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LINCOLN PLANNING BOARD 
August 31, 2021 

APPROVED 
 
The regular meeting of the Planning Board was held August 31, 2021.  This meeting at the Lincoln 
Town Hall, 100 Old River Road, Lincoln, Rhode Island.  Chairman Bostic called the meeting to 
order at 7:00 pm.  The following member were present:  Kenneth Bostic, Michael Reilly, Jeffrey 
Almond, Tom Salvatore, and Ned London.  Member Jeffrey DelGrande was absent. 
 
CONSENT AGENDA 
Chairman Bostic reminded members that the consent agenda is normally voted on in total unless a 
member motions to remove an item.  Motion made by Member Reilly, second by Member London to 
accept the Consent Agenda as presented.  Motion approved by all members present. 
 
Motion to move Item 6 b to next on the agenda Member Almond, second by Member Reilly.  
Motion approved by all members present. 
 
Minor Subdivision Review 
Boulevard Avenue Subdivision AP 10 Lot 332         Reconsideration of Preliminary Plan 
-Joshua George                                   0 Boulevard Ave      Approval 
 
Town Planner Ranaldi:  Received an email from the Applicant requesting that this Application for 
subdivision be withdrawn completely. Applicant apologizes for any confusion regarding the second 
survey.  There is one resident in attendance who expressed concern regarding the condition of the 
property.  Chairman Bostic:  Also has driven by Boulevard to check it out and there is a lot of debris 
on the property and there is a lot of trees that have been cut down and left there, a porta john, the 
grass is 8’ high.  Chairman Bostic would like to see the Public Works Director go to the property do 
a survey on it and get it straightened out.  Chairman Bostic:  Has a withdrawal in the form of an 
email from the Applicant.  Motion to accept the withdrawal of the Application by Member Almond, 
second by Member Reilly.  Motion approved by all members present. 
 
Comprehensive Permit 
a. Whipple –Cullen Farm   AP 29 Lots 150 & 311         Project Update 
    - Old River Road Development, LLC        Old River Road 
 
Town Planner Ranaldi:  This Application has been approved in June 2020 with conditions.  They are 
currently in construction and Town Planner Ranaldi present the project update and concerns 
regarding the recent rainstorms.  David D’Amico: D’Amico Engineering Technologies bought here 
for the independent third party engineer. They have been conducting inspections of the project in 
conjunction with the engineer of record.  The engineer has been providing him with his inspection 
reports and they have been going out there, double-checking, looking at the quality of construction 
and water installations, and curbing.  It is essentially a double check of what was under construction.  
And he says based on his personal inspection and his inspector who is retired from DOT they feel 
they are following the standards and the approved.  Mr. D’Amico describes the erosion issue and 

how they have to design the soil erosion. During the last storm, there was virtually no impact.  
 
Chairman Bostic:  With that being said he welcomes Mr. D’Amico to the Board thinks he is going to 
put a report together every three months or if necessary to make sure everything is going the way it 
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is supposed to.  Chairman there is supposed to be a months’ worth of rain coming and wants to know 
if Mr. D’Amico is confident that the neighbors in Quinville are not going to get flooded.  D’Amico:  

Feels they went beyond what is typical of a soil erosion plan right now. That is his opinion. The 
Contractor has complied with everything that has been asked for at this point.  Chairman Bostic: Ask 
Town Engineer is there is anything she would like to add.  Town Engineer Leslie Quish:  When the 
storm comes in it will be a good test.  Member London: Asks if an initial report was submitted to the 
Town as to what you think happened.  D’Amico:  He has been emailing back and forth as to what to 

do to strength that plan. He thought process is get the slopes vegetated. He has not put a formal 
letter.  Member Reilly:  Feels there should be a report to develop a history if something happens the 
Board can show the residents. 
 
