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Meeting Date: 6/15/22 

Report Date:  6/10/22 

 

STAFF REPORT 

 

TO:  PLANNING BOARD 

FROM: Planning Department Staff  

RE: Comprehensive Permit for a 410-unit Major Residential Land 

Development on Division Road – Master Plan Application 

 

Applicant/Owner:  Ned Capozzi, Modern Industries, Inc. 
 
 
Requested Action: Master Plan review of this major project, submitted as a 
Comprehensive Permit.   Planning Staff does not recommend formal decision 
at this time, as there are several outstanding items that the Town has 
requested in order to preform complete review.  Board members are asked 
to respond to and comment on the proposal and provide guidance to inform 
a Master Plan decision at a subsequent meeting.  
 
Location:    Assessor’s Map 67, Plat 13, Lots 35 and 53, being the north side 
of Division Road at the West Greenwich town line.  Property lies in the 
vicinity of Westfield Drive and Moosehorn Road.   
 
Parcel Size and Frontage:  The total land area involved is just over 80 acres.  
“Lot 53” is a 65.8 acre parcel with over 780 feet of frontage on Division 
Road.  This frontage is split into two segments of about 450 feet at the 
easternmost end of the property and another 331 feet at the westernmost 
end.  “Lot 35” is considered a land-locked parcel that faces the I-95 corridor 
but it lacks any meaningful frontage for access purposes.  It is 14.4 acres in 
size and would likely be merged or reconfigured with Lot 53 as part of this 
project.   
 
Existing Land Use:  Existing parcels are undeveloped. 
 
Surrounding Land Use:  Division Road in East Greenwich, west of the New 
England Tech campus, is marked predominantly by single family homes on 
moderate to large lots.  There are some commercial uses nearby and just 
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west of the subject site, in West Greenwich, is a high density residential 
condominium project.   
 
Existing/Surrounding Zoning:  Both sides of Division Road in this vicinity 
(from Shippeetown Road westward to the town line) are zoned F-2 which is 
a single family residential and farm zone with a two acre lot size minimum.  
It is the Town’s lowest density zone.   
 
Comprehensive Plan Consistency:   The Future Land Use Map of the 
Comprehensive Plan (Map 11C) shows this site as appropriate for 
residential mixed-use development which is defined as “Multiple uses on 
one parcel – especially high density housing, including affordable housing, 
with associated commercial enterprises.” (High Density in East Greenwich 
includes all residential densities above 5 units per acre).   
 
The site is also addressed by the Housing Chapter of the Plan which 
specifically shows the property (on Map 6A) as targeted for “Re-Zoning to 
Residential Mixed-Use” with the goal of accommodating affordable units.    
Increased density allowances often provide an incentive for affordable unit 
production since it can bring down the per unit and per acre costs.  This site 
is called out in the Plan as appropriate for such development because of 
higher densities nearby and the availability of services like transit and 
amenities like public water and sewers (available on adjacent property to 
the west) which make high unit counts feasible.   
 
In addition to the referenced maps, the text of the Plan also supports the 
proposed project.  On Page 76, it is noted that the inclusionary zoning 
strategy alone, which would yield 20 percent of all new units as Affordable, 
will never get the Town to its State-mandated 10% of total housing stock 
goal.  By accepting the minimum threshold in approved projects, the Town 
could face a shortfall of 166 units.  Comprehensive Permits like this one, that 
propose higher percentages of deed restricted units thus become important 
to our ability to meet the mandate.   Further, the Planned Development 
zoning designations are called out in the Comprehensive Plan – on Page 73 – 
as having the most potential for yielding higher Affordable unit counts.  
Unlike other conventional residential zones, these areas are the only zones 
where a density of up to 20 units per acre is contemplated.  As such, these 
zoning overlays could accommodate a very high percentage of the Town’s 
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deed restricted units over time.  The current proposal is thus well supported 
by the Plan in several ways.  A link to the Comp Plan via the Town’s webpage 
is provided here:   
http://www.eastgreenwichri.com/DocumentCenter/View/1208/East-
Greenwich-Comprehensive-Plan-PDF 
 
