assified
as such. It has always been zoned accordingly and
consistent with that |and use classification, never
deened to be inconsistent. |In fact, I'mgoing to
read sone quotes from your Conprehensive Pl an
because we are preparing a record, and it was
I nteresting that there was even a quote in your
Conprehensi ve Plan, a quote in the reverse, because
due to the expectations of the concerns is about
t he surrounding | and uses, and those that are | ess
I ntensive as conpared to those that are nore
intrusive. But there is actually |anguage in your
conpr ehensi ve plan that tal ks about protecting and
preserving you industrial resources from other
I nconpati bl e | and uses because there just isn't

that nuch of this type of appropriate acreage |eft
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in the city of Cranston.

For exanple, it states, "Strengthen the
zoni ng regul ati ons governing the ML, M2 districts
to ensure that industrial areas are not fragnented
by inconpatible uses.” So this is the opposite of
what usually you're anticipating. Secondly, it
tal ks about industrial devel opnent and
consol idation and preservation of the western
I ndustrial park adjacent to Interstate 295. |t
t al ks about meking sure that we preserve this |and
resources so that you can nmaintain a stable tax
base. A problemstatewde is that nost -- a |lot of
the communities are now heavily relying on a
residential tax base as they |l ose their industrial
and to sone degree their commercial base, but nost
so their industrial tax base. Your Conprehensive
Pl an continues to talk about ensuring that the
western Cranston industrial park is used to its
full est extent, assure that sufficient land is
properly zoned, and provi ded adequate
I nfrastructure to neet your industrial devel opnent
needs, and it tal ks about the western Cranston
i ndustrial park, specifically.

And the reason why | accept it, quote, and

policy, and object, and goal, throughout your | and,
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It's brought you econom c devel opnent is because
the reality is is that these opportunities are few
and far between and clearly your Conprehensive Pl an
acknowl edge and under stands that.

There are two nmain things we need to
satisfy this commssion. W're at the master plan
stage, as are noted by your planning staff. Here
we are trying to nerely vest a concept and in so
doi ng we need to evidence consistency wth your
Conprehensive Plan. This property has been | ong
zoned, long classified for industrial purposes. It
Is our intent and we're stating on the record, to
be consistent with your zoning regulations from
both a use and di nensi onal perspective. As we nove
on to the prelimnary stage where we start doing a
hard engi neering, it is our intent to conport wth
all of the design regul ations.

Froma prelimnary initial perspective,
sone of the things we considered or thought about
because we understand there are -- there is a
residential conponent to the lower portion of this
property, is that we're putting all of the heavier
truck trips and our parking spaces and all the
vehi cul ar novenent to the other side of the

facility, using the facility as a buffer. W' ve
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provi ded greater setbacks. W' re thinking outside
the box. Let's put the parking that woul d be
enpl oyee based al ongside the residential because
that's nore -- there's limted activity associ at ed
with enployee parking. [It's those types of things
that we will flush out when we get to the
prelimnary plan design because you al ways want to
be considerate of your surroundi ng nei ghbors. But
the reality is this property has been | ong-standi ng
I ndustrial and this conm ssion needs to support now
that we have a vi abl e usage of the property.

| would note that as evidence of ny
conclusions, the property to the lower |left was at
one tinme zoned industrial, has since been |ost, but
| also know that it's a planning technique to
establish gradients of land use. So |I've got to
assune that when they rezoned that property for
hi gh density residential, instead of the | ower
density residential classification that's beneath
It, is because there is a gradient in scale usage.
| ndustrial to higher density residential to medi um
and so forth and so on. So that nust have been one
of the conclusions as to why that was deened
appropriate at the tine.

One thing | can say for certain is that
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when they rezoned it, it was wth a clear
understanding that the property adjacent to it was
zoned industrial, was to be nmaintained industrial,
and was to be utilized in an industrial manner.

So | state unequivocally on the record, we
are consistent with the Conprehensive Plan, and |
bel i eve the conm ssion can nake that sane finding.

MR. MURRAY: M last -- ny only question,
M. Pinmentel, just to reinforce what you said, one
of the other findings that the conmm ssion would
have to nmake is, in fact, under the statute that
this devel opnent is -- major |and devel opnent is
consi stent with the conprehensive plan. And as you
said, you reinforced that, in your opinion it would
be correct.

MR, PIMENTEL: That is correct. So |
excer pted nunerous goals, policies, and objectives
fromyour |and use el enent, your economc
devel opnent el enent, circulation elenent. | even
went into your natural resources, open space
elements to see if there was anything glaring there
that woul d inpact ny conclusion. There were none.
And then ultimately concluding and are we
consistent with the current zoning and with the

expectations froma devel opnent perspective. And
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that's why |
that's why |

relied on the future |Iand use map and

traced the history of this going back

30 plus years to show there's been a consi stent
pattern and expectation that this be used for --
MR. MJRRAY: M. Pinmentel. |

M.

Thank you,
have no other questions at this point,
Chai r man.
CHAI RVAN SM TH:
MR Pl MENTEL:
MR, MJRRAY:

Thank you very nuch.
Thank you.

M. Chairman, can | ask, can

we take a two-m nute break. | wanted to ask

M. Marsella a question. | notice that

Commi ssi oner Coupe has excused hinself fromthe

room | don't knowif that's for the evening or --

it looked like it was for the evening.

CHAl RMAN SM TH:  Yes. He had an i nport ant

commtnment to --

MR. MURRAY: No. | have no problemwth

that, but as you know, we only have six nenbers

here this evening. W're down to five, and | would

li ke to confer wth M. Marsella as to the

inplication of that, if | could. So could I ask

when he return -- I'd |ike to pause for a nonent to

speak to himif | could.

CHAIl RMAN SM TH:  Certainly. Five-mnute
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recess.

MR. MURRAY: Thank you.

( SHORT RECESS)

CHAl RMAN SM TH:  Meeting is now back to
order. M. Mirray.

MR. MURRAY: Yes. M. Chairman, | want to
t hank you for recess that you took for ne, and |
suspect sone people enjoyed it for their own
reasons. | just want to put on the record why |
asked to consult wwth M. Marsell a.

| noticed as M. Pinentel was w appi ng up
his testinony, one of our conm ssioners,
Commi ssi oner Coupe left. It was apparent that he
was | eaving for the evening, which is certainly his
right, and | wanted to confirmthat he would still
be able to continue to participate in these
proceedings if he wants to because it's obviously
going to be continued to Decenber. And in
conferring wth M. Marsella, your counsel, he
confirnmed that, and that for any (inaudible) they
woul d be able to review the record and testinony
and al so participate in Decenber if they choose to.

| just wanted to take a pause on that
| ssue because, you know, as you know, we need t hat

five -- a quorumis five people. W' re now down to
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five. |If | seen M. Vincent get up and | eave,
we're really going to have to stop, but -- so -- |
just want to put that on the record, and | thank
you for your indul gence on that.

Wth your perm ssion, before | ask John
Carter to cone up, one of the things | failed to do
and I'Il just do it very quickly. For the nenbers
of the public and the conm ssion, the site plan
that's before you, you know, it was described in
general terns, but | didn't do a good job getting
In the specific details. So | just want to nention
that. On the |lower part of the screen underneath
the large purple building those are parking spaces
I ntended to be for enployee parking. W do have a
route circulation that goes around the buil ding.

The primary focus and activity on this
site will be on the westerly side of the building.
And as the site plan shows, we have a nunber of
| oadi ng docks, parking bays for what is intended to
be utilized by tractor trailer trucks or trucks
comng to the building, either |oading or
unl oadi ng, so that -- so in designing the site
plan, the point | want to enphasize is that the
heavi est activity on this site will be on the side

of the building farthest away fromthe residenti al
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condom ni uns below. And the bal ance of the parking
around the snmaller Building 2, there is sone
trucki ng designations, but the parking spots
cl osest to Constock Parkway are intended to be
utilized for enployee or visitor parking. So |
apol ogi ze for not pointing that out sooner; but if
you're sitting in the audience and you're | ooking
at that, you may have questions. There may be
guestions anyway, but | wanted to clarify that.

Wth that, M. Chairman, our next w tness,
who will be very brief, is John Carter. M. Carter
has testified before this conmm ssion on nunerous
occasions as a | andscape architect, and he's worked
with ny office, and he's gotten involved with
M. Walsh on this site. And | just want to ask
John to cone up. Just briefly give your
background, and then I'l|l ask you a coupl e of
guesti ons.

MR. CARTER:. Thank you. M nane is John
Carter. |'ma registered | andscape architect. M
office is 960 Boston Neck Road in Narragansett, and
|"ve testified nunerous tinmes before this board.

MR. MJRRAY: Thank you. M. Cotter,
you're famliar wwth the property owned by Constock

| ndustrial, LLC, on Constock Parkway?
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MR. CARTER: | am yes.

MR. MURRAY: And you participated with
nyself and M. WAl sh in your associate |aw of right
in a site visit on, | believe, Septenber 27th; is
that correct?

MR. CARTER | did, vyes.

MR. MURRAY: And we were able to observe
t he extensive buffering that's behind those
residential condos, and M. Duarte and his
associ ates were nice enough to host us that
nor ni ng, correct?

MR. CARTER. That's correct, yes.

MR. MURRAY: And you're famliar the
Cranston -- Cranston ordi nance, specifically as it
relates to the Cranston devel opnent plan revi ew
ordi nance, which is that technical review process
we'll eventually go through, you're famliar with
t hat ordi nance?

MR CARTER. | amfamliar with it, yes,
and we've actually addressed it on the left side of
that plan, identified the appropriate sections that
apply, and how we will conply with them

MR. MJURRAY: And we want to enphasize to
everybody here that this is a very concept ual

begi nni ng stage | andscape plan; is that fair?
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MR. CARTER: That's correct. It is
concept ual .

MR. MJURRAY: And as this process noves
forward and Di Prete Engi neering continues to
devel op engineering details for the site and gets
t he necessary approvals fromDEM we will refine
and enhance the | andscaping that M. WAl sh wants to
try and establish on this property; is that fair?

MR. CARTER Yes, that's correct. W
typically go through that process; and when we get
Into the next prelimnary stage, we do a detailed
| andscape plan with specifications.

MR MURRAY: At this point, I'magoing to
ask you to just wal k the comm ssion and the public
through the plan that's before them |'d ask that
you draw attention to the two phot ographs that are
at the bottom Those were taken on the 6th of
Sept enber, correct?

MR. CARTER:. That's correct, yes.

MR MURRAY: |'Il let you tal k about the
buffer, but just tal k about the plan that's before
us this evening.

MR CARTER. | wll. Thank you. | think
that you heard from Dana, the engi neer, a good

description of the site and the existing
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condi tions, surrounding conditions. QOoviously,
when |I'minvolved in a project and | coll aborate
with the engineer, | collaborate with the

devel oper, fromthe | andscape side which is what
we're there to address, there's different sort of

| evel s that we address. The | andscape plan is
certainly an esthetic appeal to a project. It
hel ps mtigate sone environnental inpacts.
Specifically, things like it helps with runoff, it
hel ps with stormwater, it helps with shade; and
al ways at the end, it's all about what's this going
to look like. And typically the neighbors are the
ones nost concerned with what it's going to | ook
li ke.

So what we did is when we assessed the
site, and | did walk the site and the nei ghboring
properties, as Bob pointed out, we were allowed to
wal k on the Crossroads Devel opnent property to the
south. So the plan that's in front of you, with
north up and south down, you can see that to the
east and to the north there's all devel oped
commercially, industrial. To the west is the
hi ghway or the road is Constock, and to the south,
there is the residential devel opnent of

condom ni uns, and to the southeast, you can see a
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couple of residential houses. And those properties
we | ooked at specifically in terns of how their
views woul d be inpacted by this devel opnent. So
what | was surprised and happy to see was al ong the
southerly border of the project of this -- of our
project or the northerly border of the condom ni uns
Is a substantial, well established evergreen hedge,
and it consists of spruce, white pine, and they're
20 to -- estimate 20 to close to 30 feet tall.

There's two photographs that we took up on
the screen. The one in the lower right, | don't
know i f you can see ne standing there, but -- so,
at ny height, you can nake your own assessnent.
But nore so -- thank you -- but nore so than the
hei ght of those is the density. There are a couple
of spots that are a little thin, one or two spots
that are a little thin, and we talked -- | talked
M. WAl sh about, as this gets devel oped, as the
pl an gets devel oped, we woul d address that and
propose sone in-fill plantings. But for the nost
part, what you see in front of you is what's there.
So this is substantial evergreen buffer between the
condom ni um devel opnent and our site.

Now, on the plan for the sort of

sout hwest, that lighter green, that's the wetl and
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and the wetland paraneter around it, which is
protected by state | aw agai nst being altered. So
it has to remain vegetated. And then to the
sout heast and, Doug, if you can nove that thing
over or zoom out or sonething. Thank you. To the
sout heast are two houses that are shown, actually
there's three over there, there's substanti al
exi sting vegetation over there, which also acts as
a buffer.

So, in conclusion, our focus is on trying
to mtigate the views fromthose adjacent
properties, understand that they would probably be

nor e concerned about that than the other

will further devel op a | andscape pl an.

One last thing, | do want to say, Bob
Murray asked about the zoning code and the
| andscape requirenents. And we've addressed those
on the left side of the plan. | won't wal k throug
them You don't need to hear themall. However,
think what is inportant is that under | andscape
st andards, general standards, it says a m ninum 15
percent of a developnent's parcel shall be
| andscaped. This site as proposed will be 29

percent | andscape, which is al nost doubl e the

nei ghboring properties that were industrial, and we

h
I
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m ni num requi renent. Thank you.
MR, MURRAY: John, just a couple of points

of enphasis. First, the substantial green wetland

there in the mddle of the screen, that is -- that
wi Il remain undi sturbed under our devel opnent plan,
correct?

MR. CARTER: That's correct. The wetl and
and the wetland buffer will remain undisturbed.

MR. MURRAY: And on your site visit, you
observed the characteristics of that; and is it
fair to say that supplies a good buffer for those
condos which | believe are on Sweet Corn Drive?

MR. CARTER: Yes. |It's substantial.
There's water and deci duous trees and sone
under story grow h.

MR. MJURRAY: And then going to the right
side of the screen, there are those two residential
houses that Doug circled before. That | andscaping
around them ki nd of rem nds ne of |ooking at the
X-ray of a dentist when | have a cavity or
sonething. The roots are two -- the two roots
there. Those -- that |andscaping is not on our
property; but is it fair to say in your opinion at
| east a good portion here it serves -- it wll

serve as a buffer to our devel opnent?
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MR. CARTER: That's correct. |If that was
to remain, it would be a substantial buffer. And
t hen above that to the north is a dark green strip
and that indicates and the key on the |ower |eft of
the plan explains the colors, that indicates the
requi red vegetative buffer which we wll do
regardl ess of that existing vegetation being there,
or in additional to, | should say.

MR. MURRAY: And just to -- let's go
around the gl obe. The remaining paraneter of the
devel opnent al so has sonme proposed | andscapi ng, and
we Wil do what's in conpliance with the city
or di nances, correct?

MR. CARTER:. That's correct, yes.

MR. MURRAY: And the |last topic,
obviously, is the one -- those condos on Sweet Pea
Drive. M. Duarte's unit is near there, you know,
one of those red arrows. Based on your discussion
with M. Wal sh, sone of those nay be on M. Wil sh's
property, but that is an excellent start of an
extensive buffering fromthis project; is that
fair?

MR. CARTER:. That is fair. 1'd agree wth
t hat, vyes.

MR. MJRRAY: Ckay. | have no ot her
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questions of M. Carter at this tinme, M. Chairnman.
As |'mrunning through things | forgot, | just want
to nmention, it's in our letter. There was one

wai ver that we're requesting at this tinme rel ated
to sidewal ks on Constock Parkway. | just want to
note that for the record. |'msure Doug wll
mention that at sone point at a future neeting, but
| just -- | failed to nention it up front. | just
want to nention that there are no sidewal ks on that
si de of Constock Parkway, and we'd request that
this property frontage be treated the sane as the
rest of Constock Parkway.

Wth that, M. Chairman, that brings us to
our last -- next to the last witness. Paul Bannon
Is our traffic expert. Anyone who's been on this
conmm ssion for sonetine knows of M. Bannon's work
and testinony on other projects. He was engaged --
his firmwas engaged by M. Walsh to do a traffic
analysis. W want to conplinent M. Pezzull o and
the planning departnment. At our earliest neetings,
Jason suggested that M. Wil sh consider doing a
traffic study for the naster plan stage. W, you
know, perhaps on other projects we would do it at
t he next stage, but Jason felt strongly it would be

hel pful for the conmm ssion and we want to
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acknowl edge that we're glad we took himup on his
suggestion, and he was strong in his opinion that

t hat shoul d happen. So we brought M. Bannon on
board. |1've worked with M. Bannon for -- |'ve
been doing this 33 years. He's younger than | am
but we've been working on projects. He's worked
with other attorneys and devel opers. Hi s know edge
of this area is second to no one, and he'll talk
about that in a nonent.

M. Bannon, just for the record, in
consultation with the devel oper, your firm and
yourself prepared a traffic analysis report that
we've submtted at this naster plan stage, correct?

MR. BANNON: Yes. M. Walsh retained Beta
G oup to conplete a traffic inpact study for this
proj ect.

MR. MJURRAY: And just for the record, we
subm tted one and then as a result of sone
conversations with the staff, you suppl enented sone
addi tional information. So |ast week we submtted
a revised or updated anal ysis on sone issues they
asked us to look at; is that correct?

MR. BANNON. That's correct.

MR. MURRAY: And both of those have been

made available to the staff and comm ssion. The --
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as stated, at the planning director's request,
M. WAl sh paid for the city to engage Fuss &
O Neill for the purpose of peer review of
M. Bannon's work, and we were willing to do that
I f all owed under your regulations. And as Doug
said at the beginning of the neeting, we are --
that analysis, in fairness to everybody, needs to
be conpleted by Fuss & O Neill, and M. Bannon w ||
respond to any outstanding issues they raise, so
t hat when we cone back in Decenber -- and well
before that, this comm ssion will have the benefit
of our report, which he's going to highlight now,
and the Fuss & O Neill peer review, and then the
staff recommendation relating to it. So that wll
be the gane pl an.

Paul , why don't you take this nonent
to give us sonme coments about your know edge of
the area. First of all, you are famliar wth the
site on Constock Parkway, correct?

VR, BANNON:  Yes.

MR. MURRAY: And you are famliar with the
site plan that's been devel oped in consultation
wi th John Wal sh and Di Prete Engi neering?

IMR. BANNON: Yes, | am

MR. MURRAY: And you're famliar with the
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i nternal network of traffic on the site, as well as
the | ayout and design of the parking and | oadi ng
space; is that correct?

MR. BANNON: That's correct.

MR. MURRAY: And while -- as | stated, you
know, your focus tonight and testinony will be
principally wwth the anal ysis conducted for our
| npact on Constock Parkway and the surroundi ng
streets; is that correct?

MR. BANNON. That's correct.

MR MURRAY: So wth that, 1'll ask you to
gi ve sone of your background know edge of the area
and then tal k about your plans.

MR. BANNON: |'ve been working in this
area for the last twenty years conducting traffic
| npact studies, starting back in 2001 working on
residential devel opnents al ong Scituate Ave.,

I ncl udi ng Crossroads Condom ni um project, Newbury
Village, Country View, projects along Constock

Par kway, i ncluding Punpkin Patch Daycare fromits
initial approval in 2001 to its expansion in 2008.
The Harbor One Bank, | did a traffic study for.
Wthin the industrial park. | did the Kanco Supply
and Penske Auto. Up on Plainfield Pike, | did the
Subway and the Washington Trust. So over the | ast
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twenty years, |'ve done over a half dozen studies
of this project area, collecting traffic data and
anal yzi ng these roadways and devel opnents.

As part of this project, we conducted a
review of the project site plan by D Prete
Engi neering to ensure adequate site circul ati on and
access to the main roadway. W conducted nunerous
Site visits during different days of the week,
times of the day to observe traffic operations. W
i nventoried the project area for existing | and use,
roadway features including horizontal and verti cal
geonetry, speeds, and sight distances at the
proposed intersection. W conpleted a traffic
counting program includi ng manual turn novenent
counts and it includes traffic periods at \West
| ndustrial Drive, Constock, and also Plainfield.
And we also did automatic traffic report counts for
nore the 24 -- 48 hours. W obtained accident data
fromthe | ocal police departnent to determine if
there were any safety concerns in the project area,
and then we devel oped a trip generation estimte
for this proposed |and use using the Institute of
Transportati on Engi neers trip generation manual,
which is an industry standard nethod, an acceptable

nmet hod by the Departnent of Transportation and
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| ocal communities in estimating trips for a
particul ar | and use.

Just briefly, you know, we all know where
Constock Parkway is. |It's the north/south
connector road between Scituate and Pl ainfield.
It's 30 feet wide curbed with sidewal ks on westerly
side of the road. W reviewed the sight distance
at the proposed driveway. The horizontal and
vertical geonetry of the road provi des substanti al
sight distances. |It's relatively straight and
| evel in that area.

The roadway, froma traffic standpoint,
services approxi mately 15,000 vehicl es per day.

The peaks, 8 to 9 A M, where roughly 1400 vehicles
north and south along the roadway, and then during
the P.M peak, roughly the sane 1400. And this
volunme of traffic has been consistent over the | ast
decade relative to the 12 to 1400 vehicl es per hour
during the peak peri ods.

Plainfield Pike, that's a major river, a
principal arterial, connecting to Interstate 295.
It provides a vital link for this type of |and use
that is nore, you know, regionally based to the
I nterstate highway system That road services

approxi mately 20,000 vehicles per day. Roughly
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1400 vehicles in the norning, and 1800 in the
afternoon. After reviewi ng the existing
conditions, we then estimte the anount of traffic
to be generated by this particular |and use. As
I ndicated, it wll be an industrial warehouse type
use which is not a najor generator. A |lot of the
building, itself, is a warehouse. It's where goods
are kept before transport to either stores or other
war ehouse facilities.

