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EXECUTIVE SUMMARY

Executive Summary
The purpose of this Master Land Use and Development Plan (Plan) is to guide the Quonset
Development Corporation (QDC) and Quonset Development Corporation management staff (QDC
Staff) in the continuing development of the 3,160-acre Quonset Business Park (QBP) site in North
Kingstown, Rhode Island for economic development purposes.
The primary component of the Plan is as a physical plan depicted on the land use maps discussing in
text the location, type and density of specific development activities. The Plan also identifies action
steps to implement the land use recommendations such as improvements to transportation and
infrastructure systems. The Plan also identifies a coordinated strategy for QDC management of the
state resource which will generate economic development activities for the QBP.
The guiding principles for the development of the Plan were derived from QDC’s mission statement
as well as in its development goals which identify specific short and long-term actions to implement
the mission statement. QDC’s mission statement is: Quonset Development Corporation develops and
manages the Quonset Business Park, a statewide asset, in accordance with the QDC 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.
Preparation of the framework for the Plan recognized the state and local influences that affect
development activities at QBP. It recognizes QBP is located in the Town of North Kingstown, and as
such is cognizant of North Kingstown’s Comprehensive Plan but it also reflects the distinctive nature
of QBP as a state resource.
2008 Master Land Use and Development Plan Revision
The 2008 Master Land Use and Development Plan utilizes a format that recognizes the major
component of the Plan as the land use element. Support of the land use element is achieved through
transportation and infrastructure. Guidance for implementation is found in the Process and Results
section of the Plan.
Land Use Plan
As the primary component of the Plan, the location of the overall land use concept and district plans
are located in Chapter 2. The land use concept establishes the overall physical development concept
for the entire 3,000-plus acre Quonset Business Park using functional uses. The district plans
describe existing conditions and proposals for future development of each district in the Park.
Chapter 2 also discusses the Development Initiatives that are specific development activities that can
be accommodated with the designated land uses for each district.
Context
This chapter discusses the external and internal influences that affect the future development of QBP.
The basis for the Plan is from QDC’s vision of seven interconnected goals for development of the
Park. External influences include various State and local regulations and procedures that guide
development at QBP. Internal influences include historic milestones and development regulations.
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Transportation
The transportation plan supports the land use component of the Plan by binding together the disparate
districts of the QBP through a network of roadways and railroad lines intended to serve the existing
and proposed land uses within the Park. The transportation and land use plans have been integrated
within this document to provide for a well-functioning business park. Improvements to the Park’s
internal transportation facilities include new roadway and railroad improvements.
Infrastructure Plan
The Plan identifies infrastructure systems within the Park including water, sanitary sewer, and
stormwater drainage systems all of which support the land use activities. Included within the context
of this chapter is a discussion of privately owned utility company services such as gas, electric and
fiber optic cable located throughout the Park.
Process and Results
The process and results of the implementation of the Plan are discussed in this chapter. The result is
the employment that can be achieved as a result of the implementation of proposed land use activities.
The process is the identification of a coordinated strategy and action steps that are proposed to be
taken in order to develop and manage the QBP as a state resource.
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CHAPTER 1: INTRODUCTION

1.0

Introduction

The purpose of this Master Land Use and Development Plan (Plan) is to guide the Quonset
Development Corporation (QDC) and Quonset Development Corporation management staff
(QDC Staff) in the continuing development of the 3,160-acre Quonset Business Park (QBP or
the Park) site in North Kingstown, Rhode Island for economic development purposes.
Traditionally, documents that relate to creating a vision for the built and natural environment and
identifying development activities to implement the vision have been called Master Plans. This
document is titled “Master Land Use and Development Plan,” as the primary component of the
Plan is a physical plan depicted on the land use maps discussing in text the location, type and
density of specific development activities.
Even though it is principally a land use document, the Plan also identifies action steps to
implement the land use recommendations. These action steps relate to recommendations for
improvements to transportation and infrastructure systems to support the land use plan. The Plan
also identifies a coordinated strategy that can be taken by QDC to manage QBP as a state
resource to generate economic development activities. The action steps are the development
component of the Plan.
The first objective in preparing the Master Land Use and Development Plan is to establish the
guiding principles that will be the foundation for the Plan. The guiding principles can be found
in QDC’s mission statement as well as in its development goals. QDC’s mission statement is:
Quonset Development Corporation develops and manages the Quonset Business Park, a
statewide asset, in accordance with the QDC 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.
This statement reflects shared values about economic development.
specific short and long-term actions to carry out the mission statement.

QDC’s goals identify

The Plan is prepared in an environment that recognizes that QBP is a state-wide resource located
in the Town of North Kingstown. Where appropriate, The QBP Plan is consistent with the North
Kingstown Comprehensive Plan, however The QBP Plan also reflects the distinctive nature of
QBP and relates to the scope, focus, and implementation actions necessary to fulfill its mission
statement.
QDC is a real estate development company formed in 2005 to develop and manage the Quonset
Business Park in the best interests of the citizens of Rhode Island by attracting and retaining
successful businesses that provide diversified jobs.
The QDC is specifically responsible for the state resource of the QBP and has therefore
established a clear vision for managing and developing QBP that is expressed in goals that form
the basis for this Master Land Use and Development Plan.
The seven interconnected goals are:
1. Improve “curb appeal,”
2. More fully utilize what is at Quonset Point,
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3.
4.
5.
6.
7.

Develop strong concepts as a foundation for smart growth and good design,
Create buffers between external residential and internal industrial uses,
Explore complementary land uses as avenues to good jobs,
Focus on market-based economics and public/private partnerships, and
Rely on no single land use, solution or user.

The 2008 Plan recognizes progress that has been made toward achieving those goals. Already
there are quantitative results. For example, with the demolition of over 200 buildings and the
renovation and upgrading of others, the curb appeal of the QBP has been improved. Also
development regulations have been adopted that govern landscaping, site plan design, and
building materials to make sure any new construction at the Park is aesthetically pleasant. The
accomplishments are identified in the Milestone Timeline in Chapter 3.3.
1.1

Planning Framework

The preparation of the Plan recognizes that there are state and local influences that affect
development activities at QBP. The Plan is primarily based on the QDC’s mission statement and
its development goals which clearly state that QBP is a state resource. It also respects the fact
that QBP is located in the Town of North Kingstown and thus the Plan is appropriately consistent
with the Town’s development goals.
However, the development goals of QDC extend beyond the town boundaries. QBP is a state
resource; it is responsible for developing and managing this resource to create economic
opportunities that benefit the entire state.
The QDC planning process anticipates changes and outlines actions to manage the changes. The
planning process produces a plan that consists of an inventory and analysis of past trends and
development, an analysis of existing conditions, and a statement of a future course of action.
Although the planning process for the Town of North Kingstown and the QDC are similar, each
plan is different in scope, focus, and implementation actions.
The Quonset Business Park’s Master Land Use and Development Plan (QBP Plan) involves
development initiatives that include specific land uses, infrastructure improvements, and
transportation plans for the future redevelopment of the Park. The North Kingstown
Comprehensive Plan (NK Plan) contains a QBP element that includes the Town’s goals,
objectives and actions pertaining to the development activities in and around the Park.
The QBP Plan identifies implementation actions that can be directly undertaken by the QDC as a
real estate marketing and management organization to encourage development and economic
growth. It is consistent with the QDC’s responsibility to manage a statewide resource for
economic development purposes by identifying specific land uses and development initiatives
for advancing the State’s economic growth.
1.2

QDC’s steps to support the North Kingstown Comprehensive Plan

The NK Comprehensive Plan suggests goals and objectives concerning the development at the
Quonset Business Park. The QBP Plan supports many of North Kingstown’s goals by defining
specific land-use designations, transportation features and infrastructure system improvements.
The Master Land Use and Development Plan recognizes the partnership with the Town in
developing QBP specifically through the local review process that is discussed in Section 3.3.2
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Projects Undertaken by QDC. This process identifies the Quonset Community Advisory
Committee as the local mechanism for community involvement.
The QBP Plan establishes the specific type, location, and intensity of development by showing
development initiatives for the Gateway service use, and light- and heavy-industrial areas within
QBP boundaries. This is consistent with the NK Plan, which identifies a desire for a balanced
industrial/office/retail mix.
The QBP Plan specifically establishes water-dependant use areas such as the Logistic Terminal
and the marine services/trade areas. It includes public access areas for recreational opportunities
and identifies natural and conservation areas consistent with the Town’s goals.
The QBP Plan provides for a range of employment opportunities in the professional, retail,
service, and industrial areas that will enhance the employment of the community, reflecting the
NK Plan which identifies a goal of increasing local employment and high quality jobs.
The QBP Plan identifies railroad improvements that will support expanded use of freight rail.
Using employment and traffic forecasts and analysis, the QBP Plan identifies roadway
improvements within QBP that will provide the transportation infrastructure to support the
development initiatives. This is consistent with the NK Plan goals and objectives for adequate
movement of QBP traffic within the park and through the town.
The QBP Plan calls for the construction of the bike path within QBP and the identification of a
multimodal transit center in the West Davisville district, in sync with the NK Plan’s goal to
encourage development of commuter transportation opportunities.
1.3

Organization of the Master Land Use and Development Plan

The 2008 Master Land Use and Development Plan utilizes a format that recognizes the major
component of the Plan is the Land Use element. Other components of the Plan support the Land
Use element such as Transportation and Infrastructure or provide guidance for implementing the
Land Use element such as Process and Results.
The following describes the organization and elements of the Plan:
Executive Summary
The 2008 Executive Summary provides a summary of the contents of each section of the Plan.
Chapter 1 – Introduction
The 2008 document establishes the guiding principles for preparing the Plan as reflected in the
QDC’s Mission Statement and Goals. It also recognizes QBP is located in the Town of North
Kingstown, and the Plan is developed cognizant of North Kingstown’s Comprehensive Plan but
reflects the distinctive nature of QBP.
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Chapter 2 – Land Use Plan
This chapter presents the overall land use concept and district plans. The former establishes the
overall physical development concept for the entire 3,000-plus acre Quonset Business Park using
functional uses. The latter describes existing conditions and proposals for future development of
each district in the Park, while implementing the overall concept. This chapter also discusses the
Development Initiatives that are specific development activities that can be accommodated with
the designated land uses.
Chapter 3 – Context
This chapter discusses the external and internal influences that affect the future development of
QBP. External influences include various State and local regulations and procedures that guide
development at QBP. Internal influences include historic milestones and development
regulations.
Chapter 4 – Transportation
This chapter describes the transportation plan for supporting the Land Use Plan. It is important
since the transportation plan binds together the disparate districts in this large 3,000-plus acre
site with a network of roadways and railroad lines intended to serve the existing and proposed
land uses in the Park. The transportation and land use plans have been integrated to provide for a
well-functioning business park. Moreover, improvements to the Park’s internal transportation
facilities are also identified to benefit from new roadway and railroad improvements being
constructed outside the site by the Rhode Island Department of Transportation (RIDOT).
Chapter 5 – Infrastructure Plan
This chapter discusses the infrastructure including water, sanitary sewer, and stormwater
drainage systems that support the land use activities. It also discusses privately owned utility
company services such as gas, electric and fiber optic cable.
Chapter 6 – Process and Results
This chapter discusses the process and the results of the Land Use Plan. The results are the
resulting employment that can be achieved from the land use activities. The process is the
identification of a coordinated strategy and action steps that can be taken to develop and manage
the QBP as a State resource.
1.4

Public Participation and Coordination

QDC Staff and its consultants continued dialogue between the Town of North Kingstown,
Quonset Community Advisory Committee (CAC), and the QDC Board of Directors to ensure
that all parties are aware of the changes that have occurred in the 2008 Master Land Use and
Development Plan.
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1.5

Preparers

The 2008 Quonset Business Park Master Land Use and Development Plan was prepared by
Maguire Group Inc. (Maguire) of Providence, Rhode Island as a result of several meetings and
interaction with the QDC Board of Directors, Strategic Planning Committee and key members of
the QDC executive staff. Maguire Group was chosen based on its involvement with the
preparation of the most recent Master Plan (2003), the preparation of the Quonset Business Park
Development Package, and its involvement in the initial Davisville Base Reuse Plan of 1994.
This history of involvement is important in the development of the new land-use concepts for the
Park.
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2.0

Land Use

This chapter presents the overall land-use concept and district plans. The former establishes the
overall physical development concept for the entire 3,160-acre Quonset Business Park using
functional uses. The latter describes existing conditions and proposals for future development of
each district in the Park, while implementing the overall concept.
The land-use plan will assist the QDC in locating businesses and industries in order to optimize
use of the four modes of transportation facilities at the site (marine, airport, railroads, and
roadways.) This strategy will guide the development of this large, multi-use site into a wellfunctioning and unified business park. The plan is based on attracting and siting particular
commercial and industrial sectors that have market supports, that are appropriate for the site, and
that implement QDC objectives.
The land-use plan preserves and enhances the unique assets of the site that include extensive
water, woodland, historic, and recreation resources. These assets add to the site’s market appeal.
The land-use plan aims to “fit” this large business park into the regional and local context. This
context includes nearby residential and commercial development in North Kingstown,
Narragansett Bay resources and amenities, the Town of Jamestown (visible across the Bay from
the site), regional expressways and the Northeast Railroad Corridor. The land-use strategy
embodied in the plan integrates the Park’s assets into the surrounding community and, at the
same time, provides for buffers between adjacent residential uses and industrial and commercial
uses within the Park. In addition, the plan provides for activity nodes within the Gateway
locations to serve both internal needs of Park businesses and employees and the external needs of
the greater community.
2.1

Site Constraints

As shown in Figure 2-1, there are natural constraints to development of the remaining
developable acres at Quonset Business Park. There are also opportunities:
•
•
•
•

They are flat upland areas;
They do not contain wetlands or other natural areas that are designated to be
preserved;
They have utilities or soon will under QDC’s Capital Improvement Program; and
They are “clean” sites, some having been remediated by the Navy, as appropriate.