Town Engineer Quish and Chairman Bostic:  Agree Mr. D’Amico should come back every three 
months to report to the Board.  Chairman Bostic:  Clarifies that the Board is looking to Mr. D’Amico 

to be responsible for this project just as the Engineer of record.  D’Amico:  States that there is clearly 

a limit to what he can serve on because right now responsibility to certify is on the Design Engineer.  
Chairman Bostic: Says Mr. D’Amico has been specifically hired to certify and say everything is 
done the way it is supposed to be done.  D’Amico:  Mr. D’Amico says he is not the Engineer of 

record and did not stamp those plans.  Chairman Bostic:  States he must have done it.  D’Amico: that 
Company is the Engineer of record, he has to certify, and he explains the service he will supply. 
 
Major Land Development Review 
a. Cumberland Farms                         AP 31 Lots 08. 09, &10                 Master Plan Discussion/ 
   -Kirkbrae Development LLC         George Washington Highway        Approval 
 
Town Planner Ranaldi:  Presents the proposed project as per the Technical Review Committee 
Report dated August 17, 2021 (attached).  Joelle Rocha:  Attorney for the Applicant.  States Al 
summarized much of what was submitted since the last meeting. Last month there was a public 
hearing. And in September to heard by the Zoning Board. Additional information has been provided 
based on questions and concerns. The Civil Engineer and Traffic Engineer are here to answer any 
questions. Attorney Rocha details the additional information provided. 
 
Chairman Bostic: Realizes that the area is not inconsistent with the Comprehensive Plan but we went 
from a single family home there and there is some family homes across the street. When driving 
through there at night coming up 116 from Cumberland its relatively quiet and dark until you get  
underneath where the gas station is when you go under the bridge at 146.  Chairman does feel it is 
inconsistent with the Comprehensive Plan he thinks it is a grey area.  There is still a lot of residential 
homes there.  He does not completely agree that it fits the area.  Attorney Rocha:  Says the areas a 
kind of Hodge podge. They propose to work with DOT to provide even more a buffer for the 
community even though 300’ away.  That would be part of their landscape plan at Preliminary. They 
will provide even more information at the next meeting. 
 
Phil Henry:  Civil Design Engineer.  Asks if the Board has any specific questions.  Member London:  
Says the residents had questions about alarms and if there was an overflow from the pumps.  Henry:  
Everything is continuously monitored.  There is an audio visual that sits inside the convenience 
store’s management office. If a leak is detected via the continuous monitoring audiovisual alarm is 
sounded off.  Then immediate action is required to shut down the gas pump.  If someone runs into a 
dispenser, it is sheared off then it shuts off.  He details the design of the tanks.  
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Member London questions the signs.   
 
Member Reilly:  Ask how they arrived at the added amount of vehicles in the traffic report. If you 
use information from Arby’s  and Cumberland Farms when  Cumberland Farms and Arby’s look at 

the site they give you a customer count and customer count is some of the vehicles entering this site. 
If that data is used is added into the traffic report. He wants to see if your data matches up with 
Cumberland Farms.  Attorney Rocha:  What usually look for a where they are entering from both 
sides.  So they look at things like that based on Cumberland Farms in the area. She has never seen a 
feasible report for customers.  Member Reilly:  They must have a feasible study and I want to see if 
the matches your Traffic Study.  Chairman Bostic:  States that it will be like a magnetic for cars in 
that area.  Attorney Rocha:  Relies on the traffic study.  Traffic Engineer Francisco Lovera:  Details 
the data and how it is obtained for the Traffic Report.  Member Reilly:  States that traffic volume 
varies from location to location for similar stores. In addition, wants to know how that marries up to 
the Traffic Report. Traffic Engineer Lovera understand Member Reilly’s concerns.  Member 
London:  Ask for certain numbers be explained to the Board.  Traffic Engineer Lovera: Numbers are 
projected at 1% per year for five years plus the on site development. In addition, are at specific peak 
hours in the morning and evening.  Member London:  Ask if these numbers are only for the peak 
hours. Lovera: Correct.  And goes on in detail about the peak hours.  Chairman Bostic:  Would like 
more detail on the buffer on the traffic going to 116 from the project.  Attorney Rocha: Working on 
that.  Member London: Questions traffic backup.  Lovera:  Responds. 
 