On page 69 of the Comprehensive Plan, a specific vision for the subject 
site is spelled out in Housing Policy #1 -  “Create a new Zoning District: 
The Town will amend the Zoning Ordinance and map to create a new zoning 
district in the northwest quadrant (Shippeetown area: west of Shippeetown 
Road, south of Crompton Road, and north of Division Road) by changing the 
current zoning from Commercial (CH) and Farming (F2) to a Residential 
Mixed Use (MUPD) Zoning District. 7 The new District will allow mixed-use 
development, thereby helping to arrest the strip-style suburban 
development that has begun to emerge near that area. The dimensional 
requirements will allow commercial structures and will also require upper-
story residential use, which will require at least 20% LMI (Low and 
Moderate Income, definition added) units, and commercial development at 
the street level. These zoning measures are intended to implement policies 
and recommendations of the Comprehensive Plan’s Land Use Element 
relative to retaining and enhancing the Town’s villages as vital centers, for 
curbing sprawl outside the village centers, and for ensuring that the 
character of new development is consistent with the traditional 
development patterns of the Town. All new subdivisions on vacant acreage 
will also be required to have at least 20% LMI units. Attached single family 
units will be allowed as-of-right in the District. The intent is to promote 
walkable communities and concentrated areas of public space. The new 
District will permit a density bonus, appropriate to the carrying capacity of 
the land, for a density ranging from 12, 16 and 20 units per acre, in areas 
that are currently zoned CH and F2, for developments that provide at least 
20% of units to be affordable for 30 to 99 years to households </= 80% AMI. 
The Town will encourage developers to make affordable units permanently 
affordable by working with the EGHA. Multi-family will be allowed by right in 
projects utilizing the density bonus (emphasis added).“   
 
The Board will note key areas where there are differences between the 
current proposal and the Plan narrative, namely in the absence of any 
proposed commercial uses or other ancillary activities.  The intent of the 

http://www.eastgreenwichri.com/DocumentCenter/View/1208/East-Greenwich-Comprehensive-Plan-PDF
http://www.eastgreenwichri.com/DocumentCenter/View/1208/East-Greenwich-Comprehensive-Plan-PDF
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mixed-use provision was to create an enclave or cohesive neighborhood in 
this part of East Greenwich and the applicants feel their residential proposal 
still meets this goal.   
 
Applicable Regulations:  The current Zoning on the subject property, despite 
the Comprehensive Plan maps and text as adopted, is Farm, F-2, the Town’s 
lowest density zone.  The proposed residential density is not allowed.   
 
Many other provisions of the Town’s Ordinances and Regulations will also 
need to be considered as the proposal evolves.  Article VIII of the Zoning 
Code (Sections 260-33 through 260-38 of the Town Code) addresses the 
“Planned Development” and “Mixed Use Planned Development” zoning 
designations in detail.  Land uses permitted, dimensional requirements 
including overall density, and other specific regulations like the Common 
Open Space Requirement are addressed therein.  Other parts of the zoning 
code are also relevant – like Article VI, Parking Ordinance, and Article XVII, 
Affordable Housing.   
 
In terms of the Land Development and Subdivision Review Regulations, the 
following sections are applicable: Section 8 “General Provisions for All 
Developments;” Section 15 which outlines review stages and requirements 
for major projects; Section 9of the Regulations deals with the Pre-
Application level of review for major projects.  Section 23 - the physical 
design requirements and Section 24 pertaining to public improvements also 
apply. 
 
In addition to ordinary zoning code and land development regulation 
provisions, Comprehensive Permits are subject to other standards and 
findings burdens that other project reviews are not bound to contemplate.  
We must call the Board’s attention to Chapter 63 of the Town Code 
pertaining to Comprehensive Permits.  {The language therein 
mirrors/replicates the language in the Rhode Island General Laws at 
Chapter 45-53 pertaining to low and moderate income housing, known as 
“The Rhode Island Low and Moderate Income Housing Act” found here: 
http://webserver.rilin.state.ri.us/Statutes/TITLE45/45-53/INDEX.HTM}  
 
 

http://webserver.rilin.state.ri.us/Statutes/TITLE45/45-53/INDEX.HTM
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Issues and Analysis:  The Town professional staff conducted a thorough 
review of the application at the Technical Review Committee meeting on 
April 19, 2022.  The minutes of that meeting are being provided separately.  
They provide an accurate and concise summary of major considerations and 
additional material requested. Staff has not received any additional material 
since the TRC meeting. Due to this information not being provided, Staff 
does not have sufficient information to provide a review of the proposal.  
 