The land-use plan has intentionally avoided wetlands and other natural areas of environmental
significance. The constraints that do apply to these sites are imposed by regulation, namely the
Quonset Business Park development regulations. In contrast, development of the waterfront,
particularly in the water, is significantly constrained by State and Federal regulations, but not
prohibited unless mitigation is deemed to be inappropriate or ineffective.
Classification of the waters of Narragansett Bay adjacent to the site have been jointly reviewed
and classified by the two State agencies sharing jurisdiction. The agencies, RIDEM and CRMC,
have coordinated in the development of the following designation:
Regulations promulgated by RIDEM (Water Quality Regulations) and CRMC (Coastal
Resources Management Program a.k.a. Red Book) each establish systems for classifying marine
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and estuarine waters of the State. Each of these classification systems are based on the
requirements of laws and regulations established by their federal counterparts. RIDEM water
classes follow the federal Clean Water Act (CWA)- and EPA regulation and the classifications
represent water quality and use goals. These goals were first established in 1975 and represent
the water quality and uses historically achieved or expected to be achieved (whichever represents
or requires higher water quality). Pursuant to the CWA requirements it is difficult to change the
classifications once they are established. CRMC water types follow the federal Coastal Zone
Management act and National Oceanic and Atmospheric Administration (NOAA) regulations
and are established based on consideration of current or future use of the water and abutting land.
RIDEM and CRMC have worked comprehensively to resolve conflicts between CRMC water
types and RIDEM water quality classifications, beginning in 1996. RIDEM classifications of the
waters off Quonset Point include SA (suitable for shellfish harvesting and contact recreation), SB
(suitable for contact recreation) and SB1 (suitable for contact recreation but primary contact
recreational activities may be impacted due to pathogens from approved wastewater discharges).
CRMC designations are Type 4 and 6. The RIDEM water classes and the CRMC water types are
illustrated on Figure 2-2.
Per US FDA requirements, RIDEM must close SA waters to shellfishing if there are actual or
potential pollution sources that jeopardize the safety of shellfish for human consumption. To
remove shellfish harvesting as a goal for any waters, RIDEM must follow CWA requirements to
change the classification: from SA to SB if the goal is eliminated; or, from SA to SAb if the goal
is eliminated seasonally. For example a marina in SA waters that is only utilized in the summer
requires a seasonable shellfishing harvesting restriction and a designation of Class SAb
(harvesting may resume when the marina is not in use). In 2006 RIDEM revised the Water
Quality Regulations to reduce the burden for establishment of a seasonal shellfish harvesting
restriction (a.k.a. partial use SAb) in specific waters (including those off Quonset Point) where
CRMC Water Type designation and DEM water quality classifications conflict. In these specific
waters a full downgrade analysis is no longer required provided that impacts to water quality and
uses are in compliance with the requirements of the Water Quality Regulations. However, if an
activity would result in a year round shellfishing restriction the full downgrade analysis is
required.
Coastal and upland wetlands are considered physical and regulatory constraints to development.
Therefore, they have been avoided in the designation of future land areas to be developed for
commercial or industrial uses.
Floodplains have not been considered a development constraint to existing uses at the Park.
Much of the land area adjacent to the Bay has been designated a 100-year flood zone or highvelocity wave damage zone by the Federal Emergency Management Agency (FEMA).
Development in these zones, however, is not prohibited by FEMA, but it must meet floodplain
management requirements. Figure 2-1A shows the FEMA flood zones at QBP.
According to RIDEM, habitat for endangered species exists at Quonset State Airport, in grassy
portions (Grasshopper Sparrow) of the Airport and its beaches (Least Tern). RIDEM stated in
comments on the 1998 draft Master Plan that other endangered species have been reported in the
waters off the site, including sea turtles in the navigation channels. Any development or
increased shipping activities may impact these habitats including estuarine habitat or shellfish
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and finfish resources of the area. Accordingly, site visits and coordination with the RIDEM
Water Quality review process and the RI Natural Heritage Program are required for waterfront
development.
The Allen-Madison House site near North Davisville and Calf Pasture Point is considered to be
historic and worthy of preservation per the Rhode Island Historical Preservation & Heritage
Commission (RIHPHC), as such the site will be preserved. There are no other historic sites that
constrain development of land proposed for industrial and commercial development. There are
two known archaeological sites in Calf Pasture Point area that are potentially eligible for listing
in the National Register of Historic Places. These sites which are RI 2104 and RI 2107, “should
be avoided by construction activities. If construction impacts are unavoidable, site mitigation
will be required,” according to RIHPHC.
Town ordinance and QDC Development Regulations address noise impacts associated with
development. Noise, as a development constraint, may be a more critical issue at development
sites adjacent to residential areas. Airport and waterfront developments including dredging noise
impacts are federally regulated.
Airport approach zones in North Davisville and the Quonset Waterfront present constraints with
respect to heights of buildings and use of property. Operations that are sensitive to vibration,
attract birds, generate particulates or other emissions, or have a high density of employees are
not appropriate for these areas.
Thirteen sensitive and natural areas have been identified in a 1979 Settlement Agreement
between environmental groups and the State. There has been an amendment that has
reconfigured several boundaries and is set forth in a letter dated January 30, 2008 issued by the
Conservation Law Foundation. The Master Land Use and Development Plan Update reaffirms
their protection.
Four beaches are identified in QDC’s Public Access Plan, located in the Davisville Waterfront,
Quonset Waterfront, and Kiefer Park. The location of these resources is reflected in this Master
Land Use and Development Plan. QDC completed construction of parking lots at Calf Pasture
Point and Blue Beach in 2008. Hazardous waste sites have been identified in both the Davisville
and Quonset areas of the park. A systematic cleanup is well underway by the Navy, in
compliance with applicable regulations. Some of these sites may prove to be a development
constraint, even after cleanup. Site development is coordinated by QDC, with full knowledge of
the Navy remediation program
2.2

Site Opportunities

The 3,160-acre site, the largest business park in the State, has abundant opportunities to become
even more successful as an economic development project and as a state asset. Below is a list of
the site’s advantages for industrial and commercial development.
1. The availability of industrially zoned land in a mix of flat large and small parcels represents a
significant strategic resource to fortify Rhode Island’s economy.
2. On-site utilities including water, sewer, gas, electricity, and fiber optic lines provide a fullservice network for potential varied new industries.
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3. The multimodal characteristics of the Quonset Business Park are unusual for a business park.
The large employment projected in the Master Land Use and Development Plan represents
an opportunity to utilize existing transit services. Future commuter rail extension to West
Davisville represents a significant opportunity to reduce single occupancy vehicle
commuting in the corridor between the site and Providence, a rapidly growing source of
employees for the Park.
4. Roadway connections to the interstate highway system are being improved with the
completion of RIDOT’s Route 403 Relocation Project. New internal roads are under
construction.
5. Railroad connections to the Northeast Corridor have vastly improved with the completion of
RIDOT’s Freight Rail Improvement Project. The existing railroad facilities on the site have
been improved with rehabilitation work.
6. Quonset State Airport, which includes that State’s longest runway, represents another
potential site asset for corporate-based aviation. With only 17,000 to 20,000 aircraft
operations a year, about equally split between general aviation and the military, the Airport
has additional capacity.
7. The deepwater channels located at the Davisville Piers and the Carrier Pier represent another
unique opportunity for the business park. The current shipping uses (automobiles and
seafood) only use the Davisville Piers. The Carrier Pier has historically been used for ship
repair. Only two industries utilize the channels to barge products manufactured on site.
8. Good water quality of the adjacent Narragansett Bay represents another resource of the QBP
and has attracted aquaculture industries to the Park.
9. The four beaches, woodlands, inland wetlands, and golf course and water views offer
recreational opportunities for the regional community and employees at the Park.
10. Former brownfield sites remediated by the Navy provide a redevelopment opportunity to
showcase less-polluting industrial uses in the Park.

QUONSET BUSINESS PARK MASTER LAND USE AND DEVELOPMENT PLAN
QUONSET DEVELOPMENT CORPORATION

2-4
ADOPTED OCTOBER 2008

CHAPTER 2: LAND USE

2.3

Land Use Definitions

Airport: Airport land uses refer to uses that meet the needs of general aviation including
runways, taxiways, buildings, parking and circulation, storage, and terminals. Existing Quonset
State Airport lands are owned by the RIDOT and managed by RI Airport Corporation (RIAC)
and not QDC. Also included are existing lands owned by the RI Air National Guard (RIANG),
which plans to expand across Airport Street.
General Industrial: General Industrial uses are facilities for a broad range of industrial
activities, including such enterprises as open storage, fabrication, material processing, packaging,
distribution, and related offices and manufacturing facilities. The intent is to locate such
activities in areas where minimal impact 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 general
manufacturing, research and development, warehousing and wholesaling, and light assembly or
any combination thereof within enclosed buildings.
Commercial Services Development: Commercial Services Development initiatives are nonresidential and intended to provide supportive land-use activities to the business park including
office, retail sales and services, and institutional and public activities. These uses are combined
on a single parcel or within one structure.
Public and Recreation: Public and Recreation uses are intended for developed lands dedicated
to public uses, such as federal, state, and municipal facilities. Publicly-managed recreational
facilities, such as parks with facilities, golf courses, athletic fields, and bike paths, are also
included as well as historic and cultural resources. These resources are outlined in the Public
Access Plan.
Open Space and Conservation: Open Space and Conservation uses are public and private
undeveloped open spaces, including parks without facilities, beaches, conservation areas,
preserves, and buffers around natural features and between adjacent land uses. These resources
are outlined in the Public Access Plan.
Waterfront: Waterfront uses are intended for water-related and water-dependent industrial and
commercial activities, including those associated with use of the water as a primary resource or
an amenity to the activities. Also included are water dependent public access.
Transit/Commercial/Services: Land Development patterns that are carefully planned and
designed to attract and retain ridership. Typically the Transit/Commercial/Services provides for a
pedestrian friendly environment including a mixture of employment, shopping and civic uses
located within an easy walk of the rail transit.
2.4

Overall Land-Use Concept

Figure 2-3 shows the overall land-use concept embodied in this Master Land Use and
Development Plan. It seeks to optimize development of QBP as a first-class business park. This
includes attracting businesses and industries that can make use of the park’s regional location
assets, its onsite freight multimodal and transit centers, and its large, flat-land parcels.
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Accordingly, businesses that are dependent on rail access are located close to the two railroad
corridors. Similarly, water-related and water-enhanced uses are concentrated near the deepwater channel, marine facilities, and extensive waterfront. A mix of office and commercial uses
are proposed near Post Road, to provide an attractive site entrance. Further, the land-use concept
provides for a landscaped buffer between the adjacent neighborhoods and business activities,
such as along Newcomb Road and the edge of Kiefer Park. It provides for simulation of the
surrounding community into the park, most visible by a proposed bike path network that links
the abutting communities with the site’s open spaces and water resources.
For the purpose of this Master Land Use and Development Plan, multimodal transportation
facilities are divided into two distinct sections. The first is a freight multimodal center where
freight is transferred from truck to rail and rail to truck or from ship to rail. The second is a
transit center, which focuses on the movement of people through public transit, bicycles,
walking, or, potentially, an internal park shuttling services between businesses. (See Chapter 4.0
Transportation for more discussion.)
The existing uses at the entire site and potential new opportunities are viewed as a whole, since
they must coexist and prosper, despite vast differences in type of land use, intensity of use, size
of site, and access needs. The open space areas and other natural features such as wetlands and
beaches are protected by this land-use concept. These environmental features are valuable assets
for both the business park and the surrounding communities. The land-use concept is described
below in four functional categories, which have been updated for this Master Land Use and
Development Plan:
•
•
•
•
•