Chairman Bostic: Still not comfortable with the lights going across the street and the fact that is will 
done until 10, 11 1:00 o’clock in the morning and thinks they should address some of those issues.  
Henry:  As he understand it, the issues are headlights sweeping across the street.  Chairman Bostic:  
Correct.  Henry:  They will work with DOT to provide shrubbery so that the headlights do not shine 
across. The proposed elevation of this most likely will be below the first floor of these homes. They 
will provide the shrubbery in front Arby’s within the site. There is no opportunity for buffer to be 

between George Washington and the site just because by virtue of the car being on pavement and not 
drive over shrubs. They will voluntarily work with residents if they express a concern. Cumberland 
Farms also will also if the residents express a concern.  Chairman Bostic and Henry discuss the 
entrance, exit, and buffer. 
 
Member London:  Wants more detail on elevation.  Henry:  Describes elevations. 
 
Town Solicitor DeSisto:  Reads the Rules and Regulations of Section 1 and explains the vote.  All 
members of the Board express their concerns with the project.  Town Solicitor DeSisto:  States the 
two findings of facts.  Member states there individual concerns i.e., safety concerns, traffic, 
environmental issues and not a good fit.  Town Solicitor DeSisto:  States that based on the comments 
he heard I assume the Board is going to make a motion to deny the application based on the existing 
purposes on a built environment and impact on the existing environment and this not the high quality 
and appropriate design of construction and land development for this particular part of Rt 116.  
 
Motion to deny by Member London, second by Member Salvatore as stated by Town Solicitor 
DeSisto. 
 
Town Solicitor DeSisto:  Member Almond:    No 
                                         Member Salvatore:  Aye 
                                         Member Bostic:       Aye 
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                                         Member Reilly:        Aye 
                                         Member                    Aye 
 
Minor Subdivision Review 
a. Louisquisset Pike Subdivision  AP 43 Lot 34                                     Bond Review/Approval 
    -North End Realty, LLC  Louisquisset Pike & Twin River Rd 
 
Town Planner Ranaldi: Presents the project as per the Technical Review Committee Report dated 
August 17, 2021 (attached).  Motion to accept the withdrawal of this Application by Member Reilly, 
second by Member Almond.  Motion approved by all members present. 
 
Recommendation to Town Council - Zoning Ordinance Amendments  Review and Discuss /  
a. Ordinance 2021-11 Amending Ch. 260, Zoning, Article VI Signs  Approval 
    permitted in all districts, Sections 260-34 and 260-35 
 
Town Planner Ranaldi: This was given to Administrative Officer after the TRC.  Town Solicitor 
DeSisto:  Describes a case in the Town of Portsmouth. Based on his research and this case and other 
cases the Town Council had asked to propose some revisions to the Zoning Ordinance that would 
protect the Town from any lawsuit that would happen.  This is a housekeeping thing. Zoning 
Amendments need to come to the Planning Board first. Board needs to determine that it conform to 
the Comprehensive Plan and it does.  Town Planner Ranaldi:  Explains the amendment and states it 
is Constitutional.  Motion that the proposed Ordinance conforms to the Comprehensive Plan and 
further authorize the Town Planner to send that letter that was referenced to the Town Council so it 
can be made part of their record when they have the Public Hearing at their next meeting by Member 
Reilly, second by Member Almond.  Motion approved by all members present. 
 
Secretary’s Report:  None 
 
Solicitor’s  Report:  Solicitor DeSisto reports that the Appeal for the Break Hill Affordable 
Housing project will be scheduled for October. Once the date is set the Board will be advised. It will 
open to the Public but it is not a Public Hearing. 
 
Motion to adjourn by Member Reilly, second by Member Almond.  Motion approved by all 
members present.   
 
Meeting adjourned at 9:00 pm. 
 
Respectfully submitted, 
 

Elizabeth A. Gagnon 

Secretary to the Planning Board 
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Technical Review Committee Report – August 31, 2021 
 

 

 
100 Old River Road 

P.O. Box 100 
Lincoln, RI  02865 

(401) 333.8433 
OFFICE OF THE 
TOWN PLANNER 
 
 
 
August 26, 2021 
 
 
 
Town of Lincoln – Planning Board 
100 Old River Road 
Lincoln, RI  02865 
 
 
Dear Honorable Members, 

On Tuesday, August 17, 2021 at 3:00 PM, the Technical Review Committee met to review 
the agenda items for the August 31, 2021 meeting of the Planning Board.  In attendance were Al 
Ranaldi, Michael Gagnon, Michael Gamage, Leslie Quish, Jeffery Almond, and Francine Jackson.  
Michael Reilly reviewed the submitted subdivision and zoning applications and submitted written 
comments to the Committee.  Below are the Committee’s recommendations. 
 