Required Relief/Waivers:   
 

- Deferral of Item 14 of the Master Plan Checklist such as to permit 
submission of the RIDEM wetlands verification prior to the conclusion 
of the Master Plan public hearing.  

- Chapter 260 Zoning – Attachment 1, Table of Permitted Uses by Zone.  
“Two-family, multifamily, and Multi Single-Family dwellings within 
the F-2 Zone”  

- Chapter 260 Zoning – Attachment 2 Table of Dimensional Regulations 
by Zone. “Zone F-2 Dimensional Regulations including Lot Size, 
Frontage, Lot Coverage, Structure Height, Rear Yard, Front Yard, and 
Side Yard Setbacks”.   

- Chapter 260 Zoning – Section 25 A-F Parking Lot Landscaping 
“Amount of landscaping, islands, setbacks/buffers, tree standards & 
maintenance” – Applicant is seeking to show preserved vegetation 
areas and landscape plan at preliminary stage.  

- Chapter 260 Zoning, Section 98 D Affordable Housing “Yield Plan” – 
Applicant is requesting to provide yield plan at preliminary stage of 
review.  

- Development and Subdivision Review Regulations – Appendix A 
Specifications and Standards for Tree Preservation and Planting in 
New Subdivisions “ Tree Preservation and Planning in New 
Subdivision”. – Applicant is requesting to provide reserved areas and 
detailed Landscape plan at preliminary stage of review.  
Development and Subdivision Review Regulations – Appendix B Lot 
Design Standards “ Zone F-2 lot Design Standards”  

- Development and Subdivision Review Regulations – Appendix C Road 
Design Table 1 “ Pavement width for Large-Scale Residential, local, 
and Residential Street” – Applicant is requesting a reduction to 
required road widths.  
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- Development and Subdivision Review Regulations – Appendix C Road 
Design Table 1 “ Concrete Curbing for Large-Scale Residential, Local 
and Residential Street” – Applicant is requesting a bituminous berms  
in place of concrete berms when necessary.  

- Development and Subdivision Review Regulations – Appendix C Road 
Design Table 1 “ Maximum Grades for Large Scale Residential, Local, 
and Residential Street” – Applicant is requesting that roads exceed 
steepness grade requirements on the site due to steep slopes in some 
areas.  

- Development and Subdivision Review Regulations- Appendix C Road 
Design Figure I-III Typical Section “Typical Cross Section” – Applicant 
has not specified why this waiver is requested.   

- Development and Subdivision Review Regulations – Appendix C Road 
Figure V Typical Section “Intersection Standards” – Applicant is 
requesting waiver from 150’ minimum distance between 
intersections. The applicant has not specified the amount of requested 
relief.  

- Development and Subdivision Review Regulations – Section 27 E-F 
“Phasing of Projects”  Applicant is requesting a waiver to allow for all 
phases throughout development to be subject to change and can vary 
in terms of the number of units per phase, the sequence of phases, 
and the timetable of each phase.   
  

 
Discussion:  RI Housing Works publishes an annual report called the 
Housing Fact Book each year and the 2021 Fact Book was recently released.  
It is our official source for housing affordability information.  The report 
uses a baseline of 5,501 housing units in town of which 4.59% are 
Affordable by the State’s definition.  Based on those numbers, the addition of  
roughly 103 affordable units (in the context of  25% of the 410-unit new 
development) to our current affordable housing stock (245 units) would 
raise our official inventory of affordable units to approximately 5.89%.  As 
the Board is well aware, many other affordable units are currently under 
review or under construction and the Town is moving methodically toward 
meeting its affordable housing goal.   
 
Town residents along Division Road, especially in the Westfield Drive area, 
have expressed interest in this development and are particularly concerned 
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about traffic impacts.  A traffic impact analysis was conducted by the 
Applicant and provided to Staff and the Tow’s Traffic Engineering 
Consultant.  The Town’s traffic consultant states that the traffic study 
preformed is outdated and occurred during a very low traffic period in 2020. 
Staff and our Consultant opine that a new 24-hour traffic study should be 
submitted in order to provide adequate comments and recommendations. 
Staff strongly recommends that this element be sufficiently vetted prior to 
Master Plan approval.  
 