Industrial Development
Commercial/Services Development
Waterfront Development
Open Space and Conservation Development
Public and Recreation Development

Residential development is inconsistent with the economic development objectives of the QDC
and is therefore not an appropriate use for the QBP. Ancillary uses, such as hotels, restaurants,
and child daycare facilities, are considered necessary assets for a first-class industrial and
commercial park.
This Master Land Use and Development Plan emphasizes the RIDEM comments dated
September 4, 2001 that, residential land uses fall under the Remediation Regulations (amended
1996) residential criteria which needs to be considered when locating these types of activities. Of
particular concern is the Davisville portion of the park, which was generally cleaned to
commercial/industrial standards by the Navy based on the approved Base Reuse Plan published
in 1994. With respect to the Quonset portion of the park, there are a number of Formerly Used
Defense Sites (FUDS) which still require investigation and remediation. The responsibility for
cleanup is generally being undertaken by the Army Corps of Engineers. Prior to utilization of this
land, coordination with RIDEM should occur to protect human health and the environment. Since
these areas are being cleaned to the commercial/industrial standards, residential use would not be
appropriate.
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2.4.1

Industrial Development

Economic development of Quonset Business Park is the primary objective of QDC. The proper
location of businesses and industries throughout the site is critical for successful economic
development.
Industries that could benefit from access to railroads are located next to the two main railroad
lines on the site. Railroad access to the Park is significantly improved by the Freight Rail
Improvement Project (FRIP), which added a third track for freight use in the Northeast Railroad
Corridor adjacent to the site in West Davisville.
Within the Park, the Quonset Main Line is located along the south side of Devils Foot Road and
Roger Williams Way, linking the Quonset Waterfront with the Northeast Corridor. The Quonset
Main Line borders or passes through the following Park districts: West Davisville, Kiefer Park,
and the Quonset Waterfront. Railroad access to Quonset, north of Roger Williams Way, is via a
spur across this major access road. Some businesses receive materials by railroad cars today. To
date, trains crossing the road have not negatively impacted vehicular traffic.
In the Park, the Davisville Main Railroad Line is located along the south side of Davisville Road,
linking the Davisville Waterfront with the Quonset Main Line and then the Northeast Corridor.
The existing automobile-importing operation located in the Davisville Waterfront could benefit
from upgraded Davisville Main Line tracks and the FRIP since bridge clearances in the
Northeast Railroad Corridor will be made adequate for tri-level rail cars. The automobileimporting operations then could ship some cars out of Davisville to more distant markets via rail
rather than truck. Road improvements to Davisville Road are necessary to improve safety by
eliminating at-grade crossing of rail and roads. This will allow business owners to take
advantage of rail to ship intermodal facilities.
2.4.2

Commercial/Services Development

The commercial/services development consists of offices, a hotel, restaurants, retail and other
business support operations. These types of uses should be located in Gateway, acting as a
transitional area between the residences north of Newcomb Road and the industrial activities in
the heart of the Park. In the Gateway, a commercial/services development is the entrance to the
Park, and the quality of its development will set the tone and image of the Park to prospective
tenants and the community. The Gateway, with frontage on Post Road (Route 1) and adjacent to
the Route 403/Route 1 interchange, is more accessible.
Office buildings and retail—along with a high level of urban design, architectural standards, and
landscaping—will create an excellent buffer between the residential neighborhood north of
Newcomb Road and the remainder of the business park. Professional offices and R&D activities
are recommended to be located elsewhere in the Park as well, but the largest concentration will
be in the Gateway. Institutional uses should be located here, consistent with the Davisville
Reuse Plan. The Gateway is planned to become the major activity node due to its location at the
entrance to the Park and its access to commercial services and transit.
2.4.3

Waterfront Development

Quonset Business Park is a landmass that projects into Narragansett Bay. Its shoreline extends
from Calf Pasture Point on the north around the manmade bulkhead of Quonset State Airport to
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Kiefer Park on the south. The shoreline includes a wide range of natural resources and facilities
not usually found in a business park. These include a sheltered marine recreation area at Allen
Harbor, deepwater shipping channels at the Davisville and Carrier Piers, Dogpatch Beach area in
Davisville Waterfront, and water depth sufficient for barging manufactured materials on the
Quonset District waterfront, where aquaculture is an existing use at a small facility.
The Master Land Use and Development Plan looks to accommodate a range of waterfront uses
from water-dependent industrial activities to recreation. A waterfront land-use category was
developed to manage these activities. The waterfront is proposed to provide flexibility in the
types of land uses that can be located in the district. The flexibility will allow for alternative
land uses such as recreational activities that provided a transition between the residential areas
along Newcomb Road and the industrial areas within the center of the Park.
2.4.4

Open Space and Conservation, and Public and Recreation Development

Approximately 549 acres of existing open space containing wetlands and natural areas are
recommended for preservation, in some cases as buffers (such as the former Nike site) between
industrial districts and residential neighborhoods. Most of these areas are not connected. The
largest almost contiguous natural area extends from the west end of North Davisville to the Jones
Road area, including Davol Pond, to the Town’s Golf Course at Roger Williams Way. This area
effectively separates the Airport and the Davisville Waterfront District from Commerce Park.
The extensive Allen Harbor/Calf Pasture Point area effectively buffers adjacent residential areas
to its north from industrial development districts.
Active recreational uses exist mainly at Town-owned facilities, the Allen Harbor Marina, and the
Golf Course. Both are heavily used seasonally. Future recreational and tourism facilities are in
the planning stage. These include Seabee Park, which is at the site of the former Chapel in the
Pines, along Newcomb Road, and includes the Seabee statue.
CRMC is responsible to “protect, maintain, and where possible, enhance public access to and
along the shore for the benefit of all Rhode Islanders” (RI Coastal Resources Management
Program, Section 335 “Protection and Enhancement of Public Access to the Shore”). It is the
policy of CRMC to require that applications for commercial and industrial development include
a public access plan. Rather then having each individual applicant for development at QDC
prepare a public access plan, QDC approached CRMC with an innovative solution to meeting the
requirements for Section 335. QDC would prepare a global plan for the QBP that would
indentify properties suitable for public access.
The CRMC approved the comprehensive Public Access Plan for QBP in October of 2005. The
plan outlines individual parcels within the park recommended for public access. They are
grouped by beach, open space and conservation, recreation, historic and cultural facilities, and
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 Spink Neck Beach. Public and
recreational areas are shown on Figure 2-1.
One bicycle route is proposed to link the community with the park in its own right of way.
While this route would primarily be used for recreation, it also can serve commuters since it will
link the two proposed transit centers with major destinations in the Park. The bike path is being
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designed and will be constructed along Newcomb and Perimeter Roads, along the north side of
the site. It will connect the proposed hotel/restaurant/retail and office uses along Post Road and
the nearby transit center in the Gateway with North Davisville, Allen Harbor, and Calf Pasture
Point. The bike path will be in its own right of way within a landscaped buffer between the
residential and open space areas outside the Park and the business park. For more details about
the bike path as a shared-use transportation facility (e.g., pedestrians and bicyclists), please see
Chapter 4.0 Transportation.
2.5

Quonset State Airport

The Quonset State Airport is a public-use facility and the largest property user at the Quonset
Business Park not under the control of QDC, about 680 acres. The land is owned by RIDOT and
leased to RIAC. RIAC has hired Landmark Aviation to manage the Airport, as well as the three
other small State airports. QDC views the Airport as an asset for future business development of
the Park.
The Airport occupies much of the waterfront shoreline, which extends east from the Davisville
Waterfront District along the bulkhead that encloses land area filled by the Navy, then south to
Carrier Pier. The area generally between Runway 16/34 and Runway 5/23 and the Bay is
unused, contains abandoned runways along the shoreline, and has limited access from the north.
There is a desire by QDC to put this vacant land to productive use. The area south of the runway
intersection also is unused, but is needed for aircraft safety. Just beyond the southern limits of
the Airport property are QDC’s Wastewater Treatment Plant, and Carrier Pier. In 2004, the
Quonset Airport Master Plan was drafted to define facility needs and evaluate development
alternatives for a 20-year period that were efficient and environmentally acceptable for the
airport. It was prepared with federal, state and local representatives. In 2006, this document was
updated.
QDC would like to assist RIAC in converting the unused airport property into jobcreation/economic-development use. The property could be used for water-dependent and waterrelated activities in compliance with FAA operational requirements. A major constraint to the
property is road access. The only access available currently would need to cross active runways.
One possible solution would be to construct a causeway from the Davisville Pier area.
Construction of a causeway would require environmental analysis and review by CRMC because
of the potential impacts to coastal features and water quality.
The QDC acknowledges that both the RIANG and the Army National Guard Air Wing are active
units and will continue to be based at the Airport and use the main runway. Facilities are used
to conduct maintenance, training, and aviation operations. Currently the Air National Guard
sublets approximately 17 acres to the Army National Guard, but, according to the Quonset
Airport Master Plan, this has been found to be insufficient to meet the Army National Guard’s
current mission. It is estimated that an additional 8.5 acres will be acquired, expanding
operations across Airport Street.
2.6

District Plans

The QBP is divided into districts, shown in Figure 2-4, each with unique qualities based on their
location within the park, average lot size, and available infrastructure, among other features.
Building on these qualities and existing businesses, each district is assigned a general land-use
category or categories that define the most suitable type and density of development. For
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example, districts with large vacant parcels offer particular opportunities for heavy industry. To
take it one step further, QDC has identified development initiatives, which are shown on Figure
2-5. Several of these initiatives are current, meaning QDC is actively pursuing a development
partner or business sector; and some initiatives are “future,” meaning QDC has determined,
based on several factors, that a particular business sector would be most suitable for the parcel
which will be pursued in the future (Figure 2-6). Infill development is also occurring. This
refers to smaller development sites within the district that are available for development to
individual businesses. Infill is provided as total acreage and will be developed based on the
general land use assigned to the district.
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.
The following sections describe existing conditions and specific recommendations for future
development in each of the eight districts within the Quonset Business Park.
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2.6.1

West Davisville

Existing Conditions

•

Boundaries are Northeast Railroad Corridor on the west, Devils
Foot Road (State Route 403) on the north, Post Road (U.S. Route
1) on the east, and undeveloped areas to the south (Figure 2-7).

•

The District is 316.7 acres, is roughly triangular in shape, and is
separated from the rest of the Park.
− 176.7 acres are developed (including roads and rail ROW).
− 54.7 acres are undevelopable.
− 19.4 acres are available for infill development.
− 39.8 acres are available for future development initiatives.
− 26.1 acres are under agreement.

Recommendations

•

Additional acreage was occupied temporarily by the U. S. General
Services Administration (GSA) for laydown area for the adjacent
Northeast Railroad Corridor Electrification Project. The remainder
is undevelopable and will remain open space.

•

The average lot size in West Davisville is 8.1 acres with an
average building size of 53,300 square feet.

•

In 2007, there were 539 employed in West Davisville.
average is 5.2 employees per acre.

•

Access is from Devils Foot Road to the south via Mike Road and
Compass Circle. Railroad access is via the Davisville Main
Railroad Line that connects the Northeast Corridor to Davisville
Piers and via the Quonset Main Line farther east to Quonset Point.

•

Unique features include the combination of rail and highway
access that can serve industries that benefit from truck or rail
access, such as the existing distribution facilities located here.

•

The Routes 403/1 interchange provides expressway access to both
Roger Williams Way and Davisville Road. Access from within
the Gateway to the new interchange is via Gate Road to Post Road
(U.S. 1). Ramp D from Post Road provides access to Route 403
eastbound to Quonset and Commerce Park. Gate Road connects
Davisville Road and Post Road. Access to the Gateway from
Quonset and Commerce Park is via Ramp BB off Route 403
westbound above Davisville Road on a bridge to Gate Road.

