CITY PLANNING

DEPARTMENT

Memorandum

To: City Plan Commission

From: Jamie Ray | Planner Technician

Date: August4, 2026

RE: 309 Station Street — Assessor’s Plat 3, Lot 72
Application for Use Variance

Owner /Applicant: Eddy Pena

Location: 309 Station Street
Neighborhood: Park View/South Elmwood
Zoning: M-2 — (General Industry)

FLUM Designation: Special Redevelopment Area

Subject Property:
The subject property is located at 309 Station Street, identified as Plat 3, Lot 72 and has a land area of
0.1148 + acres, (5,000 sf).

Request:

The applicant has applied for permission to convert an existing legal, non-conforming single-family
dwelling into a two-family dwelling. Applicant seeks relief by 17.92.010- Variance; Section 17.20.030
Schedule of Uses; Section 17.20.120 Schedule of Intensity Regulations.
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SITE PLAN

REFERENCE: AP.3/LOTS 153
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ZONING DISTRICT M-2
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AP.3/LOTS 151
MINIMUM LOT FRONTAGE 200 FT.
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SURVEY
AP3/LOTST1&72
309 STATION STREET
CRANSTON, R 1. 02610
SCALE: 1"=20' DATE: NOVEMBER 7, 2022

PROPOSED _
. ADDITION

PREPARED FOR

EDDY PENA
369 STATION STREET, CRANSTON. R I, 02910
PHONE: (401) 248-1877

AP.3/LOTS73

TAWAE. PITTMAN
PREPARED BY.

OCEAN STATE PLANNERS, INC.
SURVEY CLASSIFICATION: 1255 OAKLAWN AVENUE, CRANSTON, R I 02620
THIS SURVEY HAS BEEN CONDUCTED AND THE PLAN HAS BEEN PREPARED THE PUR FOR THE CGNDUGT OF THE SURVEY AND FOR THE THE FOLLOWING TYPES OF EVIDENCE WERE USED TO PHONE: (401) 463-96%6 info@osplanners.com
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LINES OF POSSESSION, AND OTHER EVIDENCE RELATIVE

SURVEYORS ON NOVEMBER 25, 2015, AS FOLLOWS
[, O THE DEED OR PLAT THE BOUNDARY SOLUTION IS THE CRAPHIC SOMLE: 17220

1YPE OF BOUNDARY SURVEY: MEASUREMENT SPECIFICATION:  BY; DATE; i ’J? v COMPILATION OF ™ THE

LIMITED CONTENT BOUNGARY SURVEY CLAsS | RICHARD T BZ0YRA, PLS. LICENSE #1785; COA# LS-AS0 & MOST PROBABLE LOCATION OF THE SURVEYED PARCEL. 0 20 40 60

Findings of Fact:

The Applicant has requested specific relief in their application, namely:
e 17.20.030 Schedule of Uses
e 17.20.120 Schedule of Intensity Regulations

Relief Sought:
§17.20.040C.1 “Changes of use which result in a required increase in minimum lot area per
Sections 17.20.090, Specific requirements and 17.20.120, Schedule of intensity regulations shall require
conformance with minimum lot area and lot width and frontage.”
M-2 Zone Required Proposed Relief Sought
Minimum Lot Size 60,000 sf 10,000 sf 50,000 sf
Minimum Lot 200 feet 100 feet 100 feet
Width/Frontage

Use Variance Two-Family Dwellings are not Two-Family A conversion from a
permitted in the M-2 Zone Dwelling Single-Family to a
(Existing Single-Family is also Two-Family Dwelling

non-conforming)

Project Narrative provided by Applicant:

This property was previously a legal two-family home. | would like to restore it back to a two-family. The
current layout and utility hookups remain in place. The only thing that it needs is the utility meter for the
second floor and a permit to connect it back to the existing panel.
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Staff Analysis:

Staff has reviewed this Application in consideration of the compatibility with the general character of the
surrounding neighborhood, and the request does not impose undue nuisances and is not out of character
beyond any uses on this site or within the surrounding area. The subject property and the surrounding area
are primarily residential in nature and the request does not propose or encourage incompatible uses that
would be disruptive to the surrounding area.

e The residences surrounding 309 Station Street are historic remnants of the Auburn neighborhood
that were separated from it by the construction of 1-95.

e 1965 Zoning Plats show that this sliver of land wedged between the railroad and the highway, is
made up of mostly two-family homes.

o The subject property was previously designated as a two-family dwelling.

e The applicant is not proposing any significant changes to the lot or the structure. Existing lot size
and frontage are in excess of requirements for two-family dwellings in zones where they are
permitted. Applying the M-2 zoning requirements would be inconsistent with the surrounding
neighborhood and the historic use of the lot.

e The Future Land Use Map acknowledges that this industrial zone should be changed to allow for
redevelopment. This area may be suitable for industrial uses, but the existing residential buildings
are here to stay. Continuing the residential use will not interfere with current or future industrial
operations in the area.
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Consistency with the Comprehensive Plan and FLUM
e The Future Land Use Map (FLUM) designates the subject property as “Special Redevelopment Area”
o Staff finds that the proposed project density (8.71 units/acre) conforms to the Future Land Use
Map density designation of Single/Two Family Residential Less Than 10.89 Units/Acre, which
is the density standard for districts where two-families are permitted.
o Staff finds that the Application is consistent with the Future Land Use Map designation.
= Special Redevelopment areas are defined as areas in which “the city has identified
sites where the existing zoning is not appropriate or where the city anticipates
undertaking redevelopment through mixed-planned development.”

o Staff finds that the following goals, policies, and action items outlined in the Comprehensive Plan
pertaining to residential development support the approval of this Application:
o Goal H-2: Permit a variety of residential development types to achieve multiple community
objectives.
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o Policy H-3: Enact flexible development standards that attain desired community objectives, but
also provide a wide range of building types, uses, subdivisions, and site plans.

o Policy H-6: Maintain a varied housing stock, with units of different age, size, and type that are
affordable to a wide range of incomes.

o Policy H-11: Reduce the burden of zoning and building regulations, to enable two- and three-
family unit dwellings to be easily modified, maintained and improved within the existing
neighborhoods.

Summary

Staff conclude that the proposal is compatible with the general character of the neighborhood, does not
provide disruption or nuisance, and supports the goals and policies of the Comprehensive Plan which
promote approval of a wide variety of housing types and flexibility in our development standards.
Specifically, the Comprehensive Plan seeks to enable incremental development and enable the expansion
of housing options in the City to meet demand, without disrupting the fabric of existing neighborhoods.

Recommendation:

ZBR-26-34 (309 Station Street):

In accordance with RIGL § 45-24-41(b) and Section 17.92.010(A) of the Zoning Ordinance, Staff finds this
Application consistent with the goals and purposes of the Comprehensive Plan and is compatible with the
general character of the surrounding neighborhood. Staff therefore recommend that the City Plan Commission
adopt the Findings of Fact documented above and forward a POSITIVE RECOMMENDATION on the
Application to the Zoning Board of Review.

Respectfully Submitted,

Jawes S. Ray

Jamie Ray
Administrative Officer | Planner Technician
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