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Quonset Business Park Master Land Use & Development Plan  

Executive Summary 
 
This Master Plan update has been undertaken by the Quonset Development Corporation (QDC) 
to incorporate activity and initiatives in the Quonset Business Park (the Park) in the last several 
years, such as the Site Readiness Program, Gateway Offices, Flex Industrial Campus, and a 
number of transportation and utility infrastructure projects.  It is also being updated on a parallel 
timeline as the Town of North Kingstown Comprehensive Plan.  The Town is currently finalizing a 
major update of its Comprehensive Plan with no significant changes regarding the Park. The 2019 
update of this Master Plan also “stays the course” of previous plans.  As only a small fraction of 
the developable land remains available to lease, this plan focuses on finishing the job.  Moving 
forward, QDC will continue to be a good neighbor and make improvements such as landscaping 
and berms to maintain a buffer between the Park and adjacent neighborhoods. 
 
The next 10 years may see the full buildout of the Park and the absorption of the remaining land 
parcels.  A buildout analysis has demonstrated that more than 11 million square feet is existing 
or under construction. When these projects are completed, the job total will be close to 13,000 
people.  Additionally, there are 292 acres available in Site Readiness and other parcels that can 
support another 3.6 million square feet and 1,440 employees for a total buildout of 14.6 million 
square feet and 16,700 employees.  The private investment, household income, and state and 
local tax revenue from full development of the Park will provide dividends for decades to come. 
QDC is committed to maintaining the Park and Port to very high standards ensuring its future as 
an economic engine and source of pride for the Town of North Kingstown and the State of Rhode 
Island.   
 
Master Land Use and Development Plan Goals and Objectives 

1. Complete development of remaining site readiness parcels and capitalize on 
redevelopment opportunities.  

a. Complete the Gateway Offices and Flex Industrial buildings 
b. Acquire the 16-acre “GSA” parcel 

2. Maintain robust infrastructure to support Park operations and growth. 
a. Build the deferred Route 403 ramps at West Davisville and Post Road 
b. Construct new railyards at West Davisville and Mill Creek 
c. Relocate the main rail turnout from NEC to effectively utilize that property 

3. Manage the Port of Davisville for continued auto import growth and diversity of 
cargo types.  

a. Complete the Pier 2 overhaul 
b. Address the age and condition of Pier 1 
c. Complete acquisition of the 160-acre North Davisville property currently 

owned by the US Government for maritime uses 
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Chapter 1 – Introduction 

Purpose 
 
The purpose of this Master Land Use and Development Plan (Plan) is to guide the Quonset 
Development Corporation (QDC) Board and the Quonset Development Corporation management 
staff (QDC staff) in the continuing development of the 3,212-acre Quonset Business Park (the 
Park) in North Kingstown, Rhode Island for economic development purposes. This Plan is an 
update of the previous Plan which was adopted in 2008, updated in 2010 and 2012 and 
incorporates many of its features. The Plan provides a policy framework for decisions regarding 
the development of the remaining sites and potential redevelopment of currently occupied sites. 
The Park is a unique resource in the State of Rhode Island and should be developed to maximize 
the economic benefits to the state while being mindful of the community interests of North 
Kingstown. 
 
The Park is comprised of the former Quonset Naval Air Station which closed in 1974 and the 
former Davisville Construction Battalion Center which closed in 1994. The transition from military 
base to business park has happened over several decades and is the result of focused planning 
and implementation, state and federal investments in on-site and off-site infrastructure, a 
productive governance structure, partnerships with federal and state agencies and the local 
community, and continued high quality maintenance and operations. As the Park is now three-
fourths developed, the land use districts are well-established and the major transportation and 
utility infrastructure is already in place.   
 
The major components of the Master Plan for the Park were established in the 2008 Master Land 
Use and Development Plan. These include the identification of land use districts, infrastructure 
capabilities and improvements, and a ten-year growth scenario. This Master Plan envisions 
continuation of the Park’s current growth trajectory to build out the remaining developable 
parcels based on recent programs and initiatives that have occurred since the 2008 Plan. 
 
The statement below summarizes where the Park is envisioned to be in 10 years. 
 
Vision Statement for the Quonset Business Park 
 

“A fully developed and well-maintained business park and port with 
attractive amenities, diverse job opportunities, and thriving businesses that 
exist peacefully within the community and generate tax revenue to the 
State and Town.” 

 
Plan Update 
The Rhode Island Comprehensive Planning and Land Use Regulation Act (Chapter 45-22) 
recognizes that changes in local and regional conditions can alter assumptions and forecasts used 
in developing the prior comprehensive plans, and mandates that municipalities update their 
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comprehensive plan at least once every ten years. Although the Quonset Business Park is not a 
municipality and is therefore not required to update its plan, it is recognized that a Master Plan 
should be dynamic and respond to changes. This update to the Master Plan is prepared to be 
consistent with the intent of the State’s legislation and respond to the changing dynamics that 
affect development within the Park. This update will keep the Master Land Use and Development 
Plan in concert with current policies and provide guidance for future development. 
 
The last major update of the Master Plan was in 2008 (amended in 2010 and 20121), and prior to 
that in 2003. The major changes since 2008 have been the acquisition and development of 
additional property, improvements to the infrastructure, and the formulation of management 
agreements that improve the delivery of development services. This plan updates the text, data, 
maps, buildout analysis, and capital improvement program from the 2008 Plan. However, since 
the majority of the property is developed and the commercial/industrial real estate market is 
generally supportive of the current land uses, the land use districts, with one exception, remain 
unchanged. This Plan builds upon a development philosophy that embraces the Site Readiness 
program which was created in 2011. This program provides a conceptual site plan, preliminary 
engineering, and environmental permits for available parcels in the Park consistent with the 2010 
land use district map and each district’s specific regulations. 
 
The various sections of the Master Plan are used for different purposes. The land use district map 
is used in tandem with the Site Readiness program and development regulations to site new 
tenants in appropriate districts based on the type of use. The buildout analysis is used for 
projecting future water and sewer demand and traffic, identifying major capital improvements, 
as well as estimating economic impacts and outcomes (square footage of new buildings, private 
investment, jobs, wages, and income taxes). The capital improvement program is used to 
strategically allocate resources to specific projects at certain times and is also used to support 
applications for infrastructure grant funding. 
 
QDC Legislative Authority and Mission 
The QDC is a quasi-state agency, established as a special purpose subsidiary of the Rhode Island 
Commerce Corporation (formerly the RI Economic Development Corporation) which is 
responsible for the development and management of the Quonset Business Park. The 
management of the Park also includes the administration of the Port of Davisville as well as the 
operations of the water system, the wastewater system, the storm water district, and public 
works activities.   
 
The QDC was created by the Rhode Island General Assembly on July 1, 2004 (RIGL 42-64.9) and 
became effective through a transfer of powers on January 1, 2005.  The QDC is governed by an 
11-member board of directors appointed by the Governor and by local officials. QDC’s long-
standing mission statement is as follows: 
 

 
1 Land Use Map amended in 2010; Wastewater System section amended in 2012. 
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Mission Statement 
 

“Quonset Development Corporation develops and manages the Quonset 
Business Park, a statewide asset, in accordance with the Master Land Use 
and Development Plan and in the best interests of the citizens of Rhode 
Island to attract and retain successful businesses that provide diverse 
employment opportunities.” 

 
Plan Organization 
The Master Land Use and Development Plan is organized into four chapters.  
 

1. The remainder of Chapter One: Introduction provides background information, history of 
the site, and discusses the local and state planning environment in the context of how it 
impacts development of the Park. 

2. Chapter Two: Land Use contains a discussion of site constraints, park districts, allowable 
uses, the Site Readiness program, and a buildout analysis for the remaining available 
parcels. 

3. Chapter Three: Infrastructure covers the two major topics of transportation and utility 
infrastructure. It describes the current systems in place and estimates future demand for 
water and wastewater, and also estimates future traffic volumes. Expansion and/or 
improvement projects needed to meet future demand are identified. 

4. Chapter Four: Implementation discusses the tools that are available to QDC to implement 
the plan including a Strategic Operating Plan, Capital Improvement Program, 
Development Regulations, Port Regulations, and local management agreements. 

Background 
 
This section provides a brief history of the Park and its transition from former military use to its 
current business park use. It provides context for the preparation of the Master Plan update by 
identifying how past investments, activities, development patterns, and property conveyance 
methods impact current and future development activities. 
 
History 
The Park is comprised of the former Quonset Naval Air Station which closed in 1974 and the 
former Davisville Construction Battalion Center which closed in 1994. These bases were built in 
advance of World War II and were active through the Korean and Vietnam Wars. Davisville 
remained active during the Persian Gulf War. During that period, thousands of military personnel 
and civilians trained and worked at the 3,160-acre site and thousands of aircraft and marine 
traffic operations were conducted. At its peak, the bases had approximately 25,000 people onsite 
which outnumbered the Town’s population. The U.S. Navy constructed the multimodal 
transportation facilities that still exist at the Park, including an airport, seaport, rail lines, and 
roadways. 
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In 1974, Quonset and portions of Davisville were declared surplus for military needs and 
transferred to the state for economic development purposes. The remaining portions of 
Davisville were declared surplus in 1994. The attributes that made this location advantageous for 
military activities are the same attributes that make it attractive for a business park: waterfront 
land resources and proximity to multi-modal transportation facilities. Multiple federal and state 
agencies and the Town of North Kingstown were involved in the land transfer process. The 
following properties were conveyed at no cost through Public Benefit Conveyances, but contain 
deed restrictions which require that the property remain in the use identified in the transfer 
documents. 
 

• The Town was granted title to property for open space and recreational purposes 
including the golf course, a marina and Calf Pasture Point as conveyed by the Department 
of the Interior. 

• The RI Department of Transportation was granted title to the airport and revenue 
generating properties by the Federal Aviation Administration; roadways by the Federal 
Highway Administration; and a parcel in West Davisville by the General Services 
Administration. 

• The RI Port Authority and Economic Development Corporation (predecessor to the QDC) 
was granted title to the Port of Davisville and the Pier Support Area from the US 
Department of Transportation’s Maritime Administration.  A 165-acre parcel in the North 
Davisville section of the Park is still owned by the federal government and has yet to be 
transferred. The QDC has a lease in furtherance of conveyance (also through the Maritime 
Administration) as well as the ability to sublease this property. This property will support 
post uses. 

 
Most of the remaining property that is currently leased or has been sold to private companies 
was purchased by the state from the federal government without such land use restrictions.   
 
Although the Navy property came with some very valuable infrastructure, it also came with 
hundreds of derelict buildings, most of which had little or no reuse potential. There are some 
lingering environmental remediation and monitoring activities by the Navy and the Army Corps 
of Engineers that must be considered in the development process. This is further discussed in the 
“Development Constraints” section of Chapter Two. 
 
Investment 
Over the last few decades, buildings have been demolished, utility and road infrastructure has 
been rebuilt, and the marine infrastructure has been repaired and improved. The two-former 
separate U.S. Navy bases are now merged into a single, cohesive business park. Access to the 
Park by air, rail, highway, and ocean-going vessel has been greatly improved. This work has been 
funded by hundreds of millions of dollars in state and federal funds as summarized below: 
 
 

Rhode Island Investment   $208 million 
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Property Acquisition     $10 million 
Bond Investment    $81 million 
RICAP/Pier 2     $1.5 million 
Route 403 Investment   $40 million 
Freight Rail Investment   $75 million 
 
Federal Investment    $471 million 
Environmental Clean-up   $100 million +/- 
Route 403 Investment   $159 million 
Freight Rail Investment   $160 million 
USDOT TIGER Grant    $22 million 
Other Federal Grants     $30 million 
 
QDC Capital Investments   $21 million 
(2010-2016) 
 
Total Investment    $700 million 

 
The most recent statewide bond issue (not included above because QDC has only recently begun 
construction on this multi-year project) is a $50 million general obligation bond passed in 2016 
to rebuild Pier 2. This pier was constructed in 1956 and has outlived its design life. In order for it 
to remain the “workhorse” of the Port of Davisville, a new steel sheet wall is being constructed 
that will extend the life of Pier 2 for another 50 years. 
 
Quonset Business Park Today 
This public investment has transformed the property into a thriving business park with over 200 
companies providing employment for nearly 12,000 full and part-time workers. These companies 
range from single-proprietor businesses that rent as little as 140 square feet at the Gateway 
offices to the largest tenant, General Dynamics Electric Boat Division, which has a 173-acre 
campus and employs 4,500 people to build submarines (as of 2018). The transportation assets 
have also benefited the growth of companies like Toray Plastics (freight rail and highway user), 
Ocean State Job Lot (highway user), and North Atlantic Auto Distribution (freight rail, port, and 
highway user). QDC estimates that private investment in the Park exceeds $2 billion. The annual 
wages paid to Park employees exceed $648 million, generating approximately $11.8 million 
annually in state income taxes.2 The economic impact is far greater than that when one considers 
indirect jobs, wages, income taxes, and corporate taxes, generally considered to be about 1.5 
times the direct jobs and investment. 
 

 
2 “The economic impact of the Quonset Business Park on the economy of the State of Rhode Island,” John H. Chafee 

Center for International Business and the Center for Global and Regional Economic Studies, Bryant University, 2016. 
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Milestones    
The past ten years have seen substantial growth in the Park. Milestones and highlights are shown 
in the charts below. 
  

MILESTONES 2009 2010 2011 2012 2013 
Major 
Infrastructure 
Projects 
Completed 
(>$500,000) 

-Maritime 
Way 
-Quonset 
Bike Path 

-NOAA Berth & 
Building 
-Water Tower 
Rehab 
-Mainsail Dr. 

-Romano 
Vineyard Way 
Bridge 
-Northrup & 
Westcott Roads 
-Bldg. 318 Roof 
-Port Rail 
Projects* 
-EB utility 
relocations 

-Jones Road 
-TIGER Projects: 
--Pier 1 repairs & 
fenders 
--Terminals 4 & 5 
--Port roadways & 
guard house 
--Mobile harbor 
crane 

-Maintenance 
Dredging 
-Gateway Office 
Phase 1 
-RI Fast Ferry Dock 
-Compass Cir. Ext. 
-Wastewater 
Treatment Facility 
Improvements 

New Tenants -American 
Automotive 
-NOAA 
-FAP 
-Falvey Cargo 
Underwriting 
-Modular 
Thermal  
-Banneker 

-Marriott Towne 
Place Suites 
-Mill Creek 
Marine 
-Amtrak 
-J.Goodison 
-Diversified 
Mobile Services 
-Galaxy Foods 

-Stanley Black 
& Decker 
-Reagan 
Construction 
-Specialty 
Diving Services 

-Wide World of 
Indoor Sports 
-Home Goods 
-Verizon 
-Material Science 

-AmWins 
-Rapid Prep 
-Handles 
Unlimited 

Total Jobs 8,800 8,800 8,800 9,100 9,500 

Square Footage 
Built 

26,00 SF 103,119 SF 396,200 SF 41,185 SF 71,172 SF 

Auto Imports 91,183 134,575 150,519 172,448 173,297 

Rail Cars 2691 4480 5691 5573 5168 

Private 
Investment 

$13,050,000 $35,468,000 $53,075,000 $41,850,000 $58,070,000 

Acres 
Developed  
(leased & sold) 

35.7 33.8 13.3 3.1 47.2 
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MILESTONES 2014 2015 2016 2017 2018 
Major 
Infrastructure 
Projects 
Completed 
(>$500,000) 

-Building 
demolition 
-Belver 
Avenue 
utilities 

-Terminal 4/5 
Berthing Hardware 
-Circuit Dr. Sewer 
& N. Davisville/ 
Bike Path Drainage 
-Pier 2 Repairs 
-Bldg. 932 Rehab 

-Zarbo Avenue 
Bulkhead 
-Term. 5 Paving 
-North 
Davisville 
Athletic Fields 
-Site Readiness 
parcel clearing 
-Pier 2 
Maintenance 

-Camp Thomas 
Way 
- Pier 2 design, 
permitting, and 
geotech   

-Pier 2 east and 
north face 
encapsulation 
-Building 314/315 
new roofs and 2.4 
MW solar array 
-Roger Williams 
Way utilities 
-Romano Vineyard 
Way RR Crossing 
-WWTF clarifier 

New Tenants -Bank 
Newport 
-Crestwood 
Energy 
-Focal 
Upright 
-Fat Belly’s 
-Fresh Wave 

-Greencore 
-The Landings at 
Quonset 
-NK Solar 
-Pet Valu 
-NK School Dept. 
-EB Pharmacy 
-Bank of England 

-Edesia 
-J. Goodison 
Shipyard 
-Deepwater 
Wind 
-Atlantic Wind 
Transfers 

-Finlays 
-T. Miozzi  
-Pinnacle 
-Endeavor Life 
Sciences 
-VW storage 
(short term) 

-Infinity Meat 
Solutions 
-Stalwart Films 
-Lincoln 
Manufacturing 
-NK Fire Dept. 
-Gilbane Bldg. Co. 
-Agilent 

Total Jobs 10,200 10,800 10,800 11,400 12,000 

Square Footage 
Built 

340,009 SF 172,430 SF 658,155 SF 78,682 650,180 

Auto Imports 178,215 227,021 214,350 222,521 241,851 

Rail Cars 5233 6803 6769 7,007 5,592 

Private 
Investment 

$85,790,000 $29,000,000 $90,000,000 $16,400,000 $340,760,000 

Acres 
Developed  
(leased & sold) 

30.6 31.7 41.6 97.2 50.1 
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Performance Measures 
Since QDC was created in 2005, development has occurred at a fairly steady pace.  An average 
of 39 acres per year has been developed resulting in 260,000 SF of new construction and $68 
million of private investment per year.  2018 was a particularly strong year with significant 
investments in construction by Electric Boat and Infinity Meat Solutions. 
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Planning Context 
 
Rhode Island has a layered planning process in which local comprehensive plans are required to 
be consistent with the State Guide Plan, which in turn compels state agencies to comply with 
provisions of local plans. QDC is somewhat unique in that its enabling legislation gives it more 
latitude to act independently; however, it is intended that this Master Plan be consistent with 
both the State Guide Plan and the Town’s comprehensive plan to achieve development that is 
compatible. 
 
State Guide Plan 
The Statewide Planning Program is responsible for planning for the physical, economic, and social 
development of the state. There are currently 18 elements of the State Guide Plan; however, this 
number fluctuates as new elements are added and older elements are repealed.  This Plan was 
prepared in cooperation with Statewide Planning to ensure consistency with the State Guide 
Plan. Additionally, there is a process by which QDC land development projects are submitted to 
Statewide Planning to review for consistency with the State Guide Plan. This is further described 
in Chapter 4. The most relevant Guide Plan elements are discussed below. 
 

• Land Use 2025 (2006): Establishes growth centers and defines urban growth areas. 
The Park is identified as a location suitable for growth and investment.  

• Rhode Island State Airport System Plan (2011): A coordinated plan for the state’s six 
airports which identifies the Quonset State Airport as a military facility and a general 
aviation reliever to T.F. Green. 

• Transportation 2037 (2017): Encompasses the movement of both goods and people; 
identifies needs for the highway system, public transportation, bicycle travel, 
pedestrian, and intermodal facilities. This plan recognizes the multi-modal assets of 
the Park and encourages future investment in infrastructure. An update is currently 
underway. 

• Rhode Island Water 2030 (2012): Discusses drinking water availability, demand, 
management, and protection, as well as the operation and maintenance of water 
systems. It contains a discussion of the Hunt Annaquatucket Pettaquamscutt (HAP) 
groundwater aquifer which is the Park’s sole source of water. This is further discussed 
in Chapter 3. 

