








 

 

 
Town of South Kingstown Planning Board              June 5, 2020 
Concept Review 
Tower Hill Landings Annex, LLC 
543 Thames Street 
Newport, RI 02840 
 

Narrative report for the property at 2095 Kingstown Road, South Kingstown, RI 

(The general description of the existing physical environment) - The vacant lot is approximately 
53,000 square feet and the site abuts Tower Hill Landings Apartments on the South and East and 
West and there is 259 feet of frontage on Route 108.  

 (Proposed use) Tower Hill Landings Annex LLC, an affiliate of Tower Hill Landings, LLC, proposes 
to build an eleven (11) unit multi-family residential development. The unit mix is proposed to 
have nine (9) four-bedroom and two 2-bedroom units and two (2) two bedroom and one bath 
units.  One four-bedroom and one two-bedroom unit will be designated affordable and rented 
at 80% of AMI and one of the two bedrooms will be handicap adaptable.          

(Statement with supporting maps that illustrates the approach utilized in designing the 
proposed development, considerations of existing conditions and significant features.) The 
proposed eleven units will be housed in 2 buildings with footprints of 5,633 and 5,023 square 
feet.  As detailed in Plan C5, both buildings will be two stories high with 2 four- bedroom units on 
the first floor and 2 four-bedroom units on the second floor. Both buildings will also have a single-
story section. Building 1 will have 2 two-bedroom units and Building 2 will have 1 four-bedroom 
unit in this one-story portion of the building.  

Both buildings will be set back twenty-five (25) feet from Route 108 and within the required 
setbacks with a 10-foot separation between the two buildings. The building placement will allow 
for the installation of a sidewalk to connect the property to the bus stop located at the entrance 
of Tower Hill Landings.  The Lot coverage for the proposed buildings is 20.1% versus the 30% 
allowed. The development will provide 44 parking spaces versus the 22 required to accommodate 
the larger 4-bedroom units and is located to the rear of the buildings. Waivers are being 
requested for the front setback and for separation between buildings.   



The plan also includes 10% open space.  The access to the proposed development will be through 
Tower Hill Landings Apartments and no access will be permitted on to Kingstown Road, Route 
108. The elimination of an egress onto Route 108 will eliminate any traffic issues with the 
intersection of Rt 108 and Tower Hill Landings adjacent to Tower Hill Landings Annex site.  

Landscaping buffers on the north and Route 108 street sides along with lighting improvements 
will enhance the overall appearance of the site while providing a safe and inviting environment 
for residents.  

(Population and school-aged children in proposed development) The eleven (11) rental units 
are targeted to accommodate the general population in the Town of South Kingstown. The 
number of school aged children will be dependent on the ultimate population occupying the 
units; however, based on our population at the 132 units at Tower Hill Landings we expect very 
few children and a significant number of residents to be associated with the University of Rhode 
Island as graduate and undergraduate students as well as faculty.    

 (General analysis of soil type and suitability for the development)  
 
The Soil Survey of Rhode Island by the Natural Resources Conservation Services (NRCS) identifies 
the underlying soils to be Narragansett Silt Loam (NaB) and Udothents-Urban Land Complex (UD).  
NaB Soils are typically well drained soils found on slopes of glacial till.  The permeability of this 
soil is moderate in the surface and subsoil layers and rapid in the substratum. The soil can be 
moderately acidic and based upon its physical properties, NaB Soils are considered by NRCS to 
be suitable for community development. 
 
Udothents (UD) soils typically consist of moderately well drained soils that have been disturbed 
by past urban activity.  Therefore, on-site soil testing was performed to document the soil 
conditions.  The soil evaluations found the soils to be predominately fine sandy loam with very 
fine sandy loams at depths of 0 – 10” with very fine sandy loams at deeper depths.  Isolated 
pockets of fill material were also found.  The seasonal high-water table was determined to vary 
from 10 inches to 34 inches, but the soils were all found to be suitable for community 
development.  
 
(A general viewshed analysis, showing the location and extent of significant views both from 
and within the proposed development parcel, as well as anticipated views into the property 
from adjacent public or private streets and properties) Photos submitted in separate document.  
 
(An estimate of the approximate population of the proposed development) The residents of 
the proposed development will be targeted to the general population of the Town of South 
Kingstown as well as University of Rhode Island graduate and undergraduate students and 
faculty.  The nine 4-bedroom units will house 36 residents and the two 2-bedroom units will 
house 4 residents for a total of 40 residents.  This could fluctuate if any of the units are occupied 
with families with children.   



 (The potential impacts of the development on the Town expenses and revenues)  The positive 
impact for the Town include transforming an unsightly property into two new apartment 
buildings with sufficient parking and enhanced landscaping and lighting, increasing property 
taxes paid based on the improvements to the site. The buildings will be built at or above Town 
standards and have a local fire alarm and a full sprinkler system. With on site property 
management, tenant issues are addressed by Landings Management employees minimizing 
municipal fire and police calls to the site.   

Based on our population at the 132 units at Tower Hill Landings we expect very few children will 
be occupying these new units resulting in minimal impact on the school system.  

(Description of proposed phasing, if any) The project will be built in one phase, no phasing of 
units / buildings is anticipated.  

 

 









VIEW SHED ANALYSIS - TOWER HILL LANDING ANNEX 

2095 KINGSTOWN ROAD, SOUTH KINGSTOWN 

  

VIEW FROM NORTH EAST CORNER OF PROPERTY TOWARDS KINGSTOWN RD ROUTE 108 

 

 VIEW FROM CURRENT STREET ENTRY TOWARDS NORTH CORNER OF PROPERTY  



      

  FROM CENTER OF LOT, TOWER HILL LANDINGS EXISTING APARTMENTS TO THE EAST            

 

 FROM CENTER OF LOT, TOWER HILL LANDINGS EXISTING APARTMENTS TO THE SOUTH   



 

FROM CENTER OF LOT, ABUTTING PROPERTY TO THE NORTH  

 

FROM CENTER OF LOT, LOOKING WEST TO ROUTE 108   



 

LOOKING NORTH EAST INTO LOT FROM  ROUTE 108   

 

  LOOKING WEST FROM STREET AT ROUTE 108  AND ENTRY TOWARDS WESTWIND VILLAGE 
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