SMITHFIELD PLANNING BOARD
64 Farnum Pike, Smithfield, RI 02917
(401) 233-1017 – (401) 233-1091
Crepeau Hall 2nd Floor

REGULAR MEETING NOTICE & AGENDA
THURSDAY, March 17, 2022 - 7:00 PM
CONSENT AGENDA
1. MINUTES: Discuss and approve the February 17, 2022 meeting minutes.
REGULAR AGENDA
OLD BUSINESS
1. STILLWATER DISTRIBUTION - (ID#: 22-01) MASTER PLAN REVIEW
Informational Meeting – (Continued from February 17, 2022)
Major Land Development - AP 45 / Lot 18 and AP 46 / Lots 71, 72, 73, 74 & 76
295 George Washington Highway
92 Acres (approx.) / Highway Commercial (HC), Planned Corporate (PC)/ Economic Growth Overlay (EGO)
Applicant: Wharton Smithfield, LLC
Owners: Jake Development Co., LLC & Rollingwood Acres, Inc.
Engineer: DiPrete Engineering
a. The Board will review and discuss the proposed submission with the project proponent.
b. The Board will conduct a public informational hearing to receive input on the proposed
project.
c. The Board may approve the Master Plan as submitted, approve with changes and/or
conditions, deny the application or continue the meeting to a future date.
d. The Board may authorize the Town Planner to prepare a written decision consistent with the
Board’s findings of fact and motion for signature by the Chair and subsequent recording.

NEW BUSINESS
1. TURTLE POINT PLAT - (ID#: 22-02) PRE-APPLICATION/CONCEPT REVIEW
Minor Subdivision – Pre-Application/Concept Review
AP 45 / Lots 77, 78 & 171 – 305 Mountaindale Road
4.6 Acres (approx.) / 3 Lots / Zone: R-20
Applicant/Owner: Richard D. Cesaro
Surveyor: Richard T. Bzdyra, PLS #1786 – Ocean State Planners
a. The Board will review the submission with the applicant and provide input for future review
stages.

2. AUTHORIZATION OF PY 2020 COMMUNITY DEVELOPMENT BLOCK
GRANT APPLICATION
a. Discuss the application with planning staff.
b. Vote to certify that the application is consistent with the Comprehensive Community
Plan.

Agenda posted: March 11, 2022
NOTE: The Planning Board will hear no further agenda items after 10:00 PM, at the Planning Board’s discretion. All items not covered
on the agenda will be placed in the same order on the next Planning Board Agenda. The public is welcome to any meeting of the
Planning Board. If communication assistance (readers/interpreters/captions) or any other accommodation to ensure equal participation is
needed, please contact the Smithfield Town Manager’s office at 401-233-1010 at least forty-eight (48) hours prior to the meeting. Please
call (401) 233-1017 with any Technical difficulties during the meeting.

Town of Smithfield
Planning Board
64 FARNUM PIKE

ESMOND, RHODE ISLAND 02917

February 17, 2022
Virtual Meeting Minutes
Members Present:
Members Absent:
Others Present:

Al Gizzarelli, Richard Colavecchio, Mike Moan, Jennifer Hawkins, Al
Nani, Ken Orabona, Mike Pinelli, Curtis Ruotolo, John Yoakum
None
Michael Phillips, Town Planner, Scott Levesque, Assistant Town Solicitor

Chairman Al Gizzarelli opened the February 17, 2022 virtual meeting of the Smithfield Planning
Board at 6:00 p.m.

MINUTES: Discuss and approve the January 20, 2022 meeting minutes.
Ken Orabona made a motion, seconded by Al Nani, to approve the Planning Board meeting minutes
for January 20, 2022. The vote on the motion was all in favor and the motion carried.

NEW BUSINESS
STILLWATER DISTRIBUTION - (ID#: 22-01) Master Plan ReviewInformational Meeting
Major Land Development - AP 45 / Lot 18 and AP 46 / Lots 71, 72, 73, 74 & 76
295 George Washington Highway
92 Acres (approx.) / Highway Commercial (HC), Planned Corporate (PC)/ Economic Growth Overlay (EGO)
Applicant: Wharton Smithfield, LLC
Owners: Jake Development Co., LLC & Rollingwood Acres, Inc.
Engineer: DiPrete Engineering
a. The Board will review and discuss the proposed submission with the project proponent.
b. The Board will conduct a public informational hearing to receive input on the proposed project.
c. The Board may schedule a site visit or waive the requirement.
d. The Board may approve the Master Plan as submitted, approve with changes and/or conditions,
deny the application or continue the meeting to a future date.
e. The Board may make a recommendation to the Zoning Board of Review on required dimensional
relief required for the project.
f. The Board may make a recommendation to the Town Council on requested zoning ordinance
amendments, zoning map amendments and Comprehensive Plan amendments as may be required
for the project.
g. The Board may authorize the Town Planner to prepare a written decision consistent with the
Board’s findings of fact and motion for signature by the Chair and subsequent recording.

