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1 INTRODUCTION 

On behalf of our client, CANAM RI LLC, Joe Casali Engineering, Inc. (JCE) has prepared 

the following Master Plan Project Narrative to identify existing conditions and proposed 

site improvements associated with a proposed redevelopment project.  The scope includes 

the redevelopment of the existing mill complex located at 530-532 Wellington Avenue, in 

Cranston, Rhode Island to a self-storage facility. The subject property can also be identified 

as Tax Assessor’s Plat Map (AP) 3, Lot 107, and has frontage on Wellington Avenue in 

the City of Cranston.   

 

2 SITE LOCATION AND PHYSICAL DESCRIPTION 

According to a July 2023 Class I Property Line Survey performed by Holland E. Shaw, 

PLS, the total area of the subject property is 237,000 sq. ft. (5.441 acres).  The parcel is 

currently occupied by a mill complex consisting of a series of buildings internally 

subdivided with multiple varied uses, parking areas, and outdoor storage areas.  The varied 

uses within the facility have been vacated as of the date of this report.  The parcel is 

accessed via existing curb cuts Wellington Avenue and Station Street.  The subject parcel 

is bound by multi-family residential properties to the north, an Amtrak Corridor to the east, 

a vacant lot to the south, and Wellington Avenue and Interstate 95 to the west, as shown 

below in Figure 1 – Locus Map.   

 

 
Figure 1 – Locus Map 

NOT TO SCALE 

Subject 
Property 

AP 3,  
Lot 107 
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2.1 Soil Classification 

According to the Web Soil Survey (WSS) operated by the US Department of Agriculture 

Natural Resources Conservation Service (NRCS), produced by the National Cooperative 

Soil Survey, the soils on the site consist of Udorthents-Urban land complex (UD) and 

Merrimac-Urban land complex, 0 to 8 percent slopes (MU). UD soils consist of human 

transported material. These soils have a very low runoff class and belong to hydrologic soil 

group A. MU soils consist of loamy glaciofluvial deposits derived from granite, schist, and 

gneiss over sandy and gravelly glaciofluvial deposits derived from granite, schist, and 

gneiss. These soils are somewhat excessively drained, have a very low runoff class and 

belong to hydrologic soil group A. 

 

 
Figure 2 – Soils Map 

NOT TO SCALE 

 

2.2 Environmental Considerations 

SAGE Environmental (Sage) completed a conducted an American Society for Testing and 

Materials (ASTM) Phase I Environmental Site Assessment (ESA) in April 2023.  Results 

of the Phase I ESA identified Recognized Environmental Conditions (RECs), which are 

explained in more detail in the Phase I ESA (can be provided under separate cover) but are 

generally summarized below. 

 

Ur 

UD 
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• REC #1 - Historic and Current Usage of the Site for Manufacturing and Associated 

Infrastructure: Building occupants have engaged in manufacturing operations, 

including but not limited to, vinyl coated products, a rubber heel factory, plastics 

manufacturing, cabinet manufacturing, jewelry manufacturing, upholstery 

manufacturing, knife manufacturing, a veterinary laboratory, chemical 

manufacturers (including resin, algaecides, germicidal detergents, deodorants, 

sanitizers, and disinfectants), assayers and refiners of precious metals, 

electroplating operations, spray coating/spray painting/screen-printing, metal and 

plastic grinding/sharpening, a brewery, appliance repair, sewing, exercise related 

businesses, real estate businesses, material rental businesses, storage businesses, 

educational businesses, janitorial services, electricians, an elevator company, and 

retail businesses, since the early 1900’s.  In addition to the former property use, 

several observations of associated infrastructure and potential for releases of oil 

and/or hazardous materials (OHM) from these past operations were made during 

the Phase I.  These included potentially leaking electrical transformers, stained soil, 

drains, sumps, pits, hydraulic equipment, and OHM storage containers. 