• Rhode Island State Rail Plan (2014): Describes passenger and freight rail systems, 
assesses future needs, and includes prioritized short and long-term investment 
programs including several projects in the Park. 

• Rhode Island State Economic Development Plan (2014): This economic development 
plan promotes investments in infrastructure, growing exports via a shippers’ 
association, and marketing of port assets. 

 
In addition, the Statewide Freight and Goods Movement Plan (2016) identifies a number of 
highway, freight rail, and marine infrastructure investments at the Quonset Business Park and 
Port of Davisville as well as an ongoing Freight Advisory Committee. 



Adopted September 17, 2019 
Page 15 

 

 
The state plans identified above provide guidance for the formulation of the Park Master Plan. 
Additionally, the North Kingstown Comprehensive Plan and the Quonset State Airport Master 
Plan contain policies and recommendations that may have bearing on development activities 
within the Park. 
 
North Kingstown Comprehensive Plan 
The Quonset Business Park is a state resource located entirely within the community of North 
Kingstown. The Park is surrounded on three sides by residential neighborhoods and undeveloped 
land and is bisected by the Route 1 commercial corridor. The Town is also a major owner of land 
within the Park including the North Kingstown Municipal Golf Course, Allen Harbor Marina, Calf 
Pasture Point conservation area, and public works facilities.   
 
Consistent with the 2010 Unified Development Regulations Agreement between the QDC and 
the Town, the Town’s current comprehensive plan addresses the Park by identifying a “Quonset 
Zone” and stating goals and policies regarding how the Park should fit into the community. The 
Town’s zoning ordinance identifies a corresponding Quonset Zone and refers to the Quonset 
Business Park Development Package for a land use district map and regulations regarding the 
development of the land within the Park. The Town is currently finalizing a major update of its 
comprehensive plan with no significant changes regarding the Quonset Zone.  
 
Quonset State Airport Master Plan 
The Quonset State Airport is the largest property at the Quonset Business Park that is not under 
the control of QDC. The land is owned by the Rhode Island Department of Transportation (RIDOT) 
and leased to Rhode Island Airport Commission (RIAC).  This military facility and public-use 
general aviation airport serves as a reliever to T.F. Green. QDC views the airport as an asset for 
future business development of the Park, particularly because the runway length and instrument 
landing system are attractive to corporate aviation uses. RIAC recently completed a new multi-
purpose hanger/terminal building, and new privately owned hangars are under construction. 
 
In 2014, the Quonset State Airport Master Plan was completed (updated from 2006), maintaining 
its current role as general aviation reliever. It defines facility needs and evaluates development 
alternatives for a 20-year period that were environmentally acceptable and economically feasible 
for the airport in its current role. Particular attention was devoted to the seawall that contains 
the filled land mass on which the runways are built. Several parcels of developable land have 
been identified as suitable for aviation or non-aviation uses. Development of these parcels may 
present opportunities for QDC and RIAC to work together.   
 
Outside of the airport fence, there are areas of overlapping interest between RIAC and QDC. The 
land transfer by the federal government in 1980 through the Federal Aviation Administration 
included the airfield as well as a number of other “revenue generating properties”. These 
properties are not aviation related and include such facilities as QDC’s wastewater treatment 
plant, the Carrier Pier, and some prime waterfront parcels that are currently leased to tenants 
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such as Electric Boat, SENESCO, RI Fast Ferry, and others. QDC has a management agreement for 
these properties to provide public works and serve as leasing agent. RIAC receives a revenue 
stream from these properties consistent with FAA rules. The presence of the airport is generally 
considered to be an asset; however, it does present development constraints (height restrictions 
and others), which are further discussed in Chapter Two. 

Summary  
 
The purpose of this Master Land Use and Development Plan is to guide the Quonset Development 
Corporation Board and management staff in the continuing development of the 3,212 acre 
Quonset Business Park in North Kingstown, Rhode Island for economic development purposes in 
a manner that is consistent with the QDC’s Mission and Vision for the Park, the property 
conveyances, the State Guide Plan, the North Kingstown Comprehensive Plan, and the Quonset 
State Airport Master Plan. This update will keep the Plan in concert with current policies and 
refresh the maps, text, buildout analysis, and capital improvement program. 
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Chapter 2 – Land Use 

Land Use Overview 
 
Relation of Land Use to the Plan 
This chapter presents an overall land-use concept for the Park based upon QDC’s mission of 
promoting economic development.  The Land Use Plan identifies the type of economic 
development activities as well as site constraints and opportunities for development. It defines 
the land uses associated with the economic development activities and divides the Park into Land 
Use Districts. The Plan describes the existing conditions of each district and then makes 
recommendations within each specific district.   It dovetails with QDC’s Site Readiness Program, 
which provides pre-permitted, pad-ready sites intended to attract commercial and industrial 
tenants.  The Land Use Plan used in conjunction with Site Readiness achieves development that 
is market based and implements QDC objectives in support of a functional, multi-use, and 
cohesive business park.  
 
Economic Development Activities 
The primary goal of QDC is to promote economic development, provide employment 
opportunities, and generate private investment.  This includes attracting businesses and 
industries that can make use of the Park’s regional location assets, its transportation and utility 
infrastructure, and its land resources. Land use policies and districts are responsive to market 
conditions and build upon the Park’s reputation for robust infrastructure, attractive lease 
incentives, and business friendly development practices. 
 
Economic development activities at the Quonset Business Park fall under three basic categories: 

• Industrial Development 
• Waterfront Development 
• Commercial/Services Development 

 
QDC is sensitive to the fact that residential development located in close proximity to the Park 
may not be compatible with certain industrial activities.  The Land Use Plan minimizes adverse 
impacts to the community by providing landscaped buffers and locating less intense uses near 
residential communities. Open space and recreational features serve as buffers in some areas 
and also create an attractive environment for businesses, employees, and local residents. 
 
Industrial Development 
Industrial businesses continue to be the backbone of the economic development activities at the 
Park. The current mix of industrial businesses includes light and general manufacturing, 
warehousing and distribution, marine construction, and food production. The Park supports a 
wide variety of manufacturing activities, including submarines, swimming pool chlorination 
systems, food packaging, pressure treated lumber, office furniture, and medical devices. 
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The siting of different types of industrial activities within the Park is important in minimizing 
adverse impacts, such as light and noise. Heavier industrial uses are generally located in the 
interior of the Park away from residential areas.  Lighter industrial activities can be an effective 
buffer and are located closer to the neighborhood areas. 
 
Waterfront Development 
The Park has several miles of frontage on Narragansett Bay from Calf Pasture Point to Blue Beach 
including the Port of Davisville, Quonset State Airport and the Quonset Waterfront.  The coastline 
is a combination of manmade shoreline, beaches and other natural shoreline not typically found 
in an industrial park.  
 
The developed parts of the shoreline include: 

• Allen’s Harbor and Little Allen’s Harbor: recreational and commercial boating, and 
aquaculture 

• Port of Davisville: large and growing auto importation and distribution, frozen seafood, 
and NOAA’s Okeanos Explorer 

• Quonset State Airport: military and general aviation use. Note that the airport is the 
largest waterfront parcel in the Park, and it is operated by the RI Airport Corporation. 

• Quonset Waterfront: marine construction, ship building and repair, passenger ferry, and 
submarine manufacturing 

• Kiefer Park: office and light industrial area serving as a transitional use between heavy 
industrial and residential uses 

 
The undeveloped sections of shoreline include Calf Pasture Point Beach, Spinks Neck Beach, 
Dogpatch Beach, Compass Rose Beach, Blue Beach, and the former Allen Harbor Landfill 
(capped). 
 
Commercial/Services Development 
Commercial/services development complement the industrial development activities. They 
provide supporting services and products to the business and employees within the Park and the 
community.  Appropriate commercial/services development also acts as a transitional area 
between the residential areas adjacent to the Park and industrial activities. Office and retail 
buildings constructed with attractive landscaping and architectural features have created a 
buffer between the residential neighborhood north of Newcomb Road and the remainder of the 
Park. 
 
The Gateway District, with frontage on Post Road (Route 1) adjacent to the Route 403/Route 1 
interchange serves as the entrance and front door to the Park.  It includes a hotel, shops, office 
buildings, day care center, Seabee Museum, indoor sports facility, and a paved bike path.  The 
quality of the development in this area sets the tone and image for the Park. The image we are 
cultivating is a planned mixed-use campus with businesses patronized by both Park employees 
and local residents, contextual architecture, a pedestrian-friendly streetscape, and attractive 
landscaping. 
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Site Constraints 
A large portion of the land area in the Park has development and regulatory constraints imposed 
by various state and federal agencies, such as wetlands and parcels in proximity to the airport. 
See Figure 2.1. The land use plan and development regulations respect these constraints.   
 
Airport Hazard Areas (Figure 2.1) 
The height of buildings and other structures (including cranes, towers, etc.) is regulated at and 
around the airports by the Federal Aviation Administration (FAA) to ensure the safety of 
aeronautical operations. Regulations commonly known as “Part 77” define surfaces in the vicinity 
of airports where obstructions or penetrations into air space are prohibited. Runway approach 
zones and object-free areas around runways and taxiways, are the most restrictive. The 
transitional surfaces rise up from the runway to a horizontal plane that is 150 feet above the 
runway level. Most of the Park lies in the area with a 150-foot height constraint. The North 
Davisville and Quonset Waterfront areas of the Park have lower permitted heights above runway 
level because they are located in the runway approach zones and transitional areas. In addition 
to the height of structures, there are regulations regarding allowable uses in these “hazard 
areas.” Operations that attract birds or generate particulates or other emissions present hazards 
to aircraft and are not permitted. Conversely, aircraft may present hazards to other land uses. 
Facilities that have high densities of employees are not appropriate in close proximity to the ends 
of runways, where incidents are most likely to occur. Manufacturing processes that may be 
sensitive to vibration from aircraft operations are sited far enough away to avoid this type of 
impact. 
 
Topography & Soils 
Most of the Business Park is relatively flat; however, a small number of developable parcels of 
land have ledge or slopes that may impact development. Ideally, the slopes would be used to 
enhance the development, but grading may be necessary to optimize the use of these sites. 
Occasionally, a parcel that is too flat presents challenges for designing functional drainage 
systems. When considering the suitability of soils for supporting building loads, there are some 
parcels in the Park that have less desirable soils due to the filling of wetlands decades ago. This 
has been overcome by soil compaction, soil removal, or other foundation construction methods.  
 
Natural and Sensitive Areas as defined by the Settlement Agreement 
The Settlement Agreement of 1979 was entered into by the Conservation Law Foundation, 
Ecology Action for Rhode Island, Aquidneck Island Ecology, Save the Bay, the Audubon Society 
of Rhode Island, the Rhode Island Port Authority and Economic Development Corporation, and 
the State of Rhode Island regarding surplus federal lands including “Quonset Point / Davisville 
land.”  This agreement states that land shall be developed consistent with “The Redevelopment 
of Quonset / Davisville: An Environmental Assessment,” the Development Restrictions, and the 
Protective Controls I and II included as exhibits to the agreement. The Environmental 
Assessment identifies 14 locations (13 of which are in the Park) that have “special aesthetic or 
natural importance.”  These areas are protected by their zoning status as either Open Space 
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Conservation or Open Space Recreation.  Many of these areas contain wetlands which affords 
additional regulatory protection. Three of the recreation areas are included in the Quonset 
Business Park Public Access Plan.  See additional discussions below. 
 
Public Land Uses 
The QDC has a Public Access Plan for the entire Business Park that was first approved by the 
Coastal Resources Management Council (CRMC) in 2000 and most recently updated in 2015. This 
plan identifies multiple public access points on the shoreline and upland areas in a 
comprehensive manner such that individual waterfront industrial tenants are relieved of the 
requirement to establish public access points. The areas open to the public include beaches, 
marinas, a golf course, bike path, museum, and other natural areas including a restored salt water 
marsh.  
 
Wetlands  (Shown as Conservation Areas in Figure 2.1) 
There are some wetland areas in the Park that are not included in the Public Access Plan, but that 
are regulated by state and federal agencies. Wetlands are important features in the ecosystem 
as they provide natural filtration of runoff, storage of storm water, and habitat for flora and 
fauna. The Land Use District map (Figure 2.5) identifies these areas for conservation. Land parcels 
near wetlands are designed to prevent degradation of these features. 
 
Floodplains and Sea-Level Rise (Figure 2.2) 
There are certain areas of the Park on the Narragansett Bay shoreline and in proximity to 
freshwater bodies that are subject to coastal and riverine flooding from precipitation events and 
storm surges. Additionally, some coastal areas are subject to erosion from wave action in severe 
storms. Sea-level rise may exacerbate this risk in the long term, but in the ten-year planning 
horizon of this Plan, it is not thought to have a measurable impact.   
 
The definitions below correspond to the zones shown on the map in Figure 2.2. 

• Zone VE - An area with a 1% annual chance of flooding with velocity hazard (wave action) 

• Zone AE - An area with a 1% annual chance of flooding for which Base Flood Elevations 
have been determined 

• Zone X500 – An area with a 0.2% annual chance of flooding (500-year flood) 

• Zone A - An area with a 1% annual chance of flooding, for which no Base Flood Elevations 
have been determined 

 
The sections of the Park potentially impacted by a 1-foot sea level rise scenario at Mean High 
High Water (MHHW) as shown on Figure 2.2 are limited to the beachfront areas.  The 3-foot sea 
level rise scenario at MHHW impacts a small area of the Quonset waterfront that is leased to 
Electric Boat and the main airport runway, both of which are concerning.  The current Quonset 
State Airport Master Plan acknowledges that the majority of the airfield is in a floodplain, but the 
Airport Master Plan does not address potential future impacts of sea level rise. 
 

http://www.quonset.com/about-the-park/


Adopted September 17, 2019 
Page 21 

 

Generally, only marine-dependent uses are allowed on the industrial portions of the waterfront, 
and building codes for construction in floodplains have been and will be followed to minimize the 
risks of locating buildings in flood hazard areas. There are instances where owners of water 
dependent businesses have requested and received variances from the State Building Code 
Commission for buildings in the floodplain. 
 
Coastal Water Use Designations (Figure 2.3) 
The Coastal Resources Management Council (CRMC) has regulatory authority over development 
within 200 feet of a coastal feature, and has “zoned” the waters of Narragansett Bay based on 
terrestrial land use and zoning, coastal features, and navigation channels. Except for Allen Harbor 
(Low/High Intensity Boating), and Blue Beach and Calf Pasture Point (Conservation), the waters 
of Narragansett Bay adjacent to the Park are designated as Type 6: Industrial Waterfront and 
Commercial Navigation.  
 
Coastal Water Quality (Figure 2.3) 
Rhode Island Department of Environmental Management (RIDEM) classifies the waters adjacent 
to the Park as follows: 
 

• SA (highest quality, suitable for shellfish harvesting and contact recreation): Calf Pasture 
Point, Spink’s Neck Beach, Fry’s Cove, Dogpatch Beach and portion of the airport 

• SA{b} (SA water that may be impacted by activities such as concentrations of vessels): 
Portion of Allen’s Harbor 

• SB (suitable for contact recreation): Portion of Allen’s Harbor, Port of Davisville, portion 
of airport, Compass Rose Beach, Quonset waterfront, and Blue Beach 

• SB1 (suitable for contact recreation but primary contact recreational activities may be 
impacted due to pathogens from approved wastewater discharges): Portion of Airport, 
Zarbo Avenue waterfront and small boat basin 
 

QDC has worked with RIDEM staff to change water quality designation to better reflect CRMC’s 
use designations.  An area of SA water off Terminal 5 which is designated as Waterfront Industrial 
Land was re-designation to SB in 2018 to more appropriately reflect its use as a marine cargo 
terminal.  Other port and industrial waterfront areas along Quonset’s shoreline are designated 
as SB, although the area off part of the airport is SA which may hinder future development. Other 
working waterfronts on Narragansett Bay have similar incongruities between water classification 
and water quality designation. 
 
Groundwater 
The groundwater in most of the Park is classified as GB by RIDEM, which indicates that the 
groundwater is not suitable for domestic water consumption without appropriate treatment.  
This is actually not a constraint in the vast majority of the Park as water is supplied from a well 
located about two miles from the Park in the Hunt River Aquifer. There is an area in West 
Davisville that is part of the groundwater recharge area for the Hunt River Aquifer. This area is 
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included in the Town of North Kingstown’s groundwater overlay district which is intended to 
restrict uses that have the potential to threaten the aquifer by spills or releases of contaminants.  
 
Historic and Archeological Sites (Figure 2.1) 
There is an historic farmhouse near Allen Harbor known as the Allen Madison House that is on 
the National Historic Register. The original house was built in 1671.  It was burned by the British 
in 1779 and rebuilt in 1801-04. The building is generally watertight and stable, and although it 
may require greater resources to reuse when compared with new development, it presents a 
unique redevelopment opportunity.  
 
In 1994, a “Final Archaeological Sensitivity Assessment and Archaeological Survey for Base 
Closure and Realignment, Redevelopment, and Reuse at the Naval Construction Battalion Center 
Davisville, Rhode Island” was completed for Northern Division Naval Facilities Engineering 
Command.  The study investigated numerous areas of Davisville thought to be archaeologically 
sensitive. Due to the nature of the earth moving operations that occurred and the amount of 
disturbance that took place, the study identified only two small sites that were deemed to have 
potential for discovery of archeological artifacts: 

• RI 2104: Allen Harbor Rock Outcrop – This site is currently included in the parcel leased 
to Mill Creek Marine.  It is on the water’s edge and therefore, a CRMC permit would be 
needed to alter it.  Nonetheless, it may warrant additional protection either by amending 
the lease line or by placing an easement on the site. 

• RI 2107: Magazine Circle Site - This site is a rock outcrop in the middle of Magazine Circle 
on Calf Pasture Point which is a 189-acre parcel owned by the Town. It is zoned Open 
Space and protected from development. 

 
 
Superfund Site 
The entire former Davisville Construction Battalion Center is designated as a Superfund site by 
the US Environmental Protection Agency (EPA), which is not unusual for former military facilities. 
This is a perceived constraint more than a real constraint, because cleanup and remediation 
actions of known sites is almost complete. The positive side of the Superfund site designation is 
that potentially contaminated areas have been identified, investigated and remediation actions, 
if necessary, have been undertaken.  There is only a small possibility at this time of discovering 
any new sources of contamination. There are only a few remaining cleanup activities in Davisville, 
and long-term monitoring of several sites is ongoing. 
 
The former Quonset Naval Air Station has a number of ongoing environmental cleanup and 
monitoring activities that are being administered by the Army Corps of Engineers through the 
Formerly Used Defense Site (FUDS) program. 
 
Natural Habitat Areas  
According to R.I. Department of Environmental Management (RIDEM) Natural Heritage Program, 
the following areas are identified in the Park and the adjacent waters of Narragansett Bay: 



Adopted September 17, 2019 
Page 23 

 

• Rare/endangered species habitat at Quonset State Airport, in grassy portions 
(Grasshopper Sparrow) of the Airport and its shoreline (Least Tern).  

• Shellfish beds off Calf Pasture Point, Allen Harbor, and Fry’s Cove 

• Winter flounder spawning area off the Port of Davisville and Allen Harbor 

• Eelgrass in Fry’s Cove 

• Osprey nesting sites  

• Unfragmented habitat greater than 50 acres in Calf Pasture Point 
The areas that have these natural resources do not conflict with developable parcels that are 
part of the Site Readiness program. QDC coordinates with RIDEM on development within the 
Park that requires permits, including marine infrastructure projects and dredging. According to 
U.S. Fish and Wildlife Service, no federally listed or proposed, threatened or endangered 
species or critical habitat are known to be present at the Quonset Business Park. 
 