So when we ook at a traffic study, we
| ook at the worst case condition, which would be
the A M comuting peak and the P.M commuti ng
peak. Much of the rest of the day appears, you
know, nuch |ower traffic volunme and no i1ssues al ong
roadways. During those peaks, this warehousing
type plan use, using the IT trip generation
I nformati on, would generate 46 total trips in the
nmorning and 52 in the afternoon. That would be 35
trips entering the site and 11 exiting during the
norni ng, and just the reverse in the afternoon.

We | ooked at those intersections we
counted for operations, the West Industrial Drive
I ntersection, both existing conditions and proposed
future conditions and to Plainfield Pi ke and

Const ock. Looking at existing conditions, both
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I ntersections operate acceptable |evel of Service B
or better during those peak periods. And with the
I ntroduction of the fourth leg of this intersection
under unsignalized conditions, those conditions
woul d be maintained. So we feel that's adequate
and safe access can be provided to this devel opnent
proj ect.

MR. MURRAY: Let ne just ask a couple of
things. |In your analysis, you made certain
recommendati ons for, not necessarily at our
driveway, but talk a little bit about your analysis
of Constock Parkway and then Central Pike as sone
of the recomendati ons you nade.

MR. BANNON: We nade reconmendati ons for
enhanced safety including pavenent narkings. W
woul d recommend a stop bar on West Industrial Drive
and al so a crosswal k across that intersection
because it is expansive, and there is a sidewalk
al ong that westerly side of the road. So we'd
recommend, you know, those -- that m nor
| nprovenent be done there to define -- better
define the intersection and path of pedestrian
access. Also upgrading the stop signs there, that
woul d be a beneficial current standard.

MR. MURRAY: The last area | just want to
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touch upon is, in your opinion, if master plan was
granted and we went forward in designing generally
what we see here this evening, and you -- in your
opi nion, could vehicles whether it's truck or

ot herwi se, safely egress and ingress into this site
from Const ock Par kway?

MR. BANNON: Yes. Constock Parkway
services the West Industrial Drive and Anflex Drive
whi ch service tractor trailer vehicles on an hourly
basis to the industrial use and manufacturing
busi nesses. And we feel that would continue with
the introduction of this driveway that will be
desi gned to accommodate that turning traffic.

MR. MURRAY: And you testified already
that there is adequate sight distances al ong
Const ock Parkway at our driveway com ng out of
that, correct?

MR. BANNON: That is correct.

MR. MJRRAY: And then the inportance of
that is that vehicles exiting principally can | ook
either left or right to nake a determ nati on when
It's appropriate to enter into the roadway,
correct?

MR. BANNON: Yes. And vehicles traveling

al ong the road, they can see sone -- a car pull out
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and have adequate tine to stop and avoid a
col I'i sion.

MR. MJRRAY: And based on the data you
collected, it's your opinion that there are
sufficient gaps wthin the course of the day on
Const ock Parkway to allow that interchange of
vehi cl es, correct?

MR. BANNON. That is correct.

MR. MURRAY: The |ast question | have is
that, in your opinion, if this project were to go
forward and you consulted with M. Walsh on the
type of end uses that he's going to talk about in a
few mnutes, are you satisfied that we can
establish those uses of this site safely for both
vehi cl es conming and |l eaving our site as well as the
surroundi ng areas?

MR. BANNON: Yes. The devel opnent, as
proposed, as a manufacturing warehouse facility to

provi de for adequate and safe access.

MR. MURRAY: | have no ot her questions for
M. Bannon. M. Chairman, | would, you know, |
know -- | fully expect that at the end of the

eveni ng, you going to | eave public hearing open. |
don't want to speak for the conmm ssion, but since

we don't have the Fuss & O Neill here, | do want to
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reserve the right to provide additional testinony
perhaps from M. Bannon when we get that analysis
to help the conmmssion in its deliberations. |
don't want this to be M. Bannon's last final word
on this at this tine.

Qur last witness this evening, and | thank
you for your time, is ny client, John Walsh. [|I'm
going to ask John to come up. John has been |iving
and breathing this project since -- well, |'ve been
i nvolved with himsince January. So -- and | think
he's been |l ooking at this for sonetine. John Wil sh
I's the principal of Conmstock Industrial, LLC. He
I's the devel oper and | ead devel oper on the site and
has shared with the conmssion a letter that's been
posted on your website, but he wants to talk a
little bit about why this, you know, we've heard,
M. Chai rman, nenbers of the conm ssion, neighbors
who are, you know, erstwhile in their thought that
I nstead of one large building, there should be
multiple small buil dings and, you know, John has
t he perspective on that and what his intentions
are, and that's one of the things he wants to talk
about, but I'll let John introduce hinself and go
t hrough his thought process.

MR. WALSH: Thanks, Bob. Hi, nenbers of
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t he commi ssion and planners. Good to see everyone
again. So at this point you' ve heard -- you've
heard fromthe experts, a |lot of great degrees. |
won't waste your tinme being an engineer or traffic
expert, zoning expert, |andscape architect,
attorney, but | hope that group conpl enents the
process and provi des sone good information from
that. | think we're trying to be diligent in
recognition that this is a -- it's a large building
for Cranston.

| did nost of what | wanted to do tonight.
"Il briefly reintroduce nyself to the people here,
and I'Il spend a little tine tal ki ng about what
this project -- what it isn't and what it is and
talk a little bit about ny perspective on that
Site.

So sone of you knew | grew up in Rhode
| sland in North Kingstown, spent ny life here until
hi gh school when I went down to New Jersey to go to
college for -- the college in Princeton, and
started ny real estate career in New York Gty in
2001. Since that tine, you know, at that tine
wor ki ng for |arger groups, asset nanagers,
eventual | y devel opers, but have spent twenty years

of ny life now being a real estate devel oper and
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asset manager. Moved out of New York Cty, got a
master's in finance and then a master's in business
adm ni stration from Boston College. Wrked in
Boston for a few years before noving back to Rhode
| sland which is were | started ny conpany, West
Passage. For the past ten years, we've been --

we' ve owned a house down in North Kingston and have
been in Rhode Island off and on |iving and al so,
you know, nost of the tinme in the sunmer. So for
everybody's benefit, I'ma Rhode |slander. |

under stand Rhode Island. But |'ve also had the
benefit of being out in New York and Boston and
this -- the thought behind this deal was every bit
of it. In sone ways it was bringing a little bit
of a national or even -- even a regional
perspective to Rhode | sl and.

So | want to tal k about what this -- what
this deal isn't because it's -- | think when you
don't understand how -- you think of a warehouse,
and especially in Rhode Island where traditionally
war ehouses are used for manufacturing, you don't
under stand what a nuance business it can be. This
isn't a round-the-clock, multi-shift building. |
t hi nk, you know, we can bring up at sone point,

Paul Bannon's traffic dispersion study, which would
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really show the dispersion of traffic in an

I ndustrial building like this is -- it's great for
this area. | nean, it's a slow, steady curve

t hroughout the day. These conpani es have gotten --
they' ve gotten smart about novi ng packages.

They' ve gotten smart at staffing workers which
really brings people in at different tinmes. Flex
shifts which are offered as a perk, not necessarily
for traffic dispersion, but have an unbeli evabl e,
you know, kind of secondary benefit to, you know,

traffic engineers, and they really do disburse

traffic.

So this isn't -- thisisn't a
round-the-clock building. This will be -- it's
not, you know, it's not a -- it's also not a
first-cut sorting facility. So those -- a

first-cut sorting facility would be sonething --
qui te honestly would be bigger. Mst people in
this room woul d have heard of the facility that's
happeni ng up in Johnston. That wll be a big
first-cut facility where product cones in on an
18-wheeler, and it goes out for delivery on another
18-wheel er to sonme distant land, and it's not
necessarily the product that goes through that

facility wwll be kind of regional. It won't
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necessarily be going to Johnston or even Cranston.
It wll be serving a larger region. \Were it's
usually going is to what's called a nei ghbor hood
distribution facility.

So that's really -- this is really kind of
set up as -- |I'd alnost call it kind of a gentle
giant distribution facility. So when you set up
your site plan, you really kind of send a beacon to
the market as to what type of tenant you're | ooking
for, especially, you know, if you don't have a
tenant. If your -- if your intention is to get a
certain anount of the way through the approvals
process, at which point, tenants are to believe
that you're a viable project, and you start those
talks. And we're not there yet. So we're going --
the idea -- what we're sending -- the idea that
we're sending to the market with this site is that,
yes, it's a big building. W're also providing a
fair anmount of truck bays, truck parking, truck
turnarounds. There's a lot of |layout area which is
attractive to conpani es who nove product in, you
know, have standard warehouse facilities, not
necessarily around the clock, but as they can
schedul e their workers, trucks have the | uxury of

sitting in a bay for a certain anmount of the day.
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They have the luxury of being parked in the back,
and it allows for a | ogistical space where you're
constantly worried about are things comng into the
bui l ding, are things com ng out of the building,
how | ong can it sit here. It allows for a |ot of
optionality for potential users.

|t doesn't generate the, you know, it's
probably -- it wouldn't generate a fleet of
vehicles. [It's not really set up that way. Quite
honestly, those facilities are set up for nore
e-commerce, you know, kind of vans out for delivery
type stuff. Right now, this site really isn't set
up for that, you know, that type of a user. |
think it's really, you know, the larger of the two
buildings is probably a -- a national conpany. |
woul dn't expect to have corporate offices there. |
expect that to be about five percent office.
There'll be, you know, mninmal office staff, really
overseeing a pretty mninmal enployee staff. On
average, if you have an industrial enployee for
about 200, about 2000 feet of real estate.

You know, the building upfront is alittle
bit -- is alittle bit smaller. That could be
attractive to a national tenant. It could also,

you know, set up with sone office up front in
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recognition that that could be nore of a -- that

m ght be a nore regional conpany's, you know,

regi onal headquarters, and they m ght want sone
additional, you know, it mght not be a 5 percent
office building. It mght be nore |ike 10 percent.
| think we presented it about 10 percent.

And so that's -- what this -- what the
building really is is, as the world of real estate
changes and as large retail facilities, malls, have
struggl ed, power centers struggle, and as people
want an increasingly experiential real estate --
retail experience, these are really the pieces of
i nfrastructure that enable that. As consuners |ike
to walk in the Garden GCties of the world, where
you m ght, you know, stores can -- this building
all ows stores to get alittle bit smaller,
shoppers, you know, don't necessarily -- you don't
need to -- stores don't need to stock one of
everything in every size and every color. They can
just have one of every size and one of every color,
and they can order one fromthe facility. Wthin a
reasonabl e anount of tinme, they'll have it shipped
to your house, you know, pretty quickly.

So | think by our current standards, and

just, you know, again, | won't try to be an
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enpl oyee or try to sell you the building, you know,
buil ding off of M. Bannon's anal ysis, you know, we
probably are -- expected cases for the nunber of
enpl oyees at a facility like this on the whol e
canpus woul d probably be about 140. | know Paul
stressed tested that with a | ot higher nunber. It
can actually, you know, it can handle traffic for a
greater nunber but the, you know, 180 -- 140

enpl oyees kind of with trips disbursed throughout
the day really is a pretty good traffic inpact for

the area, for a site that will be set up, be
I nstitutional managed, and be a -- really an asset
to Cranston's infrastructure package. It really

does have a pretty mnimal and di sbursed traffic
profile.

You know, | think we've -- we've covered,
you know, by right, we hope it's inline with the
Conprehensive Plan. W believe it is, in

accordance with the city subdivision, |and

devel opnent regulations. | nean, | think the | ast
thing 1'd just leave the -- |leave the committee
wthis after westling with this, | think |I've

probably nmet with Jason and Doug about a year ago
the first tinme, you know, after westling with this

for nore than a year, this feels |ike a well
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designed right use for this site. Yes, it's a big
building. Yes, there are neighbors. But this
really is a -- it would be a shane for this site to
be broken up into a smaller -- for Cranston. |
bel i eve Cranston should want this site to renmain as
one large piece of infrastructure to the, you know,
to the surrounding area. It really is an asset to
the community. Thank you.

MR. MURRAY: John, just one comment that |
ask you to talk about. You and | have adde that,
you know, and we've heard from sone nei ghbors how
the other parts of western Cranston are snaller
bui |l di ngs, smaller |ots, you know, can you j ust
briefly share your thought on that why that is a
bit anachronisti c.

MR WALSH. Yeah. | nean, | think the
rest of the -- the rest of Cranston is still in a
ti me when Rhode Island was taxing warehouse
I nventory. You know, that really sends a signal to
the market. As a result, Southern Massachusetts,

t he 495 war ehouse market, really cane into being.
Rhode Island was traditionally distributed to from
Sout hern Massachusetts. That nmade sense. So, you
know, western Cranston and a |lot of western

Cranston actually isn't as bad as a | ot of Rhode
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| sl and' s i ndustrial areas.

But, traditionally, in the -- throughout
the country, if a traditional industrial conplex
has 70 percent warehouse product and 30 percent
manuf act uri ng product, that's kind of the national
average. Rhode Island is probably at |east the
I nverse, in part because the, you know, the skew
t owards manufacturing. |In the manufacturing
busi ness, you really have -- you have
owner/operators, you have kind of the, you know,
sone -- what's proving to be the false idea that if
you own your own business, build your own asset,

t hat soneday you'll be able to sell your business
and your asset at the sane tine.

Otentines, it doesn't work out that way.
It's tough -- it's actually a tough sale to nake
because you're selling two things at once. It
cones down to what, at |east, you give yourself,
and you're ultimately selling sonebody probably the
bui l ding that they wouldn't -- they wouldn't
necessarily want for your building. You're
probably doing that for twenty years. So it's a
situation where once the toothpaste is out of the
tube, it's tough to reassenble snall |ots.

I n aggregate, it creates al nost a
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mul titude of small, obsolete lots, which is a
little bit prevalent around the area. So that kind
of explains sone of the smaller buildings.

MR. MURRAY: Two nore questions. First,
earlier this evening we were talking to one of the
nei ghbors outside, and the gentl eman asked whet her
or not we have sone identified easenents on the
property. Just so the comm ssion understands, have
you i nvesti gated whether or not you could derive
any other -- any form-- other formof access to or

fromour site other than the main drive of Constock

Par kway ?

MR WALSH. | pursued all of the abutters
to the north with no success. | nean, at this
point, | think it's -- a few of those |ots are
constrained by -- not all the lots are created
equal. There's sone wetlands that -- in sone cases

what | ooks |i ke an obvious, you know, potenti al

t hroughway is inpaired by wetlands. And,

ot herwi se, there really would be probably sone
safety issues. You'd al nbst have to knock down,
you know, buy an entire building and knock it down,
whi ch is cost prohibitive. Sone tenants just
didn't have, you know, didn't have an interest.

MR. MJRRAY: That's fine. The other thing
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| want to talk about is you' ve engaged John Carter
to | ook at, you know, the existing |andscapi ng and
future | andscaping, and | just want to, you know,
ask you to confirmfor the comm ssion that as you
move forward, it's your desire and wllingness to
continue to work with surroundi ng property owners
In terns of presenting a | andscape plan for next

| evel that we do our best to try and mtigate the

activities on your site; is that fair?

MR. WALSH: That's correct, yes. | nean,
| think fromour perspective it's tough to provide
the full level of detail until we actually draw up,
you know, with DiPrete, draw up a full |evel of
detail. It can be a little nore specific once
that's the case, but, | nean, we understand our

nei ghbors to the south. W try to be reasonabl e,
and we' Il continue to try to be reasonabl e.

MR. MURRAY: And ny |last question is that,
you know, we've presented two | arge buil di ngs here,
totaling 270,000 square feet. Based on your
experi ence, your know edge of the industry, do you
believe that this is the appropriate use for this
site, first? You believe that?

MR. WALSH:  Yes, it is.

MR. MJURRAY: And wth the understanding
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that the building sizes could be refined as we nove
forward in the developnent; is that fair?

MR. WALSH: Yeah. | nean, | think once
you start noving buildings sizes, you start sending
a different signal to the market as far as what
type of tenant you're |looking to attract. You
know, a point that | make about this design is it's
kind of set up for, as | said, the traditional
war ehouse gentle giant. The interior of this
bui |l di ng woul d be forklifts and shelves. As
bui | di ngs get smaller, people start thinking
about -- you're sending a different signal to the
mar ket as far as the available -- the availability
of the rest of the site for certain things.

MR. MURRAY: But based on your experience
and di scussions wth national brokerage firns,
you're confident that if we can get to the next
| evel, you'll be able to attract creditworthy and
good tenants for this site, based on the design
that's been presented this evening?

MR. WALSH: Yes. | think we've presented
a design that's in line wth national standard
ratios for parking and play out area. | think it's
a very marketable site as presented.

MR. MJRRAY: Thank you very nuch.
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M. Chairman, thank you for your time this evening.
We have no other witnesses. W'II|l obviously stay
avai |l abl e to answer questions fromthe board.

CHAI RMAN SM TH:  Thank you. Thank you
very nmuch. At this time, do any comm ssion nenbers
have any questions that they would Ii ke to ask?

MR MASON. Yes. | have just one qguestion
for M. Bannon, please. As it's shown on the plan
that the exit/entrance to the property is at the
West I ndustrial Drive intersection.

IMR. BANNON: Correct.

MR. MASON: Western Industrial Drive is a
40-f oot paved curb to curb, with large radius
corners. One of the concerns that | heard through
nmy staff and al so sone other folks is the vehicles,
tractor trailers exiting the proposed property,
wll there be a w de enough road wdth and al so
corners so if sonebody's turning northbound onto
Const ock Parkway, they don't have to -- the truck
doesn't have to end up out into the southbound
| ane?

MR WALSH. Yes. Once we get to the next
engi neering | evel of design, we'll make -- we're
going to design it to nmake sure that the truck

traffic and turning novenents are simlar to West
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| ndustrial, and not crossover, and provide the
proper radii.

MR. MASON. Thank you.

CHAI RMAN SM TH.  Any ot her questions from
any nmenbers? Yes, Conm ssioner Vincent.

MR. VI NCENT: Thank you, M. Chairnman.
Perhaps this is for the developer. |Is the southern
boundary as what's expl ai ned where you dedi cat ed
parking only and it's a wdth of approxi mately
60 feet, is that the -- is there any potential to
nove the building to incorporate a greater distance
between the residential and the -- or is the
building sited only to allow the radius for the
trucks and | oadi ng docks; is that the m ninum
area - -

MR. WALSH: You can't nove the buil ding.
You woul d have to shrink the building. The
constraint ends up being the northern wetland and
the truck bay bel ow that northern wetland. You
actually, you can get a turning radius issue
getting in and out of there if you just nove the
building. So we're at the limt of that, you know,
t hat radi us.

MR. VINCENT: So based on your testinony,

so this was the -- there were not several different
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configurations of buildings on site? This site, as
you envision it, is for this large facility, which
iIs a new -- for Cranston, a very new --

MR WALSH: Correct. | nean, so | was --
when | did ny diligence and al so bought the site
fromthe previous owner, | inherited a fair nunber
of their conceptuals. There was multifamly.

There were, you know, industrial subdivisions
around, you know, around the cul de sac that would
be kind of, you know, two acre lots, acre and a
half lots, 10,000 square foot type stuff.

Al nost -- at this point backward | ooking, | really
think it would be, you know, if would be a shane if
sonebody did it. It's a -- this is an opportunity
to have a -- to nove out of the Rhode Island has to
be manufacturing. Manufacturing cones with its ups
and downs and traffic flow anyway. For a generally
| arge building, the traffic flow profile of this

IS -- it is great, and it's really a -- it is a
kind of infrastructure asset to the comunity. |
mean it's -- this is the demand in market.

MR. VI NCENT: One other question,

M. Chairman, maybe to M. Bannon. |In your report,
M. Bannon, you nade an estimate that 80 percent of

the traffic exiting wll go northbound, 295 --
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MR. BANNON: Correct.

MR. VI NCENT: -- another 20 percent
sout hbound. Can you descri be your assunptions, why
an 80/ 207

IMR. BANNON: For interstate access, as |
I ndi cated, the distribution conponent of it would
be regional. This is a spot adjacent to the -- an
I nterstate highway. So nuch of that traffic would
be destined to and from Twenty percent we
I ncluded for -- to the south for potenti al
enpl oyees fromthe residential areas of the
communi ty.

MR. VINCENT: Essentially, the interstate?

MR, BANNON: Yes.

CHAI RVAN SM TH:  Any ot her questions at
this point from-- yes, Conm ssioner Lanphear.

M5. LANPHEAR.  Through the Chair, for
M. Pinentel, please. | believe, M. Pinentel, and
pl ease correct ne if I'"'mwong, you testified that
when the property bel ow, neaning the condom ni um
property, was rezoned, it was wth the
understandi ng that this parcel, neaning the parcel
that's before us this evening would remain
i ndustrial; is that accurate?

MR PI MENTEL: \When the property bel ow was
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rezoned to permt the high density residential to
the B2, it clearly was done understanding that the
property to -- the abutting property was zoned and
classified industrial. But when you seek a zone
change, you al so have to denote what the
surroundi ng zoni ng desi gnations and the surroundi ng
| and use classifications are.

M5. LANPHEAR: And so your statenent is
that it was done with that -- with the
under standi ng that the industrial parcel would
remain industrial; is that correct?

MR. PIMENTEL: When you put forth a
proposal for a zone change, you have to -- and
you' re argui ng consi stency because you need to get
a recommendation fromthe conm ssion before you
nmove on to the council, you have to argue why the
zone change itself wll remain consistent wwth the
surroundi ng | and use cl assifications and zoning
designations. So that argunent would have had to
have been put forth to both this conmm ssion and
then eventually to the council. It could only be
my assunption, | wasn't there, so | have to believe
because |'ve argued these simlar argunents and
|' ve seen this as a planning techni que when you

establish gradients of |and use classifications.
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So you don't see sonebody zoning property to a | ow
density residential that abuts an industrial. But
when you establish each gradient, that's part of
the argunent. Way would this be appropriate? It's
I ndustrial. W're going high density, and then it
ki nd of buffers. As you go down each grade, it

| eads to |l ower density residential which is, as you
further go further down, you get |ower density and
so forth. 1|'ve got to believe that was the
assunption that was nade to argue consi stency
because clearly when they sought the zone change,

t he property has | ong been zoned industrial, had

| ong been classified, and that's been through
iterations of the Conprehensive Plan.