•

Employment build out is estimated to yield 509 jobs in the
District.
Forty (40) acres are recommended for Transit/
Commercial/Services and Commercial/Services, yielding nearly
279 jobs. General industrial uses, particularly distribution and
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manufacturing industries, are recommended for infill properties,
yielding 230 jobs.
•

A freight multimodal center and a future transit center may be
appropriate for West Davisville considering the following
independent projects:
1. RIDOT’s Route 403 Relocation Project provides direct
expressway access to Routes 4 and then I-95 via an exit at the
future West Davisville Road (east of and parallel to current
Mike Street). West Davisville Road is the only roadway
access point to the district.
2. RIDOT’s Freight Rail Improvement Project provides a third
railroad track for freight trains in the Northeast Corridor. This
improves access to northeast and midwest markets from QBP.
3. RIDOT’s future extension of commuter rail southerly from
Providence is being evaluated to include a stop at West
Davisville. Provisions for park and ride, bus rapid transit, a
potential Park shuttle bus, and bicycles are being considered.
Coordination with Rhode Island Public Transit Authority
(RIPTA) and RIDOT is required.

•

The scale of the future transit center will be consistent with the
surrounding area and sensitive to the adjacent residences.

•

The freight multimodal center site gives the area’s access both to
Northeast Railroad Corridor and the relocated Route 403 exit at
West Davisville Road. A minimum of 15 acres are needed for new
railroad spur(s) and truck parking/ loading/unloading. These
activities would be screened from residential uses along Devils
Foot Road by such means as heavy landscaping, to be determined
later when such a multimodal center proposal advances to planning
and implementation.

•

The potential future commuter rail 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. Access to the station would be from West
Davisville Road to a new local street to be built within the
industrial district.
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2.6.2

Gateway

Existing Conditions

•

Boundaries are Post Road on the west, Newcomb Road on the
north and Davisville Road on the south (Figure 2-8). Post Road is
developed in a strip commercial pattern, and Newcomb Road is
developed as garden apartments and single family residential.

•

District includes 123.9 acres.
− 25.4 acres are developed (including roads ROW).
− 18 acres are undevelopable.
− 80.5 acres are active development initiatives.

Recommendations

•

The average lot size in the Gateway is 9.9 acres and the average
building size is approximately 88,400 sf.

•

In 2007, there were 91 employed in the Gateway.

•

Access is via Davisville Road near the intersection with Roger
Williams Way/Devils Foot Road and a ramp to Post Road. The
Davisville Main Railroad Line is on the opposite side of Davisville
Road with no railroad spurs across the Road to the Gateway.

•

A commercial services development consisting of 961,660 sf. of
office, hotel, retail, restaurants and a premiere sports complex on
72.5 acres has been approved and is currently under construction.
The district is expected to yield an additional 2,165 jobs from the
Gateway project at full build out.

•

Open space and recreational uses are also proposed for the district.
A 50-foot-wide landscaped buffer including a bike path is
proposed along Newcomb Road to link the transit-oriented center
and the planned West Bay Bikeway along Post Road with Calf
Pasture Point along the northern edge of the Park.
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2.6.3

North Davisville

Existing Conditions

•

Boundaries are Newcomb Road on the west, abandoned Perimeter
Road on the north, West Allen Harbor on the east and Davisville
Road on the south (Figure 2-9).

•

District includes 287.7 acres and is largely vacant. The former
Navy Construction Equipment Department (CED) used the site.
− 73.6 acres are developed (including roads ROW).
− 96.1 acres are undevelopable.
− 112.7 acres are available for future development initiatives.
− 8.0 acres are active development initiatives.
− 3.4 acres under agreement.

Recommendations

•

In 2007, 75 were employed in the North Davisville District or 1.4
employees per acre.

•

The average lot size in North Davisville is 3.7 acres and the
average building size is about 9,300 sf.

•

The Town Department of Public Works Garage is located in this
District.

•

Access is from Davisville Road via Perimeter Road and Marine
Road. The district contains deteriorating roads formerly used by
the Navy.

•

Employment build out is estimated to yield 678 jobs in the
District. Recommended land uses for the future development in
the district are light industrial and waterfront uses, yielding nearly
608 jobs. Active development initiatives will yield 70 jobs.

•

The District is suitable for temporary parking of imported
automobiles, distribution and warehousing businesses in low
structures. Such uses are compatible with the “light” industrial
use. 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 (PBC) via U.S. Department of Transportation (DOT),
Marine Administration (MARAD.) The District will require new
sewer and water infrastructure.

•

Open space and recreation uses are also recommended for this
district. A 50-foot-wide buffer and bikeway is proposed along the
west and north sides, providing access to the adjacent Allen
Harbor and Calf Pasture Point areas. A roughly 16-acre wedgeshaped woodland along the north side of Davisville Road and a 22-
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acre woodland area (former Nike site) in the northwest corner are
reserved for conservation.
•

The Master Land Use and Development Plan supports the
preservation of the Allen Madison House. Access to the house
will be provided by the QDC in support of its use as a public
access point.

•

Conservation areas within the district are along Perimeter and
Davisville Roads (N-3 and N-4, respectively). N-3 consists of two
large woodland parcels in the northwest corner of North
Davisville. This area acts as a buffer between residential areas and
Park activities. Many of the trees are large oaks and hickories with
a stand of large white pines. Area N-4 contains an important shrub
community adjacent to Davisville Road that was part of a
reforestation effort in Quonset years ago. It extends over a half
mile and acts as a buffer to activities behind it.

•

QDC has constructed a parking lot for public access to Calf
Pasture Point which is owned by the Town of North Kingstown.
The parking lot is also located at the terminus of the QBP shared
use path.
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2.6.4

Davisville Waterfront

Existing Conditions

•

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 (Figure 2-10). The
1,500-foot-long Spinks Beach is located along the northeast
boundary. The District includes Little Allen Harbor, a small bay
east of Allen Harbor, and Fry’s Cove, a fishery.

•

District includes 289.5 acres.
− 169.4 acres are developed (including roads and rail ROW).
− 50.4 acres are undevelopable.
− 69.7 acres are available for future development initiatives.

•

In the Davisville Waterfront District, the average lot size is 8.66
acres and the average building size is approximately 20,200 sf.

•

In 2007, 395 were employed in the district or 2.7 employees per
acre.

•

The 91-acre 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.

•

Calf Pasture Point, 198 acres of largely undeveloped beach and
conservation area also abuts the district. The 49-acre West Allen
Harbor area, according to the lease with the Town of North
Kingstown, includes a wetland and 4,500 feet of shoreline.

•

The US Navy transferred Calf Pasture Point and Allen Harbor
Landfill to the Town of North Kingstown, which has been capped
and remediated by the U.S. Navy.

•

Access to the Piers area is via Davisville Road. Access to the
small industries located along Little Allen Harbor, north of the
piers area, is via Patrol Road. The Davisville Main Railroad Line
terminates at the piers.
The 168-acre Pier Support Area includes Dogpatch Beach and a
wetland. Access is via Davisville Road to Thompson Road and
Thorpe Street. There are railroad spurs in the northern section
near the Davisville Main Railroad Line.

•

Recommendations

•

The Pier Support Area is subject to use restrictions as a result of
the PBC from the U.S. Maritime Administration. Under the deed
from the U.S. Government to QDC, QDC is restricted to only use
the area for the development and operation of a port facility, as
defined in the deed. In order for QDC to pursue land-use concepts
that propose water-enhanced activities not associated with port
development and operations, QDC must obtain written consent
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from the U.S. Maritime Administration (USMA). The area subject
to the USMA restriction is currently being utilized as a logistic
terminal and the plan recommends continuation of those activities.
•

Alternative activities to be considered emphasize water-dependent
and water-dependent or water-enhanced uses.
1. Continuation of existing uses at the Piers (i.e., auto importing,
exporting, and temporary parking and seafood transporting and
processing).
2. New industrial and office uses, including those that are water
dependent, are recommended for the available and developable
acres between the Piers and the Airport for marine trades and
office/ research. An additional 1,467 jobs can be anticipated at
full build out of the District.

•

The upland areas of Fry’s Cove should be reserved for waterrelated and water-enhanced uses. Proposed uses should be closely
coordinated with CRMC. Thirty-five acres of this area are
adjacent to Runway 16/34 and are part of the airport property.
Aviation-related uses should be considered in conjunction with
RIAC.

•

Additional public access to the shore and open space is identified
at Spink’s Neck Beach. A proposed conservation area is located
south of the Piers and includes Dogpatch Beach. A small stream
flows through dense woodland and shrub thickets, offering
substantial wildlife cover and is particularly valuable to small
mammals and songbirds.

•

Conservation areas will be maintained in the district. West Allen
Harbor contains a tidal creek inlet bordered by a large expanse of
salt marsh and tidal mud flats. Calf Pasture Point Beach is more
than a half mile along Narragansett Bay with several inlets that
feed small patches of salt marsh and brackish water. Calf Pasture
Point is accessed by the proposed bike path that runs along the
northern edge of the Park from the Gateway.
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2.6.5

Airport District

Existing Conditions

•

Quonset State Airport boundaries include: wetlands such as Davol
Pond south of Jones Road on the northwest; Davisville Waterfront
District on the north; Narragansett Bay on the east and south; and
Airport Road and on the southwest (Figure 2-11). The QDC Steam
Plant (closed in 2002) and WWTF are located south of the Airport.

•

The Airport occupies 680.7 acres, the largest single user at
Quonset-Davisville with almost 18% of the land area. Much of
this land was created with fill by the Navy during World War II.
− 150.6 acres are for aviation development.
− 113.0 acres are dedicated to the RI National Guard.
− 342.1 acres are existing aviation operations.
− 75.0 acres are for non-aviation use (future development
initiatives).

•

In 2007, 1,591 (14.1 employees per acre) were employed in the
district, including the Rhode Island National Guard.

•

There are two active runways: 16/34 (7,504 feet long) and 5/23
(4,000 feet long). The longer runway is the longest in the State.
Runway 16 has an instrument landing system, and there is a
control tower. Other runways next to the Bay are abandoned.
There are approximately 17,000 to 20,000 flights a year according
to the Quonset Airport Master Plan, between the Military (Army
and Air National Guard Units) and general aviation. The annual
late June, two-day weekend Quonset Air Show has attracted up to
140,000 spectators, depending on flying conditions.

•

Access to the terminal building is via Eccleston Avenue from
Roger Williams Way. The Quonset Air Museum is on Airport
property on Eccleston Avenue near Roger Williams Way.

•

General Aviation hangar buildings were installed in 1998, east of
the terminal building.

•

In 2006, RIAC completed an update to the 2004 Quonset State
Airport Master Plan.

•

The Airport District also includes the Rhode Island Air and Army
National Guard facilities located near Belver Avenue and Cripe
Street, occupying approximately 76 acres of the district.

•

At the east end of the District, beyond Runway 5/23, is the QDC
wastewater treatment facility and steam plant, occupying an
additional 15 acres. The steam plant closed in 2002.
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Recommendations

•

This District formerly housed the U.S. Naval Air Station and
Naval Air Rework Facility at Quonset Point.

•

The use of Quonset State Airport land is currently under the
jurisdiction of RIAC. However, use of the Airport by corporate
aircraft is considered a benefit to the business park because of the
unique asset such use would provide to certain classes of
businesses. Its continued use for this business purpose is strongly
recommended. Aviation development is estimated to yield 300
jobs at full build out of the District.

•

QDC is discussing with RIAC the use of the underutilized airport
property. QDC believes that the large size of the eastern end of
the airport property could be used for public access to the
waterfront, such as a proposed sailing center. This type of use
would meet the height limits imposed by the adjacent runway. It is
an ideal location for this water-dependent use.
In order to use this property, a new access road would need to be
constructed from the Davisville Waterfront District. This parcel is
approximately 32 acres and will yield 326 jobs at full build out of
the District.

•

Military and other general aviation activities, including
recreational flying, in contrast, have a neutral effect on private
business development purposes at the remainder of the business
park. There are few spin-off benefits for industrial development.
Nevertheless, these uses are assumed to remain for Master Land
Use and Development Plan purposes.

•

Access to the airport will remain the same, via Eccleston Avenue
from Roger Williams Way. An alternative access point from the
north will be from the new proposed Cross Park Road via the
alignment of present Cripe Street, if straightened.

•

The Army National Guard is expanding its facility into an 8.5-acre
site along Airport Street, across from the current location.