 
Land Use Definitions 
The Master Land Use and Development Plan accommodates a wide range of uses from 
conservation and recreation to heavy industrial activities.  The definitions below are provided to 
help readers understand what is called for in each of the Land Use Districts. Figure 2.4 is a Land 
Use map which is unchanged from the 2012 Plan except for two lots that front on Camp Avenue 
(outside the Park).   
 
Airport: Airport land uses meet the needs of military and general aviation including runways, 
taxiways, buildings, parking and circulation, aircraft storage, terminals, navigation equipment 
and other aviation related uses.  
 
General Industrial: General Industrial uses encompass a broad range of industrial activities, 
including open storage, fabrication, manufacturing, material processing, packaging, distribution, 
and related offices, laboratories, and showroom facilities. The intent is to locate these activities 
in areas where minimal adverse impacts on adjacent areas will result, and where infrastructure 
and transportation facilities are available or can be made available. 
 
Light Industrial: Light Industrial uses are non-noxious industrial uses such as light manufacturing, 
research and development, warehousing, wholesaling, product assembly, office, or combination 
thereof within enclosed buildings. 
 
Mixed Use Development District: Commercial services are intended to provide supportive land-
use activities to the businesses in the Park as well as the local community.  These uses include 
office, retail, hotel, services, and institutional and public activities. These uses may be combined 
on a single parcel with a pedestrian friendly environment or within one structure. The density 
and location encourage transit use. 
 
Open Space / Recreation: This land use category includes publicly-managed active recreational 
facilities, such as parks and beaches with facilities, golf courses, athletic fields, bike paths, and 
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historic and cultural resources (museums). These resources are typically included in the Public 
Access Plan. 
 
Open Space / Conservation: Conservation uses are typically wetland or other sensitive areas that 
are not suitable for development or recreation, but they do provide buffers around natural 
features and between adjacent land uses.  
 
Waterfront Industrial: Waterfront uses are intended for water-related and water-dependent 
industrial and commercial activities, such as port terminals, cargo storage, shipbuilding, marine 
construction, aquaculture, and passenger ferry terminal.    
 
Land Use Districts are further defined in the “Quonset Business Park Development Package” 
which has been recently updated and is discussed in more detail in Chapter 4. The Development 
Package functions as a zoning ordinance and defines the activities, dimensional regulations, and 
performance standards that apply to each district. 
 
Land Ownership Status 
Of the Park’s 3,212 acres, 519 acres are privately owned, having been sold over the years for 
industrial development. Beginning in 2010, QDC adopted a policy to stop selling land and move 
forward with development on a lease basis only.  This policy ensures that QDC will have a 
sustainable revenue stream to maintain the operations and infrastructure in the Park in the 
future.  From time to time, when privately owned land comes back on the market, QDC may buy 
back strategically located parcels. Figure 2.6 shows a Land Ownership Status map. 

Site Readiness 
 
Purpose & Impact 
One of the major changes in this Plan update is the incorporation of the Site Readiness program 
into the Land Use Plan.  This program was implemented to reduce the time needed by new 
companies to design and construct their projects. QDC partnered with state agencies to develop 
this innovative program that entailed the creation of conceptual site plans and storm water 
designs for the remaining developable parcels at the Park that are consistent with QDC’s 
regulations and RIDEM and CRMC environmental requirements. This led to the sites being “pre-
permitted” which has added value and marketability to the property by reducing the time and 
uncertainty in obtaining environmental permits.  The program has been a successful and effective 
economic development tool in attracting new companies and jobs to the Park.  
 
The premise of the Site Readiness program is simple: complete all of the preliminary engineering 
that a developer would have to conduct as part of "due diligence" in order to get a project 
underway. To accomplish this, QDC worked with a land development and engineering firm to 
design and engineer the remaining developable parcels, according to the maximum buildout 
permitted by the Development Regulations. Furthermore, the QDC secured all the baseline 
permits from various state agencies that a new business would be required to obtain. Critical to 
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the success of the program is the cooperation of RIDEM and CRMC in pre-permitting the parcels 
to meet regulatory requirements, and ensure environmental protections.  The streamlined 
design review and approval process has been shortened to 90 days.  In a parallel effort, QDC and 
the RI Division of Planning executed a Memorandum of Understanding to reduce the review time 
for Environmental and Socio-Economic Review Forms for Site Readiness parcels from 45 days to 
7 business days.  This effort is further explained in Chapter 4. 
 
This program has been successful in attracting new companies, instilling a pro-business climate, 
and giving the park a competitive edge.  The site-readiness program provides business owners 
with a streamlined and expedited permitting process, and practical tools they need to save time 
and money.  As a result of the new process, pad-ready sites have already been quickly occupied, 
and dozens more parcels within the Park are ready for development by future tenants. It is a 
program that capitalizes on the public and private investments, discussed above, that have been 
made at Quonset in recent years. 
 
There is much to learn in terms of economic development from the site-readiness program. 
Demand for space at Quonset is steady, and has been for several years. The site-readiness 
program has served as a catalyst to build on existing momentum. In recent years, more 
businesses have located and expanded at Quonset, which has emerged as a leading engine of job 
creation here in Rhode Island. Further, as the national and local economies move in the right 
direction, Quonset is positioned at the forefront of that curve. 
 
How the Program Works 
As noted above, QDC developed a profile for each of the remaining available parcels at the Park 
with all the information a business owner or developer would need to move forward on a project.   
This information is all contained in a binder for each parcel and includes: 
 

• Concept Plans and Site Layout (building footprints, loading spaces, parking, etc.) 

• Storm Water Design Including Water Quality Analysis 

• Phase I Environmental Site Assessment 

• Geotechnical Letter of Findings 

• Soil Evaluations 

• Geotechnical Borings 

• Wetland Delineation and Survey 

• Utility Research 

• Water/Fire Capacity Analysis 

• Sewer Capacity Analysis 

• Gas and Electric Demand Analysis 

• Gas, Electric, Cable and Telephone Letters of Availability 

• Soil Erosion & Sediment Control and Stormwater Management Report 

• RIDEM Insignificant Alteration Permit 

• LEED Overview 
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Site Readiness Success Stories 
This program has produced concrete results. Many businesses have taken advantage of these 
pad-ready sites, and noted that the predictability and streamlined nature of the process was a 
major consideration for locating in the Park. Following are only two examples of success stories. 
 
Wide World of Indoor Sports 
Wide World of Indoor Sports (WWIS), a state-of-the-art indoor recreation facility, was proud to 
be the first company to take advantage of QDC's Site Readiness program in 2012. In a climate 
where “time is money”, the speed with which the program allowed WWIS to proceed 
represented a critically important cost-saving piece of the development process. Further, the 
State benefitted by the hiring of approximately 85 full and part-time employees to run the facility 
in this growing market segment. 
 
Greencore 
When officials at Greencore USA, a manufacturer and distributor of ready-made food and meals, 
were looking for a location for a new facility, Quonset rose to the top of their list for many 
reasons. In searching for the right location, Greencore wanted to find a place where they could 
build quickly, access the major cities on the East Coast, and accommodate future growth. Pad-
ready land at Quonset met all of their criteria. Furthermore, the Site Readiness program together 
with lease incentives allowed them to move affordably and quickly – less than 12 months from 
lease signing to completed building.  Greencore provided a variety of opportunities, from entry 
level jobs all the way to highly skilled, technical jobs. In 2018 the Greencore facility was purchased 
by another company in a similar line of work. 
 
Available Site Readiness Parcels  
The number of available parcels continues to decline as the Site Readiness program’s success 
grows. As of 2018, the parcels depicted on the map in Figure 2.7 are still available, and each one 
has a complete binder of pre-development information to jump start the site selection and design 
process. 
 

Park Districts 
 
Introduction 
The Park is divided into geographic districts, shown in Figure 2.5, each with unique qualities based 
on their location within the Park. Each district is assigned one or more land use categories that 
identify the most suitable type of development based on lot sizes, proximity to residential areas, 
available infrastructure, and deed restrictions per the property conveyance instrument. For 
example, districts with large vacant parcels in the heart of the Park offer particular opportunities 
for heavy industry while smaller parcels near residential areas are more suitable for light 
industrial or commercial uses.  Land conveyed by the US Maritime Administration is reserved for 
port uses.  Conservation and/or recreational uses are found in all districts.   
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The following sections describe existing conditions and specific recommendations for future 
development in each of the eight districts within the Quonset Business Park. Parcels “Under 
Agreement” indicate that QDC is coordinating the lease or sale of these parcels at the time of 
this Master Land Use and Development Plan. 

 
West Davisville 
Existing Conditions 
Figure 2.8 

 • West Davisville is a General Industrial zoned district that is 
separated from the rest of the Park by Route 1. The combination 
of rail and highway access is attractive to industries such 
manufacturing and distribution. 

• Boundaries are Northeast Railroad Corridor on the west, Devil’s 
Foot Road (State Route 403) on the north, Post Road (U.S. Route 
1) on the east, and undeveloped areas to the south.   

• The District was expanded in 2010 with the purchase of a 41.8-
acre developable parcel that was almost entirely surrounded by 
QDC owned property. Additional property was purchased to 
ensure that the area is well buffered from adjacent land uses.  

• The District is 371 acres:  

− 75 acres are road and rail rights of way 

− 151 acres are developed 

− 77 acres are undevelopable 

− 19 acres are available in four Site Readiness parcels 

− 43 acres are available for future development initiatives 

− 6 acres are under agreement 

• The West Davisville interchange makes this district directly 
accessible to Route 403 and points north.  To access points east 
(including Post Road and the remainder of the Business Park), 
traffic must travel on Devil’s Foot Road (2 lane residential road). 

• The spurs and sidings off the West Davisville Main Railroad Line 
serve the tenants in this District. 

• Compass Circle was extended toward the east to gain access to 
the new property and provide water, wastewater, stormwater, 
and gas infrastructure.  

• There are 5 MW of rooftop solar arrays on 5 different buildings in 
this district. QDC’s electricity consumption for the office buildings, 
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port, water and wastewater systems, and streetlights is entirely 
met by just a portion of the solar power generated onsite utilizing 
National Grid’s virtual net metering program.  

 
Recommendations  • General industrial uses, particularly distribution and 

manufacturing industries, are recommended for the remaining 
developable parcels. 

• To improve the connectivity to rest of the Park and get industrial 
traffic off local roads, three deferred ramps of the Route 403 
interchange should be completed – two at West Davisville and 
one at Post Road.  This project is currently unfunded, but grant 
funding is being pursued. In order to implement this project, the 
Seaview Transportation engine house must be relocated as it is 
currently in the ramp right of way. 

• Relocation of the main rail line coming into the Park from the 
Northeast Corridor would provide the ability to consolidate two 
land parcels, including the “GSA parcel” which currently has no 
roadway frontage and is inaccessible for development. This 
project (also unfunded at this time) would be an opportunity to 
install additional rail sidings, thereby providing much-needed rail 
storage capacity and enhancing rail operations. Implementation 
of this project requires QDC to acquire the GSA parcel from RIDOT. 

• There may be long term potential for a future commuter rail 
station as ridership to Wickford and Warwick stations increases 
and employment in the Park continues to grow. A station would 
require approximately five acres for parking, unloading/loading, 
and circulation.  A potential site for the station platforms may be 
on either side of a short railroad spur adjacent to the Northeast 
Corridor main tracks.   

• Safety improvements are planned for the Compass Circle railroad 
crossings now that the road has been extended to the east and 
there is more vehicular traffic. 

 
Gateway 
Existing Conditions 
Figure 2.9 

 • The Gateway District is the major activity node and interface with 
the community due to its location at the Post Road entrance to 
the Park and its access to commercial and retail services.  

• Boundaries are Post Road on the west, Newcomb Road on the 
north and Davisville Road on the south.  Post Road is a commercial 
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corridor in North Kingstown (US Route 1), and Newcomb Road is 
developed with garden apartments and single family residential. 

• This District is zoned Mixed Use with a variety of shops, offices, 
hotel, museum, day care center, and indoor recreation. 

• District includes 124 acres: 

− 51 acres are developed 

− 11 acres are under agreement 

− 20 acres are undevelopable (including the bike path) 

− 18 acres are available for development  

− 24 acres are road rights of way 

• Access is via Gate Road which connects with Post Road, Davisville 
Road, and Route 403. 

• A planned commercial development consisting of 961,660 SF of 
retail, office, hotel, restaurants and a sports complex has been 
approved and mostly constructed. Some pad sites remain 
available. 

• Open space and recreational facilities include a 50-foot-wide 
landscaped buffer and bike path along Newcomb Road linking 
Post Road with Calf Pasture Point along the northern edge of the 
Park as well as an indoor sports facility and the Seabee Museum. 

• Three new Gateway office buildings have been constructed with 
spaces suitable for a variety of small offices. This product features 
wireless high-speed internet access, a receptionist to receive 
phone calls and visitors for all tenants, shared break rooms, rest 
rooms, and conference rooms. Spaces are offered at rates 
affordable to small and start-up businesses, with long term and 
month-to-month leasing opportunities available. A fourth office 
building is under construction, and all 4 buildings are fully leased.  

• A 500kw ground based solar array was installed in the 
easternmost corner of the district as a transition use between the 
neighborhood and the general industrial activities south of 
Davisville Road. 

• An indoor sports complex has been built and expanded. 

• A big box home improvement store opened in the Gateway in 
2009, however, it was closed in 2011 along with a number of other 
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locations. In 2017, QDC acquired this building and has made it 
available for lease. 

 
Recommendations  • Land shown as “developed” is leased, but still has capacity to 

support new development. The vacant pads on Post Road, 
originally planned for multi-story office, may be more suitable and 
marketable as retail and restaurant pads. 

• As development at the Gateway District evolves, and more office 
and retail spaces come on line, every effort should be made to 
build upon the existing quality and architectural character of this 
commercial center.  

Commerce Park   

Existing Conditions 
Figure 2.9 

 • This district is in the heart of the Business Park and combines 
property from both the Quonset and Davisville Navy bases. 
Unique assets include the largest amount of available, fully 
serviced land in the Park, suitable for tenants requiring large 
parcels and robust infrastructure. 

• Boundaries include Davisville Main Railroad and Davisville Road 
on the north, golf course on the east and south, and Route 403 
along the southwest. 

 

• The District includes 539 acres: 

− 250 acres are developed  

− 85 acres are undevelopable 

− 84 acres are available for development on sixteen Site 
Readiness parcels 

− 35 acres are under agreement  

− 85 acres are road and rail rights of way 

• Access is from Roger Williams Way via Commerce Park Road, 
which connects the District to Roger Williams Way and Route 403, 
and Romano Vineyard Way which connects to Gate Road and 
Davisville Road.  Railroad access is from the Davisville Main; one 
spur track services Crestwood Energy, and a siding services Ocean 
State Oil. 

• QDC is implementing a Flex Industrial Building Program consisting 
of five separate buildings to respond to market demand for 8,000 
– 10,000 SF spaces.  The first one (3 units) is complete and fully 
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leased. Construction of the second Flex Building (4 units) is 
underway. 

• An overpass has been constructed on Romano Vineyard Way to 
eliminate the Bailey Road/Davisville Road at-grade rail crossing.  
Northrup Road has been reconstructed and realigned to smooth 
out sharp curves.  New warning signals have been installed at the 
Romano Vineyard Way Crossing. 

• Ocean State Job Lot, one of the largest employers in the Park, 
recently completed a major expansion of their main warehouse 
and distribution center.  They now have well over 1 million SF of 
space in the Park. 

Recommendations  • General industrial uses are recommended for this district, 
specifically rail-dependent industrial uses in the northern half of 
the District near the Davisville Main Line, where rail spur 
connections also could be accommodated.  

• Truck-dependent uses are recommended for the southern half, 
because rail access to the southern half of Commerce Park would 
require crossings of internal roads.  Railroad and vehicular access 
should be separated throughout the business park, to the extent 
possible. 

• The Flex Industrial campus and other similar uses should be 
located along the western edge of the district, maximizing 
corporate visibility and exposure from the new relocated Route 
403 freeway. 

• Planned improvements include a rail storage yard along the 
former Roger Williams Way right of way.  A grant from the Federal 
Railroad Administration with a local match from QDC will provide 
funding for this project. 

• Safety improvements at the Moscrip Street railroad crossing 
should be considered. 

 
Quonset 
Existing Conditions 
Figure 2.10 

 • The Quonset District was the first area of the Park to be 
redeveloped when the Naval Air Station closed in 1974. It is now 
nearly built out with heavy industry and waterfront uses and also 
includes the Town-owned golf course. General Dynamics – 
Electric Boat, Toray Plastics America, and SENESCO are the largest 
tenants in the Quonset District. 

• This District is bordered by Commerce Park to the northwest, the 
Airport to the northeast and Roger Williams Way and Burlingham 
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Road to the west.  The southern edge of the Quonset District is a 
manmade shoreline along Narragansett Bay.   

• The District is 537 acres: 

− 333 acres are developed  

− 147 acres are undevelopable including the 138-acre 
municipal golf course 

− 0 acres are currently developable 

− 15 acres are available in one Site Readiness parcel 

− 42 acres are rail and road rights of way 

• Primary highway access is Route 403 / Roger Williams Way. The 
Quonset Main railroad tracks are located alongside Roger 
Williams Way. 

• The 800-foot-long Compass Rose Beach is located adjacent to the 
Carrier Pier, and is included in the Public Access Plan with 
improved access and parking.  

• Recent infrastructure improvements include a new bulkhead 
along Zarbo Avenue, a reinforced travel lift crossing on Zarbo 
Avenue, and a new dock at RI Fast Ferry. 

• Ongoing improvements include a number of utility projects on 
Cripe Street, Conway Avenue, and Roger Williams Way in support 
of Electric Boat’s major expansion program. 

• Recent development in Quonset includes a major lease area 
expansion, and new buildings and additions by Electric Boat; 
major additions and a solar array by Toray Plastics; and the new 
Goodison Shipyard with the largest boat travel lift in the northeast 
(850 metric tons). 

• Since 2003, RI Fast Ferry has been operating a seasonal ferry 
service from the small boat basin at Quonset Point to Martha’s 
Vineyard.  The high-speed ferry service reaches the island in about 
90 minutes. They also operate Lighthouse Cruises in Narragansett 
Bay and homeport the Atlantic Pioneer, Deepwater Wind’s service 
vessel for the new Block Island Wind Farm. 

Recommendations  • Expansion by existing tenants will be the primary source of new 
development in Quonset. Future development at Electric Boat 
alone could yield thousands of general industrial jobs at full build 
out. Commuting options and public transportation enhancements 
will be necessary to accommodate this job growth. 
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• The only available parcel is zoned as Light Industrial, and 
overlooks the airfield and Narragansett Bay. It is ideally suited for 
a small research and/or conference facility. 

• The beaches and golf course will continue to provide public 
access. 

 

Kiefer Park 
Existing Conditions 
Figure 2.10 

 • Kiefer Park is mostly developed with office, light industrial, and 
open space uses in a modern, attractive campus setting. 

• Boundaries are Roger Williams Way on the north, Quonset District 
on the east, Narragansett Bay on the south, and the Shore Acres 
residential area on the west.  

• The District is 163 acres: 

− 111 acres are developed  

− 26 acres are undevelopable 

− 15 acres are under agreement 

− 11 acres are road and rail rights of way 

• Access is via Circuit Drive that connects to Roger Williams Way 
and Burlingham Avenue.  