M5. LANPHEAR: So the basis for that
conclusion is your assunption based on your
experience?

MR. Pl MENTEL: Yup. Sure.

M5. LANPHEAR: Thank you.

MR. MURRAY: Yes, through the Chair, and |
under st and Conmi ssi oner Lanphear's question, |
don't think M. Pinentel intended -- | don't want
to create the inpression there was |inkage between
these two properties that, you know, we'll rezone

t he condom ni um property as B2 with the
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understanding that the 17 acres woul d be

I ndustrial. It was always industrial, and they
were separate ownership. The D Fazio famly owned
where the condom niuns were. M. Paolino bought
It, rezoned it to the B2, but the D Fazio's did not
own the industrial, the ML | and, the 17-acre site.
| understand why you ask the question, but | want

to clarify for the record that there was no express

| i nkage.
M5. LANPHEAR  Thank you, M. Chairnman.
CHAI RMAN SM TH:  Any ot her questions from
comm ssioners at this point? |If not, | would

invite nenbers of the public to conme forward. |
understand there -- you do have a spokesperson, and
so we have you first.

M5. GO NS: Good evening, M. Chairnman,
Menbers of the Conmission. M nane is Any (oins.
|'"'man attorney at Usilllo, Teitz, and R tch,
representing the Crossroad Condom ni um associ ati on
whi ch, as you know, is directly to the south of the
devel opnent site. Crossroad Condos is a 36-unit
residential condomniumthat's not age restricted,
but it is occupied predom nantly by seni or
citizens. And | think it's fair to say it serves

as a -- the residents consider this their
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retirement community.

| will try to be brief because the
occupants, the residents here, have been waiting
patiently. | just would reference the
correspondence dated October 28th that we submtted
to the planning commssion. And | really want to
enphasi ze the major point of that correspondence
was to argue that the only way that this proposed
devel opnent can be approved or shoul d be approved
to make it consistent with the Conprehensive Plan
Is for the CPC to inpose sone restrictions on the
devel opnent at this |evel of review and approval at
the nmaster plan stage. |It's critical to inpose
conditions related to site |layout, buffering, and
hours of operation.

M. Walsh stated that this would not be a
round-t he-cl ock operation. Unless the CPC inposes
restrictions, it absolutely would be a
round-t he-cl ock operation. And that woul d be one
of the specific requests from Crossroads that hours
of operation and particularly for trucks backing up
on the site that should be restricted and
prohi bited between, at a mninmum the hours of
11 PP.M and 7 A M

But to M. Vincent's question about can
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t he buil ding be noved, it should be noved and it

shoul d be shrunk. It should be reduced in size
because | think we can all ook at that site and
know that this it -- realize that this is an

unfortunate exanple of poor planning. And | think
the only way that the city council, in rezoning the
Crossroads property to permt the devel opnent of
that site for residential use, the only way they
woul d have nade that decision is in relying upon
your role as the CPCto restrict and condition
future industrial use on that site because | think
we all know that an unrestricted industrial use
does not belong imedi ately adjacent to a
residential conmunity.

So we do think there's sone room for
| nprovenent on the site plan. Perhaps a sound wal l
to mtigate sound inpact to the adjacent
resi dences. Certainly an increased buffer,
notw t hstandi ng the existing evergreens. And as |
said, hours of operation. W do want to point out
the specific section of the zoning ordi nance that
speaks to industrial devel opnent. That section,
17.020. 090K, and that reads in pertinent part as
follows: Property and buildings to be used for

I ndustrial purposes shall be designed and | aid out
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as to mnimze disturbance to adjacent property by
such features as buffer fences, planting, suitably
| ocated points of traffic ingress and egress, and
areas for |loading and parking. They shall conply
In addition to the requirenents applicable to the
district in which they are | ocat ed.

So we understand that an industrial use is
permtted as a right on this site, and we
under st and t he devel oper has the right to devel op
his property in a manner consistent with the
exi sting zoning, but we do think that as a matter
of proper planning, restrictions need to be inposed
upon the devel opnent site.

W have with us tonight Peter Friedrichs,
who is an expert in |land use planning. | apologize
for not having his resune avail able for the
conmm ssion to consider, but that will be submtted

to you through staff along with a report that you

wi Il receive well in advance of the next neeting.
We understand the no decision will be made tonight.
So we hope you'll consider M. Friedrichs' initial

comments tonight. But nore inportantly the
comments of the residents who | know that they've
engaged for the past fewnonths. So I'll |eave ny

comments at that tonight. [|'Ill ask M. Friedrichs
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to cone up and offer sone brief coments. Thank
you.

MR. FRI EDRI CHS: (Good eveni ng, nenbers of
the commssion. M nane is Peter Friedrichs. |
was the director of planning and econom c
devel opnent in Central Falls from 2015 to 2018, and
the city planner in Newport from 2019 to 2021.

So I'mjust beginning ny review of this
project, and there's just a fewthings | want to
point out. The first is that | think it's
I nportant to renmenber that although sone industrial
uses mght -- excuse ne. Although sone industri al
uses are permtted at the site, that does not
automatically nean that a devel opnent of this size
and this design can be approved by the planning
comm ssion. The planning conm ssion nust apply the
rel evant standards to this proposal and the
evi dence that's presented through the course of its
revi ew.

| want to al so touch on the traffic study.
| think everyone in this room knows how congest ed
Const ock Parkway can get. |It's inportant to nake
sure that this project does not be the straw that
breaks the canel's back. So |I'mlooking forward to

reviewi ng the peer review of that traffic study as
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well as the staff's comments on it. And, you know,
|' ve often said about how this property abuts
residential zones to the south, and I think --

just want to know that planning is |ooking very

cl osely at those intersections and nmaki ng sure that
the inpacts are felt equally across both sides of
that boundary. | think the condo association had a
| ot of foresight when it was devel oped to put these
tree buffers in here, and | think that needs to be
reci procated on the other side of the property
line. There was no way of know ng, you know, two
decades ago when this devel opment was built what
woul d be put on the industrial zone to the north.

G ven the -- you know, | would argue intense
vehicular traffic that will be |located here. There
needs to be sone sort of buffering so that the
residential properties are not unfairly inpacted by
the owner of this property's use.

And then | think, you know, there's a
couple of things |I've noticed on this site plan
that's been up on the screen here. The devel opnent
team has talked a | ot about their interest in
maki ng alterations to enhance the relationship with
the properties to the south, and I don't think that

show ng tractor trailers driving on the south side
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of the building as appears to be shown in this
di agram supports that. So | think that's anot her
thing that the comm ssion should be | ooking closely
at as it reviews this project, trying to keep those
tractor trailers on the north side of the buil ding.

And based on the devel oper's testinony, it
doesn't seemli ke that having tractor trailers in
the central area, in front of the wetl ands backi ng
up is really feasible, and there m ght be
opportunity for box trucks or maybe there's |ess
pavenent area, angle space, sone design
conbi nati ons that can be nade to better accommobdate
the needy natural features of this |ocation.

Beyond that, | concur with everything that
Attorney Goins has said, and |I' m happy to nake
nmysel f avail able for any questions fromthe
conmi ssi on.

CHAIl RMAN SM TH:  Are there any questions
from conmm ssion nenbers at this point?

MR. FRIEDRI CHS: Thank you.

MR. DUARTE: W/ Iliam Duarte, president of
t he condo association. As we've |earned nore and
nove over the |ast few nonths, it seens like this
Is a work in progress. Sone ideas have progressed

and changed, and concerned that there wll be nore
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changes and a |lot of things we object to are not
relevant right now W have to wait for the next
phase. And by then, things could have changed
again. So we were told originally there would be
no tractor trailers on the south side, and now I'm
confused. WII| there be or won't there be?

MR. WALSH. Just showi ng the safety,
that's a safety turn radius, to informeverybody,
just showing the fire, you know, fire truck,
what ever can go there. Those are car spaces.

MR. DUARTE: Are there docks on that side
of the building?

MR. WALSH:  No. Those are a hundred
percent car spaces.

THE REPORTER: Wit a minute. | can't get
this down. You're standing over there and the back
and forth --

MR. MARCELLO Hold on. Hold on. If you
could ask all you questions first, and then the
appl i cant coul d respond because --

MR. DUARTE: Ckay. One of ny questions
about the traffic, the traffic study, is that the
assunption there were 46 trips as an assunpti on.
That doesn't seem|like a viable business that can

operate a building that size with 46 trips a day.
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They going to nmake -- they're not going to nmake any
noney. You've got to have a dock serviced two or
three tinmes a day, and you' ve got 70 -- well, |
don't know how many docks anynore. It used to be
69. You've got to have them serviced three tines a
day. That's 200 trucks. That's not 46. That's
200 trucks in once and out again, and that's a | ot
of use on the highway. W're concerned about the
noi se, the lighting, the em ssions. There's a
school nearby that's got to deal with children
outside playing in their yard right next door. And
that's (inaudible) for the city.

So our concerns are nmany, but nobst of them
wll be at the next phase. So | want to yield at
this tinme and maybe Aldo would like to tal k.

MR TESTA: M nane is Aldo N. Testa. |
live at 12 Sweet Corn Drive in Cranston, Rhode
|sland. This is ny third attenpt at presentation
in front of the planning conm ssion.

First of all, as we look at this picture,
we're |l ooking at a flat picture. |It's not a three
di nensi onal picture. So rather than readi ng what
|'ve submtted already in ny report, I'd like to
just review a fewitens that are in the report.

The second thing that | notice tonight as
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you |l ook at this picture, all we've heard about was
peri pheral parts of the devel opnent. There's been
no witten reports as to the inpact of this in the
community. W know there's | andscape. W know
there's all these things that are going on; but we
don't get a picture. And it's |like sonething I
heard a few years ago, sone haven't heard it.
First approve it, and then we'll tell you what's in
it. | don't know think that works. 1'd like to
review a few points in the presentation that is
already in the record.

First point is a visual size and visual
| ook. We all know the trailer trucks and the size
of the building that's already in the plan. But
let's review sonme of the aspects of it. If you
| ook at this picture, it's just sandw ched in
bet ween surroundi ng what you would say nornal size
buil ding. There's a condom nium There's a bank.
There's a farm-- a nursery. There's an ice cream
shop. At the other corner, there's a restaurant.
And then there's other buildings around it. None
of them conpare to the massive size of what's being
put in this area.

This area is not considered an industri al

park. | envision industrial park as what's across
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the street in western industrial Cranston. There
I's various size buildings in that. None of them
even conpare to what is here.

In the report that was submtted, you | ook
at this as a three dinensional picture. Wen you
| ook at this building, it's -- and as | say, you
know, it's 800 feet |ong, 250 foot wde. And as |
said in ny report, if you're famliar wth Fenway
Park, Fenway Park wall is 231 feet. It tapers down
from37 to 34 feet. The size of this building is
three and a half tinmes the height -- I'"'msorry, the
| ength of Fenway Park's Green Moinster.

Secondly, again, you're looking at a fl at
picture. Gllette Stadiumhas a football field. A
football field is 57,000 -- occupies 57,000 square
feet. The size of this building, you could put
three and a half football fields in it. The sister
bui | ding of 70,000 square feet would fit one
football field plus 20 percent.

Second point would be safety and inpact on
Const ock Parkway. | noticed a gentl eman said that
we'll learn about trailer trucks exiting after.
Frominformation that | read, according to an exit
of a trailer truck, it needs nore than 15 feet curb

to curb fromthe mddle to the curb to exit. So |
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woul d say that that report should be produced
before this gets advanced any further.

One of the other areas at the point |
woul d just want to get on is health issue. Trailer
trucks will be going in and out. How long wll
they be running for? Wat's the Co2 em ssions?
This was all in the report that was put in there.
| don't want to be redundant. It's late. | know
everybody is itching to go hone, but we just can't
approve sonet hi ng wi t hout knowi ng what's going into
it. | didn't plan on getting too far into this
toni ght, but one of the other issues that cone up.
W are here -- why are we here tonight? The only
really report that we have was traffic study. W
have received nothing else. To ny know edge -- to
my knowl edge, there is not a structure of this size
and nunber of | oading docks in the city of Cranston
to conpare it with and to neasure the effects on
t he surroundi ng nei ghborhood, the surroundi ng area,
to determne the positive and negative effects.
There shoul d be additional inpact studies to
determ ne noi se | evels, diesel exhaust em ssions,
damage to wetl ands, water runoff, fire and safety,
sani tation, surrounding property values, inpact to

busi nesses in the area, |ighting, environnental,
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and the area image of this building.

These and ot hers not nentioned need i npact
studies. |Inpact study words and actions matter
before action is taken. Let ne cite an exanpl e.

In the traffic study -- in this traffic study,

begi nning with the introduction, Comnstock Parkway
Is defined as a roadway. One way to just overl ook
this actual neaning and deemit uninportant, the
Cranston City Council didn't think so. Odinance
of the city council, anmendnent on the Chapter
10-40-070 of the code of the Cty of Cranston
entitled, "Solicitation on roads prohibited." They
define -- they define what a roadway is. A roadway
shall be the portion of a public street, road, or

hi ghway i nproved, desired, or ordinary use for
vehicular traffic and extending fromone curb or
edge of pavenent to the opposite curb of the edge
of the pavenent, including | anes comonly used for
par ki ng and i ncluding center nedi ans and | anes --

| ane di viders. However, the road -- the term
"roadway" shall not be included to include any
street, road, or highway, one, having a paved
surface with no greater than 30 feet. | won't read
the whole thing. Item2, which traffic flows is

restricted in a single lane or traveling in
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opposite direction; and, 3, upon legal speed limts
t hat exceed 25 ml es per hour.

CHAIRVAN SMTH: | don't want to cut you
short. You nentioned sone inportant points, but if

you coul d kind of nove it al ong.

MR. TESTA: |I'mtrying to do the best |
can, sir. |I'mnot a public speaker.
CHAIRVAN SM TH: | understand. It's

getting very | ate.

MR. TESTA: In this instance, the study --
|"'mnot -- it's not too long. In this instance,
t he study does indicate Constock Parkway is 30
feet -- 30 feet wde with 15 foot |anes, and a 25
m |l e per hour posted speed, but nanes it as a
roadway. Words not -- m stakes happen. Studies
are needed. Since there is no current history of
t he warehouse of this size -- of this size, the
pl anni ng board shoul d seek studies and infornmation
before making their determ nation. One exanple is
t he possible health hazards by di esel em ssions.
Along with that, there are recomendati ons on
suggested safety nets. Land use handler, in
quotes, It was recommended that hones, schools, and
ot her sensitive |and use should be | ocated at | east

one thousand feet fromany facility that woul d
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ei ther generate, one, one thousand diesel trucks
per day, nore than twenty trucks per day with
di esel refrigeration units, or where diesel truck
refrigeration units would operate nore than 300
hours per week. The California south coast air
gual ity managenent district adopted a regulation
requi ri ng war ehouses of 100,000 square feet or nore
must take neasures to reduce the health inpact of
trucks, as well as other diesel, gasoline powered
vehi cl es. The soci oeconom c i npact assessnent
guoted, in quotes, noted that em ssions froma
war ehouse of 100,000 square feet or nore can affect
the health of those living .5 to 2 mles distant.
In conclusion, it's not only about the
traffic study; but after all the nentioned studies
have been concluded, is this the best |and use for
t he nei ghborhood and surroundi ng busi ness
communi ty? Thank you.
CHAI RVAN SM TH:  Thank you. | want to --
It was pointed out to ne, and | do want to add at
this point since we wll be continuing this to our
Decenber 7th neeting, anybody who was sone
addi tional comments that they would like to submt
to the staff, if you could have those in by

Decenber 3, that would allow the staff to be able
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to anal yze and include those concerns and comments
and questions. So Decenber 1st woul d be the
deadline. The neeting is on the 7th. But, yes,
get themin by the first. That would help the
staff process to be able to incorporate those into
the record. So -- okay.

MR. BARRY: Hi, Conm ssioners. M nane is
Jason Barry. | live at 1039 Scituate Avenue, the
little property next to the condos, one of two
nei ghbors as -- zoned as A80, which | heard a | ot
about tonight.

Wanted to express sone general concerns
considering it sounds like this is still in a very
general stage. One is the traffic inpact study
obviously still need further review, which is
getting its due diligence. |'mequally concerned
about itens |ike the turning radius on Constock
Parkway. | think everyone can relate to tractor
trailers being unable to nake the turns that they
need to make. Qutlined in the docunent that's
here, fromwhat | can see, it wouldn't appear that
the turning radius for the road that's there would
accommodate that as admtted by the group that's
here. W'IIl see that later. 1'd make the argunent

that the public can only operate on the information
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that it's given, which is the docunents that are
here. So that's the opinions that you' re hearing.
The nore information you can provide, the nore
adequately (inaudible), and the nore we can
potentially be for the plan.

The second is ny daughter and | live in
t hat house, and there's a preschool nearby. | have
obvi ous concerns around the noise and air pollution
as well as the light pollution produced by a
facility this size. [It's obviously an enornous
bui | di ng, and, you know, | woul d expect the CPCto
provi de due diligence necessary to nake sure that
abutting properties, as the council had noted, is
accommodat ed accordingly. The size and the scal e
of this devel opnent is obviously what | woul d
cl assify as egregious, though seem ngly having a
busi ness purpose. You know, by right, it obviously
falls to ML use zone, and it seens like it's being
used for warehouse purposes; but, again, we haven't
been really heard fromtenants that are going to be
in here, howthe land's going to be used. 1'd |ove
to get nore information on that, but it sounds |ike
we're in Stage 2 of 4. So | look forward to
heari ng nore.

As the plan continues to evolve, 1'd like
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to better understand the | andscapi ng plans as they
pertain to buffer approaching ny property in the
southern part of this |landscape. Specifically,
while there is a forested area that's off the
screen right now, but there is a forested area
bet ween ny house and the -- yeah, this is a good
| ook of nme and ny nei ghbor both have a pretty

si zeabl e forested area between us and your
building. It is largely deciduous trees and
deci duous understory. Wat that neans is that
starting in about two weeks, |'ll have a pretty
clear view all the way back to the industri al
conplex that's actually behind your building. |

| ook forward to working wth John Carter and his

group. | made nyself available for you to cone on
my property to take a look; but in general, if
nothing is done, |I'll be staring at the back of

your building fromny backyard. And, again, while
this process is ongoing, |'d be eager to engage
directly with anyone on your team

As a property owner, | grew up in Rhode
| sland, grew up in Cranston, city payer, taxpayer.
| can obviously see the benefits of a place |ike
this for Cranston, but | can also easily see the

drawbacks of a building this size. [It, you know,
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iIt's the size of a convention center. Actually,
It's the size of three convention centers, you
know, in ny backyard.

| obviously have concerns about that, but
| ook forward to hearing about how this plan
comm ttee and the applicant can work towards

findi ng an anenabl e solution for all parties

I nvol ved. | want you to be able to make use of
your |and; but, at the sanme tine, | want to be able
to use ny land as well. Thank you so nuch. Thank

you for your tine.

MR DUARTE: Bill Duarte. If it's
possible, it would be to everyone's advantage if
they could raise -- have a balloon put up so we
could see the height of the building fromwhere we
are. | don't know how that could be done, but |
I magine that it's possible. Then the | andowners
could all see what they're going to see, how nuch
above the tree line it is, if possible.

CHAIRVAN SMTH:  It's not unusual. Any
ot her comments? And, again, we will be back on the
7th. So |'mnot hearing any additional coments at
this time. So here's the recommendati on.

MR. MC LEAN. Doug MLean, princi pal

pl anner with the city again. Any interested
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parties, | highly encourage to stay engaged. These
comments are hel pful to us in advance of the tine
in which we draft the staff nenorandum Again, on
the straight line that the date that's nost hel pful
to receive comments or any witten materials would
be by Decenber 1st. That gives ne a few days to
process that in advance of ne witing the staff
recommendation on this project. That really,

rather than receive all the comments witten, |'d
rather receive themin tinme for nme to reflect on
them You're always wel cone to provide oral
coments at the neetings. W' re confident that
gives us tinme to digest it and to better understand
the concerns on the table. So thank you for that
consi derati on.

And just to briefly remnd the
recommendati ons of staff on the table for this
evening is due to the fact that the traffic
analysis is still under review by city staff and
the city's third party peer review traffic
engi neers, the staff recommends the pl anni ng
conm ssi on conti nue the Constock devel opnent naster
plan public informational neeting to Decenber 7th
at 6: 30.

CHAIRVAN SM TH: Ckay. At this tine, |
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will entertain a notion to continue this to
Decenber 7th neeti ng.

MR. VINCENT: M. Chairman, |'ll nake that
notion. After a second, | do have a question about
peer review of | andscape architecture.

MR. MJURRAY: |I'msorry. | couldn't hear
you - -

MR. VINCENT: M question was a peer
review that we woul d begin sooner than later with a
| andscape architect to assess the quality and the
ef fectiveness of buffering | andscapi ng.

MR. MJURRAY: Through the Chair, |
understand it's within the purview of the
comm ssion to request that. |'mnot sure at this
poi nt we have anything for peer review. That would
be ny only concern is that, you know, we are --

M. Carter has gone as far as he can tonight. W
need to, you know, we need to know do we have a
master plan. Can we then go design and do a design
of the site and incorporate |andscapi ng which, at

t hat point, could be, you know, reviewed by a peer
review. So that would just be ny response,
respectful ly.

MR, VINCENT: | respect that, M. Mirray,

but | think there's a lot to be said for assessnent
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of existing conditions, especially in plans that we
want to see preserved and all that can be done
earlier, saving tine for you as well as this
conm ssion. And as Doug said, the sooner we can
get the information, the better we can nake our
I nformed deci si on.