Comprehensive Permit 
a. Whipple-Cullen Farm    AP 29 Lots 150 and 311 Project Update 
    - Old River Road Development, LLC Old River Road  
           

On June 24, 2020, the Planning Board approved with conditions the Preliminary Plan 
submission of this project.  The approved project consists of 150 condominium units made up of 75 
duplexes with one private access roadway off Old River Road and a second private access roadway 
off George Washington Highway.  A total of 38 units will be designated as affordable according to 
RI Housing regulations. 

As a condition of approval, certification from a 3rd party Rhode Island licensed engineer 
shall be required prior to Final Plan approval of each phase as shown in the plan set submission.  The 
3rd party Rhode Island licensed engineer shall inspect and certify that the following project 
components have been installed according to the submitted plans and commonly accepted 
construction methods.  The project components to be inspected and certified are as follows: all 
proposed erosion controls, all proposed retaining walls, all proposed slope stabilization areas, the 
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installation of riprap behind buildings number 85 through 112, the project’s drainage system, the 

project’s sewer system, the project’s roadway pavement construction (road subbase, compaction, and 

pavement), all curbing and sidewalk construction, and all proposed landscaping depicted on plan set 
sheet L1.0 only.  The Town shall retain the 3rd party Rhode Island licensed engineer.  The applicant 
shall reimburse the Town for all expenses associated with the duties of the 3rd party Rhode Island 
licensed engineer. 

Several intense storm events have transpired during the construction of Phase 1.  Many 
detention basins and erosion control measures did not perform as designed.  The Town’s 3rd party 
engineer is present to give the Board an update as to the condition of the site and the overall Phase 1 
construction. 
 
Major Land Development Review 
Cumberland Farms    AP 31 Lots 08, 09, & 10 Master Plan Discussion/  
- Kirkbrae Development Corp George Washington Hwy Approval  
 

This application is under the 2016 Subdivision Regulations and represents the combination of 
three (3) wooded lots into one commercial lot containing one convenience store, five gas dispensers, 
one quick serve restaurant with drive-thru and associated parking and stormwater management 
systems.  The project is in front of the Planning Board at the Master Plan Review stage.  A Public 
Informational meeting was held in July. 

On June 15, 2021, the project received a Certificate of Completeness. According to our 
Subdivision Regulations, the Planning Board shall, within ninety days (90) days of certification of 
completeness or within such further time as may be consented to and obtain a written waiver of the 
deadline from the applicant, approve the master plan as submitted, approve with changes and/or 
conditions, or deny the applicant, according to the requirements of Section 8.  A decision on the 
master plan review must be made by September 13, 2021, or within such further time as may be 
consented and obtain a written waiver of the deadline from the applicant.  This review approval has a 
two (2) year approval-vesting period. 
 
The master plan submission included the following: 

 Site Plan Set for Cumberland Farms, Oracle #RI8815, 644, 646, 648 George Washington 
Highway (Route 116), Lincoln RI 02865, prepared by Civil Design Group, Site Plan 
CFG04.0 dated May 12, 2021, Grading & Drainage Plan CFG05.0 dated May 12, 2021, 
Utility Plan CFG07.0 dated May 12, 2021; ALTA/NSPS Land Title Survey CFG02.0 dated 
February 26, 2020; Exterior Elevations A-200 and A-201 dated April 30, 2021; Exterior 
Elevations AR-2.0 and AR-2.1 dated April 30, 2021; Aerial Plan AP-1 dated May 12, 2021; 
Pylon Signage A000.1 dated April 30, 2021, and three photo renditions.    

 Letter from Joelle C. Rocha, Esq, of Duffy & Sweeney, LTD, 321 South Main Street, Suite 
400, Providence, RI 02903 regarding Major Land Development proposal for 644, 646, and 
648 George Washington Highway, dated August 17, 2021. 