• The Public Access Plan identifies two wetland areas adjacent to 
Kiefer Park that are recommended for conservation and the 700-
foot-long Blue Beach is available for recreation. 

• A developable parcel zoned as Mixed Use is accessible only from 
outside the Park (Plat 179 Lot 1 at 574 Camp Avenue).  This parcel 
abuts the former Camp Avenue Landfill (Plat 179 Lot 30) which 
has been closed and capped.  The landfill parcel is zoned as Open 
Space; however, it is previously disturbed and could potentially 
support redevelopment if the zone was changed to Light 
Industrial which is consistent with the remainder of Kiefer Park. 

 

Recommendations  • Rezone Plat 179 Lot 1 at 574 Camp Avenue from Mixed Use to 
Light Industrial.  Rezone the former Camp Avenue Landfill (Plat 
179 Lot 30 at 594 Camp Avenue from Open Space to Light 
Industrial, consistent with the zoning in Kiefer Park, but 
recognizing that only development with low traffic volumes would 
be appropriate in this location.  Amend the map in the 
Development Regulations to formalize these changes.  The 
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wetland areas contained in the lots are protected and unbuildable 
and will continue to serve as a visual buffer and open space. 

• The short access easement between Circuit Drive and Camp 
Avenue will remain permanently closed and gated and utilized for 
emergency purposes only. 

• Although almost all of the developable property in Kiefer Park has 
been leased or sold, there are vacant areas that could 
accommodate expansion of existing companies, particularly 
FujiFilm.  

• The Kiefer Park employees are often seen walking along Circuit 
Drive at lunchtime and throughout the day. The installation of 
sidewalks would enhance the walking environment and improve 
safety. 

North Davisville 
Existing Conditions 
Figure 2.11 

 • North Davisville is zoned for Light and Waterfront Industrial, with 
some recreation and open space parcels.  NORAD, which is an 
auto processor, is the major tenant. 

• Boundaries are Newcomb Road on the west, bike path and 
residential area on the north, West Allen Harbor on the east and 
Davisville Road on the south.   

• This District includes 288 acres:  

− 99 acres are developed  

− 109 acres are undevelopable 

− 16 acres are available in five Site Readiness parcels 

− 49 acres are available for port related uses 

− 15 acres are road and rail rights of way 

• Access is from Davisville Road via Cross Park Avenue, Babcock 
Road, and Marine Road.   

• Building heights in the center of the district are limited to 30 to 60 
feet by the approach and departure clearance surface slope (50:1) 
of Quonset State Airport’s Runway 16/34.  The area is subject to 
use restrictions as a result of the Public Benefit Conveyance via 
U.S. Department of Transportation, Maritime Administration 
(MARAD.)  This District of the Park contains property that is still 
owned by the federal government and is slated to be conveyed 
via MARAD for port related uses.  
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• The North Kingstown Department of Public Works Garage, the 
Allen Harbor Boating Association (formerly the Quonset Davisville 
Navy Yacht Club) and Mill Creek Marine are located in this District. 

• Recent improvements include 22 acres of new recreational fields 
in the northwest corner of the District. The fields were funded by 
a RI Department of Environmental Management grant matched 
by the Town and QDC.  Camp Thomas Way, named for its historic 
military use, was constructed to provide access to the new fields. 

• The auto processor has expanded its lease in this area, and auto 
imports have grown steadily over the years. 

• The West Allen Harbor area abuts the northern border of the 
district.  It is a heavily wooded section that encloses a protected 
harbor supporting two marinas for small recreational boats with 
access to Narragansett Bay.   

• A parcel with frontage on the south shore of Allen Harbor (IR Site 
16) has been remediated by the federal government and will be 
available for development. 

 
Recommendations  • Recommended land uses for the future development in the 

district are light industrial and waterfront uses. 

• The District is suitable for automobile processing / distribution 
and warehousing businesses in low structures.   

• Maintain the historic Allen Madison House in a secure and 
watertight condition as the reuse potential of this farmhouse is 
being explored.  Coordinate its reuse with the RI Historical 
Preservation and Heritage Commission so as to ensure its 
preservation.  Maintain access to the house in support of its status 
as a public access point.  

• Protect archaeological site RI 2104 on Allen Harbor from 
development. 

• QDC continues to work with the federal government on interim 
leasing and eventual conveyance of the property. 

   

Davisville Waterfront 
Existing Conditions 
Figure 2.11 

 • The Davisville Waterfront District contains the Port of Davisville, 
which is primarily used as an auto import facility, with ancillary 
warehousing, processing and auto storage areas. Smaller areas 
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are used for commercial boating, aquaculture and frozen fish 
distribution. 

• Boundaries are Narragansett Bay on the north and east, Quonset 
State Airport and an open space area containing Davol Pond on 
the south, and Davisville Road on the northwest.   

• This District includes 290 acres: 

• 122 acres are developed  

• 49 acres are undevelopable 

• 27 acres are available in three Site Readiness parcels  

• 56 acres are public terminals in the Port of Davisville 

• 31 acres are road and rail rights of way 

• Access to the Port area is via Davisville Road.  Access to the small 
businesses located along Little Allen Harbor, north of the piers 
area, is via Patrol Road.  Maritime Way provides access to the Site 
Readiness parcels and also to Terminal 5.  The Davisville Main 
Railroad Line terminates on Pier 2.  The 1,500-foot-long Spinks 
Neck Beach is located along the northeast boundary.  The District 
also includes Little Allen Harbor and Dogpatch Beach. 

• Recent improvements include expansions by NORAD, a new 
operations building and Pier 1 berth for NOAA’s Okeanos Explorer, 
and numerous infrastructure improvements funded by a USDOT. 
TIGER grant. This grant also funded the acquisition of a 150-metric 
ton mobile harbor crane that is used on Pier 2. The crane is being 
used for wind components, lumber, and other project cargo.  
Additionally, a Marine Highway grant for container handling 
equipment was awarded by the Maritime Administration in 2018 
as part of a nationwide effort to get trucks off highways and onto 
waterways. 

• The Port of Davisville is consistently in the top ten in North 
America for the number of new vehicle imports. In 2017, 222,000 
vehicles were imported, and an additional 42,000 units arrived by 
rail for distribution to dealerships in the northeastern United 
States. 

• As Pier 2 is older than its design life of 50 years, it requires repairs 
and modernization in order to last another 50 years. In 2016, a 
$50 million General Obligation (GO) bond was approved by Rhode 
Island voters to complete this project. This GO bond covers more 
than half of the projected $90 million cost, and will be 
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supplemented by other funding. The construction phasing 
requires that the east face of the pier be extended to create a new 
berth which can be used when the main Pier 2 berth (south face) 
is under construction. When the project is complete, the new 
berth will remain providing a third berthing space for car and 
project cargo vessels. This project is ongoing. 

• The offshore wind energy industry is gaining traction in the 
northeastern United States, and port facilities to support 
construction of offshore wind farms will be required.  With 
improvements, the Port of Davisville could become a major hub 
of offshore wind construction activity resulting in significant jobs 
and investments in the Park. 

 

Recommendations  • Much of the Davisville Waterfront area is subject to use 
restrictions as a result of the property conveyance from the U.S. 
Maritime Administration for port and port-related uses.  
Continued activities will include auto imports/ exports, seafood 
distribution, as well as other cargo movements (including wind 
turbine components, other project cargo and containers) all of 
which are consistent with the deed restrictions. 

• Pier 1 is a 70-year-old wooden pile, concrete deck pier which 
primarily berths auto vessels on the north side and the NOAA 
vessel on the south side.  A condition assessment was completed 
in 2018 which confirms that major rehabilitation and 
improvements will be required in the coming years. 

• As the auto business continues to grow, and the offshore wind 
industry and marine highway cargo become more established, 
space and berth assignments will need to be managed. Port uses 
(autos, wind components and containers) will have to be carefully 
coordinated, and expansion of some facilities may be warranted 
to accommodate increasing volumes of waterborne cargo.   

• The three Site Readiness parcels are zoned Light Industrial, but 
due to their proximity to the port area, water-dependent or 
water-enhanced uses will be given higher priority. 

• Public access to the shore will continue at Spink’s Neck and 
Dogpatch Beaches and at the marinas in Allen Harbor.   

• Conservation areas in the district will be maintained including 
tidal creek inlets and salt marshes near West Allen Harbor and 
Dogpatch Beach.   
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Airport District 
Existing Conditions 
Figure 2.12 

 • The Quonset State Airport is the largest single user in the Park 
with almost 18% of the land area.  Much of this land was created 
with fill by the federal government during World War II to house 
the U.S. Naval Air Station and Naval Air Rework Facility at Quonset 
Point.  The airport is now owned by RIDOT and managed by the RI 
Airport Corporation (RIAC), a sister agency to QDC.  The RI Air and 
Army National Guard are the major airport tenants.  

• Quonset State Airport boundaries include: Jones Road on the 
northwest; Davisville Waterfront District on the north; 
Narragansett Bay on the east; the Quonset District on the south; 
and the golf course on the east.  

• The Airport occupies 677 acres:  

− 322 acres are existing aviation operations (active portions 
of the airfield) 

− 114 acres are developed for National Guard and other 
aviation uses 

− 168 acres are developable for aviation and non-aviation 
uses 

− 60 acres are undevelopable 

− 5 acres are under agreement 

− 8 acres are road and rail rights of way  

• Due to its topography and waterfront location, most of the airport 
lies within the 100-year flood zone. 

• The airport, although managed by RIAC, is entirely within the 
Business Park, and the airport tenants are connected to QDC’s 
water and wastewater systems. RIAC and QDC coordinate closely 
on areas of mutual interest. 

• There are two active runways: 16/34 (7,504 feet long) and 5/23 
(4,000 feet long).  Runway 16 has an instrument landing system, 
and there is a new control tower.  Two other runways on the 
waterfront are abandoned.  There are approximately 17,000 to 
25,000 military and general aviation operations per year (which 
includes recreational and corporate aircraft) according to RIAC.   

• There are 14 existing general aviation hangars. More hangar 
development is planned along Eccleston Avenue.   
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• The annual two-day Quonset Air Show has attracted up to 
140,000 spectators, depending on weather and performers.  

• Recent improvements include a new state terminal and hangar 
completed in 2009, a new air traffic control tower in 2012, a new 
Army hangar in 2012, two new private hangars in 2014 and 2016, 
and a new Air Guard flight simulator.  Several more Air Guard 
building improvements are in various stages of design and 
construction.  

• In 2014, RIAC completed an update to the Quonset State Airport 
Master Plan identifying airfield improvements and areas for 
aviation and non-aviation development. 

 

Recommendations  • Access to the airport will remain the same, via Eccleston Avenue 
from Roger Williams Way.   

• Corporate aviation is considered a benefit to the Business Park 
because of the unique asset such use would provide to certain 
types of businesses.  Its continued use for this business purpose is 
strongly recommended.   

• Military and other general aviation activities are included in the 
Airport Master Plan and are assumed to remain for the purposes 
of this Plan. 

• Expanded aviation-related uses such as private and corporate 
hangars and aircraft repair are planned for parcels near the state 
terminal and air traffic control tower. 

• Continue to work with RIAC on matters of mutual interest, 
particularly land development projects on and around the airport. 
Effectively manage the revenue generating properties and 
continue to pursue a land swap that achieves mutual benefits. 

• QDC is in discussions with RIAC regarding the use/reuse of some 
underutilized airport property.  The Airport Master Plan identifies 
some of these areas for non-aviation development.  

• The seawall that contains the airport land mass is in need of 
repair. A study has been completed by RIAC in conjunction with 
the Airport Master Plan that prioritizes certain sections of the 
seawall (i.e., closest to the active runways) for repair and/or 
replacement.  This should be addressed with an eye toward future 
sea levels. 
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Calf Pasture Point 
 

  Existing Conditions  • Calf Pasture Point is a 189-acre largely undeveloped beach and 
conservation area transferred by the Navy to the Town of North 
Kingstown.  There is frontage on both Allen Harbor and 
Narragansett Bay with several inlets that feed small salt marshes.  

• Access to Calf Pasture Point by car is from the parking lot at the 
bike path trail head at the end of Marine Road. From there, 
visitors must walk or bike approximately 1.5 miles to the beach on 
a paved path that runs along the northern edge of the Park. 
Additionally, pedestrians may access this natural area directly 
from the Mount View neighborhood which abuts the northern 
edge of Calf Pasture. 

• The former Allen Harbor Landfill was also conveyed by the Navy 
to the Town of North Kingstown following remediated by the U.S. 
Navy consisting of a cap and long-term monitoring.  The shoreline 
along Allen Harbor has been reinforced with stone riprap. 

 

Recommendations  • This area will remain as a recreation and open space resource for 
the Town of North Kingstown. 

 
Buildout Analysis 
 
A partial buildout analysis for the Business Park was undertaken in 2015 for the purpose of 
submitting a comprehensive Environmental Review Form (ERF) and Socio-Economic Review Form 
(SERF) to the RI State Planning Council for the Site Readiness program parcels (402 acres). The 
analysis estimated the following: 
 

• Building square footage (based on Site Readiness parcel conceptual designs) 

• Employment (based on building square footage and employment density for separate 
zoning districts) 

• Water and wastewater demand (this discussion appears in the Utility section of this plan) 
 

The table below utilizes and updates the analysis completed for the Site Readiness program and 

builds upon that to estimate total building square footage and employment at full buildout for 

the entire Park.  Estimates of future conditions are arrived at by adding the following: 

• Existing Conditions -- currently developed property  

• Under Construction – on land already leased/sold (included in Existing Conditions), 
building square footage in progress and associated jobs 
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• Site Readiness program – based on a quantitative analysis of Site Readiness parcels  

• Additional Other Development – estimate based on:  
o Vacant and/or repurposed parcels that are not included in the Site Readiness 

program  
o Possible future tenant growth within existing leased and sold lots  

 
 
 

BUILDOUT 
ANALYSIS 

Existing 
Conditions1 

Under 
Construction2 

Additional Site 
Readiness (-T6)3 

Additional Other 
Development 

Total  

Dev. Acreage 1,143  246 466 1,435 

Building square 
footage 

10,357,000 SF 655,000 SF 2,316,0004 1,298,0007 14,626,000 

Employment 11,500 1,450 2,5735 1,4425 16,695 
1 Source: QDC records 
2 Under construction in 2018-2019. Acreage included in Existing Conditions column 
3 2018 Development Parcel Status Map (Available + Short Term Lease + Under Agreement), not including 43A (Terminal 6)  
4 Site Readiness Program analysis 
5 Future employment estimate based on existing employment density of 900 SF/employee 
6 Non Site-Readiness parcels: GSA and adjacent property (36 ac., 250,000 SF), IR Site 16 (10 ac., 50,000 SF) 
7 Estimated potential future development on leased and Non Site-Readiness parcels: Toray Plastics (170,000 SF), FujiFilm (150,000 

SF), Gateway Shops (63,000 SF), Infinity (62,000) Airport District (433,000 SF) and Non Site-Readiness Parcels (420,000 SF) 

 
The building square footage and employment are projected to increase by more than 40% with 
total employment at full buildout estimated at over 16,700. This is generally consistent with prior 
master plans. 
 
The buildout analysis is used for a number of purposes within this Master Plan including: 

• Determining future infrastructure needs: Number of employees and building square 
footage are used to project water and wastewater demand. This analysis appears in the 
Utilities Section. 

• Estimating traffic volumes: This appears in the Transportation Section. 

• Projecting economic impact, including wages and tax revenue: This is further discussed in 
the Outcomes Section. 
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Summary 
 
The overall land use plan for the Park builds on the success of the Site Readiness program and 
largely “stays the course” with regard to the land uses designated for particular districts of the 
Park.  The mix of land uses and their locations within the Park are responsive to the market and 
available infrastructure, mindful of site constraints and land conveyances, and respectful to the 
needs of the community and existing tenants. The Buildout Analysis informs the discussion of 
future transportation and infrastructure needs in the following chapters.  It projects another 4.3 
million square feet of construction and 5,000 additional jobs for total Park employment of 
approximately 16,700.  The economic benefits from new construction and employment in the 
Park are more fully discussed in the Outcomes Section of this Plan. 
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Chapter 3 – Infrastructure 

Infrastructure Overview 
The Quonset Business Park is well known in the business community for its robust infrastructure. 
Investment in the Park’s facilities began with the US Navy in the years leading up to World War 
II and continued through the Vietnam War.  In the decades following the closure of the two Navy 
bases (Quonset Naval Air Station in 1974 and Davisville Construction Battalion Center in 1994), 
the State of Rhode Island, in partnership with the federal government, invested hundreds of 
millions of dollars in infrastructure inside the Park as well as connecting the Park to regional 
transportation networks. The Park boasts multi-modal and intermodal transportation networks; 
well-developed water, wastewater, and stormwater systems; and energy and 
telecommunications networks.  The QDC continually strives to maintain and improve its 
infrastructure to attract businesses and maximize the economic benefits of the public 
investments in the infrastructure networks.  This chapter discusses how infrastructure assets are 
related to the land use plan, and how the Park is connected to regional networks. A more detailed 
discussion of the Park’s internal transportation and utility infrastructure follows with an overview 
of each system, a capacity analysis or forecast, and recommendations for future improvements. 
 
Relationship to Land Use Plan 
Land uses are closely related to the available infrastructure.  For example, the roadway network 
is related to parcel size, and employment density and traffic volumes can drive the number of 
travel lanes required. Additionally, employment density that is achieved in certain Park districts 
has some bearing on the feasibility of future transit service.  The rail network is an asset that can 
make land more conducive to port, warehousing, distribution, and heavy manufacturing.  Parcels 
in proximity to marine infrastructure resources are reserved for water-dependent uses. Water, 
wastewater, and natural gas availability impact the intensity of industrial and commercial 
development that can be sited. Fiber optic networks make certain parcels more attractive to 
technology companies and research and development facilities. 
 
Regional Networks 
The Park is located on the west shore of Narragansett Bay in the State of Rhode Island within the 
Boston to Washington megaregion roughly defined by Interstate 95 and Amtrak’s Northeast 
Corridor.  A Regional Transportation Map is found in Figure 3.1. The transportation, utility, and 
human capital connections to the region are important to the success of the Park, particularly for 
the movement of freight (raw materials and finished goods).  As such, QDC staff has been and 
will continue to be a member of RI’s State Freight Advisory Committee to ensure that the future 
transportation network continues to effectively serve the Park and its tenant companies. 
 
Two major investments in highway and rail infrastructure have been made by the State of Rhode 
Island using federal and state funding to improve connections to the regional transportation 
network, thereby improving the competitive position of the Quonset Business Park: 
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Highway:  The Park is located just a few miles away from the Interstate 95 corridor. Route 403 is 
a four-lane divided highway, completed in 2008, which greatly improved the connection between 
the Park and Interstate 95 (via Route 4). This freeway, on new right of way in North Kingstown 
and East Greenwich, removed thousands of cars and heavy trucks from a two-lane residential 
road, thereby alleviating congestion and improving travel times. It has been a critical component 
in the success of the Park.  Notwithstanding, there is room for improvement in the Park’s roadway 
connectivity. The State of Rhode Island Freight and Goods Movement Plan (State Freight Plan) 
identifies additional regional and local highway network improvements that would benefit the 
Park including the Route 4 / Interstate 95 ramps for missing movements and the deferred Route 
403 ramps in West Davisville and Post Road.   
 