MR, MC LEAN. Just the staff will briefly
comment on that. It is staff's intent to ask for a
peer review of the | andscape plan, but we feel that
woul d be nost appropriate to handle on the
prelimnary plan stage where the | andscape plan is
a required elenment of the application materi al s,
and the full details would be available to us. It
is a fair and valid question. As to what's in
front of us right now, we fully understand it. |
t hi nk the nost val uable piece of information in the
current | andscape concept plan was giving us very
specific information on the conditions,
specifically along that southern border. | think
that was a benefit to understanding what's there,
to having sonme existing conditions. | don't
bel i eve you woul d need a peer review to validate
that what's shown on the plan is accurate and
valid, but the concepts that are there really

reflect out enough at this stage to anticipate that
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a peer review would result in any high val ue
Information, but | certain want and expect a peer
review as the next stage of the application. That
woul d be ny perspective on that issue.

MR. MJURRAY: Through the Chair, can | just
el aborate on that. You know, | think I'd be
wlling to get up, talk to ny client, but I think I
feel confortable, you know, | think we can
coordi nate a subm ssion of a nore enhanced or
updat ed | andscape plan that coul d be peer reviewed
prior to us getting to a prelimnary plan stage.
So -- so that we're not -- you know, we don't get
here, M. Carter shows us the plan, and then you
say we need that at a peer review. Wth the
comm tnment that we would try and coordinate with
the staff a tinely subm ssion of a plan, we could
then -- the staff would then have a peer review
You have the benefit of it. That would just be ny
of fer.

MR. VI NCENT: That sounds reasonabl e.

MR, PEZZULLO M. Chairman, | just want
to add sonething along those lines. Even before
prelimnary plan submi ssion, it's best for -- we
have to go t hrough devel opnent plan revi ew and

that's where the plans are required, and that's
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when we would do the -- vetting that plan. So we'd
have a very fully flushed plan in peer review at
DPR stage, going into prelimnary plan, but not at
this stage.

CHAl RMAN SM TH: Ckay. W do have a
notion on the floor from Conm ssioner Vincent to
continue this matter to the neeting of Decenber
7th. 1Is there a second?

MR. MASON: Second.

CHAI RMAN SM TH:  Seconded by Conmi ssi oner
Mason.

(VO CE VOTE: PASSED)

CHAI RMAN SM TH:  The matter wi Il be

cont i nued.

(ADJOURNED AT 11:30 P. M)

kkkkikhkkkkikhkkkikkikk*k
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CERT-I-F-1-CAT-E

|, RONALD M RONZI O, Notary Public, do
hereby certify that | reported in shorthand the
f oregoi ng proceedi ngs, and that the fore80|ng
transcri pt contains a true, accurate, and conplete
record of the proceedings at the above-entitled
heari ng.

| N WTNESS WHERECF, | have hereunto set
hand and seal this 22d day of Novenber, 2021.

ot I e,

REPORTER

My COW SSI ON EXPI RES:  July 24, 2025
IN RE: Cranston Pl anni ng/ Const ock I ndustri al
DATE: Novenber 2, 2021
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           1                     STATE OF RHODE ISLAND



           2                       CITY OF CRANSTON



           3                     CITY PLAN COMMISSION



           4



           5      PROCEEDING AT HEARING    :

                                           :

           6      IN RE:                   :

                                           :

           7      COMSTOCK INDUSTRIAL      :



           8

                                           DATE:  November 2, 2021

           9                               TIME:  6:30 P.M.

                                          PLACE:  Cranston City Hall

          10                                      Council Chambers

                                                  Cranston, RI

          11



          12

                  BEFORE:

          13

                         MICHAEL SMITH, CHAIRMAN

          14

                         KEN MASON

          15

                         FREDERICK VINCENT

          16

                         KATHLEEN LANPHEAR

          17

                         ANN MARIE MACCARONE

          18

                         ROBERT COUPE

          19



          20      PRESENT:



          21      FOR THE APPLICANT . . . . ROBERT MURRAY, ESAQUIRE



          22      FOR THE PLANNING BOARD  . STEPHEN MARSELLA, ESQUIRE



          23



          24



          25
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           1               CHAIRMAN SMITH:  Comstock Industrial.



           2      Okay.  This is a public informational meeting.



           3      Master plan major land development for Comstock



           4      Industrial.



           5               MR. MC LEAN:  Good evening, Commission



           6      Members.  I'll be brief in my overview of this



           7      proposed project.  I'm aware that the applicant



           8      team is here and will provide further details.  I'm



           9      also aware there's substantial public interest in



          10      this, and I will allow time for that.  My overview



          11      tonight which is focused on the background



          12      information and context of this proposal.



          13               With any major land development proposal



          14      there are four stages of development application.



          15      We're in Stage Number 2 right now.  This did



          16      receive a pre-application review by this commission



          17      just a few months ago.  At that point, the



          18      applicant gave a brief overview of their conceptual



          19      plan.  There were some abutters present and



          20      dialogue and public comments were taken.  Since



          21      that point, the plans have been further refined.



          22      They have submitted a full and complete master plan



          23      application to the city.  We're here tonight to



          24      hear the presentation on that master plan



          25      application and to receive any public comments and
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           1      other feedback that there may be, and to begin the



           2      discussion at the master plan stage.



           3               I would note there are two other stages of



           4      development that will follow the master plan



           5      proposed stage.  That would be the preliminary plan



           6      proposal that would come only after a successful



           7      decision is reached on or -- an approval is reached



           8      on the master plan stage.  The preliminary plan



           9      stage is where the bulk of the engineering details



          10      will be presented.  Following that, there is also a



          11      final plan submission that is reviewed to account



          12      for any changes or revisions that might be made



          13      through the preliminary plan review.  So we are at,



          14      Stage Number 2 out of 4 tonight.



          15               The applicant, as part of this



          16      application, is seeking to construct two buildings,



          17      totaling approximately 270,000 square feet of uses



          18      that will be consistent with uses allowed in the M1



          19      zone, such as manufacturing, warehousing, and



          20      trucking activities, as well ancillary office uses.



          21               Just some brief records that will be



          22      available for any interested parties throughout the



          23      course of this evening.  You can ask to have any of



          24      these records referenced.  This aerial view of the



          25      subject parcel, the boundaries you see around it is
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           1      the 400-foot radius.  The subject parcel is



           2      demarcated in orange with the 400-foot radius



           3      around that.  This says a partial of that is



           4      currently undeveloped, partially wooded, has a



           5      couple of wetland complexes, and has sufficient



           6      frontage on Comstock Parkway.



           7               Here's the zoning map to show the current



           8      status of zoning.  The parcel is currently zoned



           9      M1.  That's an industrial zone.  The uses that are



          10      being requested as part of this master plan



          11      application are by right uses.  I should note that



          12      no zone change or variances are being associated



          13      with this master plan request at this time.



          14               There's a future land use map that



          15      essentially establishes the foundation of the



          16      zoning map.  In this case, the future land use map



          17      does designate the parcel as industrial.



          18               An aerial view to give some perspective on



          19      the subject parcel and the surrounding conditions.



          20      Here's the proposed site plan.  This is a



          21      conceptual site plan now at this point.  Changes to



          22      the site plan could be made through the course of



          23      review and also between this stage of application



          24      and the next preliminary plan stage of application



          25      where there will be more details.  This is, at this
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           1      point, conceptual layout out of the proposal.



           2               There's a conceptual landscape plan that



           3      I'll just reference at this stage.  A fully



           4      detailed landscape plan is not required as far as a



           5      master plan.  However, the applicant has provided



           6      this to give a general sense.  The applicant also



           7      provided this to provide a very specific



           8      understanding of existing conditions along the



           9      southern boundary of the subject parcel.  You'll



          10      see that, where the arrows are, there's a number of



          11      trees.  I think the applicant felt it was important



          12      to establish what were the existing conditions



          13      along this property line, just for means of



          14      discussion and understanding.



          15               So I'll give the staff recommendation at



          16      this point.  I know there won't be a vote taken on



          17      the recommendation until after we've heard from all



          18      the members; but I would note that at this stage of



          19      development, we do receive a traffic impact



          20      analysis from the applicant.  The applicant has



          21      submitted that to us, and that is still under



          22      review.  The city has procured, at the applicant's



          23      cost, a third-party peer review by a traffic



          24      engineer of the impact analysis the applicant has



          25      provided.  Additionally, the city staff, our
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           1      traffic bureau and planning department, also



           2      conducted review of that.  Those reviews are still



           3      in process.  Because of that, staff is not in the



           4      position to offer a recommendation on this project



           5      at this time.  However, this project does -- there



           6      is significant interest.  There are other aspects



           7      of this project.  This evening is really to begin a



           8      conversation to hear and to listen and to learn



           9      from any comments that are made and from the



          10      presentation by the applicant.



          11               So with that being said, that concludes



          12      the staff overview and recommendation, and we can



          13      revisit this recommendation at the conclusion of



          14      this.



          15               CHAIRMAN SMITH:  Thank you, Mr. McLean.



          16      Does the applicant wish to make a presentation at



          17      this time?



          18               MR. MURRAY:  Thank you, again,



          19      Mr. Chairman.  Again, for the record, Robert



          20      Murray.  I'm the attorney of record for Comstock



          21      Industrial, LLC, the owner of the property on



          22      Comstock Parkway.  My offices are at 21 Garden City



          23      Drive in Cranston.



          24               We have several witnesses to offer this



          25      evening.  I know you've had a long meeting already.
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           1      We'll try and be brief.  But this is an important



           2      project to not only my client, but area residents.



           3      And I know you'll give it the same thoughtful



           4      consideration that you do on all your applications,



           5      and I ask for your indulgence to allow us to



           6      present as much information tonight to inform not



           7      only the commission, but the public as to what this



           8      project is and what it isn't because frankly in a



           9      lot of times in these things, people have



          10      misinformation, misconceptions, and we want to try



          11      and set the record straight so everybody can



          12      understand exactly what's being proposed here.



          13               Let me just introduce a few people that



          14      are joining us this evening.  First, to my right,



          15      in the front row is Mr. John Walsh.  John is a



          16      Rhode Island native, and he is the principal of



          17      Comstock Industrial, LLC, and he's leading the



          18      development team for this project.  On this side,



          19      sitting next to him is Len Bradley, a professional



          20      engineer, with DiPrete Engineering.  DiPrete



          21      Engineering is the project engineer on this



          22      project.  Len -- Len's associate to my left, Dana



          23      Nisbet, a professional engineer, is going to make



          24      the presentation of the plans that are before you



          25      and what we've -- what information we have
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           1      available tonight.  Seated next to Dana is Edward



           2      Pimentel.  Mr. Pimentel has testified before this



           3      board on numerous times as an expert in the area of



           4      land use and specifically his testimony tonight



           5      will be about consistency with the Comprehensive



           6      Plan and zoning.  And to his left is John Carter.



           7      John is a registered landscape architect in the



           8      State of Rhode Island.  His plan was on the screen



           9      a few minutes ago.  John is working with John



          10      Walsh; and as we get to later stages of the



          11      development, landscape, I think, will come more



          12      into play; but John's been involved at the early



          13      stage here so we can talk a little bit about the



          14      existing screening and landscaping.  And finally to



          15      John Carter's left is Paul Bannon.  Paul is a well



          16      known individual to this commission and other



          17      Cranston agencies.  He's a traffic engineer with



          18      Beta Engineering.  He has provided a lengthy



          19      traffic analysis and study for the staff and your



          20      peer review traffic expert, Fuss & O'Neill, and



          21      Paul will offer testimony tonight on his



          22      observations, analysis, and study that he's



          23      conducted out on Comstock Parkway as it relates to



          24      this project.



          25               Just as we're talking to the stenographer,







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                    9







           1      in many ways sometimes, Mr. Chairman, I just want



           2      to put on the record a few things.  First, as part



           3      of our submission for the master plan, I believe we



           4      submitted a complete application and accompanying



           5      material.  We have received a certificate of



           6      completeness from the planning department, which is



           7      dated the same.  The application is dated and



           8      certified October 29.  And as part of our



           9      submission, we've included the plans sent that



          10      DiPrete Engineering's prepared.  There's a project



          11      narrative that you have from DiPrete Engineering.



          12      There is a letter from Mr. Walsh talking a little



          13      bit about his approach and interest and plans for



          14      this property.  You have the Comprehensive Plan



          15      analysis from Mr. Pimentel.  You have a traffic



          16      analysis from Mr. Bannon of the Beta Group.  We



          17      have already had the wetlands on this site



          18      delineated, and we have a letter of confirmation



          19      from the Rhode Island Department of Environmental



          20      Management dated September 17th of this year.



          21      Lastly, we have -- the other item I want to point



          22      out is we submitted a zoning certificate from the



          23      zoning official, Stanley Pikul, dated September



          24      13th, and that was obtained for the purpose of



          25      identifying those uses within the M1 zone that are
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           1      allowed by right.  There are, as you know under the



           2      zoning code, we have uses in our scheduled uses,



           3      some that are allowed in various zones, some that



           4      are allowed by special use permit from the zoning



           5      board, and those that are prohibited.  Any of the



           6      discussions we're having tonight of possible uses



           7      for this property are all allowed in the M1 zone as



           8      a matter of right.  No relief would be necessary



           9      from the zoning board.  And we're not -- we are



          10      planning to develop this in accordance with the



          11      zoning as it has been long established by the city



          12      council in the schedule of uses of our zoning code.



          13               I want to emphasize to everybody as



          14      Mr. McLean stated, we are at the master plan level.



          15      We probably have more information tonight for you



          16      than we might normally have.  But I just want to



          17      note for the record that right out of your



          18      regulations, the purpose of the master plan stage



          19      of review is to provide the applicant with the



          20      opportunity to present an overall plan for a



          21      proposed project site outlining general, rather



          22      than detailed, development intentions.  The master



          23      plan describes the basic parameters of a major



          24      development proposal rather than giving full



          25      engineering details.  I only say that because some
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           1      of the discussion I've observed over the last



           2      several weeks, people -- comments would seem to



           3      indicate that, you know, we don't know enough at



           4      this stage, and there is a lot of misinformation.



           5      We are at the master plan stage, conceptual



           6      approval.  From here, if we obtain master plan



           7      approval, just so everybody understands the



           8      process, we would then engage or continue to engage



           9      DiPrete Engineering, Mr. Walsh would, to do full



          10      detail engineering on this site.  We have not done



          11      any drainage analysis.  We haven't designed the



          12      drainage system, how water will be handled on this



          13      site.  We know where the wetlands are, but DiPrete



          14      Engineering will go ahead and detail the



          15      engineering.



          16               After that happens, it will be -- we'll



          17      make an application to the Rhode Island Department



          18      of Environmental Management for the purpose of



          19      obtaining a permit to build on this site.  We are



          20      cognizant of the existing wetlands on both sides of



          21      the property, and we will design the buildings, and



          22      the infrastructure to meet all DEM regulations.



          23      Once that review is completed, we would anticipate



          24      a permit to be issued.  That will then allow us to



          25      come back next year for two levels of approval.
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           1      First, we would go to the development plan review



           2      committee, which is the technical review process



           3      within the city.  To the benefit of the public,



           4      that's made up of five departments, the planning



           5      director, public works, fire, building inspection,



           6      and traffic.  And we will, at that point, present a



           7      much more detailed plan including everything from



           8      lighting to the engineering design that will be



           9      reviewed by the city, landscaping.  And that will



          10      be the next level of approval we would need in



          11      order to come back here to the planning commission



          12      for a preliminary approval.



          13               So there's quite a bit of work to be done,



          14      quite a bit of information to be sorted out, but we



          15      believe we have a good start this evening.  The



          16      last step I would just note for the record is final



          17      plan approval and that is typically handled



          18      administratively by the staff, and we would do that



          19      at some point when we have all the permits and



          20      approvals necessary.



          21               Dana Nisbet is going to come up and



          22      testify first.  I just want to make a couple other



          23      general observations.



          24               This property is on Comstock Parkway.



          25      It's a 17.3 acre site.  It's zoned M1.  It's Lot 46
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           1      on Assessor's Plat 36.  Comstock Industrial, LLC, I



           2      believe, acquired this in May of this year from the



           3      former owner.  Prior to this evening, we have tried



           4      to engage in a dialog with some of our neighbors,



           5      and I want to thank Mr. Duarte, president of



           6      Crossroads Condominium Association.  He was



           7      gracious enough -- he came to my office with his



           8      executive board.  Mr. Walsh and I met with him to



           9      share this.  This is before the pre-application



          10      meeting.  Did that on August 23d.  We then asked



          11      for the opportunity to come out onto the



          12      condominium property to look at the buffer, the



          13      existing buffer, and understand the landscaping



          14      from their side of the property line.  Obviously,



          15      we can look at it from our side.  We have



          16      substantial substantial trees.  And on September



          17      27th, Mr. Duarte again was nice enough to host us,



          18      Mr. Walsh, myself, and John Carter, and Mr.



          19      Carter's associate, so they can have a better



          20      understanding of the existing buffering there which



          21      we will testify shortly is substantial.  And so I



          22      want to thank them for that opportunity.



          23               You know, I've been doing this a long



          24      time.  I understand that any time you have a use



          25      that is not directly compatible with the adjoining
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           1      property, it causes concern for people.  But I want



           2      to underscore that this property has been and is



           3      zoned industrial.  It was always intended to be



           4      industrial.  It's part of the, what's commonly



           5      referred to as the Western Cranston industrial



           6      area, that has been developed over since the '80's.



           7      I think Mr. Vincent was planning director when we



           8      started.  I worked in the mayor's office.  I



           9      remember there's a gentleman out there Robert



          10      Patalano (phonetic), who did a lot of the



          11      development out there and laid the groundwork for



          12      Cranston to have at our northwest corner, an



          13      industrial area to attract jobs, attract employers,



          14      and to help expand the commercial tax base.



          15               Over time, we have seen, particularly as



          16      we get close to Scituate Avenue, there have been



          17      other uses, and this is my term, not a planning



          18      term, have creeped in.  The fact of the matter is



          19      where Crossroad Condominiums are at the bottom of



          20      that screen, that property was rezoned in 2001.



          21      The portion right at the bottom was zoned M2, which



          22      is the heavier industrial area, and the front



          23      portion on Scituate Avenue, which is zoned A80, I



          24      was not involved, but Frank Paolino was the



          25      developer who did those condos.  He came to the
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           1      city council, and they rezoned it B2.  So the M2



           2      became B2 to allow multi family, all the while the



           3      property right to the north, I'm sorry, to the west



           4      remained industrial.  So those condos were



           5      developed adjacent to a 17-acre industrial site.



           6               I will say, based on everything I know in



           7      the city, and I'll defer to Mr. Pezzullo and his



           8      staff.  This is probably the largest undeveloped



           9      parcel of industrial land in the city today.  It --



          10      while some residents don't want to hear this, this



          11      presents a tremendous opportunity for the city in



          12      terms of economic development for commercial



          13      development to expand the commercial tax base.



          14               There will be some comments that will come



          15      forward here that, you know, this is the time to



          16      lift the drawbridge, and we should not allow this.



          17      Well, the city council and the fathers of the city



          18      have determined that this area of Cranston, the



          19      western Cranston industrial area, is appropriate



          20      and, if anything, whether it's Harbor One Bank,



          21      Pumpkin Patch Early Learning Center, and the



          22      condos, those are the -- those are the outliers in



          23      many ways.  It was the predominant use in this area



          24      as Mr. Pimentel will testify is the industrial



          25      zone.
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           1               You know, the last comment I want to make



           2      before Dana comes up is that, you know, over time,



           3      you have seen me come before you requesting support



           4      for properties to be either through variance, you



           5      know, industrial properties, that there was no



           6      industrial development for, and asking through the



           7      zoning board for a variance for a commercial use,



           8      you know, and I've seen this in the Pettaconsett



           9      industrial park, I've seen it out in Western



          10      Cranston, some of these smaller buildings that



          11      become vacant and, you know, there's a whole



          12      approach that Mr. Walsh is going to talk about, you



          13      know, we don't have the demand that we once had for



          14      these small industrial buildings.



          15               This is an exciting proposal.  It makes



          16      sense for the property, and Mr. Walsh will



          17      articulate why this is an opportunity that we



          18      should consider.  With that, Mr. Chairman, I'd ask



          19      you to allow Dana Nisbet to come up.  I have a few



          20      introductory questions, and then she's going to



          21      speak.  And then we'll follow up with a few other



          22      questions with her.  Dana.



          23               Dana Nisbet is a professional engineer



          24      with DiPrete Engineering.  She did testify at the



          25      pre-application meeting.  So, Dana, I'm just going
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           1      to allow you to introduce yourself, some of your



           2      background, and your involvement in this project.



           3               MS. NISBET:  Good evening.  My name is



           4      Dana Nisbet, professional engineer with DiPrete



           5      Engineering.  I have a bachelor's degree and



           6      master's degree both in environmental engineering,



           7      and I've worked in the civil field for seven years



           8      now.  Professional engineer for at least the last



           9      five years.



          10               MR. MURRAY:  Why don't you, at this point,



          11      give a general overview of the project and the



          12      plans that you've worked on, and then we'll follow



          13      up with some questions for you.



          14               MS. NESBIT:  I'll try to keep this brief.



          15      I know it's getting late.  The site is located on



          16      the east side of Comstock Parkway.  It crosses the



          17      intersection of Western Industrial Drive.  The site



          18      is just over 17 acres, currently zoned M1 in the



          19      western Cranston industrial area.  DiPrete



          20      Engineering completed on ground survey as well as a



          21      property boundary that you see on the survey site



          22      plan.



          23               The site is currently undeveloped and



          24      mostly wooded.  The topography slopes generally



          25      inward from both the front and the rear of the
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           1      property towards one of the two onsite isolated



           2      wetlands.  These wetlands were located and flagged



           3      by DiPrete Engineering and verified under the



           4      recent wetland edge verification by DEM with all



           5      the appropriate buffers.