•

The Proposed Land Use Plan identifies Airport Area. The District
Plan recommends non-aviation uses within the Airport Area.

QUONSET BUSINESS PARK MASTER LAND USE AND DEVELOPMENT PLAN
QUONSET DEVELOPMENT CORPORATION

2-42
ADOPTED OCTOBER 2008

CHAPTER 2: LAND USE

2.6.6

Commerce Park

Existing Conditions

•

•

•
•
•

•
Recommendations

•

•

•
•

•

Boundaries include Davisville Main Railroad and Davisville Road
on the north, natural areas on the east, the Town Golf Course on
the south, and the right of way for the new Route 403/Route 1
interchange, and Roger Williams Way on the west (Figure 2-12).
District includes 527.7 acres.
− 296.0 acres are developed (including roads and rail ROW).
− 77.9 acres are undevelopable.
− 93.2 acres are available for future development initiatives.
− 57.6 acres are available for infill development.
− 3.0 acres under agreement.
The average lot size in Commerce Park is 6.56 acres and the
average building size is about 55,600 sf.
Employment in 2007 was 1,221 in the district or 6.4 employees per
acre.
Access is from Roger Williams Way via Commerce Park Road,
which connects the District businesses to both Roger Williams
Way and Davisville Road. Railroad access is from the Davisville
Main; one spur track services Star Gas Company.
Unique assets include the largest amount of available, sewered
land in the Park, suitable for tenants requiring large parcels.
General industrial uses are recommended for this district,
specifically rail-dependent industrial uses at 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.
Future and infill development initiatives could yield 998 additional
jobs in light industrial uses at full build out of the District.
The distribution industries should be located near the rail and
roadway access facilities in the northern part of the district. The
manufacturing industries should be located in the southern half.
The office/services businesses should be located along the western
edge of the district, maximizing corporate visibility and exposure
to and from the new relocated Route 403 interchange approach
roadway.
Primary access would be from Roger Williams Way on the south
via the Commerce Park Road. Additional access would be from
Davisville Road on the west via the Cross Park Road. Internal
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local roadways would connect to Cross Park Road. Commerce
Park Road separates the rail-dependent from truck-dependent uses.
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2.6.7

Quonset

Existing Conditions

•

The Quonset District, includes the town-owned golf course and is
bordered by Commerce Park to the northwest, the Airport District
to the northeast and Roger Williams Way to the south. The district
extends to the waterfront along Narragansett Bay (Figure 2-13).

•

The district is 537.0 acres, including the 138-acre municipal golf
course.
− 335.8 acres are developed (including roads and rail ROW).
− 146.4 acres are undevelopable.
− 18.5 acres are available for infill development.
− 36.3 acres are under agreements with QDC.

Recommendations

•

Employment in 2007 was approximately 3,264 or 11.3 employees
per acre.

•

The average lot size in the district is 13.8 acres and the average
building size is about 56,500 sf.

•

The hanger structures on the site are very large, tall and visible for
miles, including from north Jamestown and the Jamestown Bridge.
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.

•

Since June 2003, the Vineyard Fast Ferry has been operating a
ferry service from Quonset to Oak Bluffs in Martha’s Vineyard.
The high- speed ferry service reaches the island in about 90
minutes.

•

Future and infill development uses could yield an additional 130
general industrial jobs at full build out of the District.

•

Parcels under agreement could produce an additional 242 jobs.

•

Aviation-related uses such as small aircraft manufacturing and
aircraft repair should be located on the parcels closest to the
Airport.

•

Rail access is possible but would have to cross Roger Williams
Way as the railroad track spur into the Toray property does at
present. It is anticipated, however, that truck-dependent users
would predominate with direct access to Roger Williams Way and
Cross Park Road.

•

Waterfront and rail-dependent industries would find the
developable vacant areas attractive. The District has similar
characteristics as the Davisville Waterfront district (available rail,
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•

roadway, and direct access to the water).
The Quonset Air Museum will continue to be a tourist attraction
and a point of public access.

•

Public access is proposed at Compass Rose Beach.
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2.6.8

Kiefer Park

Existing Conditions

•

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

•

The 162.4-acre District includes undeveloped area, open space, a
former U.S. Navy salvage yard, and developed industrial sites. Part
of the site was formerly used for military housing.
− 121.6 acres are developed (including roads and rail ROW).
− 35.6 acres are undevelopable.
− 5.2 acres are available for infill development.

Recommendations

•

The average lot size in Kiefer Park is 7.28 acres and the average
building size is about 44,600 sf.

•

In 2007, 1,113 were employed in the district (10 employees per
acre).

•

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

•

New utilities have facilitated the development of the district for
light industrial uses in a modern, attractive campus setting. The
district has established a new development quality standard for the
Park.

•

Non water-dependent light industrial industries are being sited in
Kiefer Park because of the Class A industrial environment that has
been created at Kiefer Park. Ideally, and if feasible, waterdependent industries should be located near the waterfront,
consistent with RIDEM comments on the Master Land Use and
Development Plan.

•

The short access easement between Circuit Drive and the
residential area to the west and Camp Avenue will remain
permanently closed and be gated and utilized for emergency
purposes only.

•

Kiefer Park has two natural features that are recommended for
conservation in the Public Access Plan: the 700-foot-long Blue
Beach and the adjacent 11-acre wetland.

•

The Kiefer Wetland is proposed as conservation area. It is a threeacre salt marsh bordered on three sides by a densely wooded
fringe, which isolates it visually from adjacent development and
helps combat bank erosion. A culvert within the woods allows
freshwater to enter the marsh. To the south, the marsh is separated
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from Narragansett Bay by a small beach with sand dunes.
•

It is projected that infill development will yield an additional 52
jobs at full build out of the District.
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3.0

Context

The 2008 Master Land Use and Development Plan is based upon QDC’s vision of seven
interconnected goals: improve “curb appeal,” to continue to build on existing assets at the QBP,
develop strong concepts as a foundation for smart growth and good design, create buffers
between external residential and internal industrial use, explore complementary land uses as
avenues to good jobs, focus on market-based economics and public/private partnerships, and rely
on no single land use, solution or user.
The 2008 Master Land Use and Development Plan is an update to previously prepared plans. It
incorporates many of the features of these plans. This chapter begins with a discussion of these
plans as they formed the basis for the 2008 update. This chapter also discusses the external and
internal influences that affect the future development of Quonset Business Park. External
influences include various State and local guide plans and procedures that directly impact
development activities at QBP. These include the State Guide Plan Element 112, the Quonset
Airport Plan, the North Kingstown Comprehensive Plan and the Development Review Process.
There are many elements of the State Guide Plan that the Office of Statewide Planning uses to
evaluate consistency of development at the QBP with the State Guide Plan. Internal influences
include regulations that guide and control development at the QBP including the QDC
Development Regulations, Stormwater Management and Public Access Plans. The context for
preparing the Master Land Use and Development Plan is also influenced by the historical
development at QBP that was related to previous Master Plans. This chapter begins with a
review of how previous Master Plans have influenced development at QBP and identifies recent
milestones (2004-2007) of development activities at QBP.
3.1

Background

The 2008 Master Land Use and Development Plan is intended to integrate the goals and
objectives of the newly established QDC, which was formed in 2005 as a real estate,
development and management subsidiary of the Rhode Island Economic Development
Corporation (RIEDC). QDC, a quasi public company is a special purpose subsidiary of the
RIEDC. QDC is responsible for development and management of the QBP. The plan further
commits QDC support of the QBP Development Package goal “to develop a well-planned
business park, while recognizing limited resources, as well as the increasingly more complex
land-use and environmental controls.” A $48 million bond issued by RI taxpayers in 2005
furthered the commitment to transform QBP into a modern business park. Pursuant to RI
General Law 42-62-12, in 2006, the Quonset Community Advisory Committee (CAC) was
formed. Referrals by QDC to the CAC are made for the purpose of allowing the public to
comment on a specific project or plan at the park.
The Master Plan was last updated in 2003. The Rhode Island Comprehensive Planning and
Land-Use Regulation Act (Chapter 45-22) recognizes that changes in conditions can alter
assumptions and forecasts used in developing the original comprehensive plans and mandates
that municipalities update their comprehensive plan at least once every five years. Although the
QBP is not considered a municipality and is therefore not required to update its plan, it does
recognize that a Master Plan should be dynamic and respond to changes. An update to the QBP
Master Plan is prepared to be consistent with the intent of the State’s legislation and the changing
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dynamics within the QBP. This update will keep the Master Land Use and Development Plan in
concert with current policies and provide guidance for future development.
As background, the initial Master Plan for the Park was completed in December 1997 as a very
detailed plan which included a 20-year Capital Improvement Program as part of the
Implementation Program. The document was revised in November 1998 to include responses to
comments received from three additional public meetings held in 1998. In addition, it included
updated information regarding water supply capacity. The 1998 Draft Master Plan was accepted
but not officially adopted by the RIEDC.
The 2001 Master Plan update addressed comments received that year from public agencies,
affected towns, Board members, and the general public. These comments were generated by two
public hearings in May and September 2001. The intent of the 2001 Master Plan document was
that RIEDC officially adopt it as an official policy guide for the development of the Park.
RIEDC took the 2003 revision as an opportunity to work with the Town of North Kingstown to
revisit concerns raised during the 2001 update that were not fully resolved. The concerns related
to the definitions of land uses, water conservation, public access, and buffering between Park
activities and adjacent residential neighborhoods. Coming to a consensus on these issues was the
major focus of the revision process. The revised goals and objectives of the Master Plan
integrated those of the Town as outlined in its Comprehensive Plan. Given the resolution of
these concerns, the RIEDC encouraged the Town to take the steps necessary to adopt the 2003
Master Plan revision as part of the North Kingstown Comprehensive Plan.
3.2

Milestones

Understanding the past is the key to understanding the potential for the future. This description
of milestones sets forth recent past accomplishments, while the remainder of the 2008 Master
Land Use and Development Plan focuses on the future. The point is made that there was more
intense use in the past than at present and probably will be again in the future. The milestones
are described to show the very interesting history of the use of the land, which affects the future
significantly—e.g., the Navy-built pier facilities that support existing uses and have potential for
future maritime activity.
Quonset-Davisville (QD) accommodated more intensive activity on the site between the 1940s
and the 1970s than it does today or is likely to in the future. This is because two U.S. Navy
installations were in full operation at the 3,160-acre site during that period, when thousands of
military personnel and civilians trained and worked there, and thousands of aircraft and marine
traffic operations were conducted. The U.S. Navy constructed the multimodal transportation
facilities that still exist at the site, including a large airport, deepwater marine facilities, railroads,
and roadways.
Relatively, the impact of this activity on the host community of North Kingstown was probably
more intensive than it is today, since the bases had more people on site than the Town’s total
population, and roadway access capacity was more limited than it is today. At its peak, the bases
had approximately 25,000 people onsite while the Town’s population was much less. In 2001,
QD had only 6,200 people onsite. In the near future, there will be more highway and railroad
capacity than ever before, thereby lessening traffic impacts on the Town.
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2
0
0
4

Hexagon Metrology - headquarters ground breaking
QDC Management Model - developed
Public Access Plan approved - Beaches, Bike Paths, Historic Museums & Conservation Land
Gateway Plan for Hotel, Retail & Office - introduced
Use of Davisville Pier as Logistics Center for Providence River Bridge
Realignment of Davisville Road - Open House
Cross Park Parkway – design underway
Port Security
Operation & Maintenance Facility - design build awarded

2
0
0
5

2
0
0
6

2
0
0
7

2005

Stormwater Management Plan implementation - underway
Quonset Community Advisory Committee – formed
Quonset Wastewater Treatment Facility RIPDES Permit - issued
Land Sales - BelAir Finishing Acquisition, North Davisville Small Business,
Marrinan Associates
Gateway - development plans unveiled to the public
Demolition Phase IX - underway
Foliage Drive & All American Way – Roadway & Infrastructure Improvements – construction begins
Access Road & Parking Areas for the Public Access Plan developed
Quonset Shared-Use Path Design - underway
Davisville South Bulkhead Repairs – plan development underway
Maritime Way – design begins
Zone “A” Track Rehabilitation Program – completed
Additions – Electric Boat, Toray Plastics, Norad – Bentley Building, Goldline Controls