Rail: Access to Class I rail freight carriers is north and west of the Park in Worcester, MA. The 
State’s Freight Rail Improvement Project (FRIP), completed in 2006, consists of a partial third 
track from the Boston Switch in Central Falls, RI to where rail enters the Park in West Davisville. 
At the Boston switch, freight trains move off the Amtrak’s Northeast Corridor onto the Genesee 
and Wyoming (formerly Providence and Worcester Railroad) up the Blackstone River Valley to 
Worcester to connect with Class I railroads such as Norfolk Southern and CSX.  When Amtrak 
electrified the Northeast Corridor in Rhode Island in the late 1990’s, the FRIP was deemed 
necessary to provide continued freight rail service to Quonset, the Port of Providence, and other 
West Bay communities.  The FRIP provided a partial third track to mitigate congestion on the rail 
lines and increased vertical clearances to allow for tri-level rail cars and some double-stacked 
containers.  RI’s State Freight Plan identifies additional rail investments along the corridor which 
are important to continued and improved freight rail service such as dimensional clearances, 
HAZMAT restrictions, and extension of the third track. Existing passenger rail service on the 
Northeast Corridor, both intercity service by Amtrak and commuter rail service by the 
Massachusetts Bay Transit Authority, present opportunities for potential future stops at the 
Quonset Business Park. 
 
Water Transportation:  The Park’s location on the Eastern Seaboard of the United States places 
it along the M-95 Marine Highway as defined by the U.S. Maritime Administration (MARAD) and 
just a few miles from North Atlantic shipping lanes. This location has allowed the Port of Davisville 
to become one of the top ten auto importing facilities in North America. The Port of Davisville 
regularly receives car ships from Japan, Mexico, Germany, and Italy.  In fact, more than half of 
the cargo vessels in Narragansett Bay are headed to the Port of Davisville.   
 
The new Panama Canal, which allows the largest cargo ships in the world to pass through, may 
present opportunities for feeder barge services to the Port of Davisville from larger ports on the 
East Coast.   QDC has received funding assistance through MARAD’s Marine Highway Program for 
container handling equipment in order to establish a container barge service between the Port 
of Davisville and the Red Hook Container Terminals in Brooklyn, NY and/or Newark, NJ.  
 
Wind resources on the Eastern Seaboard are driving the development of utility scale offshore 
wind farms. The Quonset Business Park is located such that some of the construction staging of 
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these massive projects could occur here, although significant marine infrastructure 
improvements would be required to accommodate this business.  QDC is currently in the process 
of developing different marine terminal alternatives with the intent of establishing Quonset and 
Davisville as a leading port in the northeast for offshore wind support activities. 
 
In addition to the waterborne freight capabilities in the Park, there is also passenger ferry service 
from the Quonset waterfront to Martha’s Vineyard in Massachusetts and planned ferry service 
to Block Island, Rhode Island. 
 
Utilities: The Park is connected to the region through its utility infrastructure, particularly 
National Grid for electric and natural gas service, and telecommunications providers such as 
Verizon, Cox, and Lightower.  Tenants in the Park rely on these outside utility providers for their 
energy and communications services. 
 
Employee Place of Residence:  The “commutershed” of the Quonset Business Park is the “human 
capital” connection to the southeastern New England region.  Commuting patterns are analyzed 
for purposes of estimating economic impacts for a given area and also to assess feasibility of 
transportation improvements, particularly transit enhancements.  A number of surveys have 
been conducted over the years to determine where commuters to the Quonset Business Park 
live. The survey results vary slightly, but they share several conclusions in common: 

• Employees are concentrated in the West Bay and Providence metropolitan areas within 
a 20-mile radius of the Park. 

• Approximately 93% of Park employees are from Rhode Island with 5% from 
Massachusetts and 2% from Connecticut. 

• Approximately 10% of employees are from the host community of North Kingstown. 
The graphic shown in Figure 3.2 is produced from data collected in 2016 for the Quonset Transit 
Market Study and Service Plan.  The locational results are similar to previous employee residence 
surveys with one significant difference:  there appears to be an increasing number of workers 
from the Providence area. This is consistent with recent development in the Park:  two companies 
that have relocated here in the past couple years (one from Providence and one from 
Massachusetts) have brought in a number of their existing employees from the Providence area.   

 
Transportation Infrastructure 
Within the Quonset Business Park is a well-developed multimodal and intermodal 
transportation network with roads, rail lines, marine terminals, and airport, and a bike path.  A 
map showing the Quonset Transportation Network is shown in Figure 3.3.   
 
Roadways 
Overview 
A functional roadway network is critical to the circulation of commuters, visitors, and freight to, 
from, and within the Park.  There are three Park entrances: Route 403 and Gate Road (from Route 



Adopted September 17, 2019 
Page 46 

 

1) provide access to the main part of the Park east of Route 1, and West Davisville Road provides 
access to this district from both Route 403 and Devils Foot Road. 
 
Route 403 is the only limited access highway in the Park. The other roadways consist of arterials, 
collectors, and local streets. The main part of the Park (east of Route 1) has three existing arterial 
roadways:  

• Roger Williams Way (four lanes with a sidewalk) provides access to Commerce Park, 
Quonset, Kiefer Park, and the Airport and has several signalized intersections.  

• Davisville Road (two lanes) provides access to the Gateway, Davisville Waterfront and 
North Davisville.   

• Gate Road (4 lanes with sidewalks) provides access between Route 1 (Post Road) and 
Davisville Road, as well as to the mixed-use development in the Gateway.  

All three arterial roadways provide direct access to Route 403 for destinations outside the Park 
and are considered to be of adequate width and in good condition. 
 
Route 1 (Post Road) is a commercial corridor outside of the Park’s boundaries that bisects the 
main part of the Park from the West Davisville District. It is a five-lane roadway in the vicinity of 
the park but the width is reduced to two lanes as one approaches Wickford (to the south) and 
East Greenwich (to the north). Post Road is important to the Park for commuting, local retail and 
dining opportunities for people who work in the Park, and also for internal Park circulation. As 
the West Davisville District lies to the west of Post Road, traffic going from West Davisville to the 
main part of the Park travels on Devil’s Foot Road and Post Road. 
 
Key collector roads in the Park include:  

• West Davisville Road connects Route 403 and Devils Foot Road to West Davisville District 
and Compass Circle.   

• Mainsail Drive, Northrup Road, Jones Road, and Thompson Road provide the only north 
south connection from Davisville Road to Roger Williams Way and form the third side of 
the “triangle” thereby connecting Quonset to the Davisville Waterfront District. 

• Commerce Park Road is the major roadway in this district connecting Roger Williams Way 
to Romano Vineyard Way. 

• Romano Vineyard Way has an overpass over Davisville Road and the Davisville Main rail 
line and safely connects Commerce Park and Quonset to the Gateway District and Post 
Road. 

  
The Park’s roadway cross-section for collector roads (typically 12’ lanes with 6’ shoulders) is 
designed to accommodate heavy truck traffic while allowing for pedestrians and cyclists on the 
shoulders. Hundreds of street trees have been planted in the last several years which helps to 
establish the character of the Park and enhance its curb appeal. 
 
Emergency Access:  QDC and the Town work together to name new roadways and assign E-911 
addresses to new buildings in the Park.  There are three main roads that provide vehicular access 
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into the Park (as discussed above).  There are also are several emergency access points that have 
been created to provide improved response times from the Town during certain events or 
emergencies in the Park: 

• Circuit Drive and Camp Avenue:  The Town controls access to this gate which may be 
opened for flood related evacuations of the Shore Acres neighborhood or other Camp 
Avenue road closures.   

• Bike Path:  The following access points are intended to provide North Kingstown’s first 
responders access to emergencies on the Bike Path, or access over the Bike Path to 
incidents such as brush fires in the Park. 

o Babcock Road to the Bike Path and Newcomb Road  
o Fletcher Road to the Bike Path 
o Marine Road to the Bike Path  
o Pettee Avenue (Mount View neighborhood) to the Bike Path and Calf Pasture 

Point 

• DiRaimo property: The low clearance of an Amtrak underpass to a homeowner’s property 
on Old Baptist Road precludes fire apparatus from gaining access. Oversize and 
emergency vehicles are granted access via Park property in West Davisville. 

 
Traffic projections:  The build-out analysis for the Park that was discussed in the Land Use chapter 
provides a platform for future traffic projections. This exercise is based on the remaining 
developable land in the Park and is helpful in assessing the suitability of the roadways in the Park 
to accommodate estimated future traffic volumes, and whether improvements may be needed. 
 
A detailed traffic study is beyond the scope of this Master Plan; however, some rough projections 
can be made.  Based on the buildout analysis in the previous chapter, square footage and 
employment in the Park are anticipated to increase by approximately 40 percent. This 
development will occur throughout the Park in all of the Districts.  Therefore, unless efforts to 
increase transit use are successful, traffic volumes on the main arterials in the Park could also 
increase by 40 percent. 
 

TRAFFIC PROJECTIONS Existing Traffic Volume Projected Growth (40%) Total 

Roger Williams Way 13,230 (2015) 5,292 18,522 

Davisville Road 2,853 (2015) 1,141 3,994 

Gate Road 7,808 (2011) 3,123 10,931 

 
The theoretical capacity of a 4-lane roadway on which left turns are permitted is 31,000 vehicles 
per hour.3  Neither Gate Road, nor Roger Williams Way (both 4 lanes) are approaching that 
number at full buildout, although both roadways experience from some peak hour congestion 
(Gate Road at the lunch hour, and Roger Williams Way in the afternoon peak hour).  Traffic 
demand and roadway capacity will be monitored to determine if any future improvements are 
required. 

 
3 http://www.mikeontraffic.com/numbers-every-traffic-engineer-should-know/ 
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Recommendations: 
As significant investments have been made in the roadway network over the last 10 years, it is 
fairly well developed and requires only a few more key improvements to provide access to all 
remaining developable parcels.  Future traffic volumes can be accommodated, although not 
without some minor congestion during peak hours resulting from shift changes at major 
employers in the Park.  The roadway improvements recommended in this Plan are shown in 
Figure 3.4 and include: 

• Route 403 ramps – Construction of three ramps that were part of the approved design 
for Route 403 was deferred to save money. These ramps are important to the circulation 
of the Park as well as to alleviate peak hour congestion on Post Road. This project is 
included in RI’s Transportation Improvement Program although funding has not yet been 
identified. This is the top priority roadway project, and QDC continues to apply for grant 
funding to complete these highway ramps. Recent development in West Davisville 
(Infinity Meat Solutions) and new residential units off Post Road (Reynolds Farm) are 
creating more demand and urgency for ramp construction. 

• North Davisville Road -- A new collector road is proposed to provide new accessibility for 
interior land parcels and Terminal 6. 

• High and wide clearances at the Port gate – In order to accommodate oversize freight 
from the Port of Davisville that is trucked in or out (items such as wind turbine blades) 
some clearance improvements need to be made. This entails widening of the main 
security gate, flaring out the pavement to accommodate a wider turning radius, and 
raising several overhead utility lines.  This project is currently under construction and will 
make the Port more accommodating for project cargo. 

• Gate Road at retail shops – Lunchtime congestion makes left turns in out of the retail area 
very challenging during the lunch hour. It is possible that some intersection improvements 
may be warranted in the future to accommodate future increases in traffic volumes on 
Gate Road. 

 
Other recommendations: 

• Continue to follow a preventive maintenance program consistent with the Pavement 
Management Program to prolong life of roadways and maintain a state of good repair. 

• Continue seasonal maintenance operations such as snow removal, street sweeping, storm 
drain cleaning, and tree maintenance. 

 
 
Port of Davisville   
Overview 
The Port of Davisville is Rhode Island’s premiere public port and gateway to regional and global 
markets. Strategically located near the mouth of Narragansett Bay, Davisville offers five 
terminals, 4500 linear feet of berthing space, and 58 acres of public laydown and terminal storage 
areas.  Davisville is one of the top auto ports and frozen seafood ports along the East Coast of the 
United States.   
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Port Users 

• The largest port user is North Atlantic Auto Distribution (NORAD). NORAD is one of the 
largest auto importers in North America, serving as a port of entry, processing center and 
distribution hub for imported and domestic vehicles. This activity places the Port of 
Davisville in the top ten auto importing facilities in North America. Their 150-acre facility 
has had a total throughput of more than 2 million vehicles including Volkswagen, Audi, 
Subaru (by ship and rail), Honda, Bentley, Porsche, and Ford (by rail), and most recently 
Fiat Chrysler.  Volumes have been growing steadily with more than 241,000 autos arriving 
by ship in 2018. 

• Seafreeze, Ltd. is located on the bulkhead between Piers 1 and 2 and is the largest 
producer of sea frozen fish on the U.S. East Coast. They supply frozen fish (typically squid 
and underutilized species) to world-wide markets.  Seafreeze maintains cold storage 
capacity in their warehouse of approximately 23 million pounds. They also offer public 
cold storage, and can load and unload reefer vessels (trampers), refrigerated 
containers, railcars and trucks. 

• The National Oceanic and Atmospheric Administration (NOAA) homeports its research 
vessel, Okeanos Explorer, at the Port of Davisville and maintains an operations center.  

• Numerous shippers of project cargo including lumber, wind turbine components, heavy 
equipment, and occasional containers utilize the Port. 
 

Port Facilities 

• Pier 1 is a wooden pile pier with a concrete deck built in 1943. It is 1200’ long x 250’ wide 
with 6.8 acres of terminal area. The north side is used for car ship berthing, and the south 
side berth is used for the NOAA vessel. This pier, due to its age and condition, continues 
to require maintenance and will require major rehabilitation in future years.  QDC is 
examining various options for improvements/rehabilitation and the cost of these 
alternatives. 

• Pier 2 is a steel cofferdam cell earthen filled wharf built in 1956. It is 1200’ long x 600’ 
wide with 16 acres of terminal area.  The south side is used for car ship and cargo vessel 
berthing and has on-dock rail. The east side is used for smaller cargo vessels. The north 
side is shallow with rip-rap edge and not used for vessel berthing.  Both the east and south 
berths have crane pads. In 2016, RI voters approved a $50 million General Obligation Bond 
for reconstruction and modernization of Pier 
2, supplemented with additional funding 
from the State of Rhode Island and the 
Quonset Development Corporation. This is a 
phased, multi-year project. The first phase 
entails encapsulation of the east face and 
construction of a pile supported pier 
extension to create a new berth that is 
suitable for car ships. The new berth can 
then be used while the main berth on the 
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south side is being rehabilitated. At the end of the project, the Port will have three berths 
available for large vessels, a 50% increase over the current capacity.  Some minor dredging 
will be performed to accommodate the new berth and turning basin on the east face.  
This project will extend the useful life of the pier for another 50 years. 

• The Seafreeze bulkhead between Piers 1 and 2 is constructed of steel sheet and is 500’ 
long. It is used exclusively by Seafreeze for berthing and fishing vessel unloading. 

• Terminal 3 is 9.4 acres and is used for cargo storage (set slightly back from the waterfront). 
This terminal also has access to a rail siding. 

• Terminal 4 is 6.2 acres and is used for cargo storage (currently paved and striped for auto 
storage). It has a 650’ steel sheet bulkhead and can be utilized for small vessel and barge 
berthing. 

• Terminal 5 is a 14.5-acre area adjacent to and sharing a berth with Terminal 4, and is also 
paved and striped for auto storage. 

• The Port of Davisville has a 150 metric ton Mobile Harbor Crane used on Pier 2 (south and 
east berths) for project cargo and containers. 

• The approach channel and turning basin has a -32’ controlling depth at mean low water 
(MLW). 

 
There is no harbor maintenance fee at the Port of Davisville because no federal funds have been 
used to maintain the approach channel. This is a competitive advantage for high value cargo such 
as new automobiles.  The Port of Davisville is a border entry point and is designated Foreign Trade 
Zone #105. 
 
Recommendations (also see Figure 3.4) 

• Pier 1: Develop a strategy for rehabilitation of this Pier. 

• Pier 2: Complete the bond funded rehabilitation work. 

• Future cargo opportunities: QDC will continue to pursue new auto imports and exports, 
Marine Highway cargo both inside and outside the Business Park, as well as project cargo. 

• Offshore Wind Terminal:  Continue to monitor industry needs for a marine terminal to 
accommodate staging of large offshore wind farm construction.  Some of these activities 
may be able to be accommodated at Davisville provided that it does not undermine the 
existing automobile import business.  Some infrastructure improvements may be 
required to support this business. 

 
 
Rail System  
Overview 
Freight rail service in the Quonset Business Park is a critical asset for industrial development that 
provides companies with cost effective solutions for transporting raw materials for processing 
and manufacturing and finished products for distribution.  The major types of cargo currently 
moved by rail include finished automobiles, chemicals, plastic pellets, propane, and lumber. To a 
lesser degree frozen foods, stone, and industrial lubricants are moved as well.  There is no regular 
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passenger rail service in the Park at this time, although special service to the RI National Guard’s 
annual Air Show has been provided since 2016.  
 
There are 14 miles of railroad tracks in the Quonset Business Park. The rail network is owned by 
the QDC and operated by its licensee, Seaview Transportation, which provides daily freight rail 
service throughout the Park.  
 
The Quonset Main Line is located along the south side of Route 403 and Roger Williams Way, 
linking the Quonset Waterfront with the Northeast Corridor. Railroad access to Quonset, north 
of Roger Williams Way, is via a spur across this major access road. To date, trains crossing the 
road to Toray Plastics, one of the highest volume rail customers in the Park, have not negatively 
impacted vehicular traffic as crossings during peak hour traffic are avoided as much as possible. 
 
The Davisville Main Railroad Line splits off the Quonset Main near Post Road and runs along the 
south side of Davisville Road, linking the Davisville Waterfront with the Quonset Main Line and 
then the Northeast Corridor. The existing automobile distribution operation located in the 
Davisville Waterfront area has greatly benefited from the upgraded Davisville Main Line tracks 
and bridge clearance improvements along the Northeast Railroad Corridor which now allow for 
safe passage of tri-level rail cars. In 2006, auto racks could not reach the Port of Davisville due to 
height restrictions.  With vertical clearances improved through the Freight Rail Improvement 
Program, auto racks can now travel along the corridor to Davisville.  To date, rail has primarily 
been used for delivery of domestic autos from the Midwest to Davisville for local distribution. It 
is anticipated that rail will be used in the future to distribute imported automobiles to locations 
beyond what can be efficiently served by truck. Improvements to Davisville Road, including the 
closure of the Bailey Road at-grade crossing and construction of the Romano Vineyard Way 
overpass, have improved safety and allowed rail operations to grow.  
 
Other significant rail customers include Toray Plastics in Quonset, BB&S Lumber in West Davisville 
and Crestwood Energy in the Commerce Park District. Together with NORAD, these 4 companies 
accounted for 95 percent of the rail traffic in the Park.  
 
Capacity Analysis – Rail car traffic in the Park has grown steadily from more than 2,400 cars in 
2005 to more than 7,000 in 2017.  This growth is placing pressure on the limited storage tracks 
in the Park. The quantity and location of storage tracks is important in providing efficient service 
to customers.  Delivery of full cars and removal of empty cars (and vice versa) can be handled 
more efficiently if sufficient storage tracks are nearby. 
 
Recommendations (Figure 3.4) 

• Construct additional rail sidings: 
o Mill Creek Railyard: 5,700’ of track on the former Roger Williams Way right of way 

alongside the Quonset Main Line and a new wye track connecting Quonset and 
Davisville Main Lines  

o 1,460’ along Jones Road 
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o 15,850’ along Davisville Road 
o 10,500’ in West Davisville (in conjunction with project below) 

• Relocate main line turnout from the Northeast Corridor in West Davisville to the “GSA 
Parcel.”  This project will allow two parcels of land to be connected and provide additional 
property for development. 