           6               The site is not in a flood hazard area.



           7      There's no existing flood plain.  There are no



           8      designated state or local conservation lands or



           9      national heritage areas located on the property.



          10      DiPrete also completed soil evaluations to identify



          11      the soil type and groundwater tables around the



          12      site to determine potential areas of drainage



          13      facilities.  We have both water -- public water and



          14      public sewer available on Comstock Parkway.  We



          15      have submitted the applicable availability letters



          16      from the municipalities confirming that as part of



          17      the master plan submission.



          18               The development includes two large-scale



          19      industrial buildings.  Building 1 to the rear of



          20      the site is just under 200,000 square feet.



          21      Building 2 at the front of the site is 70,000



          22      square feet with 6,000 square feet dedicated for



          23      office space.  We've worked through several



          24      different iterations of the site plan with the



          25      developer, being conscious of the nearby
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           1      residences, and we felt that this site was the most



           2      sensitive to the neighbors, with the only car



           3      traffic on the south side of the larger building



           4      and the west side of the smaller building, which



           5      would be the front of the building, in keeping all



           6      of the loading and truck traffic to the rear of the



           7      building.  We will be proposing one curb cut onto



           8      Comstock Parkway that will wind up on Western



           9      Industrial Drive.  And some truck circulation is



          10      shown on the site plan that will demonstrate that



          11      either the large trucks, as well as emergency



          12      vehicles, will be able to move around the site



          13      easily.  Beta Group has dimensions and submitted an



          14      updated traffic study.  Paul Bannon will be here



          15      and will talk more on the traffic.



          16               The conceptual landscape plan has also



          17      been submitted by John Carter & Company.  John



          18      Carter is also here to assist and speak in more



          19      detail.  Overall, the site plan as shown is not



          20      requesting any dimensional variances or zoning



          21      relief, as well as the required setbacks, building



          22      heights, and lot coverage requirement.  As we've



          23      already discussed, the drainage design will be



          24      completed in the next stages of the project.  We



          25      also need to submit fully and hear plans to receive
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           1      our RIPDES, as well as the wetlands permit before



           2      we come back for preliminary plan with the city.



           3               And these plans will conform to all of the



           4      local and state design plans as well as the storm



           5      water management regulations.  I think that



           6      completes my presentation.



           7               MR. MURRAY:  Thank you.  Dana, let me just



           8      ask a quick couple of questions.  First of all, I



           9      want to talk about the intensity regulations for



          10      the M1 industrial zone.  Each zoning district has



          11      certain intensity regulations that you must follow



          12      with respect to the setbacks, lot coverage, et



          13      cetera.  The plan that's before the board this



          14      evening, in your opinion, does that comply with the



          15      intensity regulations for the M1 zone?



          16               MS. NESBIT:  Definitely.  Yes, it does.



          17               MR. MURRAY:  And I just want to talk about



          18      them.  First of all, in an M1 zone, you're required



          19      to have a minimum of 30,000 square feet of land.



          20      Do we have that?



          21               MS. NESBIT:  Yes, we do.



          22               MR. MURRAY:  We have 17 acres.  The --



          23      you're required in an M1 zone to have 150 feet of



          24      frontage along the street, and the street width of



          25      -- the frontage width.  Do we have 150 feet along
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           1      Comstock Parkway?



           2               MS. NESBIT:  Yes, we do.



           3               MR. MURRAY:  Okay.  The setback in an M1



           4      zone is 40 feet.  And as depicted there, and I



           5      particularly mentioned Building 2, do we meet the



           6      40-foot setback along Comstock Parkway there?



           7               MS. NESBIT:  Yes.  I believe we have in



           8      excess of the 40 feet front yard setback.



           9               MR. MURRAY:  The next setback intensity



          10      regulation is side yard, and in an M2 -- M1 zone,



          11      strike that, in an M1 zone, you have to have a



          12      minimum side yard of 20 feet; is that correct?



          13               MS. NISBET:  Yes.



          14               MR. MURRAY:  And I'm particularly drawing



          15      attention to the bottom of the screen, on the



          16      easterly side of the property, that side setback as



          17      shown there with the parking leading up to the



          18      purple building, is that in excess of 20 feet?



          19               MS. NESBIT:  Yes, it is.



          20               MR. MURRAY:  In fact, it's probably, at



          21      that point, at least sixty feet; is that fair?



          22               MS. NESBIT:  Yes.



          23               MR. MURRAY:  Because you have parking



          24      perpendicular to the building of 18 feet, you have



          25      24 feet of aisle width, and then another 18 feet of
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           1      parking, is that --



           2               MS. NESBIT:  Correct.



           3               MR. MURRAY:  So that's how the parking's



           4      60 feet, correct?



           5               MS. NESBIT:  Correct.



           6               MR. MURRAY:  The last two ones -- last two



           7      dimensions I want to talk about is the rear



           8      setback, which is required to be 30 feet.  Does the



           9      plan that you prepared for the board and submitted



          10      this evening, does that have a rear setback of at



          11      least 30 feet?



          12               MS. NESBIT:  Yes, it does.  And for -- the



          13      setback that is shown on this plan is the dark



          14      yellow line.



          15               MR. MURRAY:  Good to know.  Okay.  I see



          16      it.  All right.  The last issue, as proposed here



          17      based on the information you have from the



          18      developer, none of -- while we don't have elevation



          19      yet, none of the buildings proposed here are



          20      supposed to be taller than the allowed 35 feet, as



          21      far as you know; is that correct?



          22               MS. NESBIT:  That's correct.



          23               MR. MURRAY:  And the last topic I want to



          24      talk about is the lot coverage.  In an M1 zone,



          25      you're allowed to have building lot coverage of
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           1      60 percent; is that correct?



           2               MS. NESBIT:  Yes.



           3               MR. MURRAY:  And with the 70 acres, and I



           4      don't want to ask you to do the math in your head,



           5      but the plan that's before us this evening, do we



           6      meet the -- do we comply with the requirement that



           7      we not exceed 60 percent of the site with building



           8      coverage?



           9               MS. NESBIT:  Yes.  As shown, we have about



          10      a 36 percent building coverage.



          11               MR. MURRAY:  Okay.  Just a few more



          12      questions if I could.  And some point in the



          13      process, the planning commission is going to have



          14      to make findings of fact under state law, and those



          15      are typically made in conjunction with the various



          16      approvals, but the most important one is obviously



          17      the preliminary approval when you have full detail



          18      plan, but as we stand here tonight, in your



          19      opinion, is this development as proposed at the



          20      master plan level, in compliance with the Cranston



          21      zoning ordinance?



          22               MS. NESBIT:  Yes, it is.



          23               MR. MURRAY:  And based on your information



          24      that you have available, are you aware of any



          25      significant environmental impacts from this
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           1      proposed development?



           2               MS. NESBIT:  None that I'm aware of.



           3               MR. MURRAY:  I would ask -- will this



           4      development, will it result in the creation of any



           5      lots with any physical constraints to development



           6      it, that building on those lots according to the



           7      pertinent regulations and building standards, would



           8      be impracticable?



           9               MS. NESBIT:  No, it wouldn't.



          10               MR. MURRAY:  My last question is one of



          11      the findings of fact this commission must find is



          12      that all proposed land developments have adequate



          13      and permanent physical access to a public street.



          14      The plan that's been submitted this evening at the



          15      master plan level, does that meet that requirement?



          16               MS. NESBIT:  Yes, it does.



          17               MR. MURRAY:  Mr. Chairman, I have not



          18      other questions of Ms. Nesbit at this point.  I



          19      don't know if you want to hold questions from the



          20      commission at this point, or we'll engage however



          21      you like.



          22               CHAIRMAN SMITH:  I think we will, as we



          23      customarily do, hold all the questions until the



          24      full presentation has been made.



          25               MR. MURRAY:  That's fine.  Our next
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           1      witness will be John Carter -- I'm sorry, Mr. --



           2      I'm looking at him.  I jumped right over him.



           3      Mr. Pimentel.



           4               Let me just briefly introduce Mr.



           5      Pimentel.  As I stated earlier, Edward Pimentel is



           6      a consultant that has worked with my office and was



           7      engaged by Mr. Walsh on this project.  He has



           8      testified before this commission on numerous



           9      occasions in the area of Comp. Plan analysis,



          10      consistency with the zoning and Comp. Plan.  He's



          11      been engaged for that purpose.  He's prepared a



          12      report that we've considered with our application



          13      and is part of the exhibits in your file.



          14               Mr. Pimentel, I'll allow you to proceed



          15      forward, and then we'll follow up.



          16               MR. PIMENTEL:  Sure.  So I have been an



          17      urban planner for approximately 35 years now.  I've



          18      worked in every single town in the State of Rhode



          19      Island, throughout southeastern Massachusetts.  We



          20      have had a small resurgence in the State of



          21      Florida.  But in the last 30 years, it's primarily



          22      concentrated State of Rhode Island and throughout



          23      southeastern Massachusetts.



          24               Given that long history in the planning



          25      field, you would have thought that a large
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           1      component of that would have been seeing a



           2      resurgence in industrial development, seeing as we



           3      are an old state, and we have a lot of old



           4      industrial resources.  The reality is I've



           5      experienced a little bit of it.  I'm ecstatic to be



           6      a planner when we were able to consolidate perhaps



           7      one of the premier cabling operation -- cabling



           8      manufacturers in the country.  We were able to



           9      consolidate them and retain them in one of the



          10      industrial parks in the Town of Cumberland.  But



          11      that is a very small component of my development



          12      experience.



          13               More so, I've actually been involved more



          14      in seeing the loss of industrial facilities.  I've



          15      assisted in writing ordinances to see conversion of



          16      mill sites to mixed use facilities.  I was the



          17      expert in the Scituate Hope Mill, et cetera, et



          18      cetera.  The reality is a lot of these properties



          19      either, A, are no longer conducive to industrial



          20      development or, sadly enough, you have lost any



          21      property owners that have an expectation to realize



          22      viable usage of their property and there just



          23      wasn't any desire for industrial development.  And



          24      it's been like that for about 25 to 30 years.  All



          25      of a sudden, we've been a resurgence in the last







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   27







           1      approximate three years.  In the last three to five



           2      years, but more so in the last three years, we've



           3      exhausted every resource we have in the city of



           4      East Providence, where I'm currently employed



           5      municipally, in addition to my consulting services



           6      to the point where we have been scrounging to try



           7      to acquire or find new additional land resources,



           8      but the problem is -- and in segueing to this



           9      property, is that either land is just inappropriate



          10      now for today's technology or there's constraints



          11      to development.  And quite often there's a lot of



          12      environmental constraints, and I segue to this



          13      property because as I was doing a thorough review



          14      and I read your Comprehensive Plan cover to cover,



          15      and I even went back and reviewed your 1990



          16      Comprehensive Plan, and I'll tell you why.



          17               Whenever you're talking about development



          18      on this mass of a scale of a piece of property, you



          19      always want to make sure what was the intent, the



          20      long-standing intent, for development of property



          21      of this nature.  Every five to ten years or so, a



          22      community will engage in thorough review of their



          23      Comprehensive Plan, and either they'll completely



          24      revitalize or amend their entire Comprehensive Plan



          25      or they were amend components to their
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           1      Comprehensive Plan.  But in so doing, what they



           2      always do is compare the current zoning to what



           3      their expectations are in the future from the



           4      future land use classification development



           5      perspective and determine whether those



           6      expectations are still valid.  And if they're not,



           7      they will determine there to be inconsistencies.



           8               This property, for thirty plus years, has



           9      always been anticipated to be developed for



          10      industrial purposes, and has always been classified



          11      as such.  It has always been zoned accordingly and



          12      consistent with that land use classification, never



          13      deemed to be inconsistent.  In fact, I'm going to



          14      read some quotes from your Comprehensive Plan



          15      because we are preparing a record, and it was



          16      interesting that there was even a quote in your



          17      Comprehensive Plan, a quote in the reverse, because



          18      due to the expectations of the concerns is about



          19      the surrounding land uses, and those that are less



          20      intensive as compared to those that are more



          21      intrusive.  But there is actually language in your



          22      comprehensive plan that talks about protecting and



          23      preserving you industrial resources from other



          24      incompatible land uses because there just isn't



          25      that much of this type of appropriate acreage left
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           1      in the city of Cranston.



           2               For example, it states, "Strengthen the



           3      zoning regulations governing the M1, M2 districts



           4      to ensure that industrial areas are not fragmented



           5      by incompatible uses."  So this is the opposite of



           6      what usually you're anticipating.  Secondly, it



           7      talks about industrial development and



           8      consolidation and preservation of the western



           9      industrial park adjacent to Interstate 295.  It



          10      talks about making sure that we preserve this land



          11      resources so that you can maintain a stable tax



          12      base.  A problem statewide is that most -- a lot of



          13      the communities are now heavily relying on a



          14      residential tax base as they lose their industrial



          15      and to some degree their commercial base, but most



          16      so their industrial tax base.  Your Comprehensive



          17      Plan continues to talk about ensuring that the



          18      western Cranston industrial park is used to its



          19      fullest extent, assure that sufficient land is



          20      properly zoned, and provided adequate



          21      infrastructure to meet your industrial development



          22      needs, and it talks about the western Cranston



          23      industrial park, specifically.



          24               And the reason why I accept it, quote, and



          25      policy, and object, and goal, throughout your land,
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           1      it's brought you economic development is because



           2      the reality is is that these opportunities are few



           3      and far between and clearly your Comprehensive Plan



           4      acknowledge and understands that.



           5               There are two main things we need to



           6      satisfy this commission.  We're at the master plan



           7      stage, as are noted by your planning staff.  Here



           8      we are trying to merely vest a concept and in so



           9      doing we need to evidence consistency with your



          10      Comprehensive Plan.  This property has been long



          11      zoned, long classified for industrial purposes.  It



          12      is our intent and we're stating on the record, to



          13      be consistent with your zoning regulations from



          14      both a use and dimensional perspective.  As we move



          15      on to the preliminary stage where we start doing a



          16      hard engineering, it is our intent to comport with



          17      all of the design regulations.



          18               From a preliminary initial perspective,



          19      some of the things we considered or thought about



          20      because we understand there are -- there is a



          21      residential component to the lower portion of this



          22      property, is that we're putting all of the heavier



          23      truck trips and our parking spaces and all the



          24      vehicular movement to the other side of the



          25      facility, using the facility as a buffer.  We've
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           1      provided greater setbacks.  We're thinking outside



           2      the box.  Let's put the parking that would be



           3      employee based alongside the residential because



           4      that's more -- there's limited activity associated



           5      with employee parking.  It's those types of things



           6      that we will flush out when we get to the



           7      preliminary plan design because you always want to



           8      be considerate of your surrounding neighbors.  But



           9      the reality is this property has been long-standing



          10      industrial and this commission needs to support now



          11      that we have a viable usage of the property.



          12               I would note that as evidence of my



          13      conclusions, the property to the lower left was at



          14      one time zoned industrial, has since been lost, but



          15      I also know that it's a planning technique to



          16      establish gradients of land use.  So I've got to



          17      assume that when they rezoned that property for



          18      high density residential, instead of the lower



          19      density residential classification that's beneath



          20      it, is because there is a gradient in scale usage.



          21      Industrial to higher density residential to medium



          22      and so forth and so on.  So that must have been one



          23      of the conclusions as to why that was deemed



          24      appropriate at the time.



          25               One thing I can say for certain is that
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           1      when they rezoned it, it was with a clear



           2      understanding that the property adjacent to it was



           3      zoned industrial, was to be maintained industrial,



           4      and was to be utilized in an industrial manner.



           5               So I state unequivocally on the record, we



           6      are consistent with the Comprehensive Plan, and I



           7      believe the commission can make that same finding.



           8               MR. MURRAY:  My last -- my only question,



           9      Mr. Pimentel, just to reinforce what you said, one



          10      of the other findings that the commission would



          11      have to make is, in fact, under the statute that



          12      this development is -- major land development is



          13      consistent with the comprehensive plan.  And as you



          14      said, you reinforced that, in your opinion it would



          15      be correct.



          16               MR. PIMENTEL:  That is correct.  So I



          17      excerpted numerous goals, policies, and objectives



          18      from your land use element, your economic



          19      development element, circulation element.  I even



          20      went into your natural resources, open space



          21      elements to see if there was anything glaring there



          22      that would impact my conclusion.  There were none.



          23      And then ultimately concluding and are we



          24      consistent with the current zoning and with the



          25      expectations from a development perspective.  And
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           1      that's why I relied on the future land use map and



           2      that's why I traced the history of this going back



           3      30 plus years to show there's been a consistent



           4      pattern and expectation that this be used for --



           5               MR. MURRAY:  Thank you, Mr. Pimentel.  I



           6      have no other questions at this point, Mr.



           7      Chairman.



           8               CHAIRMAN SMITH:  Thank you very much.



           9               MR. PIMENTEL:  Thank you.



          10               MR. MURRAY:  Mr. Chairman, can I ask, can



          11      we take a two-minute break.  I wanted to ask



          12      Mr. Marsella a question.  I notice that



          13      Commissioner Coupe has excused himself from the



          14      room.  I don't know if that's for the evening or --



          15      it looked like it was for the evening.



          16               CHAIRMAN SMITH:  Yes.  He had an important



          17      commitment to --



          18               MR. MURRAY:  No.  I have no problem with



          19      that, but as you know, we only have six members



          20      here this evening.  We're down to five, and I would



          21      like to confer with Mr. Marsella as to the



          22      implication of that, if I could.  So could I ask



          23      when he return -- I'd like to pause for a moment to



          24      speak to him if I could.



          25               CHAIRMAN SMITH:  Certainly.  Five-minute
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           1      recess.



           2               MR. MURRAY:  Thank you.



           3                        (SHORT RECESS)



           4               CHAIRMAN SMITH:  Meeting is now back to



           5      order.  Mr. Murray.



           6               MR. MURRAY:  Yes.  Mr. Chairman, I want to



           7      thank you for recess that you took for me, and I



           8      suspect some people enjoyed it for their own



           9      reasons.  I just want to put on the record why I



          10      asked to consult with Mr. Marsella.



          11               I noticed as Mr. Pimentel was wrapping up



          12      his testimony, one of our commissioners,



          13      Commissioner Coupe left.  It was apparent that he



          14      was leaving for the evening, which is certainly his



          15      right, and I wanted to confirm that he would still



          16      be able to continue to participate in these



          17      proceedings if he wants to because it's obviously



          18      going to be continued to December.  And in



          19      conferring with Mr. Marsella, your counsel, he



          20      confirmed that, and that for any (inaudible) they



          21      would be able to review the record and testimony



          22      and also participate in December if they choose to.



          23               I just wanted to take a pause on that



          24      issue because, you know, as you know, we need that



          25      five -- a quorum is five people.  We're now down to
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           1      five.  If I seen Mr. Vincent get up and leave,



           2      we're really going to have to stop, but -- so -- I



           3      just want to put that on the record, and I thank



           4      you for your indulgence on that.



           5               With your permission, before I ask John



           6      Carter to come up, one of the things I failed to do



           7      and I'll just do it very quickly.  For the members



           8      of the public and the commission, the site plan



           9      that's before you, you know, it was described in



          10      general terms, but I didn't do a good job getting



          11      in the specific details.  So I just want to mention



          12      that.  On the lower part of the screen underneath



          13      the large purple building those are parking spaces



          14      intended to be for employee parking.  We do have a



          15      route circulation that goes around the building.



          16               The primary focus and activity on this



          17      site will be on the westerly side of the building.



          18      And as the site plan shows, we have a number of



          19      loading docks, parking bays for what is intended to



          20      be utilized by tractor trailer trucks or trucks



          21      coming to the building, either loading or



          22      unloading, so that -- so in designing the site



          23      plan, the point I want to emphasize is that the



          24      heaviest activity on this site will be on the side



          25      of the building farthest away from the residential
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           1      condominiums below.  And the balance of the parking



           2      around the smaller Building 2, there is some



           3      trucking designations, but the parking spots



           4      closest to Comstock Parkway are intended to be



           5      utilized for employee or visitor parking.  So I



           6      apologize for not pointing that out sooner; but if



           7      you're sitting in the audience and you're looking



           8      at that, you may have questions.  There may be



           9      questions anyway, but I wanted to clarify that.



          10               With that, Mr. Chairman, our next witness,



          11      who will be very brief, is John Carter.  Mr. Carter



          12      has testified before this commission on numerous



          13      occasions as a landscape architect, and he's worked



          14      with my office, and he's gotten involved with



          15      Mr. Walsh on this site.  And I just want to ask



          16      John to come up.  Just briefly give your



          17      background, and then I'll ask you a couple of



          18      questions.



          19               MR. CARTER:  Thank you.  My name is John



          20      Carter.  I'm a registered landscape architect.  My



          21      office is 960 Boston Neck Road in Narragansett, and



          22      I've testified numerous times before this board.



          23               MR. MURRAY:  Thank you.  Mr. Cotter,



          24      you're familiar with the property owned by Comstock



          25      Industrial, LLC, on Comstock Parkway?
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           1               MR. CARTER:  I am, yes.



           2               MR. MURRAY:  And you participated with



           3      myself and Mr. Walsh in your associate law of right



           4      in a site visit on, I believe, September 27th; is



           5      that correct?



           6               MR. CARTER:  I did, yes.



           7               MR. MURRAY:  And we were able to observe



           8      the extensive buffering that's behind those



           9      residential condos, and Mr. Duarte and his



          10      associates were nice enough to host us that



          11      morning, correct?



          12               MR. CARTER:  That's correct, yes.



          13               MR. MURRAY:  And you're familiar the



          14      Cranston -- Cranston ordinance, specifically as it



          15      relates to the Cranston development plan review



          16      ordinance, which is that technical review process



          17      we'll eventually go through, you're familiar with



          18      that ordinance?



          19               MR. CARTER:  I am familiar with it, yes,



          20      and we've actually addressed it on the left side of



          21      that plan, identified the appropriate sections that



          22      apply, and how we will comply with them.



