
 

 

Providence  

City Plan Commission 
February 15, 2011 

AGENDA ITEM 4 � VICTORY SQUARE 

OWNER/APPLICANT: Vincent A. Indeglia in capacity 

as receiver. Commonwealth 

Ventures, LLC.  

PROJECT DESCRIPTION: 

CASE NO./ 

PROJECT TYPE: 

10-025 MA 

Major Land Development Project 

(Master Plan Stage) 

 

PROJECT LOCATION: 145 Globe Street.  

D-2 zone; ICBD Overlay 

RECOMMENDATION: Approval of the Master Plan subject to the 

findings and conditions noted on page 3. 

NEIGHBORHOOD: Downtown PROJECT PLANNER: Choyon Manjrekar 

The applicant is proposing to redevelop the 

former Victory Finishing Technologies site and 

proximate lots for a mixed used 

development. A parking structure and 

landscaping for neighboring lots is also 

proposed. 

OVERVIEW 
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A location map and aerial view of the site                    A view of the site from Eddy Street 



 

 

PROJECT OVERVIEW 

The subject property is located on Lots 326-328, 332-333, 336, 

353 and 399 on AP 21 and Lots 83 and 352 on AP 22 totaling 

approximately 4.6 acres. The site is the former Victory Plating 

Complex that the applicant is proposing to redevelop for a mix 

of uses. The applicant is acting in the capacity of a court 

appointed receiver. The master plan approval being sought 

would establish the site’s potential for prospective 

developers. The specifics of potential uses are unknown at this 

point.  

The complex currently spans Globe Street with frontages on 

Eddy and Hospital Street. The applicant is proposing to 

partially or fully demolish portions of the existing building to 

create three separate buildings. Development is expected to 

phased into three stages. Landscaping includes pocket parks 

and plantings along the periphery. Parking is proposed through 

a parking structure at full buildout but on surface lots in initial 

phases. 

 

 

ANALYSIS AND IDENTIFICATION OF POTENTIAL ISSUES 

Use 

The subject property is zoned D-2, Downtown Mill District 

which permits a wide range of uses. The applicant may 

require zoning relief for certain uses. Master Plan approval 

would extend to the conceptual plan for the entire site. 

Approvals beyond this stage would be for specific phased 

development.  

Dimensions 

The applicant is proposing to demolish portions of the 

existing building to build three separate structures of 7, 8 

and 6 stories. The applicant intends to petition the 

Commission to grant relief for the additional story as the 

height limit of the D-2 zone is 7 stories. Besides the relief 

requested, the height, area, setbacks and lot coverage of the 

proposed development complies with the dimensional 

regulations of the D-2 zone. 

Parking 

The applicant intends to provide a total of 990 parking spaces 

at buildout. It is difficult to calculate the required number of 
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A site plan of the proposed project 
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spaces as the uses that would occupy the development is unknown. However, as parking requirements are reduced by 50 percent in 

the D-2 zone, it is the opinion of the DPD that the proposed spaces would be sufficient. The applicant has accounted for the site 

being potentially served by Street Cars and public transit. 

Landscaping 

Based on plans provided, it appears that the applicant intends to landscape the periphery of the development with a blend of 

bushes and trees as well as providing pocket parks at the north end of the building. The depicted landscaping is conceptual at this 

point. The proposed landscaping appears to meet canopy coverage requirements and should be phased in accordance with 

development phases. According to the Forester, the applicant should have temporary landscaping on vacant portions of the site 

between development phases and rotate landscaping as development progresses. At subsequent stages of review, the applicant 

shall clearly depict the location and types of trees, include calculations showing lot area, the amount of canopy coverage on each 

lot and the type of trees used.   

Building and Site Design 

The project satisfies the dimensional requirements and design guidelines set out in Section 609 of the Development Review 

Regulations. 

� The building entrances are oriented toward the public right of way along the relocated portion of Marengo Street and maintain 

the shallow setbacks of the original structure from Globe and Hospital Streets.  

� The facades depicted in the submitted renderings incorporate design elements like a glass curtain wall and composite metal 

paneling characteristic of versatile design that could accommodate different uses.   