2007

$48 million Bond issued by RI taxpayers
New Quonset Development Corporation Board of Directors - introduced
QDC Development Regulations - approved
Town Council comments on - Davisville Road
Stormwater Management Plan - prepared
New Boston Development presented plan for Gateway
National Guard Expansion
Route 403 Connector – Phase I opens
Interchange at Route 4 - underway construction
Freight Rail September 2006
North Atlantic Distribution (NORAD) new steel building - completed
Public Comment on Redesigned Davisville Road Configuration - received
Job Lot Distribution Center & Headquarters - built
Hexagon Metrology’s - headquarters built
Terminal Tariff No. 17 - adopted
Compass Circle - construction began
Demolition Phases VII & VIII - completed
Directional Signage Plan - developed
Rail System Condition Survey Planning Study - completed
Fender System & Expansion Joint Replacement Davisville Pier No 1 – repairs completed
Cross Park Rd 16” Water Main Relocation – installation completed
Design of Extension of All American Way and Foliage Drive - completed

Quonset Community Advisory Committee - recommended QDC proceed with Gateway Project
Master Plan Update - underway
Shared Use Path (Babcock Road) – design completed
Highway Directional & Internal Wayfinding Sign Program - installation
Ocean State Drive Roadway & Infrastructure Improvements - construction begins
Zone “B” Track Rehabilitation Program – underway
to develop a $150 million large yacht construction/repair facility – QDC Board preliminary approval
Land Sales – Unetixs, Virginia Transportation, PCM Capital of RI, LLC, Falvey Cargo Underwriting,
Ocean State Testing, M&D Trucking, Riggs & Gallager, Contractors Supply
Unetixs, BelAir and PODS/PCM Capital break ground
RAVV Development LLC joins New Boston Development in the Gateway

Figure 3-1 Milestones Timeline

Milestones Timeline
p.3-3
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The Quonset Community Advisory Committee (CAC) was created to review and provide
recommendations on projects that may require local planning, zoning or other land-use waivers,
while providing an opportunity for public comment and coordination with the Town of North
Kingstown. All projects are further evaluated by the QDC Design Review Committee and are
subject to the Technical Review Regulations adopted in the Development Package.
Figure 3.1 is a timeline of the major milestones in the use, construction, development, and
planning of the QBP.
3.3

Plans and Projects

There are a number of plans and regulations that influence how projects are implemented within
the Park. The following provides a brief description of each.
3.3.1

State Guide Plan Element 112

In accordance with section 42-64-14(a) of the General Laws of Rhode Island, QDC submits
projects to the State Planning Council for a determination of conformance with the State Guide
Plan. There are 28 Elements of the State Guide Plan. State Guide Plan Element 112, Resource
Management in the Reuse of Surplus Navy Lands, was approved by the State Planning Council in
April of 1979. The document requires projects undertaken by the former Port Authority and
Economic Development Corporation to first be reviewed by the State Planning Council for
conformity to the State Guide Plan [Section 42-64-14 (a) of the Rhode Island General Laws].
Procedures established are as follows:
1. Identify the resource base that is available to support the entire area in which the specific
project under review may be located (Quonset Business Park). Existing and planned
resources will be considered. This requires an inventory to evaluate the effect of the
proposal on the following:
o Social factors: labor force, housing, retail sales and services, health facilities and
services, recreation, historic preservation.
o The economy: wage levels disposal income and tax revenues.
o The environment: water supply, water quality, air quality, noise, odor, solid waste
disposal, special or hazardous waste management, fish and wildlife.
o Land use: growth patterns, soils, agriculture, wetlands, minerals extraction, flood
hazards, vegetation.
o Transportation: highway including auto, public transit, and truck, air, marine,
terminal facilities.
2. Estimate the amount or proportion of each resource that will be consumed or impacted.
3. Appraise the adequacy of the resource base to support the proposal under consideration,
development of the area that is already occurred or is committed, planned or probable
development of the area, and other demands likely to be made on the resource base by
development outside the area.
The procedures established in this element are included in the QDC development package, which
is described in more detail below. The regulations are essential in implementing the
recommendation of this Master Land Use and Development Plan. Statewide Planning staff
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compares the proposed project with each of the elements to determine whether the project
conforms. The format of the forms submitted by QDC to Statewide Planning are contained on
the Statewide Planning Program’s Website is www.planning.state.ri.us.
3.3.2

Town of North Kingstown Comprehensive Plan

The 2003 revision process examined closely the consistencies and inconsistencies between the
North Kingstown Comprehensive Plan and the Park’s Master Plan. Dialogue with the Town led
to the identification of commonalities, conflicts and gaps between the plans and
recommendations for amendments to the 2003 Master Plan for resolution. On November 8,
2004, the North Kingstown Town Council voted to amend the North Kingstown Comprehensive
Plan to include the Quonset Master Plan Revision 2003.
Projects Undertaken by QDC

With respect to projects situated on federal land, QDC is authorized to plan, construct,
reconstruct, rehabilitate, alter, improve, develop, maintain and operate projects which can be
maintained and operated by lessees. The QDC Board of Directors determines whether a project
conforms to the North Kingstown Comprehensive Plan. If a project is consistent, it is referred to
the Quonset Community Advisory Committee, which may hold public hearings for the purpose
of permitting the public to comment on the project plan. The advisory committee must submit
written or oral comments within 45 days after its receipt of the project to QDC. QDC then takes
the comments into consideration when deciding to move forward with the project.
If the QDC Board of Directors determines that a project is not consistent with the North
Kingstown Comprehensive Plan, QDC refers the project to the North Kingstown Town Council
to hold public hearings to solicit public comment on the project. The Town Council must advise
QDC of its approval or disapproval within 45 days after its receipt of the project. QDC then
takes the comments into consideration when deciding to move forward with the project.
Figure 3-2 is a diagram of these processes.

Figure 3-2. Review process for projects undertaken by QDC (§42-64-13 of RI General Laws).
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3.3.3

Quonset Airport Master Plan

The Quonset State Airport is a public-use facility and the largest property user (about 680 acres)
at the Quonset Business Park 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). RIAC has hired Landmark Aviation to manage the Airport, as well as the three other
small State airports. QDC views the Airport as an asset for future business development of the
Park. Corporate use of the airport is ongoing and is encouraged. RIAC will break ground on a
new multi purpose hanger/terminal building this year. QDC expects the Airport to continue to be
successful because of its unique potential for increasing aviation-related businesses and functions
at the Park.
In 2004, the Quonset Airport Master Plan was drafted to define facility needs and evaluate
development alternatives for a 20-year period that were efficient and environmentally acceptable
for the airport. It was prepared with federal, state and local representatives. In 2006, this
document was updated. The importance of this document is further discussed in Chapter 2.0
Land Use.
3.3.4

QDC Development Regulations

In September of 2005, the QDC revised its development review process. The Development
Package outlines the steps of the review process and various controls placed on development
within the Park to ensure that projects meet the complex land-use and environmental conditions
of the area. The document assists QDC in meeting the requirements of the State Guide Element
112 and implementing the recommendations presented in this Master Land Use and
Development Plan.
In general, development projects are subject to:
•

•

•

•

•

•

Protective Controls and Covenants: Each project is required to undergo review by
QDC, evaluating all construction and site development within the Park as well as the
subdivision of land.
Land-Use Controls: Proposed land uses within each District of the Park have been
established in this Master Land Use and Development Plan and the development
regulations require future development to be consistent with them.
Environmental and Socio-economic Controls: Each project is reviewed by the state
planning program for its impact, both beneficial and adverse, on natural resources and
the social and economic climate of its surroundings.
Design Review Regulations: Proposed development should be designed in
accordance with established dimensional requirements and building style. Guidance
is provided for each land use.
Development Restrictions: Development projects should meet performance standards
for noise, vibration, water quality, light and glare, electronic interference, heat, fire
and explosive hazards, wetlands, and hazardous materials, among others. Site design
standards include site planning, grading and drainage, land coverage, setbacks,
sidewalk maintenance, parking, circulation, and driveway access, among others.
Sewer User Regulations: All development is required to obtain permission to connect
to any QDC sewer. Fees, requirements, and discharge limitations are detailed.
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Development Process at the Quonset Business Park

The development process at the QBP is initiated with the execution of a letter of intent between
the buyers and QDC. Once the letter of intent has been duly signed by the seller and buyer, the
real estate transaction is brought before the QDC Board of Directors for their approval to
proceed with the transaction. Thereafter, QDC’s legal counsel drafts a Purchase and Sales
Agreement (PSA) for execution by the buyer and QDC.
As conditions set forth in the PSA, environmental review forms must be filed with the RI
Statewide Planning Council for a determination of conformance with the State Guide Plan.
Another condition of the PSA is conceptual design approval by the QDC Design Review
Committee (DRC). Once the State Planning Council had determined a project is in conformance
with the State Guide Plan and approval from the DRC is obtained, the closing can take place.
Following the closing, QDC’s Technical Review Committee (TRC) must approve more detailed
engineering plans. The QDC sewer treatment review is also conducted. Once all applicable
state agency approvals are obtained, the project may proceed to building permit reviews. If the
land for the project is to be purchased, the project must also go through the North Kingstown
development review process and town building permit process. If the land is to be leased, the
project is subject to the state building permit review. This process is depicted in Figure 3-3.

Figure 3-3. Development Process at the Quonset Business Park.
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Design Review Committee (DRC)

Conceptual review of development projects within the QBP are conducted by the DRC, as per
the Design Review Regulations contained in the QBP Development Package. Plans are reviewed
in terms of the quality of the specific proposal and the impact of the proposal on the surrounding
environment and the Park as a whole, including how well the design and layout fits in the overall
image and design of the Park.
Technical Review Committee (TRC)

Once a project receives approval from DRC, the project must be evaluated by the TRC as per the
TRC regulations contained in the QBP Development Package. The TRC process entails a more
detailed examination of the proposed development plans such as site access, grading, drainage,
utility service and traffic impacts.
3.3.5

Stormwater Management Plan

The U.S. Environmental Protection Agency (EPA), on December 8, 1999, finalized the Storm
Water Phase II Final Rule. 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. MS4s are considered point sources
of pollution because they discharge stormwater into discrete conveyances, including roads with
drainage systems, municipal streets, catch basins, curbs, gutters, ditches, man-made channels,
and storm drains. MS4s are publicly owned, operated, and designed or used for collecting or
conveying stormwater. The Quonset Business Park is considered an MS4 and required to
comply with these regulations.
In Rhode Island, the local NPDES permitting authority is the Rhode Island Department of
Environmental Management (RIDEM). RIDEM’s permit program is known as the Rhode Island
Pollutant Discharge Elimination System (RIPDES) Program. RIPDES Phase II Stormwater
regulations became effective March 19, 2002. Under these regulations, the QDC is required to
develop and implement a stormwater management program that includes six minimum control
measures, evaluation and reporting efforts, and recordkeeping. The stormwater management
program must be designed to:
•
•
•

Reduce the discharge of pollutants to the “maximum extent practicable,”
Protect water quality, and
Satisfy the appropriate water quality requirements of the Clean Water Act.

The Phase II Stormwater Management Plan (SWMP) for QBP was drafted in March of 2004 and
updated in February 2006. It is composed of six required elements, or minimum control
measures, as follows:
1.
2.
3.
4.
5.