• REC #2 - Historic Environmental Investigations and Known Release Conditions 

[Underground Storage Tank (UST)-15319, Leaking Underground Storage Tank 

(LUST) 0713-LS, State Hazardous Waste Site (SHWS SR-07-1035), and SEMS 

Archive:  

o UST Summary (RIDEM File Number UST-15319:  In general, the Site has 

had at least 25 underground storage tanks (USTs), ranging in capacity from 

500-gallons to 10,000-gallons, and utilized for the storage of gasoline, #6 

oil, unspecified fuel oil, mineral oil, aromatic solvents, and plasticizers 

(converted to water storage in circa 1960).  On March 16, 1987, RIDEM 

issued a Certificate of Closure which stated that all regulated tanks “which 

existed from May 8, 1985”, “have either been removed or filled in 

accordance with State UST Regs”.  Please note that additional vent pipes 

were observed, indicating that additional tanks may exist which were 

previously unidentified.    

o LUST Summary (RIDEM Case Number 0713-LS):  Two (2) of the USTs, 

historically utilized for the storage of gasoline and aromatic solvents (i.e., 

USTs 1 and 9), are documented to have resulted in a release condition to 

soil and groundwater on the southwest portion of the Site, extending into 

the municipal right-of-way identified as Wellington Avenue.  Contaminants 

of Concern (COCs) identified in soil and groundwater, at concentrations in 
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excess of the applicable RIDEM criteria, include benzene, toluene, 

ethylbenzene, and xylenes, and Light Non-aqueous Phase Liquid (LNAPL) 

(i.e., identified as consisting of a petroleum distillate/paint thinner and/or 

petroleum with a carbon range of C7 through C18.).  The most recent 

groundwater monitoring event occurred in September 2020.  At that time, 

no LNAPL was detected; however, a sheen was noted on groundwater in 

each of the four (4) groundwater monitoring wells.  According to McPhail 

Associates, LLC, the plume is/was stable.  No groundwater monitoring data 

from 2022 or 2023 was reported within the RIDEM file and a Letter of 

Compliance or No Further Action deeming that the release is closed were 

identified in the RIDEM files.  Therefore, the Site may be out of compliance 

with the RIDEM Regulations.     

o State Hazardous Waste Site (SHWS) (SR-07-1035)012/Superfund 

Enterprise Management System (SEMS)-Archive (RID01201771):  In 

1986, Rizzo Associates, Inc. conducted a limited subsurface assessment on 

the Site which identified the following COCs at concentrations in excess of 

the applicable RIDEM soil and/or groundwater criteria, select polynuclear 

aromatic hydrocarbons (PAHs).  Remediation reportedly included soil 

excavation and the importation of fill (source of fill material not provided); 

In circa 1990, the US EPA identified the Site as a potentially hazardous 

waste site due to activities conducted by Gannon & Scott (RID01201771), 

a reclaimer of precious metals from plating and stripping solutions from the 

1950s through the 1980s.  The Site was subsequently investigated on behalf 

of the US EPA as part of the Superfund Site Assessment and Removal 

program which identified the following COCs at concentrations in excess 

of the applicable RIDEM soil and/or groundwater criteria:  select 

chlorinated VOCs (CVOCs), select PAHS, and toluene.  In 2002, the 

USEPA archived (i.e., removed) from the CERCLIS database and was not 

a candidate for inclusion on the National Priorities List (NPL) because there 

was not a drinking water well located in proximity to the Site.  As a result, 

the Site was assigned the status of No Further Remedial Actions Planned 

(i.e., NFRAP).  A NFRAP designation means that no further Federal 

Superfund Remedial Action was anticipated, under the jurisdiction of 

CERCLA.  Please note that this is not meant to imply compliance with the 

RIDEM regulations; therefore, the lack of additional assessment and/or 
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remediation due to the above exceedances may represent non-compliance 

with the RIDEM Remediation Regulations. 

• REC #3: Adjoining Land Usage: Based on information provided in the Sanborn 

Maps, two (2) parcels of land located immediately north of the Site (i.e., 388 and 

433 Station Street) were historically utilized for jewelry manufacturing (i.e., 433 

Station Street) from circa 1950 through 1972, and a repair shop in circa 1900 (i.e., 

388 Station Street  which was owned by the New York, New Haven, and Hartford 

railroad in 1900).  No additional information regarding these businesses was 

obtained during the course of this assessment; however, usage of these properties 

for jewelry manufacturing and repairs associated with railroad machinery 

represents a REC. 

 

These locations and conditions are summarized in Figure 2 – Site Plan, 530 Wellington 

Ave., Cranston Rhode Island, prepared by Sage, dated April 20, 2023, included in 

Appendix A.  Additional environmental investigations and assessments are ongoing as of 

the date of this report.   