Attorney Michael Kelly represented the applicant and stated that this project involves a 1.12 million
square foot building and one 120,000 square foot building having lesser impact on traffic than the
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mixed-use village concept plan that previously received Master Plan approval by this Board. Attorney
Kelly stated that they have submitted a full traffic report, an initial landscape plan and an initial
economic impact study which results in a substantially lower cost of services to the town. Atty. Kelly
stated that the economic impact analysis also addresses the impact of, not only the business use, but the
approximately 500 employees will have on the surrounding area. Atty. Kelly stated that they are also
investigating the potential of a joint driveway with the abutting property owner.
Attorney Michael Kelly stated that the Technical Review Committee comment was that the frontage
requirement is 125 feet but, in the Economic Growth Overlay District, it is measured from the back of
the sidewalk and are in conformance with that requirement. Atty. Kelly stated that they have filed with
RIDEM for verification of wetland edges as well as a plan to resolve slightly elevated levels of arsenic
pm the property. Atty. Kelly stated that the project is in conformance with the amended ordinance, the
Economic Growth Overlay District and the Comprehensive Community Plan. Atty. Kelly added that
there was an issue with the lot having the building located on Route 7 is a split zone comprised of
highway commercial and planned corporate but that the Building and Zoning Official has indicated the
majority area of the lot is the zoning that is applied.
Jennifer Hawkins stated with 500 employees that 1,200 parking spaces is in excess and seems
unnecessary and understands that the phasing of construction will be built out based on market demand
but questioned when will the traffic light be installed? Atty. Michael Kelly replied that it is his
understanding that the light will be installed at the time construction starts and before the large building
is in operation. Atty. Kelly added that the number of parking spaces of 1,200 is required by the
ordinance and provides for trucks delivering to the warehouse and shift overlaps.
Mike Moan questioned whether the Board will require phasing information at the Master Plan and
Town Planner Mike Phillips replied that it is his understanding that this is a one phase project.
Attorney Michael Kelly added that they are before the Board for review of the entire project but that
there will be phasing of construction and as tenants are engaged the building will be constructed. Atty.
Kelly added that they are estimating building one building at a time and, at this time, they do not intend
to have more than one user in the warehouse.
Len Bradley, DiPrete Engineering, reviewed the plan set with the Board and stated that they will work
with the abutting property owner for shared access. Mr. Bradley stated that there will be a second
access point where the existing driveway is located on George Washington for Smithfield Peat and a
third access on Lydia Ann Road.
Len Bradley reviewed the landscaping plan and stated that there are 92 acres and they are required to
provide 5% open space but are providing closer to 20% with the goal of creating both screening and to
provide active outdoor areas for people working in the buildings. Mr. Bradley stated that the building
will be tucked back as far away from Douglas Pike and George Washington Highway as possible.
Attorney Michael Kelly questioned a Technical Review Committee comment with regard to vegetation
in the detention basins and Len Bradley replied that the goal is to landscape the basins in order to blend
into the site.
Curtis Ruotolo questioned whether there are any renderings of what the building will look like and Len
Bradley displayed some sample buildings that his client has previously constructed. Mr. Ruotolo
suggested pulling back some of the loading spaces.
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Mike Moan questioned whether they foresee the possibility that the amount of parking may not be
needed as the project moves forward? Len Bradley replied that they don’t have a tenant yet and have
designed the site to meet with the Town’s by-laws and that, for a distribution warehouse, truck parking
is an important aspect for the client to be able to market this site. Mr. Bradley added that, as a tenant is
identified, the site plan may be revised to address the tenant’s needs. Jennifer Hawkins concurred with
Mr. Moan and suggested the applicant ask for zoning relief on parking. Ms. Hawkins caution against
building a building for one tenant and questioned what happens if that tenant evaporates and Attorney
Kelly replied that the type of tenants they are talking to are not subject to economic downturns but are
national entities.
Mike Moan questioned what the developer’s history is with past developments and alternative energy,
such as solar, and Michael Kelly replied that solar energy is actively being explored.
Paul Bannon, with Beta Group, stated that he was asked to assess the potential impact on traffic and to
make recommendations. Mr. Bannon stated that he prepared an existing conditions analysis for
Douglas Pike and George Washington Highway and that most traffic is oriented to 295. Mr. Bannon
stated that Route 7 averages 23,000 vehicles per day and George Washington Highway averages 13,000
vehicles per day. Mr. Bannon stated that the morning peak hour was between 7:30-8:30 a.m. pre
COVID to the Fidelity and Bryant campuses and the afternoon peak saw 3,400 vehicles on Route 7 and
1,700 on George Washington Highway. Mr. Bannon stated that he reviewed the roadway geometry and
found no issues for site distance and safety. Mr. Bannon stated that future traffic volumes are estimated
at 891 trips in a.m. peak and in the p.m. peak is estimating approximately 1,200 trips. Mr. Bannon
stated that, for this type of use, they try to establish shift changes at off peak hours and that the traffic
associated with Fidelity is not currently there due to COVID but that they have conservatively used preCOVID numbers. Mr. Bannon stated that the project will be in conformance with the Corridor Access
Management Plan. Attorney Michael Kelly questioned whether there are any substantive impacts and
Mr. Bannon replied that he feels there are easy mitigation opportunities to help improve the peak hour
condition which will depend on what happens in the corridor in the future.
Mike Moan questioned whether any consideration was given to pedestrian activity associated with the
use and transit demand and Paul Bannon replied they are going to provide internal connections on their
site, will have a sidewalk connection to the signalized intersection, pedestrian crossings on Route 7 and
will coordinate a bus route and bus stop location with RIPTA.
At 7:42 p.m. the public informational meeting was opened.
Attorney John Bolton, with Hinckley Allen & Snyder, represented Crossroad Entrerprises’ Richard
Conti who owns the property adjacent to the north, and stated that that they are not opposing the
application but questioned whether the building foot print and how many stories? Attorney Michael
Kelly replied that the building is one story and one million square feet. Atty. Bolton questioned the
location of the compactors proposed at the front of the building and a concern for noise. Len Bradley
replied that the building will have dumpsters or compactors depending on the type of tenant as required
by ordinance. Atty. Bolton questioned whether there is requirement for the applicant to do a noise
study and Town Planner Michael Phillips replied that the Board can ask for any number of studies,
including noise, at this point. Atty. Bolton stated that he spoke with Attorney Kelly about potential
improvements to the roadway but is concerned with his access and how those roadway improvements
might impact his client’s access to his properties. Atty. Bolton stated that he is also concerned with the
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location of a detention basin along the side of his client’s property and Len Bradley replied that the
basin exists today and they can coordinate access with less peak hour traffic and the need for a left turn
lane.
Ken Orabona made a motion, seconded by Curtis Ruotolo, to waive a site visit for this project. The
vote on the motion was all in favor and the motion carried.
Town Planner Michael Phillips stated that he has a proposal from Crossman Engineering to conduct a
peer traffic review and he is looking at a civil engineering review but asked the Board to think about
what environmental studies they may want to request.
Jennifer Hawkins made a motion, seconded by Ken Orabona, to continue the application to the March
17, 2022 meeting. The vote on the motion was all in favor and the motion carried.