• Construct a new engine house (necessary for the construction of Route 403 ramps in West 
Davisville). 

• Explore funding opportunities to convert locomotives to cleaner burning fuels. 

• Continue to advocate for passenger rail service in the Park to support future growth plans. 

• Continue to run Air Show trains as parking areas in the Park continue to be developed. 

• Monitor and advocate for off-site freight rail improvements as identified in the State 
Freight Plan to improve safety, capacity, and clearances. 

 
Quonset State Airport  
Overview 
The Quonset State Airport serves the needs of the RI Air and Army National Guard units as well 
as private recreational and corporate needs.  Because there is no scheduled passenger airline or 
air cargo service, its transportation role within the context of the Business Park is somewhat 
limited. A more detailed discussion of the Airport appears in the Land Use section of this Master 
Plan. 
 
Airport Master Plan 
A master plan for the Airport was completed in 2014 by the Rhode Island Airport Corporation 
(RIAC). It identifies airfield improvements that are necessary to fulfill the role of the airport which 
is a general aviation reliever to RI’s primary airport, T.F. Green.  Military operations are in addition 
to the reliever role, and facilities required by the military above and beyond what is required for 
general aviation are typically funded by the Department of Defense.  The Airport Layout Plan, 
approved by the Federal Aviation Administration, identifies developable parcels of land on the 
airfield for aviation and/or non-aviation uses.  
 
Recommendations 

• Corporate aviation that complements the Business Park as well as aviation related 
manufacturing and repair are encouraged. The maintenance and improvement of the 
airfield infrastructure needed to accommodate these uses is also encouraged. 

• Please also refer to the Airport District Recommendations in the Land Use chapter and 
the Quonset State Airport Master Plan (2014). 

 
 
Transit /Ferry  
Fixed Route Bus Service 
Public transportation to the Quonset Business Park is provided by the Rhode Island Public Transit 
Authority (RIPTA) and includes two fixed bus routes: 
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1. Quonset Express (QX): This service began in January 2019 and connects South 
Providence and Kennedy Plaza to major employment centers in the Park.  There are 
two morning and two afternoon trips designed for people working 6:30 am – 3:00 pm 
and 7:00 am – 3:30 pm shifts.  This is a pilot service that will be monitored for ridership 
and for rote and schedule adjustments. 

2. Bus Route #14: This service runs between Newport/Narragansett and Providence 
with some trips serving T.F. Green Airport in Warwick. The #14 bus stops only in the 
Gateway District of the Park on all trips except one for a total of 34 stops per day. 
Inbound trips to Providence are from 5:20 am to 6:20 pm; outbound trips from 
Providence run from 6:20 am to 8:00 pm.  Overall frequency is approximately hourly 
– more frequent in the morning and late afternoon peaks and less frequent during the 
midday.  The Gate Road service is convenient for employees/patrons of the retail area, 
hotel, day care and Gateway offices; however, for the majority of the Business Park, 
the stop is too far away to be considered a viable option for commuters. The main 
stop at Gate Road has a bus shelter and a dedicated lane for buses to pull off the travel 
lane and stop. 

 
Transit Needs Assessment 
A Transit Needs Assessment and Service Design study was undertaken by RIPTA and QDC in 2016 
as a supplement to the #14 service, but prior to the implementation of the QX service. The study 
recommended a small vehicle flex service connecting to the Community College of Rhode Island 
(CCRI) and several other bus routes as well as the Gate Road stop for the #14. Two continuously 
operating 14 passenger vans could provide half-hourly service and stop at the largest employers 
and also have the flexibility to deviate and serve some of the other employers.  This concept may 
be implemented in the future to serve even more commuters. 
 
Commuter Rail 
The Massachusetts Bay Transit Authority (MBTA) provides commuter rail service to the Boston 
area with 3 stops in Rhode Island: Providence, T.F. Green (Warwick, north of Quonset), and 
Wickford Junction (North Kingstown, south of Quonset). The service utilizes the Northeast 
Corridor and passes by West Davisville.  At some point in the future, a stop in West Davisville or 
even inside the Park may become viable.  
 
Ferry Service 
RI Fast Ferry is a Business Park tenant in the small boat basin on the Quonset waterfront that 
operates seasonal passenger ferry service to Martha’s Vineyard and also offers cruises of 
Narragansett Bay. The ferry service is purely tourism and recreation based and does not present 
any real opportunities for commuting. Prior studies have demonstrated little market demand for 
cross bay ferry service. RI Fast Ferry also homeports the Atlantic Pioneer, which is the service 
vessel specially built for the servicing of the Block Island Wind Farm.  Future ferry service from 
Quonset Point to Block Island is being planned.  This new service will be facilitated by the 
construction of a new bulkhead for which RIPTA has received a grant from the Federal Transit 
Administration. 
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Recommendations (Figure 3.4) 

• In the near term, continue to work with RIPTA on fine-tuning the new Quonset Express 
service.  Monitor and adjust the route and timing to optimize the number of passengers. 

• Advocate for the Flex Transit Service based out of CCRI in Warwick to open up job 
opportunities at the Park to more Rhode Islanders in the West Bay region.  

• Advocate for vanpools, carpools, shuttles, and other means to enhance transit access in 
the Park.  

• Continue to plan for long term commuter rail service and maintain infrastructure to 
facilitate initiation of service. 

• Provide bus infrastructure (safe areas to stop and turn around) and pedestrian facilities 
(shelters, sidewalks and crosswalks) to support transit use. 

• Assist RIPTA and RI Fast Ferry in the construction management of the new grant funded 
bulkhead. 

 
 
Bicycle/Pedestrian 
Bicycle 
A paved and striped off-road multi-use path was constructed along the perimeter security road 
of the former Navy base as recommended in the Base Reuse Plan. The right of way along the path 
is landscaped, and the Gateway District section also has a vegetated berm. This provides an 
attractive and effective buffer between the residential neighborhoods to the north and the 
Business Park to the south.  The path was completed in two sections: Post Road to Marine Road 
(on QDC property) was completed in 2009, and Marine Road to Narragansett Bay (on North 
Kingstown property) was completed in 2012.  There is parking for the bike path at the Gateway 
Shops and at the end of Marine Road, and there are numerous access points to the 
neighborhood. Benches, signage, and seasonal portable toilets are provided. It is considered to 
be primarily a recreational amenity, however, and it appears to be used very little, if at all, for 
employee commuting.  Most of the roadways in the Park are bicycle-friendly with 6’ shoulders 
which would accommodate commuters who choose to take the bus to the Gateway and pedal 
the last 1-2 miles to their place of employment. 
 
Pedestrian 
The Gateway District, with its mixed-use development of retail, hotel, day care, offices, and 
recreational uses, has been designed to be pedestrian friendly and includes sidewalks on both 
sides of Gate Road and Romano Vineyard Way (west of the overpass).  Additionally, Roger 
Williams Way has a sidewalk on the north side of the road from Commerce Park Road to Zarbo 
Avenue.  There are many Park employees who walk or run during their lunch breaks and 
throughout the day, particularly the full-time members of the National Guard who are out in the 
Park doing daily physical training.  The primary roadways used for these activities are Cripe Street, 
Northrup Road, Jones Road, and the east end of Romano Vineyard Way.  Except for Cripe Street, 
these roadways all have 6’ shoulders and can be used safely.  Another roadway that sees a lot of 
lunchtime pedestrian activity is Circuit Drive with its numerous medium sized light industrial 
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tenants. This roadway lacks sidewalks and adequate shoulder width to accommodate the 
numerous pedestrians, and the curved road limits sight distances.  
 
Recommendations (Figure 3.4) 

• Construct a sidewalk along Circuit Drive (east side), Burlingham (west side), and Roger 
Williams Way (south side).  A complete loop would safely accommodate pedestrian 
activity and encourage future transit use. 

• Construct sidewalks on Cripe Street to connect the National Guard main gate with 
Northrup Street which has 6’ shoulders. 

• Construct sidewalks, crosswalks, and bus shelters as necessary to support pedestrians, 
bicyclists, and transit users. 

 
Utility Infrastructure 
 
This section discusses water, wastewater, and stormwater systems which are owned, operated, 
and maintained by QDC as well as natural gas, electric, and telecommunications which are 
operated and maintained by other providers. 
 
Water 
Overview 
QDC owns and operates the water system for the Quonset Business Park including wells, water 
towers, distribution system, hydrants, meters, etc.  There are 114 customers in the Park (less 
than the number of tenants because a multi-tenant building is a single point of service), and 
although the Park has seen substantial growth in the last 10 years, water demand has remained 
fairly steady due to conservation measures.  Water demand forecasts and enhancements in the 
water supply (via connection to another provider) demonstrate that QDC is planning for future 
availability of water to support economic growth in the Park. 
 
Water Supply 
The primary source of water for the QDC water system is groundwater from the Hunt Aquifer.  
There are three gravel packed wells which are located outside the Park in the Town of East 
Greenwich and the City of Warwick.  The Hunt Aquifer is also a source of supply for two other 
water companies:  the Town of North Kingstown and the Kent County Water Authority, and an 
undetermined number of private wells.  The maximum day demand of all suppliers is encroaching 
on the available safe yield of this source in the summer months according to models used by 
RIDEM.  Concerns regarding the Hunt River and the impact of water withdrawal on the availability 
of stream flow indicate a need for a more focused effort to reduce seasonal demand increases 
and wasteful use of water.   
 
In order to overcome water supply issues, QDC has acted to secure and enhance the water supply 
for the Park by initiating a connection to the Kent County Water Authority distribution system.  
This will enable QDC to receive water from the Providence Water Supply Board (PWSB).  
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Legislation allowing QDC to purchase water from other suppliers was passed in 2017 [RIGL 42-
64.10-6(i)], at QDC’s request, to assist us in securing a backup water supply for our commercial 
and industrial customers. The connection to Kent County is expected to be in place in 2019. 
 
Even with a backup source of water, the Hunt Aquifer remains QDC’s primary source, and it is 
necessary to continue cooperation and conservation measures by all the users in the 
management of the Hunt Aquifer, to assure a sufficient water supply. 
 
In April of 2007, the three suppliers developed the Hunt River Aquifer Water Supplier Interim 
Management Plan in an effort to address water supply issues in the aquifer.  It is important to 
note that while the plan is primarily focused on managing seasonal water demand, the 
connection between water quantity, water quality and the broader environmental impacts of 
increased water demand are of importance too.    
 
Water Storage and Distribution 
The QDC Water Supply and Distribution System consists of 37 miles of water mains ranging in 
size from 6 to 30 inches in diameter, two elevated storage tanks, hydrants, meters and 
appurtenances.  The layout of the system is well-gridded and looped providing redundancy.  
Figure 3.5 shows the main service lines for water distribution system.   
 
The storage component includes two elevated water storage tanks with a combined capacity of 
one million gallons (a 750,000-gallon tank in Commerce Park and a 250,000-gallon tank in West 
Davisville). Computer hydraulic simulation of the Park system (Pare Engineering Corporation, 
1991) showed that the system satisfies standards set by the American Water Works Association 
(AWWA) for operating and fire flow demands.  
 
Water system right of way maintenance outside of the Park was completed in 2016. This entailed 
a full inspection of the entire right of way from wells in Warwick into the Business Park, 
vegetation management, and notification to home and business owners where conflicts or 
encroachment have arisen over the years (i.e., structures built within the easement area).  This 
program will continue periodically as needed to maintain the integrity of the right of way. 
  
Water Use and Forecast 
The projected water demand for the QDC system was developed in the Water System Supply 
Management Plan in 2015.  The forecast was reviewed again in light of the Site Readiness 
Program and the Buildout Analysis of the Park contained in Chapter 2. Future water use forecast 
is summarized as follows: 
  

Component Metric Water Use (gallons per day) 

Existing Use  510,000 gpd 

Future Demand (domestic) 25 gpd/person x 10,300 257,500 gpd 

Future Demand (process) 1000 gal/acre x 352 acres 352,000 gpd 



Adopted September 17, 2019 
Page 57 

 

Reserve Capacity for 
expansion of existing tenant 

 580,000 gpd 

TOTAL PROJECTED DEMAND  1,700,000 gpd 

 
The full build water demand is projected to be about 1.7 million gallons per day (MGD) on average 
with a maximum day demand of about 2.4 MGD (peak summer days have greater demand for 
cooling water).  Cooperation and conservation measures by all the users in the management of 
the Hunt Aquifer coupled with a backup water source from PWSB will ensure that the adequate 
supply is available to support the proposed development at the Park at full buildout.  
 
While the forecast demand is well within the supply available, water conservation efforts 
continue.  They include programs such as alternative rate studies, major user water-use audits, 
public education, pressure reduction, water recycling, and re-use programs.  These types of 
programs are desirable in that they possess the ability to achieve permanent long-term water 
savings without necessitating major user habit changes. 
 
Water System Supply Management Plan (WSSMP) 
As a water provider supplying over 50 million gallons of water per year, QDC is responsible for 
the preparation and adoption of a WSSMP every five years consistent with the State Guide Plan 
including Rhode Island Water 2030. Rhode Island.”  QDC’s most recent WSSMP was completed 
and approved by the RI Water Resources Board in 2015.  It promotes “effective and efficient 
conservation, development, utilization, and protection of the natural groundwater resources….  
and serves as a guide for operations and decision-making processes.” [WSSMP Executive 
Summary, p. ii].  The WSSMP consists of three volumes: 

Volume I:  Water System Description, Operations, and Management 
Volume II:  Emergency Management 
Volume III:  Source Water Assessment and Protection Plan 

Please refer to the WSSMP for more detailed information. 
 
Recommendations: 

• Infrastructure projects: 
o Kent County Water System Interconnection 
o Water tank painting 
o Transmission system upgrades 

• Update the WSSMP in 2020. 

• Manage vegetation in offsite water main easement areas. 

• Protect the quality of the water supply by maintaining wellhead protection areas. 

• Continue to structure water rates and fees to maintain the infrastructure and expand the 
system to accommodate future growth in a manner that is balanced with available supply 
or in conjunction with technology to reuse water.   

• Investigate water reuse, either on-site by individual users or system-wide in conjunction 
with wastewater management, to reduce potable water demand. 
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Wastewater System  
Overview 
The QDC owns and operates the Quonset Point Wastewater Treatment Facility (WWTF) and 
collection system. The WWTF services the Business Park and a portion of the Town of North 
Kingstown, and has a current licensed average daily flow capacity of 1.78 MGD.  The facility is 
operated under a Rhode Island Pollutant Discharge Elimination System (RIPDES) Permit issued by 
Rhode Island Department of Environmental Management (RIDEM).   
 
This section is an update of the wastewater facilities component of the 2012 Quonset Business 
Park Master Land Use and Development Plan.  The methodology utilized for the development of 
the 2012 Plan is consistent with the Rhode Island Comprehensive Planning and Land Use Act – 
Wastewater Utilities Section guideline for the preparation of wastewater facilities plans and with 
the financing provisions of the U.S. Clean Water Act relating to the State Revolving Fund (SRF) 
Program. Since 2012, the Quonset Business Park has experienced significant growth and 
development and has been able to record the actual flows from several major parcels, which 
were only estimated in the last Plan.  Even with this growth and the new sewer connections from 
the Town of North Kingstown, the QDC has seen a decrease in average daily flow rates.  The 
decrease can be attributed to user water conservation, strict conservation requirements in the 
Park’s Development Regulations, and the very successful Municipal User’s Technical Assistance 
Program (MUTAP) that QDC launched several years ago.  
 
Wastewater Collection System 
The system provides wastewater treatment for property within the Quonset Business Park as 
well as some residential and commercial properties outside the Park. The wastewater system is 
comprised of approximately 20 miles of gravity sewer lines and force main piping, a wastewater 
treatment facility (WWTF) located on Zarbo Avenue, and six pumping stations (four owned by 
QDC, two owned by the Town).  These stations lift wastewater from low points in the system to 
an elevation where wastewater can flow by gravity to the WWTF.  Figure 3.6 depicts the existing 
pump stations and the location of the WWTF outfall.  The Park is further divided into seven sewer 
districts, each with unique collection systems based on their available infrastructure, connection 
to gravity and force mains, and flow to pump stations or direct to the WWTF.   
 
Significant updates since the 2012 Master Plan Update (mentioned above) include the following: 
 

Sewer Shed Study (Figure 3.7) 
QDC’s Engineering Department analyzed the 2012 Plan, thoroughly studied the capacity 
of key gravity pipes which were previously reported to be inadequate to support future 
projected flows, and prepared a Wastewater Collection System Sewer Shed Study, an 
updated comprehensive review of the Park’s wastewater system. This review analyzed 
the existing and build-out flow capacity of the Park’s pump stations by studying actual 
meter readings, pump frequency drive data, and projected Park and Town sewer flows.  
This research has provided the QDC’s Engineering and Wastewater Departments’ 
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accurate current and projected flow data for the QDC WWTF, ensuring proper 
management of wastewater throughout the planning process.   
 
Local Limits Evaluation 
In addition, QDC recently reviewed the local limits evaluation for the 2016 RIPDES permit 
renewal for the Quonset Point WWTF.  In accordance with Chapter 7 of the U.S. 
Environmental Protection Agency's (EPA) 2004 Local Limit Development Guidance 
document, the results of that evaluation indicated that the current local limits are 
adequate to protect the treatment process and uphold the permit requirements for the 
WWTF. It should be noted that the QDC has also enacted several water conservation and 
infiltration/inflow reduction measures that have helped to significantly reduce the 
amount of influent flow entering the WWTF, despite the continued growth within the 
Park.   

 
Intergovernmental Agreement for Wastewater Services 
The Town and QDC entered into an “Intergovernmental Agreement for Wastewater Services” 
(the “Agreement”) on July 6, 2010.  This Agreement allowed the Town to connect and send a 
total of up to 383,000 gpd of wastewater flow from domestic and commercial users to the 
Quonset Point WWTF.  Historically, the Navy had granted permission to individuals and 
businesses in North Kingstown to connect into its wastewater collection system.  The Agreement 
that the Town and QDC entered into defined flow limits, billing procedures, and parameters for 
potential future expansion.  At the time of the Agreement, it was assumed that the existing Town 
flow was approximately 183,000 gpd. The Agreement allowed the Town to purchase future 
capacity of 200,000 gpd.  The first amendment to the Agreement was signed on January 30, 2012, 
which set the framework for the QDC to accommodate a total allocated flow of 828,000 gpd from 
the Town, provided that the Town pay for the upgrades to the collection system and the WWTF 
once either reached 80% of its design capacity (1.42 MGD).  A second amendment to the 
Agreement was signed on August 17, 2016 that further defined the cost sharing of collection 
system upgrades between the QDC and the Town in regards to the 24” gravity sewer just 
upstream of the DS-55 pump station, and the pump station itself.  For the purposes of this 
evaluation, a flow of 383,000 gpd will be used as the expected flow entering the WWTF from the 
Town over the next five years (2018-2022).  Given the connection rate over the past five years, 
this number is very conservative.  
 
Quonset Business Park Existing Flows 
Wastewater flows are metered at Town connection points and several Park tenants’ facilities. In 
addition, wastewater volumes are estimated based on water usage. Water meters in the Park are 
connected by a reader system which provides real time metering data to the QDC water 
department.  QDC examined the meter accounts for all tenants in the Park.  Since many 
businesses in the Park operate solely during the week, those readings were calculated using 20 
working days per month to determine an average daily flow which is indicative of the actual flow 
demands placed upon the sewer system.  The WWTF flow contributed by the Park was estimated 
at 401,151 gpd.  
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Town of North Kingstown Existing Flows 
North Kingstown’s contributing flow consists of residential, educational, and commercial users.  
None of the Town’s contributing sewer-shed is zoned for industrial use. The sewered area is 
limited to the area in and around the Quonset Business Park. Prior to wastewater meters being 
installed at Town connecting points, QDC estimated the Town’s flow; however, meters have 
recently been installed providing accurate measurement of wastewater flow. The current 
average daily flow that is conveyed to the WWTF from the Town is estimated to be 91,973 gpd. 
 