2.3 Flood Zone Classification 

The site is located on the Federal Emergency Management Agency (FEMA), Flood 

Insurance Rate Map (FIRM) for the City of Cranston, Map Number 44007C0318H, 

effective date October 2, 2015, as depicted below on Figure 3. The property lies completely 

within FEMA Flood Zone X, which is defined as areas outside of the 0.2% annual chance 

floodplain. 
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Figure 3 – FEMA Flood Insurance Rate Map 

NOT TO SCALE 

2.4 Natural Resources 

According to the RIDEM Environmental Resource Map, the site is located within the 

Pawtuxet River Watershed (ID No. 010900040609). Stormwater runoff from the site 

appears to be directed to Fenner Pond (RI0006017L-08), which ultimately discharges to 

the Pawtuxet River.  Fenner Pond is located on the State of Rhode Island 2022 Impaired 

Water Report List. The cause of impairment within Fenner Pond is due to the Phosphorus 

levels. There are no total maximum daily loads (TMDL) established at this time. The site 

is not within any State-designated natural heritage area, unfragmented forest tracts, state, 

regional, or community greenways and green space priorities. The site does not contain 

any land in active agricultural use.   

 

 

 

 

 

SITE 



Self-Storage Facility                        May 2024 

Wellington Ave., Cranston, RI 
Master Plan Project Narrative 

 

 8 

2.5 Zoning 

The subject property is located within the City of Cranston’s General Industry District (M-

2).  The following are the dimensional requirements for the M-2 zone, along with existing 

conditions associated with the existing mill complex: 

 

Zoning Criteria M-2 Requirement Existing 

Min. Lot Area 60,000 SF 237,000 SF 

Min. Frontage & Lot Width 200 feet 249 feet 

Min. Front Yard Depth 40 feet 0 feet(1) 

Min. Side Yard Depth 25 feet 42.6 feet 

Min. Rear Yard Depth 30 feet NA 

Maximum Building Coverage 60% 43.8% 

Max. Building Height 35 feet 45.1 feet(1) 

1. Pre-existing, non-conforming condition.  

2.6 Easements 

According to a July 2023 Class I Property Line Survey performed by Holland E. Shaw, 

PLS. Multiple easements exist on site. Two communications easements exist on the 

northern portion of the site. These easements are referenced in Deed Book 3293, Page’s 2 

& 19, and Deed Book 5302, Page 54. Also, three sewer easements exist traveling south 

down the eastern side of the subject property and turning towards Wellington Avenue. 

These easements are referenced in Deed Book 220, Pages 37 & 38.   

2.7 Existing Utilities 

Water:  Based on a review of existing conditions information obtained from the Providence 

Water Supply Board (PWSB), a 12-inch asbestos concrete (AC) water main exists within 

Wellington Avenue, and a 6-inch AC water main exists within Clarence Street.  Based on 

a field review of existing conditions performed by JCE in April 2024, domestic water 

appears to be provided to the site via a 4-inch cast iron (CI) service from Clarance Street, 

and via a 4-inch CI service from Wellington Ave.  In addition, fire protection water service 

appears to be provided to the site via a 6-inch CI service from Clarance Street, and via a 6-

inch CI service from Wellington Ave.   

 

Sewer:  Based on a review of existing conditions information obtained from the City of 

Cranston, a 24-inch reinforced concrete sewer main exists within Wellington Avenue and 

an 8-inch vitrified clay (VCP) sewer main exists within Clarence Street.  Based on field 
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investigations performed by JCE in April 2024, it appears that two (2) 6-inch sewer 

services exist from the existing building(s).  An 8-inch VCP conveys effluent from the 

northern portion of the development to the existing main within Clarence Street; and an 8-

inch VCP conveys effluent from the southern portion of the development to the existing 

main within Wellington Ave.      

 

Gas:  Based on a review of existing conditions information from Rhode Island Energy, gas 

mains exist within Clarence Street and Wellington Avenue.  Based on field investigations 

by JCE in April 2024, it appears that a gas service enters the site from Clarence Street, with 

multiple meters on the existing building servicing the former tenants.    

  

Electric/Telecommunications: Existing overhead electrical and telecommunication 

services are provided to the site via the overhead lines along Wellington Avenue, Station 

Street, and Clarence Street. 

 

Stormwater: Based on field investigations performed by JCE in April 2024, multiple 

drywells appear to exist throughout the site, particularly within the open space at the eastern 

portion of the property.  Many of these existing structures are deteriorated, filled with 

debris/sediment, and are likely non-functional.   