Ken Orabona made a motion, seconded by Al Nani, to adjourn the meeting at 8:04 pm. The vote
on the motion was all in favor and the motion carried.

The next meeting is scheduled for Thursday, March 17, 2022 at 6:00 p.m.

Respectfully submitted,
Donna A. Corrao, Recording Secretary

Town of Smithfield
64
FARNUM PIKE
MEMORANDUM
SMITHFIELD, RHODE ISLAND 02917
DATE
PLANNING DEPARTMENT

Telephone
Fax

(401) 233-1017
(401) 233-1091

MEMORANDUM
DATE:

March 10, 2022

TO:

Smithfield Planning Board

FROM:

Michael Phillips, Town Planner

RE: STILLWATER DISTRIBUTION - (ID#: 22-01) Master Plan Review
Major Land Development – Master Plan Review
AP 45 / Lot 18 and AP 46 / Lots 71, 72, 73, 74 & 76
295 George Washington Highway
92 Acres (approx.) / Highway Commercial (HC), Planned Corporate (PC)/ Economic Growth Overlay (EGO)
Applicant: Wharton Smithfield, LLC
Owners: Jake Development Co., LLC & Rollingwood Acres, Inc.
Engineer: DiPrete Engineering

INTRODUCTION
The Pre-Application Plan for this proposed distribution center at 295 George Washington
Highway, was reviewed by the Planning Board on January 20, 2022. The subject parcel
lies within the Highway Commercial (HC) & Planned Corporate (PC) Zoning District
and the Economic Growth Overlay District.
The project was reviewed by the Technical Review Committee on February 8, 2022 and
review comments are pending.
DOCUMENTS FOR ENTRY INTO THE RECORD
Master Plan Application received 01.27.2022
Master Plan Submission Planset dated 01.27.2022
Master Plan Narrative dated 01.27.2022
Fiscal Impact Study dated 02.2022
Traffic Study and Mitigation Plan, dated 01.2022
Conceptual Landscape Plan dated 02.07.202
Certificate of Completion dated 2/10/2022
Master Plan Informational Meeting Notice – Valley Breeze, 02.03.2022
Sample Building Renderings
List of Abutters
Crossman Engineering Peer Review Letter 02.24.2022
RIDEM Freshwater Wetlands – Wetland Edge Verification 02.25.2022

Planning Department Staff Memo dated 03.10.2022
PROPOSAL
As discussed at the February meeting, the project includes construction of a 1 million
square foot warehouse/distribution center and a 120,000 sq.ft. warehouse facility on the
92 acre site. The site is serviced by 1200 parking spaces for employees and has 650
spaces for truck parking and loading. The main access to the site is from Douglas Pike
with other access points on George Washington Highway (GWH) and Lydia Ann Drive.
The exact location of the driveway on Douglas Pike is still being discussed with RIDOT
and traffic mitigation at this intersection will include right hand turning lanes on Douglas
Pike and a traffic signal with a pedestrian island and crosswalk to the west side of
Douglas Pike. Paul Bannon indicated that discussions with RIDOT are ongoing about the
final location of the project entrance, and traffic signal. The Board received input from
the abutter to the north about ensuring that access to their property would be considered
when designing the entrance.
Proposed traffic improvements on GWH include a short dedicated right turn lane and
stripping for a center turning lane from Lydia Ann Road west to the former salt barn
property. A short dedicated left hand turn lane on GWH at the entrance to Lydia Ann
Road is proposed and the developer will be coordinating with the Smithfield Fire
Department on the installation of an emergency vehicle signal at the GWH/Lydia Ann
Road intersection.
The project would result in the filling of a portion of an A series wetland and perimeter
wetland located in the southern portion of the site. RIDEM issued a Wetland Edge
Verification determination for this wetland on February 25th. The area to be filled will
accommodate an access road and truck parking.
The submission addresses the required Master Plan checklist items of 9.4.6. Master Plan
– Major Land Development Projects and Major Subdivisions:
1. Existing and proposed building outlines (See Site Plan, Sheet 6 of 6);
2. Location of streets, alleys, and parking areas (See Site Plan, Sheet 6 of 6) ;
3. Pedestrian sidewalk and bicycle path locations (See Conceptual Landscape Plan,
Sheet 1of 1);
4. Loading areas and trash storage/removal areas (See Site Plan, Sheet 6 of 6
loading areas shown compactor areas will be shown at Preliminary Plan);
5. Conceptual Landscape Plan showing significant open space areas, (See
Conceptual Landscape Plan, Sheet 1of 1)
A.