Public Education and Outreach
Public Participation
Illicit Discharge Detection and Elimination
Construction Site Stormwater Runoff Control
Post-Construction Stormwater Management
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6. Pollution Prevention and Good Housekeeping
As required for each control measure, best management practices (BMPs) are listed in each
section of the plan followed by measurable goals to gauge program effectiveness. Each control
measure is specifically tailored to meet the needs and special circumstances of the business park.
A timeline for implementation of the programs, as well as staffing and coordination to make the
programs successful, are also discussed. The SWMP also provides a system for evaluation and
assessment reporting.
3.3.6

Public Access Plan

Creating public access to the shore within the Park was required by the Coastal Resources
Management Council (CRMC). A standard policy of CRMC is to maintain access to the shore
and review development projects for support of this effort. Initially, QDC had allocated access
on a case-by-case basis. It became apparent that the development of a public access plan would
be more efficient. Having an inventory of existing public access areas and potential sites would
benefit both the public and QDC in its development of the Park. CRMC approved the
comprehensive Public Access Plan for QBP 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 Spink Neck Beach.
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4.0 Transportation
This chapter describes the transportation plan for the Quonset Business Park. It is important
since the transportation plan binds together the disparate districts in this large 3,160-acre site
with a network of roadways and railroad lines intended to serve the existing and proposed land
uses in the Park. The transportation and land use plans have been integrated to provide for a well
functioning business park. Moreover, the Park’s internal transportation facilities also benefit
from new roadway and railroad improvements outside the site by the RIDOT. Accordingly, the
future employment level and travel characteristics have been planned to remain within the
capacities of these improvements so as to not adversely affect the surrounding community and
the Master Land Use and Development Plan assumes that all the planned ramps will be built.
This chapter includes recommendations for the following: the roadway system; a future transit
system including buses and commuter rail; a bicycle path; and improvements to the railroads.
The plan also forecasts the future traffic projections for the full build-out of the site, based on the
market analysis and the land use plan. It does not include recommendations for the Quonset
State Airport, since QDC has no jurisdiction over it; but the airport is discussed in relation to the
development of the Park in Chapter 2 Land Use and other components of the Master Land Use
and Development Plan.
4.1

Roadways

4.1.1

Regional Access

Access to QBP from the north starts from Interstate Highway 95 (I-95), five miles northwest of
the Park, which is the major roadway providing regional access to the site. The first segment of
the roadway connection from I-95 to the site is on a limited access divided highway (Route 4).
The second segment is a two-lane road (Route 403) that leads to the third segment, a newly
constructed Relocated Route 403, which is a four-lane road. Further a new Route 403 Freeway
at Route 4 is schedule to open in September, 2008 which will tie into the previously relocated
Route 403. This work will include the completion of work and restoration of Frenchtown Road.
The finished tie-in construction of the new Freeway at the West Davisville Interchange is
scheduled to be completed in December, 2008. This will include a new tie-in for the Devil’s
Foot Road and School Street intersection. Also to be competed at that time will be the remaining
ramp work at the Route 4 Interchange and the removal of Route 4 Bridge #765, south of
Frenchtown Road. Direct I-95 access from the north (Providence and Boston) is provided via
ramps to Route 4 southbound. Direct I-95 access from the west (New York and Connecticut) to
Route 4 southbound is not provided. Access is via I-95 ramps to Route 2 southbound,
approximately 0.5 miles east of Route 4 through a signalized intersection onto Route 401, then to
Route 4. Although RIDOT is planning to provide such a connection in the future, the project is
not currently funded.
Access to the site from the south (southern Rhode Island, Newport and the eastern Narragansett
Bay area) is provided via Route 1 (Post Road). From Newport, Route 138 westbound from
Aquidneck Island interchanges with Route 1 about five miles south of the Park entrance. From
other areas in Washington County, Route 1 is the most viable route. It can be accessed by most
major roadways in the region.
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Regional highway access to the QBP has been improved significantly. Route 403 has been
relocated from a two-lane local road to a four-lane highway from School Street (at Devil’s Food
Road) southbound into the Park. Improvements have been made within the Park using a ramp
network to the Park and Route 1 (Post Road) and ramps at West Davisville. Further
improvements are being made to Route 403 beyond the Park at Route 4. The schedule of
continued work on the relocation of Route 403 is shown in Figure 4-1.
The connecting ramps between Route 403 and Davisville Road in the Park (Ramps A and EE)
are two lanes in both directions. Gate Road terminates at Davisville Road at an at-grade
signalized intersection. This signalized intersection will be replaced with a roundabout, serving
not only the Route 403 ramps and Gate Road, but a redesigned Davisville Road (serving the
logistics terminal) and a New Connector Road providing access to other Davisville Road
destinations. Ramp BB (from Roger Williams Way) is on a viaduct over Davisville Road and
the Davisville main railroad line and provides access from Roger Williams Way to Gate Road
and Post Road.
Route 1: Route 1 (Post Road) is a major four-lane arterial road in a north-south alignment,
providing local access between Warwick and southern Rhode Island. Route 1 passes in front of
the main entrance to the QBP. Access to the Park is provided at a signalized intersection at Gate
Road (to Davisville) and at an onramp from Route 1 to Route 403 (and ultimately to Roger
Williams Way).
4.1.2

Quonset Business Park Internal Circulation System

Internal Circulation System

Arterials (“Roads”): The site has two existing primary roadways, Roger Williams Way (four
lanes) and Davisville Road (two lanes). The proposed circulation plan maintains these
roadways, while adding another (New Connector Road). Under the proposed Plan, Davisville
Road will remain a two lane roadway, but its use will be limited to providing access to secured
areas of the Davisville Waterfront District. Other access to North Davisville District and Allen
Harbor destinations will be provided on a New Connector Road. Roger Williams Way is
currently of adequate width and in good condition. Davisville Road has recently been resurfaced
and is adequate for its recommended use. In addition, an improved Cross Park Road would
consist of one lane in each direction and be constructed as local improvements to Jones and
Northrup Roads and Mainsail Drive.
Combined, Roger Williams Way, the New Connector Road and Cross Park Road would form the
main circulation system in the Park. With the addition of an improved third leg to the existing
roads, Cross Park Road, the entire Park would be unified by a triangular circulation system of
arterial roadways. Figure 4-2 shows the roads as well as the hierarchical street network that is
recommended for Quonset Business Park.
Collector Roads (also called “Roads”): The collector road system connects the arterial and local
streets, and are called “Roads.” In West Davisville, a RIDOT-developed interchange at the
Relocated Route 403 Project provides a collector road, West Davisville Road, between Devils
Foot Road and the West Davisville District. Within the Gateway, a collector road (Gate Road)
provides access between Route 1 (Post Road) and Davisville Road, and will provide a new
address for office uses.
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In North Davisville, a new collector road is proposed generally along the alignments of existing
roadway remnants to serve two major functions. First, it would funnel traffic between the Cross
Park Road and two points along Davisville Road. North Davisville Road would provide new
accessibility for interior land parcels.
In Commerce Park, Commerce Park Road connects to Cross Park Road and Roger Williams
Way. The westerly segment of Callahan Road, east of former Spinnaker Street, connecting to
Davisville Road has been permanently closed due to construction of the Route 403 Interchange.
The Park’s roadway cross-section (shoulder width and landscaping) establishes the character of
the development. A first class site should develop roadways with ample landscaping, large
frontages and sufficient roadway capacities to accommodate peak period traffic flows. Collector
roads are, therefore, recommended to be two-lane roads with shoulders.
Local Access Streets: Local streets are not discussed, as many of the existing streets are likely to
be replaced to better serve future parcel development for industrial tenants/owners. Local streets
should be two lanes wide and intersect with collector roads only, not with the three major roads,
if at all feasible.
Circulation Pattern among the Districts

The following is a description of how one would travel among the eight districts within the Park
when all the recommended roads are completed. While the new Route 403/Route 1 interchange
greatly assists Park traffic to access Route 1, Route 4 and the regional roadway network, it
complicates, somewhat, inter-park access. Cross Park Road consists of improvements to Jones
and Northrup Roads and Mainsail Drive.
West Davisville District employees (and visitors) access the district via the Route 403
expressway. Access is from both Routes 1 and 4. They exit the expressway at the West
Davisville Road exit to enter the district. Existing and new local streets within the district
provide access to their job locations. To access the rest of the Park, they use West Davisville
Road to access the entrance ramp to the expressway that takes them to New Connector Road and
Roger Williams Way freely with no traffic signals.
Gateway employees and visitors access the district from Route 1 at Gate Road, a signalized
intersection, and from the west on the Route 403 expressway at Gate Road at a currently
signalized intersection to be replaced by a roundabout. To access districts off Roger Williams
Way, traffic has to use Route 1 southbound to an on-ramp to Route 403 eastbound. To access
Commerce Park, they make a left turn at Commerce Park Road. To access the Quonset District,
Quonset Waterfront and Kiefer Park, traffic continues eastbound on Roger Williams Way.
Access to the Davisville districts is primarily via the New Connector Road starting at the
Gateway roundabout. Access to the secure port area of Davisville Waterfront District is
discussed below. Alternative access is gained by traveling eastward on the New Connector
Road, then right onto Cross Park Road.
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Employees in the North Davisville District access the Park via the Route 1/Route 403
interchange and the Gateway roundabout, and continue on New Connector Road to Cross Park
Avenue. Cross Park Avenue also is used to access the Commerce Park and Quonset Districts.
Employees in the Davisville Waterfront District access the area the same as above, except they
continue past Cross Park Avenue farther northeast on Jones Road and Thompson Road. The
exception is the secure port area, which will be accessed from the existing Davisville Road. The
use of Davisville Road will be changed to solely providing access to gated port areas.
Employees in Commerce Park access the district from the Routes 403/1 interchange via Roger
Williams Way at Commerce Park Road. From Davisville Road they use the New Connector
Road to Cross Park Road. Golf course users use the same route.
Employees in the Quonset District, Quonset Waterfront District, Kiefer Park and the Airport use
the Routes 403/1 interchange to access Roger Williams Way eastbound. To access the Gateway
area, traffic uses Roger Williams Way westbound to the off ramp to Gate Road. Traffic also can
use Gate Road to the New Connector Road to access North Davisville, Davisville Waterfront and
Allen Harbor. A more direct route to these same districts is via Cross Park Avenue and New
Connector Road. Kiefer Park workers can also use Roger Williams Way to Commerce Park
Road to Cross Park Avenue to access the northeasterly districts.
Employees in the eastern area of the airport access that parcel by traveling through Davisville
Waterfront to Terminal Road, which runs along the eastern boundary of Runway 16/34.
4.2

Traffic

Traffic projections are necessary to plan the capacity of the future roadway system in the Park.
In this Master Land Use and Development Plan, these projections are developed in two stages.
First, existing traffic levels are identified. This was done using traffic counts taken by
Transportation Data Corporation (TDC) in September of 2006 and by Precision Data Industries
(PDI) in June of 2007. TDC performed traffic counts at several intersections along Gate Road,
Davisville Road and at intersections along Route 1. PDI performed counts at Roger Williams
Way and at the intersection of Route 1 and the Route 403. Second, new traffic is predicted,
using trip generation methodologies based on the development plans for the vacant parcels
within the Park. These counts have been used for modeling future traffic generated by full buildout of the Park in 2021.
4.2.1

Existing Traffic

The existing count data are consistent with the existing land uses within the Park. That is to say,
roadways leading to the mostly developed districts have the greatest traffic volumes. Table 4-1
and Table 4-2 summarize total traffic volumes and truck/car distribution respectively within the
Park during morning peak hours and evening peak hours. Roger Williams Way west of
Commerce Park had the highest traffic volumes within the Park, which leads to Commerce Park,
Kiefer Park, the Quonset District and the Quonset Waterfront, primarily because these districts
are almost entirely developed (see Chapter 2 Land Use). From these counts, it is estimated that
the average daily traffic (ADT) is 18,800 vehicles (Roger Williams Way, Route 403 and Gate
Road).
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Table 4-1. 2006-2007 Traffic Count Data
Count Location
Commerce Park Road, near Roger Williams Way
Roger Williams Way, west of Commerce Park
Route 403 at Gate Road (eastbound)
Gate Road at Route 403
Post Road north of Gate Road

ADT*
4,000
14,100
3,400
1,300
14,200

AM peak hour
volume
400
1,790
260
180
900

PM peak hour
volume
420
1,750
600
150
1,380

*Average Daily Traffic

Table 4-2. Truck Counts on Major Roads at Quonset Business Park
trucks
cars
total vehicles
Roger Williams Way
AM peak hour
60
1882
1942
PM peak hour
88
3172
3260
Davisville Road
AM peak hour
12
84
96
PM peak hour
8
135
143
Combined
AM peak hour
72
1966
2038
PM peak hour
96
3307
3403

% trucks
3.1
2.7
12.5
5.5
3.5
2.8

Source: QDC and Transportation Data Corp & Precision Data Corp

4.2.2

Trip Generation

The future traffic generation model was developed using a complex blend of institutional
knowledge and industry standard unit generation data. For each of the parcels identified in the
QDC Development Initiatives (see Figure 2-5 and Figure 2-6) a separate strategy was developed,
largely based on anticipated employee levels. These strategies included:
•
•
•

Industry-accepted methods from the ITE Trip Generation Manual, 7th Edition. This
reference allows the estimation of traffic based on land use as a function of building size,
lot size, number of employees, etc.
Historical traffic volume data developed by QDC
Actual input from specifically identified prospective tenants