 

3 PROPOSED DEVELOPMENT 

The Applicant, CANAM RI LLC, is proposing a complete redevelopment of the site to 

accommodate a self-storage facility.  The scope of improvements to the site includes 

demolition of multiple existing free-standing accessory structures and demolition of 

portions of the existing main building on the site.  The existing main building is proposed 

to undergo complete interior and exterior renovation, including a small main office at the 

northeastern corner of the existing complex.  The remainder of the facility is proposed to 

consist of approximately 1,191 variably sized self-storage units.   

 

The main office is proposed to be accessed off of Clarence Street / Station Street with a 

small 3-stall parking area for potential clients.  The remainder of the site is fenced off with 

key card access for self-storage customers.  A 35-stall parking lot is proposed at the 

northeastern portion of the site, and a 12-stall parking lot is proposed at the western portion 

of the site, and a 15-stall parking lot is proposed at the southern portion of the site, all for 

customer and staff parking.  Overall, a total of 50 parking spaces are proposed, including 
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two (2) handicap accessible spaces, in accordance with the Americans with Disabilities Act 

(ADA).         

 

According to the City of Cranston’s Zoning Ordinance, there is no specific use within 

Chapter 17.64 “Off Street Parking” fitting the definition of self-storage facilities. As such, 

JCE referenced the Institute of Transportation Engineers (ITE) Parking Generation 

Manual, 5th edition, dated January 2019.  The ITE Manual identifies self-storage as “mini-

warehouse”, land use code 151.  Based on the ITE Manual, peak parking demand per 100 

storage units ranges from a minimum of 1.05 to a maximum of 2.38.  Based on the 1,191 

self-storage units proposed, this equates to a parking requirement ranging from 13 to 29 

spaces.  The currently proposed 50 spaces exceeds the anticipated peak parking demand 

per the ITE Manual.   

 

Additional site improvements include perimeter fencing, loading dock canopy, a 

compacted gravel outdoor storage area for RVs, boats, etc., perimeter paved access road 

for customers and Fire Department access, landscape improvements, and stormwater 

management improvements.      

3.1 Zoning 

As previously noted, the subject property is located within the City of Cranston’s General 

Industry District (M-2).  The proposed use, self-storage, is allowed by right in the M-2 

zone.  However, due to the pre-existing non-conformities associated with the existing 

building, dimensional variances will be required, as summarized in the following table: 

conditions associated with the existing mill complex: 

 

Zoning Criteria M-2 Requirement Existing Proposed 

Min. Lot Area 60,000 SF 237,000 SF 237,000 SF 

Min. Frontage & Lot Width 200 feet 249 feet 249 feet 

Min. Front Yard Depth 40 feet 0 feet(1) 0 feet(1) 

Min. Side Yard Depth 25 feet 42.6 feet 42.6 feet 

Min. Rear Yard Depth 30 feet NA NA 

Maximum Building 

Coverage 
60% 43.8% 42.7% 

Max. Building Height 35 feet 45.1 feet(1) 45.1 feet(1) 

1. Pre-existing, non-conforming condition.  Dimensional variance required.    
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3.2 Proposed Utilities 

Water:  Modifications to the domestic and fire protection water services to the development 

are not anticipated.  However, due to the change in use and resulting change in demand, 

review and approval from the Providence Water Supply Board will be required.   

 

Sewer:  Modifications to the existing sewer services are not anticipated.  However, due to 

the change in use and resulting change in flow, review and approval from Veolia Water / 

Cranston Department of Public Works will be required.   

 

Gas/Electric/Telecommunications:  Major modifications to the site’s gas and 

telecommunications services are not anticipated.  However, due to the change in use, 

review and approval from Rhode Island Energy – Gas will likely be required.  The proposed 

development will likely necessitate a new transformer, which will require coordination 

with Rhode Island Energy – Electric. 

 

Stormwater:  The proposed development includes a reduction in impervious area of 

approximately 2.7-percent, or about 6,500 square feet.  In addition, beautification of the 

site, including placement of new loam and seed as well as landscape plantings, will assist 

in providing natural groundwater infiltration and water quality.  In addition, several areas 

on the site are being considered for additional water quality / stormwater management 

appurtenances.  Environmental assessments are ongoing which will determine whether 

stormwater management appurtenances can discharge to groundwater or will be required 

to be wrapped / lined to prevent migration of contaminants.  Regardless, the site’s 

stormwater management system will be designed in accordance with all applicable State 

and local Standards, improving water quality, groundwater recharge (if possible), and 

reducing peak stormwater runoff rates and total stormwater runoff volumes to the 

maximum extent practicable.       