A narrative report outlining the existing site conditions and development
objectives, including at a minimum:
1. Parking studies (See Narrative Page 12);
2. Traffic flow studies including pedestrian, bicycle, and motor vehicles
(estimated trip generation figures) (See Traffic Impact Study). A discussion
of internal traffic flow and operation will need to be included at Preliminary
Plan;
3. Density calculations; (NA)
4. Open space calculations and use (See Conceptual Landscape Plan Sheet 1 of
1);

B.
C.

D.
E.

G.
H.

5. Fiscal Impact analysis (See Fiscal Impact Study JDL Enterprises);
6. Population and school age children calculations (NA); and
7. Sewer and water demands (See Utility Analysis - Master Plan Narrative Page 12).
Typical cross sections of streets and sidewalks (including dimensions and
materials) for various street types proposed. (NA)
A Conceptual Stormwater Management Plan that will identify the proposed
patterns of stormwater runoff, the locations of stormwater infiltration areas,
and other stormwater Best Management Practices (See Preliminary Drainage
Analysis - Master Plan Narrative Page 11).
Traffic Study and Mitigation Plan (Traffic Impact Study-Appendix E- Off-site
Improvement –Concept Plan and Narrative, Pages 15-23).
A report and plans identifying the architectural building styles. The design
style shall be conveyed with drawings, photos, or computer simulations of
typical building elevations (including typical dimensions of building height and
width, and façade treatment) (See rendering with Sample Building
Architectural Style)
General information regarding potential covenants, conservation easements,
or agreements that will influence the use and maintenance of the EGOD (NA)
Phasing plan. (NA)

Crossman Engineering conducted a peer review on the Traffic Study and Mitigation Plan
and provided a comment letter (See Attached). The Crossman letter requests additional
backup data to support certain assumptions and provides some comments on improving
the mitigation plan but generally found the study accurately identifies the potential
project impacts and sufficiently addresses them with the proposed mitigation.
Technical Review Committee comments are also included.
DECISION PERIOD & VESTING
The project was Certified Complete on February 10, 2022 and the 90-day Decision
Period expires on May 11, 2022. Based on discussion with the applicant at the Preapplication meeting they have agreed to comply with the EGO architectural standards for
the portions of the building facing the interior driveway.
ZONING
The proposed use is allowed by right in the underlying Planned Corporate (PC) zone and
there are provisions of the Economic Growth Overlay ordinance that will apply,
specifically, Section 9.4.9, H. Industrial Design Standards.
The property has two underlying zoning districts; Planned Corporate and Highway
Commercial. The Zoning Official has indicated that the provisions of the Planned
Corporate Zone will be used for the entire site as it is the dominant zone by area and,
both frontages of the project are within the Planned Corporate district.
RECOMMENDATION
The Planning Department is of the opinion that the conditions of Master Plan approval
have been satisfied. Thus it is the recommendation of this department that:
A. That the board accept this memo, Master Plan submission, and supporting
documents into the record of the meeting;

B. That the Planning Board grant approval of the Land Development Project, as
the record evidence supports the conclusion that applicant has provided the
Board with sufficient evidence that the Master Plan submission can
adequately mitigate impacts and further that the approval is based on the
findings of fact prepared by the Town Planner, and marked as Exhibit B.

Attachments:
Master Plan Application received 01.27.2022
Master Plan Submission Planset dated 01.27.2022
Master Plan Narrative dated 01.27.2022
Fiscal Impact Study dated 02.2022
Traffic Impact Study dated 01.2022
Conceptual Landscape Plan dated 02.07.202
Certificate of Completion dated 2/10/2022
Master Plan Informational Meeting Notice – Valley Breeze, 02.03.2022
Sample Building Renderings
List of Abutters
RIDEM Freshwater Wetlands – Wetland Edge Verification 02.25.2022
Crossman Engineering Peer Letter 02.24.2022

Exhibit B
Findings of Fact
Stillwater Distribution
To assist the Board in addressing the Required Findings called for in Section II, Article B of the
Land Development and Subdivision Regulations, a number of facts addressing the individual
findings are provided below.
Finding #1.
The proposed development is consistent with the Smithfield Comprehensive
Community Plan and/or has satisfactorily addressed the issues where there may be
inconsistencies;

Comment: The proposed development of this lot is consistent with the Comprehensive
Plan as amended December 7, 2021.
Areas of consistency include:
GOAL LU- 1
ESTABLISH A BALANCE BETWEEN RESIDENTIAL, COMMERCIAL, INDUSTRIAL,
RECREATIONAL, PUBLIC FACILITY, AGRICULTURAL AND CONSERVATION LAND
USES THAT SERVICE THE CURRENT AND FUTURE NEEDS OF THE COMMUNITY
THROUGH THE DEVELOPMENT OF SOUND LAND USE PRACTICES.
Policy LU-1.3 Maintain and enhance desirable existing industrial areas, shopping areas and
concentrations of service activities to minimize the need for new infrastructure investment and
to maximize the utilization of existing infrastructure.
Policy ED-1.2 Support and promote the economic development of appropriately zoned parcels.
Action LU-1.6g Develop an expanded list of “by-right” uses for the PCD/EGOD in order to
streamline the development review process.
GOAL ED-5
INTEGRATED ECONOMIC DEVELOPMENT WITH APPROPRIATE LAND USE
POLICIES
Relate economic development to overall land use, including revitalizing old
industrial/employment centers, planning business/industrial parks, minimizing commuting
distances, and developing industry in accord with sound land use policy.
Action ED-5.1c Continue to guide light industrial, office development, and related industries
toward the Routes 7/116 industrial/planned corporate areas in the northeast quadrant of the
Town, and develop plans that the appropriate infrastructure is available.