� The proposed scale and massing of the new structure is also similar to buildings used for hospital and educational space in the 

vicinity.   

� The building façade exceeds the 70% transparency requirement. 

The Technical Review Committee made comments on the proposed structure that the applicant is expected to address:  

� As the applicant intends to phase construction, adequate landscaping and parking for each phase shall be provided in 

accordance with the area developed.  

� The applicant shall clearly detail what portions of Marengo and Parsonage Streets are being abandoned and dedicated as 

public rights of way to determine access points to the site.  

� The applicant shall ensure that traffic on Eddy Street is kept to a minimum and that the sidewalk is a minimum of five feet in 

width. It is also recommended that the applicant attend the proposed Streetcar Meetings conducted by the Rhode Island Public 

Transport Authority (RIPTA) so that the site can be included on future streetcar routes. 

Demolition 

The applicant has indicated total or partial demolition of some of the existing buildings to accommodate the proposed design. As 

the site is within the Industrial and Commercial Building Overlay District (ICBD), the applicant is required to obtain approval from 

the Historic District Commission (HDC) for any intended demolition.  

 

FINDINGS 

Section 806 of the Commission’s Development Review Regulations requires that the City Plan Commission make the following 

findings as part of their approval of all land development project applications. Based on the analysis contained herein and subject 

to the conditions contained in this report, staff has prepared the following findings regarding the request for approval of the 

Master Plan stage: 

1. Consistency—The proposed development is consistent with the Comprehensive Plan and/or has satisfactorily addressed the 

issues where there may be inconsistencies. 

The subject property is located in a Downtown / Mixed Use District according to the future land use map of Providence 
Tommorow: The interim Comprehensive Plan. Development in this district is intended to foster the economic vitality of 
Downtown through a mix of compatible uses. As a proposed mixed use commercial facility, the development is in character 
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with the land use designation and the nature of the general vicinity, which has seen a growth of diverse medical and research 
investment. By proposing a variety of uses and orienting the site toward public transit, the development is consistent with 
Objective BE-3, which encourages a mix of employment and transit options. The provision of pocket parks is also consistent with 
Objective BE-4, which emphasizes the character and function of connections between public places.          
The expected increase in employment from the new development on site would increase jobs and be in accord with Objective 

BJ-4, which aims to create a business friendly environment and create jobs. 

2.   Compliance with Zoning Ordinance—The proposed development is in compliance with the standards and provisions of the   

Zoning Ordinance. 

Use: The property is zoned D-2, where a range of proposed uses are permitted. 

Dimension: The development may require relief from height restrictions for proposed buildings that are over 7 stories. All 

other dimensions are consistent with the requirements of the D-2 zone.  

Parking: The development appears to comply with parking requirements. 

3. Environmental Impact—There will be no significant environmental impacts from the proposed development as shown on the 

final plan, with all required conditions for approval. 

As a former Jewelry Company, the site requires environmental remediation of toxic material and replacement of soil with 
clean fill. The applicant is determining a plan for environmental cleanup. A certificate of approval from the Department of 

Environmental Management (DEM) will be required for further approval. 

4. Buildable Lot—The subdivision or development project, 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.   

 There appear to be no physical constraints that impact development of this property. 

5. Street Access—All proposed development projects 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. 

Adequate street access is provided from Hospital, Point and Eddy Streets. 

RECOMMENDATION 

Based on the analysis and findings contained in this report, the Commission should approve the master plan stage of development 

be approved subject to the following conditions:   

1. The preliminary plan shall focus on the first phase of development with a more detailed description of the proposed uses, 

detailed depiction of building bulk, massing and design, site design and engineering and the parking layout in relation to the 

proposed uses. 

2.  Demolition of any portion of the building shall be subject to approval from the Historic District Commission. 

3. The applicant shall develop a detailed landscaping plan in conjunction with the City Forester based on the area of disturbance 

at the preliminary plan stage. The applicant shall also develop landscaping plans for vacant areas between development phases 

to ensure that the site does not remain bare. 

4. The applicant shall submit a site traffic study at the preliminary plan stage.  

5. The applicant shall receive approval from the DEM at the preliminary plan stage. 
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