 

4 PERMIT REQUIREMENTS 

4.1 Local Permit Requirements 

4.1.1 City of Cranston Plan Commission 

The project team met with the City for a pre-application review of the project in March 

2024.  The project is considered a Major Land Development, requiring certain dimensional 

variances from the City’s Zoning Ordinance.  As such, the project is to be reviewed by the 

Plan Commission through the Unified Development Review process.  The Major Land 
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Development process involves three (3) stages of review, Master Plan, Preliminary Plan 

and Final Plan.   

4.1.2 Providence Water Supply Board 

Due to the change in use and resulting change in demand, review and approval from the 

Providence Water Supply Board will be required. 

4.1.3 Veolia Water/ Cranston Dept. of Public Works 

Due to the change in use and resulting change in flow, review and approval from Veolia 

Water / Cranston Department of Public Works will be required.   

4.2 State Permit Requirements 

4.2.1 RI Department of Environmental Management 

Given the overall area of disturbance associated with development of this site, a submission 

to the Rhode Island Department of Environmental Management (RIDEM) Office of Water 

Resources/Stormwater Program is required for a Construction Stormwater Application 

(CSA).  In addition, review and approval will be required by the DEM’s Office of Waste 

Management for review and approval of the site’s Remedial Action Work Plan (RAWP), 

Soils Management Plan (SMP), and Environmental Land Usage Restriction (ELUR).     
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Appendix A 
 

Site Plan, 530 Wellington Ave., Cranston, Rhode Island  

prepared by Sage Environmental, dated April 2023 
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Appendix B 
 

Reduced Size (11”x17”) Architectural Plans and Renderings 

prepared by Tacoma Engineers, undated 
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Appendix C 
 

Reduced Size (11”x17”) Master Plan Site Plans 

prepared by Joe Casali Engineering, Inc., dated May 2024 
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SELF-STORAGE FACILITY
530-532 WELLINGTON AVENUE
CRANSTON, RHODE ISLAND
AP 3, LOT 107

ZONING DISTRICT: INDUSTRIAL M-2

LOCUS MAP (N.T.S) N

SITE

GENERAL NOTES:

1. ALTA/NSPS LAND TITLE SURVEY CONPLETED BY GRS GROUP, 300 SPECTRUM CENTER DRIVE, SUITE 145,
IRVINE, CA 92618 IN APRIL 2023.  AERIAL IMAGERY OBTAINED FROM NEARMAP.COM, MARCH 2023.
EXISTING CONDITIONS/TOPOGRAPHIC SURVEY COMPLETED BY JOE CASALI ENGINEERING, INC. IN APRIL
2024.  THE SITE IS SUBJECT TO MULTIPLE EASEMENTS, RESTRICTIONS, AND ZONING BOARD DECISIONS;
REFER TO THE ALTA/NSPS LAND TITLE SURVEY (REFERENCE PLAN 1) FOR ADDITIONAL DETAILS.

2. THE LOCATION AND DEPTH OF EXISTING UTILITIES ARE APPROXIMATE AND HAVE BEEN PLOTTED FROM THE
LATEST AVAILABLE INFORMATION.  THE UTILITY LOCATIONS ARE APPROXIMATE AND MAY NOT BE ALL
INCLUSIVE. THE CONTRACTOR SHALL CHECK AND VERIFY THE LOCATIONS OF ALL EXISTING UTILITIES,
BOTH OVERHEAD AND UNDERGROUND, AND "DIG-SAFE" MUST BE NOTIFIED PRIOR TO COMMENCING ANY
CONSTRUCTION OPERATIONS.  RESTORATION AND REPAIR OF DAMAGE TO EXISTING UTILITIES SHALL BE
THE RESPONSIBILITY OF THE CONTRACTOR WITH NO ADDITIONAL COST TO THE OWNER.  NO EXCAVATION
SHALL COMMENCE UNTIL ALL UTILITY COMPANIES AND/OR TOWN STAKEHOLDERS, WHOSE FACILITIES
MIGHT BE AFFECTED BY ANY WORK, TO BE PERFORMED BY THE CONTRACTOR, ARE NOTIFIED AT LEAST 72
HOURS IN ADVANCE.