Finding #2.
The proposed development is in compliance with the standards and provisions of
the Smithfield Zoning Ordinance;

Comment: The proposed development of this appropriately zoned lot is consistent with
the Zoning Ordinance as amended December 7, 2021.
The submission includes a site plan with building and parking locations and circulation
patterns, grading plan, utility plan, lighting plan, building elevations, landscaping plan and
signage plan. All elements appear to comply with the Design Standards of the Growth
Overlay District as amended on December 7, 2021.
Finding #3.
There will be no significant negative environmental impacts from the proposed
development as shown on the final plan, with all required conditions for approval;

Comment: The project involves filling of wetlands that will need to be reviewed by
RIDEM along with an extensive stormwater management plan that will be required
to be submitted an reviewed by RIDEM, the Town’s civil peer reviewer and the
Town Engineer. The elimination of the material processing operation on the site
along with the implementation on stormwater controls should have a positive impact
on the quality of stormwater leaving the property. Detail plans for stormwater
design systems will be developed at Preliminary Plan stage. RIDEM will review all
plans involving the handling and proper use of soils found to exceed the State’s
arsenic MCL.
Finding #4.
A subdivision, as proposed, will not result in the creation of individual lots with
such physical constraints to development that building on those lots according to pertinent
regulations and building standards would be impracticable. (See definition of “Buildable Lot”).
Lots with such physical constraints to development may be created only if identified as permanent
open space or permanently reserved for a public purpose on the approved, recorded plans;

Comment: The project site is mostly disturbed and detailed grading plans for
buildings, parking areas, driveways and landscaped areas will be developed at
Preliminary Plan stage.
Finding #5.
All proposed land developments and all subdivision lots shall have adequate and
permanent physical access to a public street. Lot frontage on a public street without physical
access shall not be considered compliance with this requirement.

Comment: The project will have three entry drives to access the project. The main
access to the site is from Douglas Pike with other access points on George
Washington Highway (GWH) and Lydia Ann Drive. The exact location of the
driveway on Douglas Pike is still being discussed with RIDOT and traffic mitigation
at this intersection will include right hand turning lanes on Douglas Pike and a traffic
signal with a pedestrian island and crosswalk to the west side of Douglas Pike.
Discussion with RIDOT are ongoing about the final location of the project entrance,
and traffic signal and will need to be designed at Preliminary Plan stage.
Proposed traffic improvements on GWH include a short dedicated right turn lane
and stripping for a center turning lane from Lydia Ann Road west to the former salt

barn property. A short dedicated left hand turn lane on GWH at the entrance to
Lydia Ann Road is proposed and the developer will be coordinating with the
Smithfield Fire Department on the installation of an emergency vehicle signal at the
GWH/Lydia Ann Road intersection.
Finding #6.
A subdivision, as proposed, shall provide for safe circulation of pedestrian and
vehicular traffic, for adequate control of surface water run-off, for suitable building sites, and for
preservation of natural, historical, or cultural features that contribute to the attractiveness of the
community.

Comment: The layout of parking, access driveways and pedestrian walkways appear to
provide for safe vehicular and pedestrian access within the site and to adjacent roadways
as detailed in the Traffic Study and Mitigation Plan.
Finding #7.
The design and location of streets, building lots, utilities, drainage improvements, and
other improvements in a land development project, as proposed, shall minimize flooding and soil
erosion.

Comment: The design of all elements of the project, including stormwater control, soil
erosion, utilities and circulation appear to be addressed in the Master Plan. Detailed
designed plans and permitting for all components of the project will be required at
Preliminary Plan.

Town of Smithfield
Planning Board
64 Farnum Pike, Smithfield, RI
(401) 233-1017 – Fax: (401) 233-1091

TECHNICAL REVIEW COMMITTEE MEETING
Committee Members Present:
Michael Phillips, Town Planner

Gene Allen, Public Works Director

Christopher McWhite, Building/Zoning Official

Matt Pearson, Fire Department

Christopher Gentile, Deputy Zoning Official

Paul Harrison, Land Trust

Kevin Cleary, Town Engineer

Robert Leach, Historic Preservation Commission

Don Burns, Conservation Commission

Michael Moan, Planning Board Member

Date: February 8, 2022
Project Name:

Stillwater Distribution

Applicant Name:

Wharton Smithfield, LLC

Plat:

Lot(s): 18

45

Classification

Plat:

Type of Project

Minor
X

Subdivision

Major

Project Description:

46

X

Land Development

Lots:

71, 72, 73, 74, & 76
Review Stage
Conceptual
X Master

Zoning Amendment

Preliminary

Subject to Zoning

Final

Major Land Development Project

Technical Review Committee Comments:
Michael Phillips, Town Planner
1. Plan does not indicate how the 5% open space requirement will be met as discussed during the Preapplication meeting.
2. Provide a Landscaping Plan.
3. Discuss how arsenic will be mitigated on the site.
4. Consider moving the access drive on Douglas Pike to the northern property line to more closely align
with main plaza entrance across the street and to allow access to the abutter to the north. If the driveway
cannot be moved to the property line, provide an access easement to allow this future development lot to
access the light via the site driveway.
Kevin Cleary, Town Engineer
1. Significant concerns over needed traffic & pedestrian improvements to Route 7 & 116 for proposed
traffic signals and highway improvements to accommodate increases in truck volume and human
population will need to be considered. Lane capacity, with expectancy that Fidelity Investments will
return to full complement, is of significant concern and inclusion of a 5th turning lane on Route 7 may
need to be considered. Several levels of RIDOT study will be required during the Physical Alteration
Permit Application Process. The Town will need to be intimately involved every step of the way.
2. Expectation that any site development that occurs here will have significant improvement on water quality.
Present land use is intensive on water resources and stormwater discharge. Improvements to site should
consider a roll-back of stormwater flows from the site to not only reduce existing stormwater flow, but also
volume, to the extent practicable; given the site has historically been filled in and created a chronic netdisplacement of stormwater flows & volumes over the course of the last five decades.