Staff also has outstanding questions regarding public or private status of the 
proposed roads, public safety and fire access, and has requested a yield plan. 
These elements need to be addressed by the applicant and reviewed by Staff 
before any complete and formal recommendations can be made. 
 
The Applicant has agreed to extend the decision timeline until August 20th. 
Staff recommends that the Planning Board (after the Applicant’s 
presentation and public comment) continue this application to one of the 
Planning Board meetings in August (August 3rd or August 17th). This 
extension should allow for the Applicant to provide necessary information 
to Staff with enough time for Staff to review and provide a complete 
recomendation.  
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Lofgren,Bruce

From: Hitchen, Lea
Sent: Friday, May 6, 2022 2:30 PM
To: 'Anna Novo'; Conboy,Mark
Cc: Lindo,Aaron; Lofgren,Bruce; Andrew Teitz, Esq
Subject: RE: Division Street Neighborhood Project

Hi Anna 
 
Thank you for your review of the Division Road Neighborhood traffic study. With today being my last day in the office I 
am forwarding your email to Aaron Lindo, our Planning Analyst, Bruce Lofgren, Assistant Town Planner, and Andy Teitz, 
our Town Solicitor.   
 
Thank you, 
 
Lea 
 

Lea Anthony Hitchen 
Planning Director 
Town of East Greenwich, RI 
P.O. Box 111; 111 Peirce Street 
East Greenwich, R.I. 
(T): (401) 886‐8643 
Visit Our Website: www.eastgreenwichri.com 
 

From: Anna Novo <anovo@cwltd.net>  
Sent: Friday, May 6, 2022 1:57 PM 
To: Hitchen, Lea <lhitchen@eastgreenwichri.com>; Conboy,Mark <mconboy@eastgreenwichri.com> 
Subject: Division Street Neighborhood Project 
 

Hi Mark and Lea, 

Please see my comments regarding the Division Road Neighborhood project below: 

Traffic Study 

I have conducted a review of all  the materials provided by the Town  including the traffic report appendices
provided by VHB.  I also had discussions with RIDOT regarding the 2019 count data used to provide a comparison 
for  adjustment  of  the  2020  counts  obtained  for  this  project.    Traffic  volumes  today  are  near  pre‐COVID 
conditions. Given the time that has elapsed since the traffic data was collected, we feel a new 24‐hour volume 
and classification count should be obtained in the same area as the 2020 ATR count to establish a comparison
between the two ATR counts.  The data obtained from the comparison can be utilized to create an adjustment
factor  that can then be utilized to adjust  the turning movement counts obtained  in October 2020.  This will 
eliminate the need to obtain new turning movement counts at the two intersections.   

Additionally,  we  recommend  adjusting  the  time  frame  for  the  “Future  No‐Build”  and  “Future  Build”
evaluation.  The traffic report future condition evaluations are based on the project reaching full build‐out by 
the year 2025 which is only three years away.  As per my recent conversation with Lea, the proponent currently
estimates a 10‐year projection to reach full build‐out.  As such, we feel that the time frame for the future no‐
build and future build analyses of the data should be adjusted accordingly or at minimum extended to 7 years. 
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It is also our understanding that the proponent may want to have the entire internal roadway network as private 
roads.  If this is the case, we need to address school bus pick‐up and drop‐off along Division Road.   

Plans 

Regarding the proposed internal roadway network and sections, we would like to see a circulation plan that
shows vehicle turning analysis using AutoTurn software for a single‐unit truck (SU‐30 design vehicle), and the
largest fire truck used by the East Greenwich Fire Department.  The turning analyses should depict all maneuvers 
required to enter and exit the project site at both locations, as well as those required to access the location of
trash/recycling and service/loading areas.  The analyses should demonstrate that the subject vehicles can access
the project site and circulate in an unimpeded manner throughout the site.  