3. THE ENTIRE PARCEL AND ALL SURROUNDING PARCELS LIE WITHIN THE CITY'S M-2 (INDUSTRIAL) ZONE.

4. THIS SITE LIES ENTIRELY WITHIN FLOOD ZONE X - AREAS DETERMINED TO BE OUTSIDE OF THE 0.2%
ANNUAL CHANCE FLOOD, AS DESIGNATED ON THE "NATIONAL FLOOD INSURANCE PROGRAM, FIRM FLOOD
INSURANCE RATE MAP, PROVIDENCE COUNTY, RHODE ISLAND, CITY OF CRANSTON, MAP NO.
44007C0318H, MAP REVISED: OCTOBER 2, 2015,  FEDERAL EMERGENCY MANAGEMENT AGENCY".

5. SOILS EXISTING ON THE SITE CONSIST OF URBAN LAND (Ur), THE PRIMARY COMPONENT OF WHICH IS
HUMAN TRANSPORTED MATERIAL, OR FILL.  Ur SOILS GENERALLY REQUIRE ON-SITE ANALYSIS TO
DETERMINE SUITABILITY FOR USE.

6. PUBLIC WATER, SEWER, GAS AND ELECTRIC ARE AVAILABLE TO THE SITE FROM WITHIN WELLINGTON AVE.

1-888-344-7233
1-888-DIG-SAFETO ANY EXCAVATION CALL DIGSAFE AT:

BE DONE BY THE APPROPRIATE UTILITY COMPANY OR MUNICIPALITY PRIOR 
EXISTING DOCUMENTATION AND MAY NOT BE ACCURATE. EXACT LOCATION TO
LOCATION OF EXISTING UTILITIES SHOWN, ARE FROM GATE LOCATION AND

ZONING CRITERIA REQUIRED
ZONING DISTRICT

MINIMUM LOT AREA
MINIMUM FRONTAGE
MINIMUM LOT WIDTH

MINIMUM FRONT YARD
MINIMUM SIDE YARD

MINIMUM REAR YARD
MAXIMUM BUILDING HEIGHT

MAXIMUM LOT COVERAGE

M-2
60,000 SF

200 FT
200 FT
40 FT
25 FT
30 FT
35 FT
60%

EXISTING

NOTES:
1. THE PROPOSED USE - SELF-STORAGE - IS ALLOWED

BY RIGHT IN THE M-2 ZONE.
2. PRE-EXISTING, NON-CONFORMING CONDITION.

M-2
237,000 SF

249 FT
249 FT
0 FT(2)

42.6 FT
NA

45.1 FT(2)

43.8%

ZONING DIMENSIONAL REQUIREMENTS:

OWNER/APPLICANT
CANAM RI LLC / TOMIKO INC.

ATTN: MIKE JOBB
530 WELLINGTON AVE.

CRANSTON, RI 02910-2950

ENVIRONMENTAL
SAGE ENRIVONMENTAL INC.

301 FRIENDSHIP STREET
PROVIDENCE, RI 02903

(888) 723-9920 phone
(401) 723-9973 fax

ENGINEER
JOE CASALI ENGINEERING, INC.

300 POST ROAD
WARWICK, RI 02888
(401) 944-1300 phone

(401) 944-1313 fax

SURVEYOR
GRS GROUP

300 SPECTRUM CENTER DR.
SUITE 145

INVINE, CA 92618
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PROPOSED 6-FT HIGH CHAIN LINK
FENCING WITH BARBED WIRE (TYP.)

LIMIT OF PROPOSED OVERHEAD
CANOPY FOR LOADING AREA

PROPOSED 10' WIDE
CONCRETE APRON

PROPOSED BITUMINOUS
CONCRETE ACCESS ROADWAY

PROPOSED OFFICE
VISITOR PARKING AREA

OFFICE SPACE

PROPOSED BITUMINOUS CONCRETE
BERM (TYP. - RI STD. 7.5.1)

PROPOSED BITUMINOUS CONCRETE
BERM (TYP. - RI STD. 7.5.1)

PROPOSED 4" WHITE EPOXY
PAVEMENT MARKINGS (SEE DETAIL

PROPOSED 4" WHITE
EPOXY PAVEMENT
MARKINGS (SEE DETAIL)

PROPOSED 4" WHITE EPOXY
PAVEMENT MARKINGS (TYP.)

PROPOSED 6' WIDE CONCRETE
SIDEWALK (RI STD. 43.1.0)

PROPOSED HANDICAP SIGN (TYP.)