The combined existing average daily flow from both the Park and the Town that is treated at 
the WWTF is approximately 492,944 gpd. 
 
Quonset Business Park Future Build-Out 
The build-out flow for the Park is projected by utilizing parcel data from the remaining 
undeveloped parcels contained within the Site Readiness Program. The Program pre-permitted 
and pre-engineered vacant parcels for immediate development, creating pad ready building 
space available for prospective tenants, complete with sewer, gas, and water services.  Parcels 
were assigned maximum projected water use (see discussion in Water System section above.)  In 
addition, 43,000 gpd were included as part of a reserve capacity for Toray Plastics (the WWTF’s 
only Categorical Industrial User).  The analysis projected an additional flow from the Park of 
659,722 gpd which was added to the existing flow for a total of 1,060,873 gpd at the WWTF.   
 
Town of North Kingstown Future Build-Out 
The 2012 amendment to the Quonset Business Park Master Land Use and Development Plan 
estimates future Town flow in Section 5.2 Table 11, “The Projected Average Daily Flow from 
Proposed Sewered Areas Design Year 2030.” The table estimates flow from Post Road North, Post 
Road South, Wickford/Poplar, and Shore Acres areas based on the number of residential and 
commercial units. Projected average daily flow from these four proposed sewered areas is 
approximately 828,000 gpd (0.828 MGD). 
 
Wastewater Use and Forecast 
 

Existing Flow Source/Calculation Wastewater Volume 

Park Flow 2016 meter reading 401,000 gpd 

Town Flow 2016 meter reading 92,000 gpd 

TOTAL EXISTING FLOW  493,000 gpd 

 

Future Demand  Source/Calculation Wastewater Volume 

Future Park Demand  
(domestic and process) 

2017 Sewer Shed Study (QDC)  
 

660,000 gpd 

Toray Plastics Reserve capacity 43,000 gpd 
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Future Town Flow  828,000 gpd (by contract) minus 
92,000 gpd (existing) 

736,000 gpd 

FUTURE DEMAND  1,439,000 gpd 

TOTAL FUTURE DEMAND Existing + Future 1,932,000 gpd 

 
The Park and the Town’s average flow rates through the WWTF at full build-out are projected to 
be 1.061 MGD and 0.828 MGD respectively.  The total projected flow of 1.932 MGD may exceed 
the WWTF’s current capacity of 1.78 MGD.  When actual flow reaches 80% of its design capacity 
(1.42 MGD), planning for a future expansion of treatment capacity will begin in order to 
accommodate future flows from the Town. 
 
Recommendations 

• Maintain the collection and treatment systems consistent with the operating permit.  

• Periodically update the sewer shed study, as new users are added to the sewer system 
and as flows change, in order to be proactive in the planning process and be up to date 
with the current edition of the Master Plan. 

• Continue to structure wastewater rates and fees to maintain the infrastructure and 
expand the system to accommodate future growth. 

• Upgrade WWTF capacity as needed consistent with the Intergovernmental Agreement for 
Wastewater Services. 

• Other planned improvements: 
o Sewer line rehabilitation on Roger Williams Way 
o Sludge storage tank rehabilitation 
o Automated communications upgrade 
o Pump upgrade 
o Backup power enhancement 
o Pollutant monitoring system upgrade 
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Stormwater 
QDC’s Public Works and Development Services Departments manage stormwater to protect the 
health and safety of both the public and the ecosystem, address stormwater quality and quantity 
concerns and ensure compliance with federal and state mandates. Stormwater runoff must be 
managed because it is capable of transporting eroded sediments, nutrients, and other non-point 
source pollutions into receiving waters. 
 
Regulatory Background 
The U.S. Environmental Protection Agency (EPA) finalized the Storm Water Phase II Final Rule in 
1999.  The Phase II rule requires all Municipal Separate Storm Sewer Systems (MS4s) to obtain 
National Pollutant Discharge Elimination System (NPDES) permit coverage, or to obtain discharge 
permits from the local permitting authority, and establish a stormwater management program 
intended to improve water bodies by reducing the quantity of pollutants entering storm sewer 
systems during storm events. 
 
In Rhode Island, the local NPDES permitting authority is RIDEM and its permit program is known 
as the RIPDES Program.  RIPDES Phase II Stormwater regulations became effective March 19, 
2002 and the RIPDES General Permit for Storm Water Discharge from Small Municipal Separate 
Storm Sewer Systems and from Industrial Activity at Eligible Facilities Operated by Regulated 
Small MS4s was activated in 2003. QDC applied for the RIPDES permit in 2004 as required.  In 
accordance with the requirements of the permit, QDC developed a Storm Water Management 
Plan.   
 
Under 250-RICR-150-10-1.32, Quonset Business Park is a designated as a Municipal Separate 
Storm Sewer System (MS4), and QDC has prepared a stormwater management program that 
identifies measures to reduce the discharge of pollutants into stormwater system that drains into 
surface water bodies. 

 

Stormwater Management Plan  
QDC maintains a Stormwater Management Plan (SWMP), and reports annually to RI Department 
of Environmental Management as required. The SWMP defines what actions QDC will take (and 
has taken) to reduce storm water pollution from the Quonset Business Park. Many actions 
outlined within the plan are required by DEM, others have been chosen by QDC. The SWMP 
contains specific required elements including six minimum control measures:  

 
1. Public Education:  QDC maintains a Stormwater Management page our website that 

summarizes our stormwater goals and expectations. 
2. Public Participation: QDC encourages the public to notify our offices of any concerns, 

comments or questions. 
3. Illicit Discharge Elimination:  QDC works to ensure that only clean storm water is 

discharged to the drainage system. QDC performs numerous tasks including physical 
investigations of the drainage system to ensure that potential pollutants do not enter 
the system.  
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4. Construction Site Runoff Controls:  QDC requires Contractors to maintain a Soil and 
Erosion Control Plan (SECP) on-site during construction as outlined in the RI 
Stormwater manual.  QDC staff inspects construction sites to ensure compliance with 
the approved SECP. 

5. Post Construction Site Runoff Controls: QDC asks businesses to take steps such as: 
checking to make sure that they don't have direct connections that pipe dirty water 
to a storm drain; keeping hazardous materials stored properly so that in the event of 
a spill, they wouldn't flow to the storm drain; and keeping the business site free of 
trash that could wash into a storm drain. 

6. Pollution Prevention/Good Housekeeping: QDC performs bi-annual inspections and 
cleaning of catch basins and manholes and maintains and repairs all stormwater 
infrastructure (i.e. detention ponds, swales, catch basin, manholes, pipes) as needed.  

 
Stormwater System Overview 
The major components of the Park’s stormwater system are shown in Figure 3-8. QDC maintains 
over 30 miles of pipe, 883 catch basins, 377 manholes, and 17 detention ponds that discharge at 
61 outfalls within the Park.  These outfalls discharge to natural streams, rivers, ponds and into 
Narragansett Bay.  
 
Discharge locations with the Park 

• Runoff from the Airport, Quonset and Kiefer Park Districts as well as the majority of the 

area in the Davisville Waterfront District is conveyed to several discharge locations along 

Narragansett Bay.   

• The north and eastern section of North Davisville discharge into Allen Harbor.   

• The western section of the Davisville Waterfront and the south-western section of North 

Davisville discharge into Davol Pond.   

• The Gateway District and western section of Commerce Park discharge into Mill Creek.   

• The eastern section of Commerce Park discharges into Hall Creek.   

• The West Davisville District discharges into Sandhill Brook. 

Stormwater Quality and Quantity Control 
Both RIDEM and QDC require that the stormwater treatment and mitigation be designed in 
accordance with the latest edition (2015) of the Rhode Island Stormwater Design and Installation 
Manual.  The manual addresses both the quantity (volume and peak rate) and quality of 
stormwater runoff.  
 
The situation in the Park is very different from the typical development condition.  The Park in its 
pre-development condition was an extensively altered area with a well-developed closed 
stormwater drainage system.  The area was previously used by the Navy to support their 
operations.  In addition to the many buildings, walkways, roadways, and parking areas, the area 
also had large areas of paved surfaces formerly used for outdoor storage.  Thus, the pre-
developed condition includes an area with a high percentage of impervious area.  The QDC’s 
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Technical Review Regulations establish the precondition as the land use identified per the 1996 
aerial photography on record at QDC.  This is important since the QDC demolition program has 
removed many structures and paved areas replacing them with a temporary surface cover of 
grass.  When development occurs on these parcels the precondition is not the temporary cover 
of grass, but the developed condition as shown in the 1996 aerial photographs.  This assessment 
has been accepted by RIDEM starting with their issuance of an Insignificant Alternation to 
Wetlands for the construction of Commerce Park Road in the year 2000.   
 
Thus, in the post-development condition, if the maximum development coverage proposed by 
the developer for the development parcels is equal to or less than the impervious condition of 
the pre-development condition as shown in the 1996 aerial photographs, there would be no 
increase in impervious area and there would be no increase in the post condition peak runoff 
rate; therefore, no need for detention. However, the water quality of the new impervious will 
still need to be addressed.   
 
Recommendations 

• Continue to maintain all components of the stormwater infrastructure including 

stormdrain cleaning. 

• Update the SWMP as needed/required. The next scheduled update is in 2020. 

• Perform capital maintenance as necessary to maintain state of good repair. 

• Enforce stormwater regulations through the Technical Review process. 

Energy 
The Quonset Business Park relies on an outside utility provider, National Grid (NGrid), for the 
provision of natural gas and electricity.  Although the electricity may be supplied from another 
provider, the transmission of electricity is the sole responsibility of NGrid.  As NGrid is a regulated 
monopoly, QDC works closely with NGrid staff to coordinate service connections and plan for 
future capacity enhancements. 

 
Natural Gas 
System Overview (Figure 3.9) 
Natural gas in the Park is distributed through various sized lines at 100 pounds per square inch 
(psi) and delivered to tenants at a reduced pressure at their meters.  As a means of ensuring 
optimal service some of the larger users have entered into Firm Service Agreement’s with 
National Grid to guarantee certain levels of service and quality even during reduced usage times.  
Rebate and incentive programs are an option available to developers during the building design 
phase which may reduce long term utility costs. All areas of the Park except North Davisville, the 
Port area, and the Quonset waterfront area east of Eccleston Avenue are currently served. 
 
Recommendations 
The natural gas infrastructure in the Park is currently meeting the needs of the Park tenants.  An 
analysis of the projected demand for natural gas in the Park, including vacant developable lots as 
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well as tenant expansion, has prompted some discussion regarding the adequacy of the future 
supply as it relates to the distribution system outside the Park.  The RI Public Utilities Commission 
has recently approved NGrid’s Growth Point project which will ensure adequate and timely 
future supply and distribution. Service extensions to North Davisville, the Port area, and the 
Quonset waterfront area should be considered if sufficient demand and capacity exist. 
 

Electric Distribution  
System Overview (Figure 3.10) 
Electrical power is currently provided to the entire complex through two substations with 115 
kilovolts (kV) and two transformers/busses to 34.5 kV.  Transmission lines are owned by National 
Grid.  Power is distributed throughout the park at 15 to 20 megawatts (Mw) with 12,470 kV. 
Overall demand at the Park exceeds 10 MW with Toray Plastics, Ocean State Job Lot, Senesco, 
and General Dynamics being the largest users.   
 
Recommendations 
The electrical distribution infrastructure in the Park is currently meeting the needs of the Park 
tenants.  An analysis of the projected demand for electricity in the Park, including vacant 
developable lots as well as tenant expansion, has prompted some questions regarding the 
adequacy of the future supply as it relates to the distribution system within the Park.  NGrid is 
currently working on substation improvements inside the Park and reconductoring of the main 
transmission line in West Davisville.  As with natural gas, QDC is currently working with NGrid and 
the RI Public Utilities Commission to ensure adequate and timely future supply and distribution. 
 

Electric Generation  
Overview 
In the last several years, a number of solar generation facilities have been constructed in the 
Park, both utility scale arrays that feed power into the grid as well as smaller facilities for 
consumption on site, or “behind the meter.”  Toray Plastics America constructed the first array 
in the Park, and it is the only one using tilting panel technology.  The Park Development 
Regulations were amended in 2010 to encourage renewable energy projects, including wind 
turbines, provided that FAA approval was obtained.  The table below lists the existing and 
planned solar facilities in the Park.  There are no existing or planned wind turbines at this time. 
 

EXISTING SOLAR MW PROPOSED SOLAR MW 

Buildings 316/317 (roof) 2.4 EDP Davisville Rd Phase 2 (ground) 0.17 

All American (roof) 0.33 BelAir (roof) 0.25 

NK Solar Phase 1 (ground) 0.5   

Toray Plastics (ground) 0.47   

EDP Buildings 314/315 (roof) 2.42   

Finlays (roof) 0.14   

TOTAL 6.09 MW TOTAL 0.42 MW 
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The QDC, through virtual net-metering provisions of the recently amended Net Metering Act 
(RIGL 39-26.4), now has the same benefits as a municipality in that it can produce energy, sell it 
to the grid, and receive credit for that power on its utility bills. “Net metering” allows these 
distributed generation customers to financially balance out the total amount of energy imported 
with the total amount of energy exported over the course of a billing period (typically about a 
month). Then, the customer is only billed (or credited) for the net difference between these two 
amounts.”4  The array at Building 314 generates approximately the same amount of power that 
QDC uses in all of its own facilities (buildings, wastewater treatment, street lights, port 
operations, etc.).  QDC has a Power Purchase Agreement with the developer of this array. The 
array was completed in 2018, and QDC now effectively runs on 100% renewable power (offices, 
port, water, wastewater, streetlights, and other QDC owned buildings). 
 
Recommendations 

• Continue to utilize marginal land, i.e., not suitable for other development, for ground 
arrays. 

• Continue to encourage roof tops arrays through permissive development regulations. 

• Continue to encourage smaller scale wind turbines provided that they do not penetrate 
airspace surfaces and that they are approved by the Federal Aviation Administration. 

• Consider energy storage facilities as a supplement to the grid to accommodate periods of 
peak demand and as a supplement to renewable generation facilities in which the power 
is not necessarily generated when it is actually used. 

 

Telecommunications 
The Quonset Business Park relies on outside utility providers for transmission of data, voice, and 
video. Multiple providers are encouraged as competition leads to better rates and service choices 
for our tenants. Parks wired with sufficient bandwidth to accommodate high-speed transmission 
of digital voice, data and video signals are prerequisites for attracting high technology businesses.  
The telecommunications infrastructure to support such industries may be a combination of fiber 
optics, coaxial cable, enhanced copper wire and, increasingly, wireless technology.  
 
Verizon 
System Overview (Figure 3.11) 
Verizon has developed an aerial network consisting of a combination of copper, fiber optic, and 
FIOS service throughout most of the Park.   
 
Recommendations 
Typically, the fiber network is expanded only as customer demands warrants.  In the future it 
would be helpful to place lines in the street where several Site Readiness parcels exist to make 
them even more pad-ready, particularly Commerce Park Road and Romano Vineyard Way. 
Additionally, encourage Verizon to invest in underserved areas of the Park (Quonset Waterfront, 

 
4 https://www9.nationalgridus.com/narragansett/home/energyeff/4_net-mtr.asp 
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North Davisville, and Allen Harbor) that only have copper wire service which is substandard for 
current business operations.  
 
Cox Communications 
System Overview (Figure 3.12) 
Cox maintains a combined aerial and subsurface fiber optic broadband network throughout most 
central sections of the Park.  The Port area, West Davisville, and Romano Vineyard Way are 
currently not served.   
 
Recommendations 
Typically, the network is expanded only as customer demands warrants.  In the future it would 
be helpful to place lines in the street where several Site Readiness parcels exist to make them 
even more pad-ready, particularly Romano Vineyard Way. Encourage Cox to invest in service to 
the Port area and West Davisville to provide options for Park tenants. 

 
Lightower/Crown Castle Fiber 
System Overview (Figure 3.13) 
Lightower, affiliated with Crown Castle, offers tenants Enterprise-class Dark Fiber to help connect 
their private networks with dedicated fiber strands across geographical locations. This service is 
beneficial for larger companies with high bandwidth or security needs and is a relative new comer 
to the Business Park. They provide a higher level of service than Cox and Verizon, and their 
customers tend to be larger corporations. Their infrastructure in the Park is limited to Roger 
Williams Way, Burlingham Avenue, and Commerce Park Road.  
 
Recommendations 
This is a higher cost service that many tenants are priced out of.  Service expansion feasibility 
relies on large corporate customers or clusters of smaller tenants.  
 

Public Safety 
 
Fire Protection and Rescue Service 
Overview 
The QDC and the Town of North Kingstown have a Municipal Services Agreement under which 
the North Kingstown Fire Department (NKFD) provides fire protection and rescue service to the 
Business Park.  Until recently, the closest fire station was on School Street, and the response 
times to waterfront areas of the Park were longer than is desirable.  The Town leased a building 
from QDC in 2016 on Callahan Road near the center of the Park for use as a fire apparatus 
maintenance facility.  This building has undergone a modest renovation to now serve as a 
temporary station for the ladder truck.  The Town received a federal grant to cover the cost of 9 
firefighters for three years which is being used to staff this station.  This has greatly improved 
response times to incidents in the Park. Additionally, the RI National Guard maintains a fire 
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station on the airfield which is the first responder for military and civilian incidents at the Quonset 
State Airport.  The Guard fire station is currently undergoing and expansion and renovation. 
 
QDC works closely with the NKFD regarding new tenant facilities and expansions of existing 
tenants. Typically, the Town Fire Chief and Fire Marshal attend monthly meetings with QDC staff 
and the State Building Official and State Fire Marshal. In this way, the Town remains apprised of 
all new construction in the Park. 
 
Recommendations 

• Continue to provide a site in the Park for the NKFD on Callahan Road or a mutually 
agreeable alternate location consistent with the Municipal Services Agreement. 

• Continue to meet monthly with the State Building Official, State Fire Marshal, and NKFD 
on compliance with and enforcement of building and fire codes in existing and new 
facilities. 

 
Police Protection  
Overview 
The QDC and the Town of North Kingstown have a Municipal Services Agreement under which 
the North Kingstown Police Department (NKPD) provides police protection to the Business Park.   
 
Recommendations 
QDC anticipates that the NKPD will increase patrols commensurate with the increase in 
employment in the Park. 
 
Emergency Management 
Overview 
Emergency Management is typically a municipal function that falls under the public safety 
umbrella, and as such, QDC relies on the Town for this service for major incidents.  For example, 
the Town and QDC participated in a table-top exercise simulating a chemical release in the Park.  
For incidents that have localized impacts or that are routine in nature, QDC maintains its own 
storm contingency plans and spill contingency plans.  QDC also maintains an 800 MHz radio 
system to communicate directly with Town emergency officials in the event of an incident. 
 