3.

4.

5.

6.

7.

8.

9.

10.
11.

Attention during drainage design in Preliminary Stage should focus on maintaining watershed flows in the
appropriate sub-watersheds, as to not direct stormwater in one direction or the other, as compared to
existing conditions.
Abutting land owner at AP 46 Lot 88A, 960 Douglas Pike has brought site-specific concerns to the
attention of the Town Engineer regarding increased loadings, flows and water volume to the carrying
capacity of the storm drain culvert under Route 7, which specifically discharges storm water flow from the
applicant’s property onto theirs. It was recommended that the land owner bring up these specific concerns
during Preliminary Application Public Hearings. The concern is understandable, given the nature of
increased stormwater flows, volumes and loadings over the course of time.
Recommended that a few iterations of landscape & lighting renderings be offered to the Planning Board
for consideration of visual aspect and enhancements to the corridors. Landscape, although specifically
detailed within the Zoning for the Economic Overlay Zone still should be considerate of the Landscape
Ordinance 231 to the limit that it can to create an attractive, desirable and aesthetic landscape as part of the
master plan.
Artificial lighting impacts to the site will need to take into consideration design criteria as identified in
Ordinance 156, Outdoor Lighting. Lighting design shall include illuminating to the lowest levels needed
for safe circulation, be as close to the ground as possible (low pole heights), be controlled through
automation/overnight controls and dark-sky compliant.
Snow removal areas, refuse & recycling areas, fuel depot areas (for trucking), truck/trailer maintenance
and service areas should all be identified on the site. Specific concerns should be given to consider how
trucking operations at this site will be serviced and fueled. Will there be a fuel station on the site for this
large-scale operation?
Sewer Plan review will be required under application to the Smithfield Sewer Authority. Applicable
Industrial Pretreatment may be required depending on business use and discharge parameters. Expectation
is approximately 15,000 gallons of wastewater per day, according to the literature provided. This volume
is a significant reduction as compared to the previous application for this site, which is advantageous to the
sewer utility’s preservation.
Water demand estimates indicated in the master plan literature may need to be increased to account for
irrigation consumption on the site. Or conversely, applicant could consider use of driven wells on the site
for irrigation needs to reduce water demand on the municipal system. This would be a positive
recommendation to conversation.
Within this application exists an enormous opportunity for a rooftop solar site. Planning Board should be
supportive and encouraging of applicant to foster a relationship with a rooftop solar generator as a climate
sustainability objective to reduce the overall carbon footprint of the future land use.
Further Technical Review Committee participation during Preliminary and Final stage is recommended.
RIDEM permitting will be required for the overall site improvements and any State requirements may alter
the final layout, as presently shown.

Gene Allen, Public Works Director
The Public Works and Smithfield Water Supply Board offers the following comments;
1. Once the applicant provides their domestic and fire service water demands, we will request our
consultant, Pare Corporation, to evaluate the ability of our distribution system to provide that demand
utilizing our water model. If necessary we will advise of any system improvements that may be required
to support this development.
2. It would be helpful to understand the internal traffic flow of the facility and how that traffic flow is
directed to enter and exit to the public streets.
3. The traffic study does not mention the current plans of the town to construct a new fire station on Rte. 116
just to the northeast of this site. Those impacts should be incorporated into this report, and, at a minimum,
preemptive traffic controls should be incorporated into the design, as approved by the Fire and Police
Departments.
4. The traffic study report is remarkably silent on pedestrian traffic other than to identify deficiencies in the
existing non-compliant ADA ramp and pushbutton devises. Given the recent construction of two hotels,
existing restaurants servicing those guests and local residents, and other small business along this
corridor, the introduction of such a large volume of trucks onto a 52’ wide state road with no sidewalks is
of great concern. A thorough evaluation of pedestrian traffic through this corridor and the impact of this
development on that traffic is essential to complete a review of traffic concerns.
5. It would be helpful for the town to have an evaluation of the impacts on local businesses by comparing
the currently proposed egress onto Rte. 7, against an alternate egress location to the southern property

edge along Rte. 7. Specifically the spacing between existing traffic lights, cues in those traffic backups
during peak times with LOS E and F, and the installation of cross walks at the new traffic light to
accommodate existing and future pedestrian movements.
6. It would be good to understand the RI DOT schedule on implementing the improvements identified on
page 12, paragraph 3 and 4.
7. The applicant should identify what specific design improvements can be made to maintain existing LOS
at the traffic signals, and/or improve the LOS once their project is fully constructed.
8. The project will include a significant increase in local employment to the area. These employees will be
visiting local businesses for lunch and other activities. These activities should be incorporated into the
study area with recommendations on sidewalk installations, etc.
Christopher McWhite, Building/Zoning Official
1. The dominant zone is the Planned Corporate district accordingly Plat 45 Lot 18 which is a split lot will
(PC and HC) will be subject to the Zoning provisions of the PC district.
Matthew Pearson, Fire Department
1. Coordinate with the Fire Department the entrance and possible signal on Rte. 116 onto Lydia Ann Rd.
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February 24, 2022

Mr. Michael Phillips
Director of Planning and
Economic Development
64 Farnum Pike
Smithfield RI, 02917

Subject:

Proposed Warehouse Facility
Smithfield, RI
Traffic Impact Study Peer Review
CE Project No. 2369.00

Dear Mr. Phillips:
Crossman Engineering (CE) has conducted a peer review of the Traffic Impact study for the
proposed Warehouse Facility in Smithfield, Rhode Island. As part of our review, Crossman
Engineering has reviewed the following documents:
•
•

January 2022 Traffic Impact Study prepared by BETA Group
January 2022 Master Plans sheets 1 through 6 prepared by DiPrete Engineering