 Pylon Signage, Cumberland Farms, George Washington Highway, Lincoln, RI 02865, 
prepared by Harrison French and Associates. LTD, Franklin, MA, dated 04-30-2021. 

 Letter from the Narragansett Bay Commission regarding 648 George Washington Highway, 
Lincoln, RI, Proposed Cumberland Farms and Restaurant, to Mr. Philip Henry, Civil Design 
Group, LLC, dated June 14, 2021. 

 Report titled Traffic Impact Study, Convenience Store with Gas Station and Fast-Food 
Restaurant, 644-648 George Washington Highway (Route 116), Lincoln, RI, prepared by 
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McMahon Associates, Inc. 14 Breakneck Hill Road, Suite 201, Lincoln, RI 02865, and dated 
April 2021 
 

Site Layout 
The project represents the combination of three (3) wooded lots into one commercial lot 

containing one convenience store, five gas dispensers, one quick serve restaurant with drive-thru and 
associated parking and stormwater management systems.  The project is located at the corner of 
George Washington Highway and Blackstone Valley Place.  The buildings will face George 
Washington Highway.  There is a proposed access point on George Washington Highway and one 
access point on Blackstone Valley Place.  The plan submission exceeds Master Plan requirements.   

Due to the combination of two different uses and the nature of these proposed uses, the TRC 
would like the proposed layout and circulation reviewed by the fire department at this stage.  A full 
review by the fire department of the site layout and architectural plans will be a condition of Master 
Plan approval.  

An abutter to the project expressed concerns about the proposed location of the underground 
gas storage tanks.  The tanks were proposed to be located at the lower southeastern corner of the site.  
The abutter is concerned about future tank failure and the possibility that the gas would travel 
underground onto his property.  Based on this concern, the applicant relocated the proposed tanks to 
the middle of the fueling area along the property line fronting George Washington Highway.  The 
applicant submitted a response to comments letter dated August 17, 2021 that provides a narrative of 
the proposed fuel tanks’ safety features.  Full tank details will be provided at the Preliminary Plan 
review stage.     
 The Technical Review Committee noted several conditions of approval that they would like 
to bring to the applicant’s attention.  All permits are required at the preliminary plan stage.  This 
includes, but is not limited to the following: Physical Alteration Permit from RIDOT, approval from 
the Narragansett Bay Commission, approval from RIDEM’s Underground Storage Tank (UST) 

program, and approval from RIDEM’s RIPDES/UIC/Stormwater programs.  As a condition of final 
plan approval, all site construction shall be inspected and certified to be constructed in accordance 
with the plans by a licensed civil engineer.  This certification shall be provided to the Town upon 
completion of the site work. 
 
Zoning 

The property is zoned BL-0.5 (Business Limited).  The proposed project will require a 
Special Use Permit for the gas station use and increased signage.  The convenience store and quick 
serve restaurant with drive thru are permitted uses in this zoning district.  Conditional Master Plan 
approval will be required before the project can advance to the Zoning Board.  The Technical 
Review Committee reviewed and offered comments on the submitted Zoning applications for 
Special Use Permits.  The comments are presented further down in this report. 

The applicant provided their proposed pylon sign design for the two uses for general 
discussion with the board.  The Technical Review Committee reviewed the proposed pylon signs 
and felt that they fit within the general design and height/massing of the existing signage along 
George Washington Highway.  The Technical Review Committee reviewed and offered comments 
on the submitted Zoning application for a Special Use Permit to increase signage.  The comments 
are presented further down in this report. 
 
Utilities    

Public sewer and water are located within the surrounding public rights-of-way.  The 
applicant must provide water and sewer availability letters at Master Plan stage.  The TRC would 
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like to note that the sewer main in George Washington Highway is a Narragansett Bay Commission 
sewer main.  On June 14, 2021, the applicant received a sewer availability letter from the 
Narragansett Bay Commission.  Public water is provided by the Lincoln Water Commission (LWC).  
The applicant has been in communication with LWC and is awaiting a letter of water availability.  If 
the Board sees fit to grant Master Plan approval, the Technical Review Committee recommends as a 
condition of this approval that the applicant obtains and submits a letter of water availability.   
 