          23               MR. MURRAY:  And we want to emphasize to



          24      everybody here that this is a very conceptual



          25      beginning stage landscape plan; is that fair?







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   38







           1               MR. CARTER:  That's correct.  It is



           2      conceptual.



           3               MR. MURRAY:  And as this process moves



           4      forward and DiPrete Engineering continues to



           5      develop engineering details for the site and gets



           6      the necessary approvals from DEM, we will refine



           7      and enhance the landscaping that Mr. Walsh wants to



           8      try and establish on this property; is that fair?



           9               MR. CARTER:  Yes, that's correct.  We



          10      typically go through that process; and when we get



          11      into the next preliminary stage, we do a detailed



          12      landscape plan with specifications.



          13               MR. MURRAY:  At this point, I'm going to



          14      ask you to just walk the commission and the public



          15      through the plan that's before them.  I'd ask that



          16      you draw attention to the two photographs that are



          17      at the bottom.  Those were taken on the 6th of



          18      September, correct?



          19               MR. CARTER:  That's correct, yes.



          20               MR. MURRAY:  I'll let you talk about the



          21      buffer, but just talk about the plan that's before



          22      us this evening.



          23               MR. CARTER:  I will.  Thank you.  I think



          24      that you heard from Dana, the engineer, a good



          25      description of the site and the existing
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           1      conditions, surrounding conditions.  Obviously,



           2      when I'm involved in a project and I collaborate



           3      with the engineer, I collaborate with the



           4      developer, from the landscape side which is what



           5      we're there to address, there's different sort of



           6      levels that we address.  The landscape plan is



           7      certainly an esthetic appeal to a project.  It



           8      helps mitigate some environmental impacts.



           9      Specifically, things like it helps with runoff, it



          10      helps with storm water, it helps with shade; and



          11      always at the end, it's all about what's this going



          12      to look like.  And typically the neighbors are the



          13      ones most concerned with what it's going to look



          14      like.



          15               So what we did is when we assessed the



          16      site, and I did walk the site and the neighboring



          17      properties, as Bob pointed out, we were allowed to



          18      walk on the Crossroads Development property to the



          19      south.  So the plan that's in front of you, with



          20      north up and south down, you can see that to the



          21      east and to the north there's all developed



          22      commercially, industrial.  To the west is the



          23      highway or the road is Comstock, and to the south,



          24      there is the residential development of



          25      condominiums, and to the southeast, you can see a
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           1      couple of residential houses.  And those properties



           2      we looked at specifically in terms of how their



           3      views would be impacted by this development.  So



           4      what I was surprised and happy to see was along the



           5      southerly border of the project of this -- of our



           6      project or the northerly border of the condominiums



           7      is a substantial, well established evergreen hedge,



           8      and it consists of spruce, white pine, and they're



           9      20 to -- estimate 20 to close to 30 feet tall.



          10               There's two photographs that we took up on



          11      the screen.  The one in the lower right, I don't



          12      know if you can see me standing there, but -- so,



          13      at my height, you can make your own assessment.



          14      But more so -- thank you -- but more so than the



          15      height of those is the density.  There are a couple



          16      of spots that are a little thin, one or two spots



          17      that are a little thin, and we talked -- I talked



          18      Mr. Walsh about, as this gets developed, as the



          19      plan gets developed, we would address that and



          20      propose some in-fill plantings.  But for the most



          21      part, what you see in front of you is what's there.



          22      So this is substantial evergreen buffer between the



          23      condominium development and our site.



          24               Now, on the plan for the sort of



          25      southwest, that lighter green, that's the wetland







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   41







           1      and the wetland parameter around it, which is



           2      protected by state law against being altered.  So



           3      it has to remain vegetated.  And then to the



           4      southeast and, Doug, if you can move that thing



           5      over or zoom out or something.  Thank you.  To the



           6      southeast are two houses that are shown, actually



           7      there's three over there, there's substantial



           8      existing vegetation over there, which also acts as



           9      a buffer.



          10               So, in conclusion, our focus is on trying



          11      to mitigate the views from those adjacent



          12      properties, understand that they would probably be



          13      more concerned about that than the other



          14      neighboring properties that were industrial, and we



          15      will further develop a landscape plan.



          16               One last thing, I do want to say, Bob



          17      Murray asked about the zoning code and the



          18      landscape requirements.  And we've addressed those



          19      on the left side of the plan.  I won't walk through



          20      them.  You don't need to hear them all.  However, I



          21      think what is important is that under landscape



          22      standards, general standards, it says a minimum 15



          23      percent of a development's parcel shall be



          24      landscaped.  This site as proposed will be 29



          25      percent landscape, which is almost double the
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           1      minimum requirement.  Thank you.



           2               MR. MURRAY:  John, just a couple of points



           3      of emphasis.  First, the substantial green wetland



           4      there in the middle of the screen, that is -- that



           5      will remain undisturbed under our development plan,



           6      correct?



           7               MR. CARTER:  That's correct.  The wetland



           8      and the wetland buffer will remain undisturbed.



           9               MR. MURRAY:  And on your site visit, you



          10      observed the characteristics of that; and is it



          11      fair to say that supplies a good buffer for those



          12      condos which I believe are on Sweet Corn Drive?



          13               MR. CARTER:  Yes.  It's substantial.



          14      There's water and deciduous trees and some



          15      understory growth.



          16               MR. MURRAY:  And then going to the right



          17      side of the screen, there are those two residential



          18      houses that Doug circled before.  That landscaping



          19      around them kind of reminds me of looking at the



          20      X-ray of a dentist when I have a cavity or



          21      something.  The roots are two -- the two roots



          22      there.  Those -- that landscaping is not on our



          23      property; but is it fair to say in your opinion at



          24      least a good portion here it serves -- it will



          25      serve as a buffer to our development?
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           1               MR. CARTER:  That's correct.  If that was



           2      to remain, it would be a substantial buffer.  And



           3      then above that to the north is a dark green strip



           4      and that indicates and the key on the lower left of



           5      the plan explains the colors, that indicates the



           6      required vegetative buffer which we will do



           7      regardless of that existing vegetation being there,



           8      or in additional to, I should say.



           9               MR. MURRAY:  And just to -- let's go



          10      around the globe.  The remaining parameter of the



          11      development also has some proposed landscaping, and



          12      we will do what's in compliance with the city



          13      ordinances, correct?



          14               MR. CARTER:  That's correct, yes.



          15               MR. MURRAY:  And the last topic,



          16      obviously, is the one -- those condos on Sweet Pea



          17      Drive.  Mr. Duarte's unit is near there, you know,



          18      one of those red arrows.  Based on your discussion



          19      with Mr. Walsh, some of those may be on Mr. Walsh's



          20      property, but that is an excellent start of an



          21      extensive buffering from this project; is that



          22      fair?



          23               MR. CARTER:  That is fair.  I'd agree with



          24      that, yes.



          25               MR. MURRAY:  Okay.  I have no other
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           1      questions of Mr. Carter at this time, Mr. Chairman.



           2      As I'm running through things I forgot, I just want



           3      to mention, it's in our letter.  There was one



           4      waiver that we're requesting at this time related



           5      to sidewalks on Comstock Parkway.  I just want to



           6      note that for the record.  I'm sure Doug will



           7      mention that at some point at a future meeting, but



           8      I just -- I failed to mention it up front.  I just



           9      want to mention that there are no sidewalks on that



          10      side of Comstock Parkway, and we'd request that



          11      this property frontage be treated the same as the



          12      rest of Comstock Parkway.



          13               With that, Mr. Chairman, that brings us to



          14      our last -- next to the last witness.  Paul Bannon



          15      is our traffic expert.  Anyone who's been on this



          16      commission for sometime knows of Mr. Bannon's work



          17      and testimony on other projects.  He was engaged --



          18      his firm was engaged by Mr. Walsh to do a traffic



          19      analysis.  We want to compliment Mr. Pezzullo and



          20      the planning department.  At our earliest meetings,



          21      Jason suggested that Mr. Walsh consider doing a



          22      traffic study for the master plan stage.  We, you



          23      know, perhaps on other projects we would do it at



          24      the next stage, but Jason felt strongly it would be



          25      helpful for the commission and we want to
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           1      acknowledge that we're glad we took him up on his



           2      suggestion, and he was strong in his opinion that



           3      that should happen.  So we brought Mr. Bannon on



           4      board.  I've worked with Mr. Bannon for -- I've



           5      been doing this 33 years.  He's younger than I am,



           6      but we've been working on projects.  He's worked



           7      with other attorneys and developers.  His knowledge



           8      of this area is second to no one, and he'll talk



           9      about that in a moment.



          10               Mr. Bannon, just for the record, in



          11      consultation with the developer, your firm and



          12      yourself prepared a traffic analysis report that



          13      we've submitted at this master plan stage, correct?



          14               MR. BANNON:  Yes.  Mr. Walsh retained Beta



          15      Group to complete a traffic impact study for this



          16      project.



          17               MR. MURRAY:  And just for the record, we



          18      submitted one and then as a result of some



          19      conversations with the staff, you supplemented some



          20      additional information.  So last week we submitted



          21      a revised or updated analysis on some issues they



          22      asked us to look at; is that correct?



          23               MR. BANNON:  That's correct.



          24               MR. MURRAY:  And both of those have been



          25      made available to the staff and commission.  The --
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           1      as stated, at the planning director's request,



           2      Mr. Walsh paid for the city to engage Fuss &



           3      O'Neill for the purpose of peer review of



           4      Mr. Bannon's work, and we were willing to do that



           5      if allowed under your regulations.  And as Doug



           6      said at the beginning of the meeting, we are --



           7      that analysis, in fairness to everybody, needs to



           8      be completed by Fuss & O'Neill, and Mr. Bannon will



           9      respond to any outstanding issues they raise, so



          10      that when we come back in December -- and well



          11      before that, this commission will have the benefit



          12      of our report, which he's going to highlight now,



          13      and the Fuss & O'Neill peer review, and then the



          14      staff recommendation relating to it.  So that will



          15      be the game plan.



          16               Paul, why don't you take this moment



          17      to give us some comments about your knowledge of



          18      the area.  First of all, you are familiar with the



          19      site on Comstock Parkway, correct?



          20               MR. BANNON:  Yes.



          21               MR. MURRAY:  And you are familiar with the



          22      site plan that's been developed in consultation



          23      with John Walsh and DiPrete Engineering?



          24               MR. BANNON:  Yes, I am.



          25               MR. MURRAY:  And you're familiar with the
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           1      internal network of traffic on the site, as well as



           2      the layout and design of the parking and loading



           3      space; is that correct?



           4               MR. BANNON:  That's correct.



           5               MR. MURRAY:  And while -- as I stated, you



           6      know, your focus tonight and testimony will be



           7      principally with the analysis conducted for our



           8      impact on Comstock Parkway and the surrounding



           9      streets; is that correct?



          10               MR. BANNON:  That's correct.



          11               MR. MURRAY:  So with that, I'll ask you to



          12      give some of your background knowledge of the area



          13      and then talk about your plans.



          14               MR. BANNON:  I've been working in this



          15      area for the last twenty years conducting traffic



          16      impact studies, starting back in 2001 working on



          17      residential developments along Scituate Ave.,



          18      including Crossroads Condominium project, Newbury



          19      Village, Country View, projects along Comstock



          20      Parkway, including Pumpkin Patch Daycare from its



          21      initial approval in 2001 to its expansion in 2008.



          22      The Harbor One Bank, I did a traffic study for.



          23      Within the industrial park.  I did the Kamco Supply



          24      and Penske Auto.  Up on Plainfield Pike, I did the



          25      Subway and the Washington Trust.  So over the last
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           1      twenty years, I've done over a half dozen studies



           2      of this project area, collecting traffic data and



           3      analyzing these roadways and developments.



           4               As part of this project, we conducted a



           5      review of the project site plan by DiPrete



           6      Engineering to ensure adequate site circulation and



           7      access to the main roadway.  We conducted numerous



           8      site visits during different days of the week,



           9      times of the day to observe traffic operations.  We



          10      inventoried the project area for existing land use,



          11      roadway features including horizontal and vertical



          12      geometry, speeds, and sight distances at the



          13      proposed intersection.  We completed a traffic



          14      counting program, including manual turn movement



          15      counts and it includes traffic periods at West



          16      Industrial Drive, Comstock, and also Plainfield.



          17      And we also did automatic traffic report counts for



          18      more the 24 -- 48 hours.  We obtained accident data



          19      from the local police department to determine if



          20      there were any safety concerns in the project area,



          21      and then we developed a trip generation estimate



          22      for this proposed land use using the Institute of



          23      Transportation Engineers trip generation manual,



          24      which is an industry standard method, an acceptable



          25      method by the Department of Transportation and
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           1      local communities in estimating trips for a



           2      particular land use.



           3               Just briefly, you know, we all know where



           4      Comstock Parkway is.  It's the north/south



           5      connector road between Scituate and Plainfield.



           6      It's 30 feet wide curbed with sidewalks on westerly



           7      side of the road.  We reviewed the sight distance



           8      at the proposed driveway.  The horizontal and



           9      vertical geometry of the road provides substantial



          10      sight distances.  It's relatively straight and



          11      level in that area.



          12               The roadway, from a traffic standpoint,



          13      services approximately 15,000 vehicles per day.



          14      The peaks, 8 to 9 A.M., where roughly 1400 vehicles



          15      north and south along the roadway, and then during



          16      the P.M. peak, roughly the same 1400.  And this



          17      volume of traffic has been consistent over the last



          18      decade relative to the 12 to 1400 vehicles per hour



          19      during the peak periods.



          20               Plainfield Pike, that's a major river, a



          21      principal arterial, connecting to Interstate 295.



          22      It provides a vital link for this type of land use



          23      that is more, you know, regionally based to the



          24      interstate highway system.  That road services



          25      approximately 20,000 vehicles per day.  Roughly
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           1      1400 vehicles in the morning, and 1800 in the



           2      afternoon.  After reviewing the existing



           3      conditions, we then estimate the amount of traffic



           4      to be generated by this particular land use.  As



           5      indicated, it will be an industrial warehouse type



           6      use which is not a major generator.  A lot of the



           7      building, itself, is a warehouse.  It's where goods



           8      are kept before transport to either stores or other



           9      warehouse facilities.



          10               So when we look at a traffic study, we



          11      look at the worst case condition, which would be



          12      the A.M. commuting peak and the P.M. commuting



          13      peak.  Much of the rest of the day appears, you



          14      know, much lower traffic volume and no issues along



          15      roadways.  During those peaks, this warehousing



          16      type plan use, using the IT trip generation



          17      information, would generate 46 total trips in the



          18      morning and 52 in the afternoon.  That would be 35



          19      trips entering the site and 11 exiting during the



          20      morning, and just the reverse in the afternoon.



          21               We looked at those intersections we



          22      counted for operations, the West Industrial Drive



          23      intersection, both existing conditions and proposed



          24      future conditions and to Plainfield Pike and



          25      Comstock.  Looking at existing conditions, both
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           1      intersections operate acceptable level of Service B



           2      or better during those peak periods.  And with the



           3      introduction of the fourth leg of this intersection



           4      under unsignalized conditions, those conditions



           5      would be maintained.  So we feel that's adequate



           6      and safe access can be provided to this development



           7      project.



           8               MR. MURRAY:  Let me just ask a couple of



           9      things.  In your analysis, you made certain



          10      recommendations for, not necessarily at our



          11      driveway, but talk a little bit about your analysis



          12      of Comstock Parkway and then Central Pike as some



          13      of the recommendations you made.



          14               MR. BANNON:  We made recommendations for



          15      enhanced safety including pavement markings.  We



          16      would recommend a stop bar on West Industrial Drive



          17      and also a crosswalk across that intersection



          18      because it is expansive, and there is a sidewalk



          19      along that westerly side of the road.  So we'd



          20      recommend, you know, those -- that minor



          21      improvement be done there to define -- better



          22      define the intersection and path of pedestrian



          23      access.  Also upgrading the stop signs there, that



          24      would be a beneficial current standard.



          25               MR. MURRAY:  The last area I just want to
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           1      touch upon is, in your opinion, if master plan was



           2      granted and we went forward in designing generally



           3      what we see here this evening, and you -- in your



           4      opinion, could vehicles whether it's truck or



           5      otherwise, safely egress and ingress into this site



           6      from Comstock Parkway?



           7               MR. BANNON:  Yes.  Comstock Parkway



           8      services the West Industrial Drive and Amflex Drive



           9      which service tractor trailer vehicles on an hourly



          10      basis to the industrial use and manufacturing



          11      businesses.  And we feel that would continue with



          12      the introduction of this driveway that will be



          13      designed to accommodate that turning traffic.



          14               MR. MURRAY:  And you testified already



          15      that there is adequate sight distances along



          16      Comstock Parkway at our driveway coming out of



          17      that, correct?



          18               MR. BANNON:  That is correct.



          19               MR. MURRAY:  And then the importance of



          20      that is that vehicles exiting principally can look



          21      either left or right to make a determination when



          22      it's appropriate to enter into the roadway,



          23      correct?



          24               MR. BANNON:  Yes.  And vehicles traveling



          25      along the road, they can see some -- a car pull out
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           1      and have adequate time to stop and avoid a



           2      collision.



           3               MR. MURRAY:  And based on the data you



           4      collected, it's your opinion that there are



           5      sufficient gaps within the course of the day on



           6      Comstock Parkway to allow that interchange of



           7      vehicles, correct?



           8               MR. BANNON:  That is correct.



           9               MR. MURRAY:  The last question I have is



          10      that, in your opinion, if this project were to go



          11      forward and you consulted with Mr. Walsh on the



          12      type of end uses that he's going to talk about in a



          13      few minutes, are you satisfied that we can



          14      establish those uses of this site safely for both



          15      vehicles coming and leaving our site as well as the



          16      surrounding areas?



          17               MR. BANNON:  Yes.  The development, as



          18      proposed, as a manufacturing warehouse facility to



          19      provide for adequate and safe access.



          20               MR. MURRAY:  I have no other questions for



          21      Mr. Bannon.  Mr. Chairman, I would, you know, I



          22      know -- I fully expect that at the end of the



          23      evening, you going to leave public hearing open.  I



          24      don't want to speak for the commission, but since



          25      we don't have the Fuss & O'Neill here, I do want to
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           1      reserve the right to provide additional testimony



           2      perhaps from Mr. Bannon when we get that analysis



           3      to help the commission in its deliberations.  I



           4      don't want this to be Mr. Bannon's last final word



           5      on this at this time.



           6               Our last witness this evening, and I thank



           7      you for your time, is my client, John Walsh.  I'm



           8      going to ask John to come up.  John has been living



           9      and breathing this project since -- well, I've been



          10      involved with him since January.  So -- and I think



          11      he's been looking at this for sometime.  John Walsh



          12      is the principal of Comstock Industrial, LLC.  He



          13      is the developer and lead developer on the site and



          14      has shared with the commission a letter that's been



          15      posted on your website, but he wants to talk a



          16      little bit about why this, you know, we've heard,



          17      Mr. Chairman, members of the commission, neighbors



          18      who are, you know, erstwhile in their thought that



          19      instead of one large building, there should be



          20      multiple small buildings and, you know, John has



          21      the perspective on that and what his intentions



          22      are, and that's one of the things he wants to talk



          23      about, but I'll let John introduce himself and go



          24      through his thought process.



          25               MR. WALSH:  Thanks, Bob.  Hi, members of
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           1      the commission and planners.  Good to see everyone



           2      again.  So at this point you've heard -- you've



           3      heard from the experts, a lot of great degrees.  I



           4      won't waste your time being an engineer or traffic



           5      expert, zoning expert, landscape architect,



           6      attorney, but I hope that group complements the



           7      process and provides some good information from



           8      that.  I think we're trying to be diligent in



           9      recognition that this is a -- it's a large building



          10      for Cranston.



          11               I did most of what I wanted to do tonight.



          12      I'll briefly reintroduce myself to the people here,



          13      and I'll spend a little time talking about what



          14      this project -- what it isn't and what it is and



          15      talk a little bit about my perspective on that



          16      site.



          17               So some of you knew I grew up in Rhode



          18      Island in North Kingstown, spent my life here until



          19      high school when I went down to New Jersey to go to



          20      college for -- the college in Princeton, and



          21      started my real estate career in New York City in



          22      2001.  Since that time, you know, at that time



          23      working for larger groups, asset managers,



          24      eventually developers, but have spent twenty years



          25      of my life now being a real estate developer and
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           1      asset manager.  Moved out of New York City, got a



           2      master's in finance and then a master's in business



           3      administration from Boston College.  Worked in



           4      Boston for a few years before moving back to Rhode



           5      Island which is were I started my company, West



           6      Passage.  For the past ten years, we've been --



           7      we've owned a house down in North Kingston and have



           8      been in Rhode Island off and on living and also,



           9      you know, most of the time in the summer.  So for



          10      everybody's benefit, I'm a Rhode Islander.  I



          11      understand Rhode Island.  But I've also had the



          12      benefit of being out in New York and Boston and



          13      this -- the thought behind this deal was every bit



          14      of it.  In some ways it was bringing a little bit



          15      of a national or even -- even a regional



          16      perspective to Rhode Island.



          17               So I want to talk about what this -- what



          18      this deal isn't because it's -- I think when you



          19      don't understand how -- you think of a warehouse,



          20      and especially in Rhode Island where traditionally



          21      warehouses are used for manufacturing, you don't



          22      understand what a nuance business it can be.  This



          23      isn't a round-the-clock, multi-shift building.  I



          24      think, you know, we can bring up at some point,



          25      Paul Bannon's traffic dispersion study, which would
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           1      really show the dispersion of traffic in an



           2      industrial building like this is -- it's great for



           3      this area.  I mean, it's a slow, steady curve



           4      throughout the day.  These companies have gotten --



           5      they've gotten smart about moving packages.



           6      They've gotten smart at staffing workers which



           7      really brings people in at different times.  Flex



           8      shifts which are offered as a perk, not necessarily



           9      for traffic dispersion, but have an unbelievable,



          10      you know, kind of secondary benefit to, you know,



          11      traffic engineers, and they really do disburse



          12      traffic.