The following discussion provides a summary of our finding for each section of the Traffic Impact
Study and the anticipated performance of the site area’s intersections:
Study Area
Crossman Engineering has reviewed this section of the report and agrees with the description of
the existing roadway condition. Based on the large size of the proposed development, we would
normally want to analyze a larger study area and include the signal at Douglas Pike / Salem Street
/ Jacob Drive (entrances to Bryant University and Fidelity) under a mile to the northeast; however,
since traffic has dropped significantly since Covid (with many Fidelity employees now working
remotely) and since this intersection was not included in the CAMP report, CE finds the study area
to be acceptable.
Existing Conditions Volumes
Existing 2021 volumes collected for this project were compared to pre-Covid volumes in VHB’s
“Corridor Access Management Plan (CAMP report) from 2010. The 2010 volumes are much
higher than the 2021 ones recently collected. To account for low Covid volumes in the area (and
the fact that Fidelity nearby still does not have most workers on campus) they used the CAMP
report volumes instead and applied a growth rate of 0.5% per year. Crossman Engineering (CE)
finds these assumptions to represent existing conditions to be acceptable.
151 Centerville Road, Warwick, RI 02886 • (401)738-5660 • Fax: (401)738-8157
103 Commonwealth Avenue, North Attleboro, MA 02763 • (508)695-1700
cei@crossmaneng.com • www.crossmaneng.com
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One issue is the actual existing volumes analyzed don’t seem to always match with the stated
assumptions made in the report, which is that 2010 VHB’s CAMP report volume would simply be
increased 0.5% annually to reflect 2021 conditions (total 1.0564 factor) – since the 2021 counts
done by BETA were considered low due to Covid. For instance, it looks like an additional 444
vehicles are added to existing AM NB volumes and PM SB volumes with no explanation. While
this wasn’t explained in the report, from our discussion with BETA, they balanced out the volumes
between DeCotis Farm Road (using 2016 data provided in the appendix) and Route 116. We
would ask that BETA provide a little more explanation and backup volume data / calculations of
their assumptions in balancing the volumes because the adjusted / balanced volumes used are 6%43% higher than the recent 2021 counts and 6%-10% higher than the 2016 volumes. Even if a
0.5% growth factor were applied to the 2016 counts over a 5 to 6 year period, that would only
increase the volume by 3%, not 6-10%.
Safety Analysis
The posted speed on Route 7 is 40 mph. The 85th percentile speeds on Route 7 northbound and
southbound are 49 mph and 50 mph, respectively. The sight distance is more than 800’ in both
directions which surpasses AASHTO requirements for both posted and 85th percentile speeds. The
85th percentile speeds on Route 116 westbound and eastbound are 52 mph and 50 mph,
respectively. The sight distance is more than 800’ in both directions which surpasses AASHTO
requirements for both posted and 85th percentile speeds. The sight distances at the two proposed
site driveways are acceptable.
The crash analysis was reviewed and found acceptable. For the intersections and corridors, most
of the accidents were rear-end type. Over the three-year period from 2017-2019, there were 78
crashes at Route 7 / Route 116 signal (63 crashes were rear-end type); 1 rear-end type accident at
Route 7 / Thurber Boulevard / New England Way; 0 accidents at Route 116 / Lydia Ann Road; 23
additional accidents (10 rear-end type) along the Route 7 corridor and 14 additional accidents (7
rear-end type) along the Route 116 corridor.
There was mention of a pedestrian accident occurring at an unmarked crosswalk with no signage
on George Washington Highway. Please specify where this is located in relationship to this
project. If it is in the vicinity of the project, the proponent should cover the cost of signage at the
crosswalk to improve safety considering the site generated traffic that will be added to the roadway.
BETA mentioned future safety enhancements that could be added at a later time by RIDOT
including:
•
•
•

Adjusting signal clearance intervals at Route 7 / Route 116 to reduce the number of rearend collisions.
Adding reflectorized yellow strips around the edge of signal backplates to enhance
visibility
As part of the Corridor Access Management Plan, installation of a 2-way left turn center
lane and / or a center raised median along the Route 7 corridor in the vicinity of the project