Wetlands/Stormwater Runoff     

The proposed site layout indicates several stormwater management areas and systems. The 
Town Engineer reviewed these stormwater management systems at a Master Plan level and did not 
note any major engineering concerns.  A detailed analysis will be conducted at the Preliminary Plan 
stage. 
 
Parking 

The parking for the two proposed buildings and their stated uses meet the Town’s parking 

requirements as set out in the Town’s Zoning Ordinance.  However, the Technical Review 
Committee noted concerns with the proposed loading zones.   The Technical Review Committee 
noted that the loading zone for Cumberland Farms blocks access to three parking spaces and the 
loading zone for the restaurant blocks access to 14 parking spaces as well as the exit aisle for 11 
more parking spaces.  The applicant made note that they have control of their vendors’ delivery 

schedule and will arrange for appropriate delivery times to reduce possible interference with 
pedestrians and vehicle movements.  The applicant has also stated that three parking spaces can be 
designated as “employee parking”.  The Zoning Official has reviewed the plan but has not issued a 

written opinion as to if this layout is acceptable.  The applicant has presented viable options to this 
concern.  Therefore, if the Board sees fit to grant Master Plan approval, the Technical Review 
Committee recommends as a condition of this approval that the applicant obtains and submits a letter 
from the Zoning Official that the loading zone layout is acceptable. 

 
Traffic 

The proposed project will add two access points within close proximity to a major 
intersection – George Washington Highway and Blackstone Valley Place.  The TRC expressed 
concerns about traffic congestion at the intersection.  The Town prefers the driveway access on 
Blackstone Valley Place be located as far north as possible to avoid conflicts with queued traffic.   

While a full traffic study is required and reviewed at the Preliminary Plan stage, the applicant 
provided a traffic analysis and a supplemental memorandum of the project at the master plan review 
stage.  The Town recently received the full traffic report.  However, the town and the Technical 
Review Committee did not review the full report. 

The Technical Review Committee reviewed the submitted traffic analysis and memorandum.  
The data presented indicated that the intersection of George Washington Highway and Blackstone 
Valley Place could accommodate the proposed project and corresponding entrances.   

It should be noted that the TRC as well as the applicant recognized that the traffic analysis 
and subsequent traffic report did not include any specific traffic generated from the newly renovated 
High School and corresponding new traffic pattern.  The applicant will perform new traffic counts 
after school begins and incorporate this data in an updated traffic report.  This updated report will be 
reviewed and presented at the preliminary plan review.   

Another traffic concern brought out at the Public Informational meeting was the increase of 
automobile lights shining into the neighbors’ windows across from the proposed project.  The 

applicant demonstrated that the proposed project is hundreds of feet away from the houses located 
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across George Washington Highway and anticipates that there would be minimal impact on the 
neighbors.  To mitigate automobile lights, the applicant is exploring obtaining permission from the 
State of Rhode Island’s Department of Transportation (RIDOT) to install a low vegetative buffer in 
the existing RIDOT easement along the front portion of their property.  The automobile light 
concern will be reviewed further at the preliminary plan stage of review. 
 
Comprehensive Plan         
 The Technical Review Committee reviewed the goals and objectives of the Comprehensive 
Plan.  The TRC feels that the project is consistent with the goals and objectives of the 
Comprehensive Plan of preserving the balance between business land use and residential land use in 
the community.  The proposed project is located in a zoning district that allows these land uses.  In 
the applicant’s response to comments letter dated August 17, 2021, the applicant presented a detailed 

analysis as to how the proposed project is consistent with the Comprehensive Plan. 
 

Based on the Master Plan submission and review, the Technical Review Committee 
confirmed that the applicant successfully addressed the technical requirements of the subdivision 
regulations for a Master Plan review stage.  The Technical Review Committee still has some 
concerns regarding the project; however, the applicant has been actively working on addressing them 
at this review stage.  Therefore, if the Board sees fit to grant Master Plan approval, the Technical 
Review Committee recommends as a condition of this approval that the applicant obtains and 
submits a letter of water availability and the applicant obtains and submits a letter from the Zoning 
Official that the loading zone layout is acceptable. 