POTENTIAL
WATER QUALITY
/ STORMWATER
MANAGEMENT

AREA

PROPOSED PRECAST CONCRETE CURB
(RI STD. 7.1.0 & 7.6.0) AROUND CARD READER ISLAND
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T

SE-223 (MW)
(GW.EL. 98.07)

SE-101 (MW)
(GW EL. 98.39)

SE-222 (MW)
GW. EL. 97.94)

SE-221 (MW)
(GW. EL. 97.91)

SE-225 (MW)
(GW.EL. 96.76)

SE-103 (MW)
(GW.EL. 94.27)

SE-226 (MW)
(GW.EL. 95.66)

SE-219
(MW)(95.71)

SE-109 (MW)
(GW.EL. 94.61)

SE-218(MW)
(GW.EL. 94.28)

SE-229(MW)
(GW.EL. 93.39)

SE-108(MW)
(GW.EL. 92.88)

SE-233 (MW)
(GW.EL. 92.87)

SE-234 (MW)
(GW.EL. 93.18)

SE-104
(MW)

SE-216 (MW)
(GW.EL. 92.10)

SE-238 (MW)
(GW.EL. 92.30)

SE-105
(MW)

SE-215 (MW)
(GW.EL. 92.03)

SE-106
(MW)

SE-201
(MW)

SE-206
(MW)

SE-207
(MW)

SE-208 (MW)
(GW.EL. 90.77)

SE-107 (MW)
(GW.EL. 92.57)

SE-102 (MW)
(GW.EL. 97.83)

AP 3, LOT 1572
N/F YUHANNA GOMEZ BONILLA

512 WELLINGTON AVE

AP 3, LOT 100
N/F ADRIAN HERNANDEZ

5 CLARENCE STREET

AP 3, LOT 1
N/F JOHN R HESS
& COMPANY INC.

388 STATION STREET

0 LAURENS STREET

EXISTING OVERHEAD CANOPY AND CONCRETE
LOADING DECK TO BE DEMOLISHED; RAMP TO BE

INFILLED FLUSH WITH ADJACENT EXISTING GRADE

3-STORY
SELF-STORAGE

BUILDING

2-STORY
SELF-STORAGE

BUILDING

1-STORY
SELF-STORAGE

BUILDING

1-STORY
SELF-STORAGE

BUILDING
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PROPOSED BITUMINOUS CONCRETE
PARKING/LOADING AREA (TYP.)

POTENTIAL WATER
QUALITY /

STORMWATER
MANAGEMENT AREA

PROPOSED HANDICAP SIGN (TYP.)

PROPOSED 6' WIDE CONCRETE
SIDEWALK (RI STD. 43.1.0)

30
'

MATCH EXISTING
CURB CUT: 27'±

PROPOSED 6-FT HIGH CHAIN LINK
FENCING WITH BARBED WIRE SECURITY
WITH ROLLING GATE FOR FIRE ACCESS

POTENTIAL WATER
QUALITY / STORMWATER

MANAGEMENT AREA

R30'

R60
'±

R10'R10
'

SNOW STORAGE
AREA (TYP.)

12" AC
12" AC

6"
 C

I

4"
 C

I

6"
 A

C

6" CI 6" CI

4" CI

OHW

49
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46

45

45

45

45

46

46

44

44

44
43

43

43

43

43
43

44

45

44
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46

46

46
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46

MH

6"

8" VCP

FLOW

SMH
RIM: 49.10

8" INV. IN: 43.35
8" INV. IN: 43.35

8" INV. OUT: 43.26

SMH
RIM: 48.21
8" INV. IN: 45.12
8" INV. OUT: 45.04

CB - DRYWELL
RIM: 45.01
8" STEEL INV. IN: 41.51

CB
RIM: 45.01
INV. IN: UTD (FULL OF WATER)

MH - WATER VALVE
WITHIN STRUCTURE.
4'-4" DEPTH TO MAIN

47

46

46

D

D

D

CB - DRYWELL
RIM: 45.12
6" PVC INV. IN: 42.45
6" PVC INV. IN: 42.45

D D D D D D D D D D

DMH
RIM: 51.15

INV. IN: 47.73

PVC
CLEANOUT

D

D
D DD

DRYWELL WITH STEEL
PLATE COVER

RIM: 48.49
8" INV. IN: 41.99

EXISTING BLOCK WALL

SMH
RIM: 48.21
8" INV. IN: 45.12
8" INV. OUT: 45.04

D D

D D
D

D
D

D

D DPIV

GUY WIRE (TYP.)