It is our recommendation that the proposed primary and secondary roadway sections be adjusted to provide at
minimum 22’‐0” for the two‐way travel  lanes, and 8’‐6” for any adjacent parking lanes.  The segment of the 
primary  road  labeled  “Entry  Street”  should  be  at  minimum  24’‐  0”  with  adequate  turning  radiuses  at  the 
intersection with Division Road.  The “Private Roadway with share drives” should have at least a 16‐foot two‐
way yield flow with sufficient space to make sure a parked vehicle does not encroach on the apron area.  

If you don’t have any issues with us contacting VHB directly, we can discuss the traffic related issues with them
so they can get the counts scheduled as soon as possible.  We can also contact DiPrete Engineering regarding
the circulation plan and the roadway sections.   

Please let me know what you would like us to do.  

 

Anna 

 

  
  



























































Technical Review Committee Minutes 

Tuesday, April 19, 2022 – 9:30 

 

Present: Town Manager Andy Nota, Assessor Chelsea Romano, Police Chief Steve Brown, 

Engineer Mark Conboy, Fire Marshal Steve Hughes, Fire Chief Bernie Patenaude, Planning Analyst 

Aaron Lindo, Planning Director Lea Hitchen, Zoning Officer Ernie Marinaro, Solicitor Peter 

Skwirz, Community Services Director Andy Wade 

 

Master Plan Review: Major Residential Comprehensive Permit Project for property owned by 

Modern Industries, Inc., with the Applicant being Division Road Neighborhood, LLC, located at 

Division Road (across from Westfield Drive); Map 67 AP 13 Lots 35 and 53 (Zoned Farm, F-2). 

The subject property is just over 80 acres and currently vacant.  The Applicant’s intent is to build 

410 new dwelling units in a variety of housing types and styles ranging from multi-story apartment 

buildings to small single-family cottages with the site serviced by public water and sewer.  The 

roadways are proposed to be public roads while the rear-access and parking areas are to be private 

driveways.  This constitutes a major land development and because the applicant will deed restrict 

more than 25% of the total units as Affordable, it qualifies as a Comprehensive Permit submission 

and is eligible for an expedited review.    There are various waivers requested with regard to the 

Zoning Ordinance and Development & Subdivision Review Regulations. 

 

Atty. Bill Landry represented the application. He explained that the project presents as a collection 

of several different neighborhoods within a new integrated neighborhood in town with different 

types of dwelling units. Sewers will be connected through Coventry and West Warwick.  

 

The roadways are proposed to be public but the developer is open to discussion for private roads.  

 

A letter of eligibility was obtained from RI Housing. There are 136 1 to 2-bedroom rental units in 

the project in 4 two-story buildings. RI Housing stipulated that they would like to see some 3-

bedroom units in the project. 

 

Mr. Landry commented that a traffic report has been submitted as part of the Master plan. He stated 

that the report had already been peer reviewed by the Towns consultant. There is a contemplation of 

signaling at the entrances of the development. Traffic will be a point of contention.  

 

Mr. Hughes and Mr. Patenaude had concerns about the road widths. The 12-foot driveways are not 

accessible for emergency vehicles, especially firetrucks. There are concerns with the green areas that 

will prohibit access. The triple stacking of the lots is also a problem for access. It might be best for 

the design team to meet with the fire department to work out the issues.  

 

Mr. Conboy echoed the concerns of the fire department. The roads are substandard and he would 

like to see the width of the roads conform to the town standards. The lanes of the primary roads are 



depicted as 22 feet and the town requires 26 feet. The parking widths on the sides of the road are 

depicted as 7 feet wide. The standard is 9 feet. He also requested data and information regarding an 

evaluation of internal road network as well as the geometry. Snow loading sites should also be 

depicted on the plan. There are underground utilities in the project but they are also not depicted on 

the plan. A stormwater management and drainage plan were also requested.  

 

Ms. Hitchen asked if there was a yield plan for the project as it is a requirement for Master Plan. Mr. 

Landry commented that a waiver was requested to not include a yield plan. A yield plan was 

requested at this stage.  

 

There are no issues with wetlands within the project.  

 

The green areas are considered community areas and there is a community building.  

 

A question was asked about the amount of school children projected for the development. Mr. 

Landry explained that the applicant would engage someone to calculated the fiscal impact analysis at 

a later stage.  

 

Mr. Landry commented that the applicant with provide the town with multiple extensions to figure 

out this project. June 15th was selected for the first Master Plan hearing.  