          13               So this isn't -- this isn't a



          14      round-the-clock building.  This will be -- it's



          15      not, you know, it's not a -- it's also not a



          16      first-cut sorting facility.  So those -- a



          17      first-cut sorting facility would be something --



          18      quite honestly would be bigger.  Most people in



          19      this room would have heard of the facility that's



          20      happening up in Johnston.  That will be a big



          21      first-cut facility where product comes in on an



          22      18-wheeler, and it goes out for delivery on another



          23      18-wheeler to some distant land, and it's not



          24      necessarily the product that goes through that



          25      facility will be kind of regional.  It won't
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           1      necessarily be going to Johnston or even Cranston.



           2      It will be serving a larger region.  Where it's



           3      usually going is to what's called a neighborhood



           4      distribution facility.



           5               So that's really -- this is really kind of



           6      set up as -- I'd almost call it kind of a gentle



           7      giant distribution facility.  So when you set up



           8      your site plan, you really kind of send a beacon to



           9      the market as to what type of tenant you're looking



          10      for, especially, you know, if you don't have a



          11      tenant.  If your -- if your intention is to get a



          12      certain amount of the way through the approvals



          13      process, at which point, tenants are to believe



          14      that you're a viable project, and you start those



          15      talks.  And we're not there yet.  So we're going --



          16      the idea -- what we're sending -- the idea that



          17      we're sending to the market with this site is that,



          18      yes, it's a big building.  We're also providing a



          19      fair amount of truck bays, truck parking, truck



          20      turnarounds.  There's a lot of layout area which is



          21      attractive to companies who move product in, you



          22      know, have standard warehouse facilities, not



          23      necessarily around the clock, but as they can



          24      schedule their workers, trucks have the luxury of



          25      sitting in a bay for a certain amount of the day.
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           1      They have the luxury of being parked in the back,



           2      and it allows for a logistical space where you're



           3      constantly worried about are things coming into the



           4      building, are things coming out of the building,



           5      how long can it sit here.  It allows for a lot of



           6      optionality for potential users.



           7               It doesn't generate the, you know, it's



           8      probably -- it wouldn't generate a fleet of



           9      vehicles.  It's not really set up that way.  Quite



          10      honestly, those facilities are set up for more



          11      e-commerce, you know, kind of vans out for delivery



          12      type stuff.  Right now, this site really isn't set



          13      up for that, you know, that type of a user.  I



          14      think it's really, you know, the larger of the two



          15      buildings is probably a -- a national company.  I



          16      wouldn't expect to have corporate offices there.  I



          17      expect that to be about five percent office.



          18      There'll be, you know, minimal office staff, really



          19      overseeing a pretty minimal employee staff.  On



          20      average, if you have an industrial employee for



          21      about 200, about 2000 feet of real estate.



          22               You know, the building upfront is a little



          23      bit -- is a little bit smaller.  That could be



          24      attractive to a national tenant.  It could also,



          25      you know, set up with some office up front in
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           1      recognition that that could be more of a -- that



           2      might be a more regional company's, you know,



           3      regional headquarters, and they might want some



           4      additional, you know, it might not be a 5 percent



           5      office building.  It might be more like 10 percent.



           6      I think we presented it about 10 percent.



           7               And so that's -- what this -- what the



           8      building really is is, as the world of real estate



           9      changes and as large retail facilities, malls, have



          10      struggled, power centers struggle, and as people



          11      want an increasingly experiential real estate --



          12      retail experience, these are really the pieces of



          13      infrastructure that enable that.  As consumers like



          14      to walk in the Garden Cities of the world, where



          15      you might, you know, stores can -- this building



          16      allows stores to get a little bit smaller,



          17      shoppers, you know, don't necessarily -- you don't



          18      need to -- stores don't need to stock one of



          19      everything in every size and every color.  They can



          20      just have one of every size and one of every color,



          21      and they can order one from the facility.  Within a



          22      reasonable amount of time, they'll have it shipped



          23      to your house, you know, pretty quickly.



          24               So I think by our current standards, and



          25      just, you know, again, I won't try to be an
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           1      employee or try to sell you the building, you know,



           2      building off of Mr. Bannon's analysis, you know, we



           3      probably are -- expected cases for the number of



           4      employees at a facility like this on the whole



           5      campus would probably be about 140.  I know Paul



           6      stressed tested that with a lot higher number.  It



           7      can actually, you know, it can handle traffic for a



           8      greater number but the, you know, 180 -- 140



           9      employees kind of with trips disbursed throughout



          10      the day really is a pretty good traffic impact for



          11      the area, for a site that will be set up, be



          12      institutional managed, and be a -- really an asset



          13      to Cranston's infrastructure package.  It really



          14      does have a pretty minimal and disbursed traffic



          15      profile.



          16               You know, I think we've -- we've covered,



          17      you know, by right, we hope it's in line with the



          18      Comprehensive Plan.  We believe it is, in



          19      accordance with the city subdivision, land



          20      development regulations.  I mean, I think the last



          21      thing I'd just leave the -- leave the committee



          22      with is after wrestling with this, I think I've



          23      probably met with Jason and Doug about a year ago



          24      the first time, you know, after wrestling with this



          25      for more than a year, this feels like a well
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           1      designed right use for this site.  Yes, it's a big



           2      building.  Yes, there are neighbors.  But this



           3      really is a -- it would be a shame for this site to



           4      be broken up into a smaller -- for Cranston.  I



           5      believe Cranston should want this site to remain as



           6      one large piece of infrastructure to the, you know,



           7      to the surrounding area.  It really is an asset to



           8      the community.  Thank you.



           9               MR. MURRAY:  John, just one comment that I



          10      ask you to talk about.  You and I have adde that,



          11      you know, and we've heard from some neighbors how



          12      the other parts of western Cranston are smaller



          13      buildings, smaller lots, you know, can you just



          14      briefly share your thought on that why that is a



          15      bit anachronistic.



          16               MR. WALSH:  Yeah.  I mean, I think the



          17      rest of the -- the rest of Cranston is still in a



          18      time when Rhode Island was taxing warehouse



          19      inventory.  You know, that really sends a signal to



          20      the market.  As a result, Southern Massachusetts,



          21      the 495 warehouse market, really came into being.



          22      Rhode Island was traditionally distributed to from



          23      Southern Massachusetts.  That made sense.  So, you



          24      know, western Cranston and a lot of western



          25      Cranston actually isn't as bad as a lot of Rhode
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           1      Island's industrial areas.



           2               But, traditionally, in the -- throughout



           3      the country, if a traditional industrial complex



           4      has 70 percent warehouse product and 30 percent



           5      manufacturing product, that's kind of the national



           6      average.  Rhode Island is probably at least the



           7      inverse, in part because the, you know, the skew



           8      towards manufacturing.  In the manufacturing



           9      business, you really have -- you have



          10      owner/operators, you have kind of the, you know,



          11      some -- what's proving to be the false idea that if



          12      you own your own business, build your own asset,



          13      that someday you'll be able to sell your business



          14      and your asset at the same time.



          15               Oftentimes, it doesn't work out that way.



          16      It's tough -- it's actually a tough sale to make



          17      because you're selling two things at once.  It



          18      comes down to what, at least, you give yourself,



          19      and you're ultimately selling somebody probably the



          20      building that they wouldn't -- they wouldn't



          21      necessarily want for your building.  You're



          22      probably doing that for twenty years.  So it's a



          23      situation where once the toothpaste is out of the



          24      tube, it's tough to reassemble small lots.



          25               In aggregate, it creates almost a
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           1      multitude of small, obsolete lots, which is a



           2      little bit prevalent around the area.  So that kind



           3      of explains some of the smaller buildings.



           4               MR. MURRAY:  Two more questions.  First,



           5      earlier this evening we were talking to one of the



           6      neighbors outside, and the gentleman asked whether



           7      or not we have some identified easements on the



           8      property.  Just so the commission understands, have



           9      you investigated whether or not you could derive



          10      any other -- any form -- other form of access to or



          11      from our site other than the main drive of Comstock



          12      Parkway?



          13               MR. WALSH:  I pursued all of the abutters



          14      to the north with no success.  I mean, at this



          15      point, I think it's -- a few of those lots are



          16      constrained by -- not all the lots are created



          17      equal.  There's some wetlands that -- in some cases



          18      what looks like an obvious, you know, potential



          19      throughway is impaired by wetlands.  And,



          20      otherwise, there really would be probably some



          21      safety issues.  You'd almost have to knock down,



          22      you know, buy an entire building and knock it down,



          23      which is cost prohibitive.  Some tenants just



          24      didn't have, you know, didn't have an interest.



          25               MR. MURRAY:  That's fine.  The other thing
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           1      I want to talk about is you've engaged John Carter



           2      to look at, you know, the existing landscaping and



           3      future landscaping, and I just want to, you know,



           4      ask you to confirm for the commission that as you



           5      move forward, it's your desire and willingness to



           6      continue to work with surrounding property owners



           7      in terms of presenting a landscape plan for next



           8      level that we do our best to try and mitigate the



           9      activities on your site; is that fair?



          10               MR. WALSH:  That's correct, yes.  I mean,



          11      I think from our perspective it's tough to provide



          12      the full level of detail until we actually draw up,



          13      you know, with DiPrete, draw up a full level of



          14      detail.  It can be a little more specific once



          15      that's the case, but, I mean, we understand our



          16      neighbors to the south.  We try to be reasonable,



          17      and we'll continue to try to be reasonable.



          18               MR. MURRAY:  And my last question is that,



          19      you know, we've presented two large buildings here,



          20      totaling 270,000 square feet.  Based on your



          21      experience, your knowledge of the industry, do you



          22      believe that this is the appropriate use for this



          23      site, first?  You believe that?



          24               MR. WALSH:  Yes, it is.



          25               MR. MURRAY:  And with the understanding
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           1      that the building sizes could be refined as we move



           2      forward in the development; is that fair?



           3               MR. WALSH:  Yeah.  I mean, I think once



           4      you start moving buildings sizes, you start sending



           5      a different signal to the market as far as what



           6      type of tenant you're looking to attract.  You



           7      know, a point that I make about this design is it's



           8      kind of set up for, as I said, the traditional



           9      warehouse gentle giant.  The interior of this



          10      building would be forklifts and shelves.  As



          11      buildings get smaller, people start thinking



          12      about -- you're sending a different signal to the



          13      market as far as the available -- the availability



          14      of the rest of the site for certain things.



          15               MR. MURRAY:  But based on your experience



          16      and discussions with national brokerage firms,



          17      you're confident that if we can get to the next



          18      level, you'll be able to attract creditworthy and



          19      good tenants for this site, based on the design



          20      that's been presented this evening?



          21               MR. WALSH:  Yes.  I think we've presented



          22      a design that's in line with national standard



          23      ratios for parking and play out area.  I think it's



          24      a very marketable site as presented.



          25               MR. MURRAY:  Thank you very much.
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           1      Mr. Chairman, thank you for your time this evening.



           2      We have no other witnesses.  We'll obviously stay



           3      available to answer questions from the board.



           4               CHAIRMAN SMITH:  Thank you.  Thank you



           5      very much.  At this time, do any commission members



           6      have any questions that they would like to ask?



           7               MR. MASON:  Yes.  I have just one question



           8      for Mr. Bannon, please.  As it's shown on the plan



           9      that the exit/entrance to the property is at the



          10      West Industrial Drive intersection.



          11               MR. BANNON:  Correct.



          12               MR. MASON:  Western Industrial Drive is a



          13      40-foot paved curb to curb, with large radius



          14      corners.  One of the concerns that I heard through



          15      my staff and also some other folks is the vehicles,



          16      tractor trailers exiting the proposed property,



          17      will there be a wide enough road width and also



          18      corners so if somebody's turning northbound onto



          19      Comstock Parkway, they don't have to -- the truck



          20      doesn't have to end up out into the southbound



          21      lane?



          22               MR. WALSH:  Yes.  Once we get to the next



          23      engineering level of design, we'll make -- we're



          24      going to design it to make sure that the truck



          25      traffic and turning movements are similar to West
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           1      Industrial, and not crossover, and provide the



           2      proper radii.



           3               MR. MASON:  Thank you.



           4               CHAIRMAN SMITH:  Any other questions from



           5      any members?  Yes, Commissioner Vincent.



           6               MR. VINCENT:  Thank you, Mr. Chairman.



           7      Perhaps this is for the developer.  Is the southern



           8      boundary as what's explained where you dedicated



           9      parking only and it's a width of approximately



          10      60 feet, is that the -- is there any potential to



          11      move the building to incorporate a greater distance



          12      between the residential and the -- or is the



          13      building sited only to allow the radius for the



          14      trucks and loading docks; is that the minimum



          15      area --



          16               MR. WALSH:  You can't move the building.



          17      You would have to shrink the building.  The



          18      constraint ends up being the northern wetland and



          19      the truck bay below that northern wetland.  You



          20      actually, you can get a turning radius issue



          21      getting in and out of there if you just move the



          22      building.  So we're at the limit of that, you know,



          23      that radius.



          24               MR. VINCENT:  So based on your testimony,



          25      so this was the -- there were not several different
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           1      configurations of buildings on site?  This site, as



           2      you envision it, is for this large facility, which



           3      is a new -- for Cranston, a very new --



           4               MR. WALSH:  Correct.  I mean, so I was --



           5      when I did my diligence and also bought the site



           6      from the previous owner, I inherited a fair number



           7      of their conceptuals.  There was multifamily.



           8      There were, you know, industrial subdivisions



           9      around, you know, around the cul de sac that would



          10      be kind of, you know, two acre lots, acre and a



          11      half lots, 10,000 square foot type stuff.



          12      Almost -- at this point backward looking, I really



          13      think it would be, you know, if would be a shame if



          14      somebody did it.  It's a -- this is an opportunity



          15      to have a -- to move out of the Rhode Island has to



          16      be manufacturing.  Manufacturing comes with its ups



          17      and downs and traffic flow anyway.  For a generally



          18      large building, the traffic flow profile of this



          19      is -- it is great, and it's really a -- it is a



          20      kind of infrastructure asset to the community.  I



          21      mean it's -- this is the demand in market.



          22               MR. VINCENT:  One other question,



          23      Mr. Chairman, maybe to Mr. Bannon.  In your report,



          24      Mr. Bannon, you made an estimate that 80 percent of



          25      the traffic exiting will go northbound, 295 --
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           1               MR. BANNON:  Correct.



           2               MR. VINCENT:  -- another 20 percent



           3      southbound.  Can you describe your assumptions, why



           4      an 80/20?



           5               MR. BANNON:  For interstate access, as I



           6      indicated, the distribution component of it would



           7      be regional.  This is a spot adjacent to the -- an



           8      interstate highway.  So much of that traffic would



           9      be destined to and from.  Twenty percent we



          10      included for -- to the south for potential



          11      employees from the residential areas of the



          12      community.



          13               MR. VINCENT:  Essentially, the interstate?



          14               MR. BANNON:  Yes.



          15               CHAIRMAN SMITH:  Any other questions at



          16      this point from -- yes, Commissioner Lanphear.



          17               MS. LANPHEAR:  Through the Chair, for



          18      Mr. Pimentel, please.  I believe, Mr. Pimentel, and



          19      please correct me if I'm wrong, you testified that



          20      when the property below, meaning the condominium



          21      property, was rezoned, it was with the



          22      understanding that this parcel, meaning the parcel



          23      that's before us this evening would remain



          24      industrial; is that accurate?



          25               MR. PIMENTEL:  When the property below was
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           1      rezoned to permit the high density residential to



           2      the B2, it clearly was done understanding that the



           3      property to -- the abutting property was zoned and



           4      classified industrial.  But when you seek a zone



           5      change, you also have to denote what the



           6      surrounding zoning designations and the surrounding



           7      land use classifications are.



           8               MS. LANPHEAR:  And so your statement is



           9      that it was done with that -- with the



          10      understanding that the industrial parcel would



          11      remain industrial; is that correct?



          12               MR. PIMENTEL:  When you put forth a



          13      proposal for a zone change, you have to -- and



          14      you're arguing consistency because you need to get



          15      a recommendation from the commission before you



          16      move on to the council, you have to argue why the



          17      zone change itself will remain consistent with the



          18      surrounding land use classifications and zoning



          19      designations.  So that argument would have had to



          20      have been put forth to both this commission and



          21      then eventually to the council.  It could only be



          22      my assumption, I wasn't there, so I have to believe



          23      because I've argued these similar arguments and



          24      I've seen this as a planning technique when you



          25      establish gradients of land use classifications.







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   72







           1      So you don't see somebody zoning property to a low



           2      density residential that abuts an industrial.  But



           3      when you establish each gradient, that's part of



           4      the argument.  Why would this be appropriate?  It's



           5      industrial.  We're going high density, and then it



           6      kind of buffers.  As you go down each grade, it



           7      leads to lower density residential which is, as you



           8      further go further down, you get lower density and



           9      so forth.  I've got to believe that was the



          10      assumption that was made to argue consistency



          11      because clearly when they sought the zone change,



          12      the property has long been zoned industrial, had



          13      long been classified, and that's been through



          14      iterations of the Comprehensive Plan.



          15               MS. LANPHEAR:  So the basis for that



          16      conclusion is your assumption based on your



          17      experience?



          18               MR. PIMENTEL:  Yup.  Sure.



          19               MS. LANPHEAR:  Thank you.



          20               MR. MURRAY:  Yes, through the Chair, and I



          21      understand Commissioner Lanphear's question, I



          22      don't think Mr. Pimentel intended -- I don't want



          23      to create the impression there was linkage between



          24      these two properties that, you know, we'll rezone



          25      the condominium property as B2 with the







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   73







           1      understanding that the 17 acres would be



           2      industrial.  It was always industrial, and they



           3      were separate ownership.  The DiFazio family owned



           4      where the condominiums were.  Mr. Paolino bought



           5      it, rezoned it to the B2, but the DiFazio's did not



           6      own the industrial, the M1 land, the 17-acre site.



           7      I understand why you ask the question, but I want



           8      to clarify for the record that there was no express



           9      linkage.



          10               MS. LANPHEAR:  Thank you, Mr. Chairman.



          11               CHAIRMAN SMITH:  Any other questions from



          12      commissioners at this point?  If not, I would



          13      invite members of the public to come forward.  I



          14      understand there -- you do have a spokesperson, and



          15      so we have you first.



          16               MS. GOINS:  Good evening, Mr. Chairman,



          17      Members of the Commission.  My name is Amy Goins.



          18      I'm an attorney at Ursilllo, Teitz, and Ritch,



          19      representing the Crossroad Condominium association



          20      which, as you know, is directly to the south of the



          21      development site.  Crossroad Condos is a 36-unit



          22      residential condominium that's not age restricted,



          23      but it is occupied predominantly by senior



          24      citizens.  And I think it's fair to say it serves



          25      as a -- the residents consider this their
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           1      retirement community.



           2               I will try to be brief because the



           3      occupants, the residents here, have been waiting



           4      patiently.  I just would reference the



           5      correspondence dated October 28th that we submitted



           6      to the planning commission.  And I really want to



           7      emphasize the major point of that correspondence



           8      was to argue that the only way that this proposed



           9      development can be approved or should be approved



          10      to make it consistent with the Comprehensive Plan



          11      is for the CPC to impose some restrictions on the



          12      development at this level of review and approval at



          13      the master plan stage.  It's critical to impose



          14      conditions related to site layout, buffering, and



          15      hours of operation.



          16               Mr. Walsh stated that this would not be a



          17      round-the-clock operation.  Unless the CPC imposes



          18      restrictions, it absolutely would be a



          19      round-the-clock operation.  And that would be one



          20      of the specific requests from Crossroads that hours



          21      of operation and particularly for trucks backing up



          22      on the site that should be restricted and



          23      prohibited between, at a minimum, the hours of



          24      11 P.M. and 7 A.M.



          25               But to Mr. Vincent's question about can
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           1      the building be moved, it should be moved and it



           2      should be shrunk.  It should be reduced in size



           3      because I think we can all look at that site and



           4      know that this it -- realize that this is an



           5      unfortunate example of poor planning.  And I think



           6      the only way that the city council, in rezoning the



           7      Crossroads property to permit the development of



           8      that site for residential use, the only way they



           9      would have made that decision is in relying upon



          10      your role as the CPC to restrict and condition



          11      future industrial use on that site because I think



          12      we all know that an unrestricted industrial use



          13      does not belong immediately adjacent to a



          14      residential community.



          15               So we do think there's some room for



          16      improvement on the site plan.  Perhaps a sound wall



          17      to mitigate sound impact to the adjacent



          18      residences.  Certainly an increased buffer,



          19      notwithstanding the existing evergreens.  And as I



          20      said, hours of operation.  We do want to point out



          21      the specific section of the zoning ordinance that



          22      speaks to industrial development.  That section,



          23      17.020.090K, and that reads in pertinent part as



          24      follows:  Property and buildings to be used for



          25      industrial purposes shall be designed and laid out
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           1      as to minimize disturbance to adjacent property by



           2      such features as buffer fences, planting, suitably



           3      located points of traffic ingress and egress, and



           4      areas for loading and parking.  They shall comply



           5      in addition to the requirements applicable to the



           6      district in which they are located.



           7               So we understand that an industrial use is



           8      permitted as a right on this site, and we



           9      understand the developer has the right to develop



          10      his property in a manner consistent with the



          11      existing zoning, but we do think that as a matter



          12      of proper planning, restrictions need to be imposed



          13      upon the development site.



          14               We have with us tonight Peter Friedrichs,



          15      who is an expert in land use planning.  I apologize



          16      for not having his resume available for the



          17      commission to consider, but that will be submitted



          18      to you through staff along with a report that you



          19      will receive well in advance of the next meeting.



          20      We understand the no decision will be made tonight.



          21      So we hope you'll consider Mr. Friedrichs' initial



          22      comments tonight.  But more importantly the



          23      comments of the residents who I know that they've



          24      engaged for the past few months.  So I'll leave my



          25      comments at that tonight.  I'll ask Mr. Friedrichs
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           1      to come up and offer some brief comments.  Thank



           2      you.