DMH
RIM: 42.25
8" INV. IN: 39.58
12" INV. IN: 37.75
12" INV. IN: 37.08
15" INV. IN: 35.16
15" INV. OUT: 35.08

GV

G
V

W
V

W
V

FFE.
51.39

FFE.
51.36

FFE.
51.33

FFE.
51.26

D

LOADING DOCK
CANOPY

CONCRETE LOADING DOCK
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 D
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CK

FFE.
51.40

FFE.
51.40

FFE.
51.32

FFE.
51.39

WOOD
STAIRS

WOOD
STAIRS

MH

WOOD DECK WALKWAY

GAS
METER

GAS
METER

GAS
METERS

CONC. RAMP

RAILING
DS

DS

DS

DS

DS

DS

DS

DS

DS

DS DS DS DS DS DS DS

CLEANOUT

PROPOSED BITUMINOUS
CONCRETE CUSTOMER/STAFF

PARKING AREA (TYP.)

PROPOSED DENSE GRADE GRAVEL
SURFACED OUTDOOR BOAT, RV,

ETC. STORAGE AREA (TYP.)

MATCH EXISTING
CURB CUT: 50'±

PROPOSED BITUMINOUS
CONCRETE LOADING AREA (TYP.)
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SCALE (FEET)
0

1 INCH = FT

15 30 60 120

30
1-888-344-7233
1-888-DIG-SAFETO ANY EXCAVATION CALL DIGSAFE AT:

BE DONE BY THE APPROPRIATE UTILITY COMPANY OR MUNICIPALITY PRIOR 
EXISTING DOCUMENTATION AND MAY NOT BE ACCURATE. EXACT LOCATION TO
LOCATION OF EXISTING UTILITIES SHOWN, ARE FROM GATE LOCATION AND

ZONING CRITERIA REQUIRED

ZONING DISTRICT
MINIMUM LOT AREA

MINIMUM FRONTAGE
MINIMUM LOT WIDTH

MINIMUM FRONT YARD
MINIMUM SIDE YARD

MINIMUM REAR YARD
MAXIMUM BUILDING HEIGHT

MAXIMUM LOT COVERAGE

M-2
60,000 SF

200 FT
200 FT
40 FT
25 FT
30 FT
35 FT
60%

EXISTING

NOTES:
1. THE PROPOSED USE - SELF-STORAGE - IS ALLOWED BY RIGHT IN THE M-2 ZONE.
2. PRE-EXISTING, NON-CONFORMING CONDITION.

M-2
237,000 SF

249 FT
249 FT
0 FT(2)

42.6 FT
NA

45.1 FT(2)

43.8%

ZONING DIMENSIONAL REQUIREMENTS:

CHAPTER 17.64 - OFF-STREET PARKING: 

NOTE: THERE IS NO SPECIFIC USE WITHIN CHAPTER 17.64 -
OFF-STREET PARKING ASSOCIATED WITH SELF-STORAGE.

REFERENCE INSTITUTE OF TRANSPORTATION ENGINEERS (ITE)
PARKING GENERATION MANUAL, 5TH EDITION, JANUARY 2019.

LAND USE: 151 (MINI-WAREHOUSE)
(TYPICALLY REFERRED TO AS SELF-STORAGE)

PEAK PARKING DEMAND PER 100 STORAGE UNITS:
MIN = 1.05; MAX = 2.38

1,191 TOTAL UNITS

MIN: 1,191 UNITS / 100 * 1.05 = 13 SPACES
MAX: 1,191 UNITS / 100 * 2.38 = 29 SPACES

29 SPACES REQUIRED
50 SPACES PROVIDED (2 ADA)

1

CHAPTER 17.84-140 - LANDSCAPE STANDARDS:

MINIMUM LANDSCAPING: 15% OF THE SF OF THE LOT

237,000 SF TOTAL LOT AREA x 15% OF LOT AREA
= 35,550 SF OF LANDSCAPING

REQUIRED: 35,550 SF OF LANDSCAPING
PROPOSED: 37,672 SF OF LANDSCAPING*

*LANDSCAPE PLAN TO BE PROVIDED AT PRELIMINARY PLAN STAGE OF REVIEW.

PROPOSED

M-2
237,000 SF

249 FT
249 FT
0 FT(2)

42.6 FT
NA

45.1 FT(2)

42.7%
2

1

2