 
As stated above, the Technical Review Committee noted several conditions of approval that 

will be required at the preliminary plan stage.  They include, but are not limited to, the following: 
Physical Alteration Permit from RIDOT, approval from the Narragansett Bay Commission, approval 
from RIDEM’s Underground Storage Tank (UST) program, and approval from RIDEM’s 

RIPDES/UIC/Stormwater programs.  As a condition of final plan approval, all site construction shall 
be inspected and certified to be constructed in accordance with the plans by a licensed civil engineer.  
This certification shall be provided to the Town upon completion of the site work. 
 
Minor Subdivision Review     
Louisquisset Pike Subdivision AP 43 Lot 34     Bond Review / 
- North End Realty LLC  Louisquisset Pike & Twin River Rd  Approval  
 

This application is under the 2016 Subdivision Regulations and represents the subdivision of 
one lot into two residential house lots.  As a condition of approval, public improvements are required.  
These improvements are granite curbing and grass sidewalks, as depicted on the submitted 
preliminary site plans, be installed along the entire frontage of the property and grass sidewalks.  
These improvements must be reviewed and approved by Rhode Island Department of Transportation 
through a Physical Alteration Permit process. 

The applicant has applied for a building permit.  However, the Town determined that the 
public improvements must be installed first and the subdivision recorded before a building permit to 
construct a house is issued.  An acceptable alternative to installing the public improvement before a 
building permit is issued is to post a cash bond for the cost of installing the improvements at a later 
date.   
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If the Planning Board is comfortable with bonding the cost of the public improvement and 
allowing the applicant to begin construction of a house, a guarantee bond amount of $33,912 was 
calculated and includes the following: granite curbing, pavement repair, grass sidewalk installation 
and traffic control – See attached worksheet.  This bond would be in the form of cash. 

Boulevard Avenue Subdivision  AP 10 Lot 332   Reconsideration of  
- Joshua George    0 Boulevard Avenue  Preliminary Plan Approval  

This application is under the 2016 Subdivision Regulations and represents the subdivision of 
one lot into four residential house lots.  Two of the four lots will have single-family houses 
constructed on them while the other two lots will be developed as two duplexes.  Granite curbing and 
cement sidewalks will be installed along the entire length of the property.   

The application received preliminary plan approval with conditions on July 28, 2021.  
However, the Town determined that misrepresentations were made during the discussion and ultimate 
approval of the project.  The Town Solicitor advised the Administrative Officer that the Planning 
Board should exercise their authority and ask the applicant back for a discussion and reconsideration 
of the Preliminary Plan Approval.     
 
Recommendation to Town Council - Zoning Ordinance Amendments  Review and Discuss /  
a. Ordinance 2021-11 Amending Ch. 260, Zoning, Article VI Signs  Approval 
    permitted in all districts, Sections 260-34 and 260-35 

 
 Rhode Island courts have made several rulings regarding sign ordinances.  Proposed 
Ordinance 2021-11 amends Chapter 260, Zoning, Article VI Signs to comply with the outcome of 
several cases.  Modifications were made to Section 260-34C(1) - Temporary Signs and Section 260-
35 A and B were deleted.    

According to Section 20-342 of the Town of Lincoln’s Code of Ordinances, the Planning 

Board must study and offer recommendations to the Town Council for all zone changes.  The 
Planning Board’s recommendation must be made in accordance with Section 20-343 of the Code of 
Ordinances which states; “Among its findings and recommendations to the town council with 

respect to a proposal for adoption, amendment, or repeal of a zoning ordinance or zoning map, the 
Planning Board shall: 
 

1. Include a statement on the general consistency of the proposal with the 
comprehensive plan of the town, including the goals and policies statement, the 
implementation program, and all other applicable elements of the comprehensive 
plan; and 

2. Include a demonstration of recognition and consideration of each of the applicable 
purposes of zoning, presented in article 1 of this chapter. 

 
The Technical Review Committee did not receive or review the proposed amendments.  

Therefore, the Technical Review Committee cannot offer any recommendations at this time. 
 