           3               MR. FRIEDRICHS:  Good evening, members of



           4      the commission.  My name is Peter Friedrichs.  I



           5      was the director of planning and economic



           6      development in Central Falls from 2015 to 2018, and



           7      the city planner in Newport from 2019 to 2021.



           8               So I'm just beginning my review of this



           9      project, and there's just a few things I want to



          10      point out.  The first is that I think it's



          11      important to remember that although some industrial



          12      uses might -- excuse me.  Although some industrial



          13      uses are permitted at the site, that does not



          14      automatically mean that a development of this size



          15      and this design can be approved by the planning



          16      commission.  The planning commission must apply the



          17      relevant standards to this proposal and the



          18      evidence that's presented through the course of its



          19      review.



          20               I want to also touch on the traffic study.



          21      I think everyone in this room knows how congested



          22      Comstock Parkway can get.  It's important to make



          23      sure that this project does not be the straw that



          24      breaks the camel's back.  So I'm looking forward to



          25      reviewing the peer review of that traffic study as
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           1      well as the staff's comments on it.  And, you know,



           2      I've often said about how this property abuts



           3      residential zones to the south, and I think --



           4      just want to know that planning is looking very



           5      closely at those intersections and making sure that



           6      the impacts are felt equally across both sides of



           7      that boundary.  I think the condo association had a



           8      lot of foresight when it was developed to put these



           9      tree buffers in here, and I think that needs to be



          10      reciprocated on the other side of the property



          11      line.  There was no way of knowing, you know, two



          12      decades ago when this development was built what



          13      would be put on the industrial zone to the north.



          14      Given the -- you know, I would argue intense



          15      vehicular traffic that will be located here.  There



          16      needs to be some sort of buffering so that the



          17      residential properties are not unfairly impacted by



          18      the owner of this property's use.



          19               And then I think, you know, there's a



          20      couple of things I've noticed on this site plan



          21      that's been up on the screen here.  The development



          22      team has talked a lot about their interest in



          23      making alterations to enhance the relationship with



          24      the properties to the south, and I don't think that



          25      showing tractor trailers driving on the south side
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           1      of the building as appears to be shown in this



           2      diagram supports that.  So I think that's another



           3      thing that the commission should be looking closely



           4      at as it reviews this project, trying to keep those



           5      tractor trailers on the north side of the building.



           6               And based on the developer's testimony, it



           7      doesn't seem like that having tractor trailers in



           8      the central area, in front of the wetlands backing



           9      up is really feasible, and there might be



          10      opportunity for box trucks or maybe there's less



          11      pavement area, angle space, some design



          12      combinations that can be made to better accommodate



          13      the needy natural features of this location.



          14               Beyond that, I concur with everything that



          15      Attorney Goins has said, and I'm happy to make



          16      myself available for any questions from the



          17      commission.



          18               CHAIRMAN SMITH:  Are there any questions



          19      from commission members at this point?



          20               MR. FRIEDRICHS:  Thank you.



          21               MR. DUARTE:  William Duarte, president of



          22      the condo association.  As we've learned more and



          23      move over the last few months, it seems like this



          24      is a work in progress.  Some ideas have progressed



          25      and changed, and concerned that there will be more
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           1      changes and a lot of things we object to are not



           2      relevant right now.  We have to wait for the next



           3      phase.  And by then, things could have changed



           4      again.  So we were told originally there would be



           5      no tractor trailers on the south side, and now I'm



           6      confused.  Will there be or won't there be?



           7               MR. WALSH:  Just showing the safety,



           8      that's a safety turn radius, to inform everybody,



           9      just showing the fire, you know, fire truck,



          10      whatever can go there.  Those are car spaces.



          11               MR. DUARTE:  Are there docks on that side



          12      of the building?



          13               MR. WALSH:  No.  Those are a hundred



          14      percent car spaces.



          15               THE REPORTER:  Wait a minute.  I can't get



          16      this down.  You're standing over there and the back



          17      and forth --



          18               MR. MARCELLO:  Hold on.  Hold on.  If you



          19      could ask all you questions first, and then the



          20      applicant could respond because --



          21               MR. DUARTE:  Okay.  One of my questions



          22      about the traffic, the traffic study, is that the



          23      assumption there were 46 trips as an assumption.



          24      That doesn't seem like a viable business that can



          25      operate a building that size with 46 trips a day.







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   81







           1      They going to make -- they're not going to make any



           2      money.  You've got to have a dock serviced two or



           3      three times a day, and you've got 70 -- well, I



           4      don't know how many docks anymore.  It used to be



           5      69.  You've got to have them serviced three times a



           6      day.  That's 200 trucks.  That's not 46.  That's



           7      200 trucks in once and out again, and that's a lot



           8      of use on the highway.  We're concerned about the



           9      noise, the lighting, the emissions.  There's a



          10      school nearby that's got to deal with children



          11      outside playing in their yard right next door.  And



          12      that's (inaudible) for the city.



          13               So our concerns are many, but most of them



          14      will be at the next phase.  So I want to yield at



          15      this time and maybe Aldo would like to talk.



          16               MR. TESTA:  My name is Aldo N. Testa.  I



          17      live at 12 Sweet Corn Drive in Cranston, Rhode



          18      Island.  This is my third attempt at presentation



          19      in front of the planning commission.



          20               First of all, as we look at this picture,



          21      we're looking at a flat picture.  It's not a three



          22      dimensional picture.  So rather than reading what



          23      I've submitted already in my report, I'd like to



          24      just review a few items that are in the report.



          25               The second thing that I notice tonight as
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           1      you look at this picture, all we've heard about was



           2      peripheral parts of the development.  There's been



           3      no written reports as to the impact of this in the



           4      community.  We know there's landscape.  We know



           5      there's all these things that are going on; but we



           6      don't get a picture.  And it's like something I



           7      heard a few years ago, some haven't heard it.



           8      First approve it, and then we'll tell you what's in



           9      it.  I don't know think that works.  I'd like to



          10      review a few points in the presentation that is



          11      already in the record.



          12               First point is a visual size and visual



          13      look.  We all know the trailer trucks and the size



          14      of the building that's already in the plan.  But



          15      let's review some of the aspects of it.  If you



          16      look at this picture, it's just sandwiched in



          17      between surrounding what you would say normal size



          18      building.  There's a condominium.  There's a bank.



          19      There's a farm -- a nursery.  There's an ice cream



          20      shop.  At the other corner, there's a restaurant.



          21      And then there's other buildings around it.  None



          22      of them compare to the massive size of what's being



          23      put in this area.



          24               This area is not considered an industrial



          25      park.  I envision industrial park as what's across
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           1      the street in western industrial Cranston.  There



           2      is various size buildings in that.  None of them



           3      even compare to what is here.



           4               In the report that was submitted, you look



           5      at this as a three dimensional picture.  When you



           6      look at this building, it's -- and as I say, you



           7      know, it's 800 feet long, 250 foot wide.  And as I



           8      said in my report, if you're familiar with Fenway



           9      Park, Fenway Park wall is 231 feet.  It tapers down



          10      from 37 to 34 feet.  The size of this building is



          11      three and a half times the height -- I'm sorry, the



          12      length of Fenway Park's Green Monster.



          13               Secondly, again, you're looking at a flat



          14      picture.  Gillette Stadium has a football field.  A



          15      football field is 57,000 -- occupies 57,000 square



          16      feet.  The size of this building, you could put



          17      three and a half football fields in it.  The sister



          18      building of 70,000 square feet would fit one



          19      football field plus 20 percent.



          20               Second point would be safety and impact on



          21      Comstock Parkway.  I noticed a gentleman said that



          22      we'll learn about trailer trucks exiting after.



          23      From information that I read, according to an exit



          24      of a trailer truck, it needs more than 15 feet curb



          25      to curb from the middle to the curb to exit.  So I
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           1      would say that that report should be produced



           2      before this gets advanced any further.



           3               One of the other areas at the point I



           4      would just want to get on is health issue.  Trailer



           5      trucks will be going in and out.  How long will



           6      they be running for?  What's the Co2 emissions?



           7      This was all in the report that was put in there.



           8      I don't want to be redundant.  It's late.  I know



           9      everybody is itching to go home, but we just can't



          10      approve something without knowing what's going into



          11      it.  I didn't plan on getting too far into this



          12      tonight, but one of the other issues that come up.



          13      We are here -- why are we here tonight?  The only



          14      really report that we have was traffic study.  We



          15      have received nothing else.  To my knowledge -- to



          16      my knowledge, there is not a structure of this size



          17      and number of loading docks in the city of Cranston



          18      to compare it with and to measure the effects on



          19      the surrounding neighborhood, the surrounding area,



          20      to determine the positive and negative effects.



          21      There should be additional impact studies to



          22      determine noise levels, diesel exhaust emissions,



          23      damage to wetlands, water runoff, fire and safety,



          24      sanitation, surrounding property values, impact to



          25      businesses in the area, lighting, environmental,
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           1      and the area image of this building.



           2               These and others not mentioned need impact



           3      studies.  Impact study words and actions matter



           4      before action is taken.  Let me cite an example.



           5      In the traffic study -- in this traffic study,



           6      beginning with the introduction, Comstock Parkway



           7      is defined as a roadway.  One way to just overlook



           8      this actual meaning and deem it unimportant, the



           9      Cranston City Council didn't think so.  Ordinance



          10      of the city council, amendment on the Chapter



          11      10-40-070 of the code of the City of Cranston



          12      entitled, "Solicitation on roads prohibited."  They



          13      define -- they define what a roadway is.  A roadway



          14      shall be the portion of a public street, road, or



          15      highway improved, desired, or ordinary use for



          16      vehicular traffic and extending from one curb or



          17      edge of pavement to the opposite curb of the edge



          18      of the pavement, including lanes commonly used for



          19      parking and including center medians and lanes --



          20      lane dividers.  However, the road -- the term



          21      "roadway" shall not be included to include any



          22      street, road, or highway, one, having a paved



          23      surface with no greater than 30 feet.  I won't read



          24      the whole thing.  Item 2, which traffic flows is



          25      restricted in a single lane or traveling in
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           1      opposite direction; and, 3, upon legal speed limits



           2      that exceed 25 miles per hour.



           3               CHAIRMAN SMITH:  I don't want to cut you



           4      short.  You mentioned some important points, but if



           5      you could kind of move it along.



           6               MR. TESTA:  I'm trying to do the best I



           7      can, sir.  I'm not a public speaker.



           8               CHAIRMAN SMITH:  I understand.  It's



           9      getting very late.



          10               MR. TESTA:  In this instance, the study --



          11      I'm not -- it's not too long.  In this instance,



          12      the study does indicate Comstock Parkway is 30



          13      feet -- 30 feet wide with 15 foot lanes, and a 25



          14      mile per hour posted speed, but names it as a



          15      roadway.  Words not -- mistakes happen.  Studies



          16      are needed.  Since there is no current history of



          17      the warehouse of this size -- of this size, the



          18      planning board should seek studies and information



          19      before making their determination.  One example is



          20      the possible health hazards by diesel emissions.



          21      Along with that, there are recommendations on



          22      suggested safety nets.  Land use handler, in



          23      quotes, It was recommended that homes, schools, and



          24      other sensitive land use should be located at least



          25      one thousand feet from any facility that would
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           1      either generate, one, one thousand diesel trucks



           2      per day, more than twenty trucks per day with



           3      diesel refrigeration units, or where diesel truck



           4      refrigeration units would operate more than 300



           5      hours per week.  The California south coast air



           6      quality management district adopted a regulation



           7      requiring warehouses of 100,000 square feet or more



           8      must take measures to reduce the health impact of



           9      trucks, as well as other diesel, gasoline powered



          10      vehicles.  The socioeconomic impact assessment



          11      quoted, in quotes, noted that emissions from a



          12      warehouse of 100,000 square feet or more can affect



          13      the health of those living .5 to 2 miles distant.



          14               In conclusion, it's not only about the



          15      traffic study; but after all the mentioned studies



          16      have been concluded, is this the best land use for



          17      the neighborhood and surrounding business



          18      community?  Thank you.



          19               CHAIRMAN SMITH:  Thank you.  I want to --



          20      it was pointed out to me, and I do want to add at



          21      this point since we will be continuing this to our



          22      December 7th meeting, anybody who was some



          23      additional comments that they would like to submit



          24      to the staff, if you could have those in by



          25      December 3, that would allow the staff to be able
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           1      to analyze and include those concerns and comments



           2      and questions.  So December 1st would be the



           3      deadline.  The meeting is on the 7th.  But, yes,



           4      get them in by the first.  That would help the



           5      staff process to be able to incorporate those into



           6      the record.  So -- okay.



           7               MR. BARRY:  Hi, Commissioners.  My name is



           8      Jason Barry.  I live at 1039 Scituate Avenue, the



           9      little property next to the condos, one of two



          10      neighbors as -- zoned as A80, which I heard a lot



          11      about tonight.



          12               Wanted to express some general concerns



          13      considering it sounds like this is still in a very



          14      general stage.  One is the traffic impact study



          15      obviously still need further review, which is



          16      getting its due diligence.  I'm equally concerned



          17      about items like the turning radius on Comstock



          18      Parkway.  I think everyone can relate to tractor



          19      trailers being unable to make the turns that they



          20      need to make.  Outlined in the document that's



          21      here, from what I can see, it wouldn't appear that



          22      the turning radius for the road that's there would



          23      accommodate that as admitted by the group that's



          24      here.  We'll see that later.  I'd make the argument



          25      that the public can only operate on the information
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           1      that it's given, which is the documents that are



           2      here.  So that's the opinions that you're hearing.



           3      The more information you can provide, the more



           4      adequately (inaudible), and the more we can



           5      potentially be for the plan.



           6               The second is my daughter and I live in



           7      that house, and there's a preschool nearby.  I have



           8      obvious concerns around the noise and air pollution



           9      as well as the light pollution produced by a



          10      facility this size.  It's obviously an enormous



          11      building, and, you know, I would expect the CPC to



          12      provide due diligence necessary to make sure that



          13      abutting properties, as the council had noted, is



          14      accommodated accordingly.  The size and the scale



          15      of this development is obviously what I would



          16      classify as egregious, though seemingly having a



          17      business purpose.  You know, by right, it obviously



          18      falls to M1 use zone, and it seems like it's being



          19      used for warehouse purposes; but, again, we haven't



          20      been really heard from tenants that are going to be



          21      in here, how the land's going to be used.  I'd love



          22      to get more information on that, but it sounds like



          23      we're in Stage 2 of 4.  So I look forward to



          24      hearing more.



          25               As the plan continues to evolve, I'd like
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           1      to better understand the landscaping plans as they



           2      pertain to buffer approaching my property in the



           3      southern part of this landscape.  Specifically,



           4      while there is a forested area that's off the



           5      screen right now, but there is a forested area



           6      between my house and the -- yeah, this is a good



           7      look of me and my neighbor both have a pretty



           8      sizeable forested area between us and your



           9      building.  It is largely deciduous trees and



          10      deciduous understory.  What that means is that



          11      starting in about two weeks, I'll have a pretty



          12      clear view all the way back to the industrial



          13      complex that's actually behind your building.  I



          14      look forward to working with John Carter and his



          15      group.  I made myself available for you to come on



          16      my property to take a look; but in general, if



          17      nothing is done, I'll be staring at the back of



          18      your building from my backyard.  And, again, while



          19      this process is ongoing, I'd be eager to engage



          20      directly with anyone on your team.



          21               As a property owner, I grew up in Rhode



          22      Island, grew up in Cranston, city payer, taxpayer.



          23      I can obviously see the benefits of a place like



          24      this for Cranston, but I can also easily see the



          25      drawbacks of a building this size.  It, you know,
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           1      it's the size of a convention center.  Actually,



           2      it's the size of three convention centers, you



           3      know, in my backyard.



           4               I obviously have concerns about that, but



           5      I look forward to hearing about how this plan



           6      committee and the applicant can work towards



           7      finding an amenable solution for all parties



           8      involved.  I want you to be able to make use of



           9      your land; but, at the same time, I want to be able



          10      to use my land as well.  Thank you so much.  Thank



          11      you for your time.



          12               MR. DUARTE:  Bill Duarte.  If it's



          13      possible, it would be to everyone's advantage if



          14      they could raise -- have a balloon put up so we



          15      could see the height of the building from where we



          16      are.  I don't know how that could be done, but I



          17      imagine that it's possible.  Then the landowners



          18      could all see what they're going to see, how much



          19      above the tree line it is, if possible.



          20               CHAIRMAN SMITH:  It's not unusual.  Any



          21      other comments?  And, again, we will be back on the



          22      7th.  So I'm not hearing any additional comments at



          23      this time.  So here's the recommendation.



          24               MR. MC LEAN:  Doug McLean, principal



          25      planner with the city again.  Any interested
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           1      parties, I highly encourage to stay engaged.  These



           2      comments are helpful to us in advance of the time



           3      in which we draft the staff memorandum.  Again, on



           4      the straight line that the date that's most helpful



           5      to receive comments or any written materials would



           6      be by December 1st.  That gives me a few days to



           7      process that in advance of me writing the staff



           8      recommendation on this project.  That really,



           9      rather than receive all the comments written, I'd



          10      rather receive them in time for me to reflect on



          11      them.  You're always welcome to provide oral



          12      comments at the meetings.  We're confident that



          13      gives us time to digest it and to better understand



          14      the concerns on the table.  So thank you for that



          15      consideration.



          16               And just to briefly remind the



          17      recommendations of staff on the table for this



          18      evening is due to the fact that the traffic



          19      analysis is still under review by city staff and



          20      the city's third party peer review traffic



          21      engineers, the staff recommends the planning



          22      commission continue the Comstock development master



          23      plan public informational meeting to December 7th



          24      at 6:30.



          25               CHAIRMAN SMITH:  Okay.  At this time, I
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           1      will entertain a motion to continue this to



           2      December 7th meeting.



           3               MR. VINCENT:  Mr. Chairman, I'll make that



           4      motion.  After a second, I do have a question about



           5      peer review of landscape architecture.



           6               MR. MURRAY:  I'm sorry.  I couldn't hear



           7      you --



           8               MR. VINCENT:  My question was a peer



           9      review that we would begin sooner than later with a



          10      landscape architect to assess the quality and the



          11      effectiveness of buffering landscaping.



          12               MR. MURRAY:  Through the Chair, I



          13      understand it's within the purview of the



          14      commission to request that.  I'm not sure at this



          15      point we have anything for peer review.  That would



          16      be my only concern is that, you know, we are --



          17      Mr. Carter has gone as far as he can tonight.  We



          18      need to, you know, we need to know do we have a



          19      master plan.  Can we then go design and do a design



          20      of the site and incorporate landscaping which, at



          21      that point, could be, you know, reviewed by a peer



          22      review.  So that would just be my response,



          23      respectfully.



          24               MR. VINCENT:  I respect that, Mr. Murray,



          25      but I think there's a lot to be said for assessment







                           ALLIED COURT REPORTERS (401) 946-5500

�

                                                                   94







           1      of existing conditions, especially in plans that we



           2      want to see preserved and all that can be done



           3      earlier, saving time for you as well as this



           4      commission.  And as Doug said, the sooner we can



           5      get the information, the better we can make our



           6      informed decision.



           7               MR. MC LEAN:  Just the staff will briefly



           8      comment on that.  It is staff's intent to ask for a



           9      peer review of the landscape plan, but we feel that



          10      would be most appropriate to handle on the



          11      preliminary plan stage where the landscape plan is



          12      a required element of the application materials,



          13      and the full details would be available to us.  It



          14      is a fair and valid question.  As to what's in



          15      front of us right now, we fully understand it.  I



          16      think the most valuable piece of information in the



          17      current landscape concept plan was giving us very



          18      specific information on the conditions,



          19      specifically along that southern border.  I think



          20      that was a benefit to understanding what's there,



          21      to having some existing conditions.  I don't



          22      believe you would need a peer review to validate



          23      that what's shown on the plan is accurate and



          24      valid, but the concepts that are there really



          25      reflect out enough at this stage to anticipate that
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           1      a peer review would result in any high value



           2      information, but I certain want and expect a peer



           3      review as the next stage of the application.  That



           4      would be my perspective on that issue.



           5               MR. MURRAY:  Through the Chair, can I just



           6      elaborate on that.  You know, I think I'd be



           7      willing to get up, talk to my client, but I think I



           8      feel comfortable, you know, I think we can



           9      coordinate a submission of a more enhanced or



          10      updated landscape plan that could be peer reviewed



          11      prior to us getting to a preliminary plan stage.



          12      So -- so that we're not -- you know, we don't get



          13      here, Mr. Carter shows us the plan, and then you



          14      say we need that at a peer review.  With the



          15      commitment that we would try and coordinate with



          16      the staff a timely submission of a plan, we could



          17      then -- the staff would then have a peer review.



          18      You have the benefit of it.  That would just be my



          19      offer.



          20               MR. VINCENT:  That sounds reasonable.



          21               MR. PEZZULLO:  Mr. Chairman, I just want



          22      to add something along those lines.  Even before



          23      preliminary plan submission, it's best for -- we



          24      have to go through development plan review and



          25      that's where the plans are required, and that's
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           1      when we would do the -- vetting that plan.  So we'd



           2      have a very fully flushed plan in peer review at



           3      DPR stage, going into preliminary plan, but not at



           4      this stage.



           5               CHAIRMAN SMITH:  Okay.  We do have a



           6      motion on the floor from Commissioner Vincent to



           7      continue this matter to the meeting of December



           8      7th.  Is there a second?



           9               MR. MASON:  Second.



          10               CHAIRMAN SMITH:  Seconded by Commissioner



          11      Mason.



          12                    (VOICE VOTE:  PASSED)



          13               CHAIRMAN SMITH:  The matter will be



          14      continued.



          15                   (ADJOURNED AT 11:30 P.M.)



          16                       ****************
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