Presently, the only means of ingress and egress to/from the Park are from Route 403, Gate Road 
and West Davisville Road.  For public safety purposes, there are a number of emergency access 
points in the Park controlled by the North Kingstown Police Department at the following 
locations: 

o Circuit Drive to Camp Avenue (this right of way is privately owned but can be used 
in an emergency such as Camp Avenue flooding) 

o Bike Path access points (for incidents such as medical emergencies or brush fires) 
▪ Babcock Road to Newcomb Road  
▪ Fletcher Road 
▪ Marine Road  
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▪ Mt. View neighborhood to Calf Pasture Point (provides the only vehicular 
access to this part of the Business Park, which is owned by the Town) 

o West Davisville – there is a property owner abutting the Park whose roadway 
frontage is on Old Baptist Road, and whose driveway goes under the Amtrak rail 
line.  As fire apparatus and fuel delivery trucks cannot fit under the bridge, and 
because the underpass is prone to flooding, there is an emergency access point 
across private property in West Davisville to this residential property. 

 
E-911 dispatch service is a state function which provides the authority and responsibility to 
municipalities for address assignments for new construction.  When tenants build new facilities 
in the Business Park, QDC staff works through the Town staff to obtain an official street address. 
This ensures accurate mapping as well as prompt emergency response times. 
 
 
Security 
Overview 
The Port of Davisville is a US Coast Guard regulated facility with an approved Facility Security 
Plan.  The Quonset State Airport, likewise, is secured according to Federal Aviation 
Administration and Department of Defense requirements for Air Force and Army aviation 
facilities.  Other than that, individual Park businesses are responsible for their own security.  QDC 
routinely gates off dead-end roads that have no tenants as they tend to become illicit dumping 
grounds.  Town Police and Fire Departments have access to these areas for emergency response. 
 
Recommendations 

• There are currently no security deficiencies that need to be addressed. The QDC’s Port 
Security officer will continue to comply with Coast Guard regulations and protocols. 

• Airport security is addressed in the Quonset State Airport Master Plan.  
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Chapter 4 – Implementation 

Overview 
This chapter describes the “toolbox” of mechanisms that are available to QDC to implement the 
Land Use and Infrastructure recommendations contained in the previous two chapters. The tools 
consist of agreements, processes, procedures, regulations, funding sources, and other strategies. 
This discussion is followed by the Outcomes that are likely to be achieved as a result of the 
implementation of the plan. 

Land Development 
Land development tools have been honed to achieve high quality development that is consistent 
with local, state, and federal laws regarding public safety and environmental protection, 
improves curb appeal, and promotes development of the Park consistent with the Vision, 
Mission, and Land Use Plan. 
 
Unified Development Regulations / Memorandum of Agreement 
In 2010, the Quonset Development Corporation and the Town of North Kingstown resolved long-
standing discrepancies between the Town’s Zoning Ordinance and the Park’s Development 
Regulations. This was accomplished by a Memorandum of Agreement dated December 16, 2010 
which outlined the process by which the Town and QDC would both amend their respective  
planning documents and land use controls to reflect mutually agreed to “unified development 
regulations”.  The Town’s Comprehensive Plan and Zoning Ordinance now designate the Park as 
the “Quonset Zone” subject to the Park’s “Development Regulations.” The Development Package 
is considered to be a “regulation” by the State of Rhode Island and is subject to the rule-making 
procedures of the Administrative Procedures Act.  Amendments to the Development 
Regulations, are developed in conjunction with the Town of North Kingstown, consistent with 
the Memorandum of Understanding. 
 
Development Package / Development Review 
The Development Regulations, also commonly referred to as the Development Package, is similar 
to a municipal zoning and subdivision ordinance. The Development Package designates certain 
areas of the Park for certain land uses (described in Chapter 2 of this Plan) and provides 
dimensional standards, parking guidelines, performance standards, signage and landscaping 
guidelines, storm drainage rules, and wastewater rules.  It also outlines the procedures for 
development plan review by a Technical Review Committee consisting of Town and QDC staff 
members.  A process to grant minor and major variances is also outlined.  The Regulations are 
intended to be business friendly, while also minimizing any adverse impacts that industrial 
development may have on the residents of North Kingstown. The Development Package was 
amended in 2010 to adopt the uniform development regulations agreed to by both QDC and the 
Town, including a section on renewable energy (wind and solar generation). It was amended 
again in 2012 to update the Wastewater Section.  A comprehensive update and reformatting of 
the Development Package was adopted in 2018.  The Stormwater Regulations are identical to RI 
Department of Environmental Management’s regulations. 
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Site Readiness Program 
In order to streamline development and add certainty and time savings to industrial developers, 
QDC created a unique program which transformed dozens of vacant developable parcels into 
“pad-ready” sites.  A conceptual site plan was developed for each parcel consistent with its land 
use designation, dimensional standards, and parking requirements.  The storm drainage was 
designed and utility analysis performed.  Each parcel has a Phase I Environmental Assessment, 
soil borings, and most importantly, permits from RI Department of Environmental Management 
for development of the site. Another unique feature of the Site Readiness Program is that QDC 
guarantees that the developer can break ground within 90 days of signing a lease.  In some cases, 
pre-development activities such as land-clearing and construction of utility stubs has taken place. 
 
Environmental Review / Memorandum of Agreement 
The Environmental Review Form and Socio-Economic Review Form (ERF & SERF), is mandated by 
the 1979 Settlement Agreement to provide an opportunity for the State Planning Council to 
determine consistency of new development with the State Guide Plan and provide 
environmental regulatory agencies an opportunity to weigh in on permitting requirements. 
Previously, under this process, prospective tenants filled out a lengthy form that was forwarded 
to Statewide Planning Program, the Rhode Island Department of Environmental Management 
(RIDEM), the Rhode Island Coastal Resources Management Council (RICRMC), and the Town of 
North Kingstown for review and compliance with applicable plans, laws, and regulations within a 
45-day window.   
 
In 2016, QDC, the Statewide Planning Program, and the State Planning Council signed a 
Memorandum of Agreement to complete an ERF & SERF for the remaining vacant Site Readiness 
parcels to be followed up with a one-page ERF & SERF with details regarding the new user.  
Review and approval of the short form ERF & SERF by the Town of North Kingstown and RI 
Statewide Planning now takes only 7 business days.  RIDEM and CRMC have already issued 
permits on the Site Readiness parcels and, therefore ERF review is not required. This new 
streamlined process is going smoothly, and has added yet more certainty and time savings to the 
development process. 
 
Building Permits 
Per the unified Development Regulations adopted in 2010, building permit jurisdiction for 
structures inside the Park shifted from the Town of North Kingstown to the State of RI Building 
Code Commission and State Fire Marshal.  This shift has proven to be productive and beneficial.  
The Town Fire Chief and Fire Marshal, as first responders and emergency managers, attend 
monthly meetings with the QDC and the State Fire Marshal’s office. This mechanism for 
communication ensures that local first responders are made aware of all new development at 
early phases in the process and affords them an opportunity to provide input. 
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Agreements with RIDOT and RIAC 
There are certain parcels of land in the Business Park that were conveyed to the State by the 
Federal Aviation Administration (FAA) as “Revenue Generating Properties” along with the actual 
airfield.  This property includes the Wastewater Treatment Facility, Zarbo Avenue waterfront, 
and property that is leased to Electric Boat, SENESCO, and RI Fast Ferry.  QDC, through a 
Management Agreement with RI Airport Corporation, manages and subleases these properties. 
A portion of the lease revenue is returned to RIAC to fund airport operations according to a 
formula.  QDC has discussed a land swap with RIAC that would result in simplified management 
of the aviation and non-aviation properties. 
 
The RI Department of Transportation owns a parcel in West Davisville that is known as the “GSA 
property.”  This was conveyed to RIDOT by the General Services Administration for transportation 
uses. RIDOT utilized a portion of the property for Route 403 right of way and also staged the 
Freight Rail Improvement Program from this parcel. Its continued use by RIDOT is limited by the 
fact that it has no frontage on a public road and is surrounded by highway and rail lines.  QDC 
and RIDOT have an agreement to work together to develop the property, and QDC is actively 
trying to acquire the property for economic development purposes. 
 
Public Access Plan 
Maintaining public access to the shore within the Park is a requirement of the Coastal Resources 
Management Council (CRMC).  Rather than addressing this on a case-by-case basis through the 
plan review process of individual tenants, CRMC and QDC agreed that the development of a 
parkwide public access plan would be more efficient and would better serve the public interest.   
CRMC approved the first comprehensive Public Access Plan for the Park in October of 2005.  It 
outlines individual parcels within the park recommended for public access.  They are grouped as 
beach, open space and conservation, recreation, historic and cultural facilities, or public 
buildings.  In general, these parcels are in public ownership.  In February of 2007, CRMC granted 
an assent to develop parking lots, access roads and pathways to service access points at Blue 
Beach, Calf Pasture Point, Compass Rose Beach, and Spinks Neck Beach.  The Plan has been 
updated and approved in 2010 and 2015.  QDC maintains the bike path and beaches which have 
picnic tables, benches, garbage cans, portable toilets, dog waste bags, and signage.  The Town 
maintains its portion of the bike path (east of Marine Road). 
 

Infrastructure Development 
QDC utilizes a number of different mechanisms described below to develop and maintain the 
transportation and utility infrastructure in the Park that supports the operations of our tenants 
and helps to attract new companies. 
 
5 Year Capital Improvement Plan/Asset Management 
QDC generally funds $2-3 million per year out of its operating budget for capital improvements.  
There are a number of small to medium size projects (road, water, wastewater, drainage, marine 
infrastructure) that can be funded this way. Alternatively, capital funds can be used as a match 
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to a state or federal grant, thereby leveraging outside funding sources.  Please see discussion 
below on Grant Programs.  QDC utilizes Asset Management programs for its fleet of vehicles 
(which includes snow plows and other heavy equipment), and for pavement management to 
optimize the expenditure of capital funds and plan them appropriately over time.  
 
Water and Sewer Rates 
As QDC is the water and wastewater authority in the Park, rates are structured to provide for 
operation, maintenance, emergency repairs, and improvements to each system. An 
“Infrastructure Replacement Plan” surcharge on actual water/wastewater usage is included in 
the rate. In addition, the water rate also has an “Water Quality Protection Surcharge.” 
 
Sewer Agreement 
In 2010, the Town and QDC entered into an Intergovernmental Agreement for Wastewater 
Services, commonly known as the Sewer Agreement.  This agreement, as amended in 2012 and 
2016, outlines the parameters and fees for municipal connection to the QDC wastewater 
treatment facility, and also specifies flow thresholds for future expansion of the plant. 
 
Joint Infrastructure Fund 
The Town of North Kingstown and the QDC entered into a Municipal Services Agreement (MSA) 
in 2010.  Section 6 of the MSA provides for an “Infrastructure Fund,” funded by contributions 
from the Town and QDC based on a formula to provide a revenue source for roadway 
maintenance, Allen Harbor channel dredging, and other mutually beneficial activities.   
 
Rail Revenue Sharing 
The Seaview Transportation Company is the sole licensed rail operator in the Business Park.  The 
license requires that Seaview maintains the tracks in serviceable condition. Additionally, QDC is 
entitled to a portion of Seaview’s revenues which provides some resources for rail system capital 
improvements. 
 
General Obligation Bonds 
The voters of Rhode Island have historically supported the redevelopment of the Park through 
several General Obligation (GO) Bonds over the last several decades.  Bond issues were passed 
in 1980, 1996, 2004, and 2016 for various capital improvements and land acquisition costs. 
Economic impact studies have proven these to be sound investments for the State as shown by 
private investment, household income, tax revenue, and job growth. Most recently, in 2016, 
voters approved a $50 million GO Bond for improvements to Pier 2 in the Port of Davisville.  This 
pier, built in 1956, is a critical component of the Port’s infrastructure, and improvements are 
needed to extend its life for another 50-plus years. 
 
Revenue Bonds 
A maintenance dredging project was undertaken at the Port of Davisville in 2013 funded by 
Revenue Bonds which were issued by the QDC.  QDC utilizes port revenues to pay the debt service 
on the bonds, so in effect, the port users are the ones who are funding the project. Dredging was 
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required to maintain the current port activity, which consists mostly of auto carriers.  Prior to 
this, dredging had not taken place since the channel was originally constructed in the 1950’s. 
 
State Transportation Improvement Program 
The State Transportation Improvement Program (STIP) is a document produced by the State 
Planning Council, as Rhode Island’s Metropolitan Planning Organization, to program federal 
transportation funding for highways and transit. Periodically, solicitations for new projects are 
advertised.  QDC has been successful getting rail safety projects funded through the STIP (at-
grade crossing improvements), but thus far has not been successful in getting funding for the 
Route 403 highway ramps or expanded transit service. There are simply too many needs in the 
State and limited resources. 
 
Grant Programs 
As a quasi-state agency, QDC is eligible to apply for numerous federal grants and has been 
aggressive and successful in getting grants from the following: 

• US Economic Development Administration (EDA) - $11.75 million since 2009 for five road, 
bridge, and marine infrastructure projects 

• US Department of Transportation (USDOT) - $22.3 million TIGER grant in 2010 for port 
improvements 

• Department of Homeland Security Port Security Grant Program - $770,000 since 2005 

• Maritime Administration (MARAD) - $855,000 for port equipment in support of a Marine 
Highway project from New York/New Jersey to Davisville  

• Federal Rail Administration (FRA) - $3.0 million for construction of the Mill Creek Railyard. 
QDC will continue to apply for funding from these competitive grant funding sources in 
support of infrastructure improvements identified in this Plan. 

 

Operations 
In addition to land development and capital projects, the QDC is responsible for the day to day 
operations of the Business Park, similar to the way a municipality operates.  These daily activities 
are facilitated by a number of tools as described below. 
 
Management Operating Plan  
On a triennial basis, QDC updates its Management Operating Plan which is a list of goals and 
objectives, actions to achieve those objectives, and a list of completed actions from the previous 
plan.  Real estate transactions that are taken to the Board of Directors for approval enumerate 
the objectives to be achieved.  This tool serves to keep the Board and staff focused on stated 
objectives. 
 
PILOT Agreement 
The state-owned property in the Business Park that is leased to private companies is subject to 
Payments In Lieu Of Taxes (PILOT) to the Town of North Kingstown. A PILOT Agreement was 
entered into in 2010 which sets the PILOT rate at 15% of the land lease. PILOT payments are 



Adopted September 17, 2019 
Page 75 

 

collected by QDC with lease payments, and then forwarded to the Town on a quarterly basis. 
There are several companies that have negotiated separate PILOT agreements directly with the 
Town.  In exchange for PILOT payments, the Town provides certain services to the Business Park 
(see Municipal Services Agreement below). 
 
Municipal Services Agreement 
The Municipal Services Agreement (MSA) as mentioned above, provides for more than just an 
“Infrastructure Fund.” It also outlines responsibilities for roadway and storm drainage 
maintenance on Town and QDC owned streets, police and fire protection, building code 
enforcement, and the Technical Review Committee. 
 
Technical Review Committee 
The Technical Review Committee is defined in the MSA, and the Development Regulations as the 
mechanism for ongoing communication and coordination between QDC and Town staff on 
matters of mutual concern such as development plan review, public works, and public safety.  
The TRC meets on a monthly basis or as needed and has proven to be an effective management 
tool. 
 
Water and Sewer Rates 
The vast majority of the water and sewer rate structure is intended to cover the day to day 
operations of these departments. As QDC is an economic development agency, the rates are set 
as low as possible and are designed to cover costs, not to make a profit. Please also see discussion 
of water and sewer rates in the Infrastructure Development section of this chapter. 
 
Port Tariff 
Port services are offered according to the Terminal Tariff Schedule, which contains fee schedules 
and port regulations, promulgated according to the State Administrative Procedures Act.  The 
fees are for services such as dockage (ship berthing), wharfage (use of the pier to discharge 
cargo), demurrage (additional cargo storage fee beyond the allotted time frame for discharging), 
security charges, crane charges, etc.  The Tariff also specifies procedures for berth applications 
and pier loading permits. 
 

Outcomes  
The ultimate outcome of the full development of the Quonset Business Park is a vibrant and self-
sustaining economic engine for the State of Rhode Island that capitalizes on its location and 
infrastructure assets.  The success of the Park may be measured using the following metrics:  
 
Jobs 
The Park currently has over 200 tenants employing nearly 1,,500 people in full and part time 
positions.  There is a wide variety of jobs for many different skill levels from doctors and 
executives to laborers and retail clerks.  Blue-collar and white-collar workers are all important to 
the functioning of the societal “eco-system.”  Diversity of industries provides for long term 
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security and stability in the Park in the event that a certain sector or industry undergoes some 
type of restructuring. QDC anticipates that the Park can support approximately 16,700 jobs. Since 
2005, jobs have increased by an average of 285 per year.  An Economic Impact Assessment by 
Bryant University in 2018 projected 16,695 total direct jobs at full buildout (very close to the 
Master Plan projection) and 32,546 direct, indirect and induced jobs. 
 
New Development 
Construction of new buildings and additions to existing building are a direct result of economic 
growth. Square footage of new development and land absorption are tracked on an annual basis.  
Land has been developed at an average of 39 acres per year and new buildings have been 
constructed at a rate of 260,000 square feet per year since 2005.  There are short term 
construction jobs associated with new development typically followed by long term permanent 
jobs in the new space. Using this metric, buildout could occur in 10-15 years. 
 
Private Investment 
Investment in new construction is another metric that is used to gauge the success of the Park. 
In some cases, particularly the National Guard, investment in new buildings is technically not 
“private”, it is publicly funded, but the impact on the economy is the same as far as temporary 
construction jobs, long term permanent jobs and the wages associated therewith.  Tenant 
investment in the Park has averaged $68 million per year since 2005, and over $3 billion total 
since 1974. 
 
Wages 
The same Bryant study has demonstrated that the average wage earned by a Park employee in 
2015 ($56,524) is 8% higher than the average wage in the State of Rhode Island ($52,196).  Total 
annual wages earned by Park employees in 2015 was $648 million. That figure increases to $1.26 
billion when including wages from direct, indirect and induced jobs. At full buildout, $2 billion in 
wages are projected to be generated by activity at the Park.  Wages are an important indicator 
because much of that wealth is recirculated in the local economy as well as taxed by the state 
and federal government. 
 
Tax revenue 
State – The State of Rhode Island gained $73 million in income tax, sales tax, corporate profit tax, 
and motor vehicle taxes in 2015 from Park companies and employees according to the Bryant 
study. That number increases annually with wage increases and with new hires from the addition 
of new companies and expansion of existing tenants. At full buildout, that State can expect to 
collect $121 million annually in taxes. 
 
Local – The Town of North Kingstown reaps fiscal benefits as the host community for the Quonset 
Business Park in the form of Payments In Lieu Of Taxes (PILOT) from QDC leased land, property 
taxes from privately owned land and buildings, and property taxes from residents of the Town 
who are employed in the Park.  The economic model used in the Bryant study estimated this 
number to be $37 million in 2015.  This increases annually with business expansion and built-in 
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escalation of rent (and therefore PILOT) on leased parcels. Town revenue from the Park should 
reach $60 million at full buildout. 
 

Conclusion 
The Quonset Business Park continues to be a major driver of Rhode Island’s economy providing 
many benefits to the state and the community.  The Quonset Development Corporation has 
developed effective tools to streamline and accelerate the pace of land development, as well as 
plan for timely maintenance and capital expenditures to keep the infrastructure assets in good 
working order and able to keep pace with land development activities. 
 
Development of the remaining land parcels, likely within the next ten years, will essentially 
complete the buildout of the Park.  Following that, most of the economic activity will come from 
company expansions on property they already lease or own, redevelopment of parcels, and new 
initiatives such as the possibility of an offshore wind marine terminal.  
 
QDC intends to maintain the Park and Port to very high standards ensuring its future as an 
economic engine and source of pride for the State of Rhode Island.   
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