The proponent should work with RIDOT to adjust clearance intervals and cover the cost of yellow
strip backplates to improve visibility of the signal.
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Trip Generation
The site generated traffic was determined using data from the latest edition of ITE Trip
Generation, which is the industry standard. Land use code (LUC) 150 Warehousing was used to
determine trips generated by the proposed 120,000 sf building and LUC 155 – High Cube
Fulfillment Center Warehouse was used for the proposed 1,000,000 sf building. LUC 155 is
suggested for a warehouse of 200,000 sf or greater. This yielded 891 trips (720 entering / 171
exiting) during the AM peak and 1,222 trips (475 entering / 747 exiting) for the PM Peak. CE
concurs with this trip generation.
Future Traffic
A conservative estimate of 1% annual growth over a 5-year period (when the project would be
occupied) was applied to bring existing condition volumes to future No-Build conditions (future
conditions without proposed project). CE finds these assumptions and the No-Build volumes to be
acceptable.
The site generated traffic was added to the No-Build volumes to determine Build condition
volumes. It was stated the turns proposed trips were distributed with consideration to existing
traffic patterns, land use and proximity to I-295 to the south. For AM Peak existing traffic patterns,
64% of Rte 7 traffic is NB and 35% is SB; 61% of Rte 116 traffic is EB and 19% of Rte 116 traffic
is WB. For PM Peak existing traffic patterns, 40% of Rte 7 traffic is NB and 60% is SB; 45% of
Rte 116 traffic is EB and 55% of Rte 116 traffic is WB. For both AM and PM Peak conditions, it
was assumed that approximately 84% of the entering and exiting traffic would be coming from /
to the south along Route 7 in the direction of I-295. While this assumption seems reasonable, we
ask the BETA provide some back up data to explain how they arrived at that assumption for the
trip distribution.
Operation Analysis
The turning movement diagrams for PM Peak 2027 Build conditions were incorrectly labeled as
AM Peak. For Build 2027 AM and PM peak at the proposed site driveway on Route 7, the
northbound through movement shown on the turning movement diagram does not match the
volume in the analysis; however, the analysis volume is slightly higher so more conservative. For
Build 2027 AM Peak at the proposed site driveway on Route 7, the overall delay and NB left/thru
and SB delays and v/c shown on Table 6 differ from what is shown in the Synchro report, but not
enough to change the reported LOSs. For Build 2027 PM Peak at the proposed site driveway on
Route 7, the overall delay and SB delay on Table 6 differ from what is shown in the Synchro
report, which changes both the SB and overall LOS from the LOS C reported in the table to be
LOS D to match the analysis sheet. CE has no issue with the LOS D at the site driveway approach.
With the exception of the noted Build 2027 PM Peak at the proposed site driveway on Route 7,
CE agrees with the capacity analyses results. CE agrees that the adjusted pre-Covid volumes show
worst case conditions compared to what is experienced now. BETA mentioned that they have
discussed long-term plans with RIDOT including introduction of a fifth center median left turn
lane or installing a raised median on Route 7 in the future. We would also suggest that coordination
between the three signals on Route 7 be considered. In addition, since long queues are expected
at the Route 7 / Thurber Blvd signal NB during the PM and SB at both Route 7 / Thurber Blvd and
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Route 7 / proposed access road, we suggest queue detection be considered to prevent backups at
the signal and at I-295 ramps to the south.
Master Plan
Please verify the dimensions of the Warehouse Building 2. It is labeled as having an area of
1,000,000 sf which is consistent with the area used to calculate trip generation in the report;
however, it is labeled as having dimensions of 560’ x 1786’ which would yield an area of 1,000,160
sf.
The site layout plan by DiPrete Engineering provides 1,200 employee parking spaces, 359 truck
parking spaces and 323 truck loading spaces. The Town of Smithfield zoning ordinance requires
one parking space for every 1,000 SF of gross floor area (total 1,120,000 SF), so 1,120 parking
spaces are required by the Town. The Town’s parking requirement is met and surpassed. ITE
Parking Generation states the average parking rate is 0.39 parking spaces per 1,000 SF of gross
floor area. The ITE parking requirement is also met and surpassed.
Conclusions and Recommendations
It is our professional opinion that the project related traffic increases are correctly identified and
evaluated; however, CE would like BETA to provide some additional backup data to explain their
assumptions on the following:
• Balancing existing volumes on Route 7
• Specify where the pedestrian accident within a crosswalk is located in relationship to this
project. If crosswalk is in close proximity of the project, the proponent should cover the
cost of signage at the crosswalk to improve safety considering the site generated traffic that
will be added to the roadway.
• Provide some back up data to explain how they arrived at that assumption for the trip
distribution since it does not always follow existing traffic patterns as stated
• Please verify the dimensions of the Warehouse Building 2 on the site plan. It is labeled as
having an area of 1,000,000 sf which is consistent with the area used to calculate trip
generation in the report; however, it is labeled as having dimensions of 560’ x 1786’ which
would yield an area of 1,000,160
If the additional data is satisfactorily provided and explained, CE would have no problem with the
acceptance of the Traffic Impact Study.
As part of traffic mitigations for this large project, the proponent should consider the following
improvements:
• Work with RIDOT to adjust clearance intervals and cover the cost of yellow strip
backplates to improve visibility of the signal.
• Consider coordination between the three signals on Route 7
• Since long queues are expected at the Route 7 / Thurber Blvd signal NB during the PM and
SB at both Route 7 / Thurber Blvd and Route 7 / proposed access road, consider
implementing queue detection along the Route 7 corridor to prevent backups at the signals
and at I-295 ramps to the south
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If you have any questions or require additional information, then please feel free to contact me at
(508) 695-1700.

Sincerely,
CROSSMAN ENGINEERING

Elizabeth McChesney
Project Director, Traffic
EAM
cc:
Steven Cabral, PE (CE)
James P. Cronan, III, PE (CE)
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Town of Smithfield

DATE:

March 10, 2022

TO:

Smithfield Planning Board

64 Farnum Pike,
Smithfield, RI 02917

(401) 233-1017
Fax 233-1091

FROM: Michael Phillips
Director of Planning & Economic Development
RE:

2020 Community Development Block Grant (CDBG) Application
Proposed Application Activities

In accordance with the State’s PY’2020 Action Plan, the State has made 5.2 million dollars
available to small cities and towns to help fund eligible projects that address public facility,
infrastructure/improvements, public services (including job training), and planning-only activities
through the annual competitive application cycle. Proposed project activities must address at least
one of the National Objectives; (1) primary benefit to low and moderate income people; (2)
elimination of slums and blight; or (3) urgent community need.
Proposed CDBG activities for this year’s application, in priority order, include the following:
1. Smithfield Senior Center Improvements
Amount Requested: $448,000
The Smithfield Senior Center Improvements include the following:
• Roof Replacement
• Exterior Door and Window Replacement
• Drainage Improvements and Rear Sidewalk Replacement
• Mill and Repave Parking and Access Driveways

MOVED: that the proposed CDBG activities are not in conflict with the general policies set
forth in the Comprehensive Community Plan and that the Smithfield Planning Board approves
the submittal of the 2020 CDBG application.