 
Zoning Applications (*) – September Zoning Applications 
 
Antonio and Alice Duarte, 1 Winterberry Rd., Lincoln, RI. 02865 - Application for Dimensional 
Variance for front set back relief located at 1 Winterberry Rd, Lincoln, RI 02865. 
AP 45, Lot 386  Zoned:  RA-40 
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Members of the Technical Review Committee reviewed the submitted plans and application 

seeking front setback relief located at 1 Winterberry Rd, Lincoln, RI 02865.  The property is located 
at the end of a cul-de-sac.  Setbacks for the property curve with the radius of the cul-de-sac causing a 
need to request a dimensional variance.  The Technical Review Committee recommends Approval 
of this Dimensional Variance.  The Technical Review Committee feels that if the house was located 
on a straight throughway rather than at the end of a cul-de-sac, a dimensional variance would not be 
required.  The proposed addition is needed to relocate the kitchen per the submitted plans.  The 
proposed location of the addition compliments the existing functionality of the residence.  The 
Technical Review Committee feels that the application presents the least relief needed.  The 
Technical Review Committee feels that granting the dimensional variance will not impair the intent 
or purpose of the Zoning Ordinance, nor the Comprehensive Plan. 
 
Cumberland Farms, 165 Flanders Rd., Westborough, MA. 01581 - Application for Special Use 
Permit for increased signage for new commercial facility located at 644,646, and 648 George 
Washington Highway, Lincoln, RI. 02865. 
AP 31, Lot 8,9,10  Zoned: BL-0.5  
 

Members of the Technical Review Committee reviewed the submitted plans and application 
for Special Use Permit for increased signage for new commercial facility located at 644,646, and 
648 George Washington Highway, Lincoln, RI. 02865.  The Technical Review Committee 
recommends Approval of the Special Use Permit.  The proposed sign package is minimal in nature 
compared to the overall size of the facility.  The applicant took great care to submit only the signs 
they need to promote their business.  The Technical Review Committee feels that the Special Use 
Permit will not alter the general character of the surrounding area and will not impair the intent and 
purpose of the zoning ordinance and the Comprehensive Plan. 
 
Cumberland Farms, 165 Flanders Rd., Westborough, MA. 01581 - Application for Special Use 
Permit to allow a gasoline filling station with accessories, no auto repair for a new commercial 
facility located at 644,646, and 648 George Washington Highway, Lincoln, RI. 02865. 
AP 31, Lot 8,9,10  Zoned: BL-0.5  
 

Members of the Technical Review Committee reviewed the submitted plans and application 
seeking a Special Use Permit to allow a gasoline filling station with accessories, no auto repair for a 
new commercial facility located at 644,646, and 648 George Washington Highway, Lincoln, RI.  
The Technical Review Committee recommends Approval of this Special Use Permit.  The proposed 
project is located within a commercial area of town and along a main commercial travel corridor 
(George Washington Highway).  The Technical Review Committee feels that the Special Use Permit 
is consistent with the goals and objectives of the Comprehensive Plan, will not alter the general 
character of the surrounding area and will not impair the intent and purpose of the zoning ordinance. 
 
Timothy O’Halloran, 37 Lakeview Ave, Lincoln, RI. 02865 -Application for a Dimensional 
Variance for minimum relief for extending depth of existing deck located at 37 Lakeview Ave, 
Lincoln, RI. 02865. 
AP 17, Lot 100   Zoned: RS-12 
 

Members of the Technical Review Committee reviewed the submitted plans and application 
seeking a Dimensional Variance for minimum relief for extending the length and width of an 
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existing deck located at 37 Lakeview Ave, Lincoln, RI. 02865.  The Technical Review Committee 
recommends Approval of this Dimensional Variance.  The existing deck can only accommodate two 
chairs.  The Technical Review Committee feels that the application presents the least relief needed.  
The Technical Review Committee feels that granting the dimensional variances will not impair the 
intent or purpose of the Zoning Ordinance, nor the Comprehensive Plan. 
 
 
Respectfully submitted, 
 

Albert V. Ranaldi, Jr. AICP 
Albert V. Ranaldi, Jr. AICP 
Administrative Officer to the Planning Board 
 
 