In the 2003 Master Plan, a comparative analysis of the ITE rates and the roadway traffic counts
was presented to identify similarities or differences. Using the ITE Trip Generation rates, the
total average daily traffic for the 6,077 employees of various land uses was computed to be
26,803 trips; while the 2001 traffic counts indicated an actual total ADT of only 14,195 trips. It
was therefore deduced that there is a unique travel characteristic for the type of development at
the Park which is not typical of the developments used in compiling the ITE Trip Generation
database. This approach remains just as valid in 2007.
Since the ITE trip rates are not applicable to the existing conditions at the Park, actual trip
generation rates have been instead calculated from existing data to estimate future traffic
conditions. These trip generation rates have been developed largely based on the current
relationship of employment density and total trips in the Park. The current ratio between total
trips per day and employees is 2.35, and this figure has been used prominently in projecting trips
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for the development parcels with the Park. Equally, the allocation of trips occurring during peak
hours was also based on the existing conditions, typically 11% to 13% of ADT.
4.2.3

Future Traffic Volumes

Anticipated new development within the Park was used to project future traffic. As discussed in
Chapter 2 Land Use, QDC has identified future and active development initiatives as well as
areas of infill development and parcels to be under agreement. Using the acreage and
employment projections of these developments, future traffic was estimated using assumed trip
generation rate.
Table 4-3 shows projected future vehicle trips for future and active development initiatives
within the Park (refer to Figure 2-5). It is projected that an additional 30,000 daily vehicle trips
will be generated from these efforts. An estimated 2,400 vehicles during the morning peak hours
are projected and close to 3,200 trips are projected during the evening peak hours for the
estimated 5,200 additional employees and retail customers. Many of these initiatives are
concentrated in the Commerce Park, Davisville, Davisville Waterfront and Gateway Districts,
utilizing the New Connector, Davisville and Gate Roads.
Table 4-3. Trip Generation of Future and Active Development Initiatives at the QBP
Initiative
Estimated
ADT
Weekday
Weekday
ADT
No.*
Employees
Weekday
AM Peak
PM Peak
Saturday
1
2,165
20,295**
1,196
2,038
24,026
2
597
984**
132
131
322
3
300
705
19
45
767
4
1,167
4,049
540
471
653
6
326
1,969
190
186
395
7
155
366
49
49
-8
523
1,960
263
261
322
TOTAL
5,233
30,328
2,389
3,181
26,485
Source: QDC
* See Figure 2-5. Does not include West Davisville.

Saturday
Peak Hour
2,465
-64
58
---2,587

** Includes employees and customer traffic.

In addition to active and future development initiatives, QDC is also undertaking efforts to
develop infill parcels and finalize parcels under agreement with QDC (see Figure 2-6). These
parcels encompass the remaining areas to be developed within the Park not associated with the
initiatives analyzed above. As Table 4-4 shows, estimated employment for these areas, which
are throughout the Park, is projected to be 1,126, adding nearly 2,640 vehicles per day during full
build out of the park.
Table 4-4. Trip Generation for Infill and Parcels Under Agreement with QDC.
Development
Estimated
Weekday
Weekday
Weekday
Saturday
Type*
Employees
Totals
AM Peak
PM Peak
Totals
583
1,367
183
183
-Infill Parcels
Under
242
568
76
75
-Agreement
Aviation
301
708
95
94
-Development
-TOTAL
1,126
2,643
354
352

Saturday
Peak Hour
-----

*See Figure 2-6. Does not include West Davisville.

QUONSET BUSINESS PARK MASTER LAND USE AND DEVELOPMENT PLAN
QUONSET DEVELOPMENT CORPORATION

4-10
ADOPTED OCTOBER 2008

CHAPTER 4 : TRANSPORTATION

Based on these assumptions, additional future traffic volumes for the QBP at full build out are
estimated to be nearly 33,000 daily, not including vehicles to West Davisville.
4.2.4

Traffic Generation Conclusions

Due to the unique traffic and employment density characteristics of the QBP, standard ITE trip
generation rates did not correlate with existing known traffic data; therefore, existing traffic
counts and employees by land use determined new trip generation rates. Furthermore, current
land use planning and marketing initiatives have allowed QDC to identify areas most suitable for
business types and densities. QDC is projecting future land use of the remaining developable
parcels within the Park in this manner. These efforts are in the form of future and active
development initiatives, infill development and active coordination of sale or lease agreements.
As such, anticipated future employment based on these initiatives was used to project future
traffic generation.
As shown in Table 4-5, it is estimated that in full build-out (2021), the Park will generate 4,793
AM peak hour trips, 5,883 PM peak hour trips, and have an ADT of 51,771 trips. Saturday trips
are also projected to be 2,587 during the day’s peak hour and have an ADT of 26,485 trips.
Table 4-5. Total Daily Traffic at Full Build Out
Weekday
Totals
18,800
Existing Traffic
Active and Future
30,328
Development Initiatives
Infill and Parcels Under
2,643
Agreement
Total
51,771

Weekday
AM Peak
2,050

Weekday
PM Peak
2,350

Saturday
Totals
--

Saturday
Peak Hour
--

2,389

3,181

26,485

2,587

354

352

--

4,793

5,883

26,485

-2,587

Note: Volumes do not include West Davisville.

Impact of Route 403

The Final Environmental Impact Statement for the Improved Access to Quonset Point/Davisville
from Route 4 (FEIS), 1995 assumed that the business park would generate an average daily
traffic (ADT) of 22,000 trips. This Master Land Use and Development Plan expects that the
Park will generate 49,000 ADT at total build-out. In addition, at total build-out, the Park peak
travel period will not occur during one distinct hour, but will extend over as many as three hours.
The FEIS traffic study distributed 3,344 vehicle trips from the business park onto the proposed
expressway during the peak hour. In the 2008 Master Land Use and Development Plan, full
build-out of the Park in 2021 would generate 4,600 trips during the AM peak hour and nearly
5,700 trips during the PM peak hour. The Master Land Use and Development Plan traffic study
assumes that 80% of the Park total (existing/future) generated trips will use Route 403 and the
remaining 20% will use Route 1 to access the Park.
Therefore, the Master Land Use and
Development Plan trip generation is higher than the FEIS at full build-out. However, it should
be recognized that people traveling to the Gateway may decide to use Route 1 thereby reducing
the traffic using Route 403.
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Impact to US Route 1 (Post Road)

According to 2006 traffic count data generated by Vanasse Hangen Brustlin (VHB), the current
AM peak hour traffic volume south of the Park is approximately 1,710 and north of the Park is
1,925. In their analysis, VHB estimated park-generated new trips on Route 1 are projected to
increase AM peak hour traffic south of the Park to 2,100 (an increase of 23%) and north of the
Park on Route 1 to about 2,350 (an increase of 22%). PM peak hour volumes are currently 2,500
south of the Park and 2,260 north of the Park. In their analysis, VHB has estimated parkgenerated new trips on Route 1 are projected to increase AM peak hour traffic south of the Park
to 2,930 (an increase of 17%) and north of the Park on Route 1 to about 2,970 (an increase of
31%).
4.3

Parking

The QDC Development Package requires on-site parking, prohibits on-street parking as well as
parking within front, rear or side yard setbacks. Parking requirements are based on use, as
follows:
Use
Industrial
Office
Commercial
Marina
Hotel
plus meeting room

Required number of parking spaces
1 space per 2 employees
(peak employment time or 500 SF, which ever is greater)
1 space per 200 SF of net office space
5 spaces per 1,000 SF of gross floor area
1 space per boat slip
1 space per room
plus 1 space for each 80 SF of meeting room floor

During the Design Review process the QDC has taken an active role in minimizing land used for
parking. They have allowed users to provide parking to meet the immediate needs of current
employees and to reserve land to meet potential future needs. They have also encouraged
designers to consider LEED criteria in establishing parking areas.
4.4

Commuter Characteristics

QDC originally distributed a survey to Quonset Business Park employers in April 2001 to
ascertain the commuting habits of employees within the Park. As a follow up to the 2001
survey, QDC disseminated the same survey to Park employers in May of 2007 to determine
whether commuting habits of employees within the Park had changed. Employers were asked
their district within the Park, current and future staffing levels, modes of transportation used by
employees to commute to work, employee transit use, staff arrival and departure times and the
estimated amount of vehicles arriving on site. Additionally, employers were asked to provide a
list of zip codes in which employees live and the number of employees residing in each. As of
June 20, 2007, survey forms were received from fifty-five (55) employers with zip code lists for
approximately 4,172 employees. This response represents 53% of the 7,906 employees at the
site and provides a reasonable sample.
The economic impact of the Park spreads throughout the state of Rhode Island and into
neighboring southeastern Connecticut and southeastern Massachusetts (See Figure 4-3). Of the
approximately 93 percent of current employees live in Rhode Island, 4.6 percent live in
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Massachusetts and 2.6 percent live in Connecticut. Over a third (38 percent) of the QBP
employees are in a 10-mile radius. Almost half (47 percent) of the QBP employees are in a 20mile radius. Approximately 12 percent of the employees live in the 30 mile radius. Table 4-6
ranks the communities from which QBP employees commute according to the 2001 and 2007
surveys.
Table 4-6. Comparison of QBP commuter surveys, 2001 and 2007.
2001 Survey
2007 Survey
Place of
Number of
Place of
Number of
residence
commuters
residence
commuters
North Kingstown
392
North Kingstown
477
Warwick
358
Warwick
465
Coventry
321
Providence
417
Providence
276
Coventry
392
West Warwick
158
West Warwick
321
Cranston
152
Cranston
219
East Greenwich
109
South Kingstown
141

Major roads have been overlaid on top of the map depicting the number of employees living
within each zip code. From observing the map, it is assumed that most of these employees living
in a 20-mile radius travel on Routes 1, 4, 95, 138 and 403 (in various combinations to and from
the site).
A total of 4,172 employees are accounted for in the completed 2007 surveys returned to QDC.
This compares to 3,534 employees represented in the 2001 surveys returned to QDC, which still
represented approximately half of the employees within the Park at that time. Based on the 2007
responses, most employees commute by private automobile. There are some employees who
commute via carpool and vanpool. According to the survey, very few employees use public
transit. Reasons for not using this service included the need for a private vehicle for business
during the day, inconvenient schedules or their residences are not served by RIPTA routes.
According to the survey, only 7 percent of the companies expressed employee interest in an
internal (on-site) shuttle bus service.
Shift times vary throughout the Quonset Business Park site, which generally extends the morning
and afternoon peak travel period to several hours. The arrival times vary generally between 6:00
a.m. and 10:00 a.m. and departure times vary between 3:00 p.m. and 6:00 p.m. Implications for
planning transportation services and facilities at the Quonset Business Park include the
following:
•

The Route 403 project is making steady progress and should relieve congestion on local
streets resultant from growing commuter and truck traffic. The current revised Route 403
schedule is as follows:
¾
¾
¾
¾
¾

Phase I-completed
Bridge 1012-completed
Bridge 1009-completed
Bridge 1010-completed
Phase II-anticipated completion date December 15, 2008
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Traffic will likely increase due to projected employee growth rate at this site (approximately 425
a year from 1997 to 2007) and the overwhelming preference by employees to drive to and from
the site.

•

The extended peak periods of travel by commuters to and from the site, however, tend to
reduce traffic congestion somewhat as compared to the shorter peak periods at other
business parks. The arrival times vary generally between 6:00 a.m. and 10:00 a.m. and
departure times vary between 3:00 p.m. and 6:00 p.m. Additionally, heavy industrial
employers at the site such as Electric Boat and Toray Plastics operate with varied shifts
through the day and evening.

To attract riders, public transit service must meet schedule and origin/destination needs of
employees, particularly those on shift schedules and buses must be appropriately routed to travel
throughout the towns and cities with the heaviest concentration of employees. Commuter van
programs may be more successful in reducing Single Occupancy Vehicle (SOV) travel than
fixed route bus service due to the dispersed destinations in the park and varied shift times. Once
the Gateway is completed, RIPTA has agreed to extend the bus route from Providence to
Newport/Narragansett by pulling onto Gate Road making three stops along the southern portion
of Gate Road, then reversing direction in the roundabout and making three stops along the
northern portion of Gate Road.
4.5

Multi-Modal Center

The unique features of the Park include the combination of rail and highway access that can
serve multiple purposes creating a multi-modal center for freight movement. Access to West
Davisville is improved by both the Route 403 Relocation Project and the Freight Rail
Improvement Project (FRIP). The relocated Route 403 has an exit at West Davisville and a
description of this project is described under 4.3 Roadways. The FRIP, completed in 2006, is a
22-mile stretch of rail line from West Davisville to the Boston Switch in Central Falls. The
project allows for maximum passenger rail train movement via Amtrak as well as freight
movement via Providence and Worcester Railroad Company and future Massachusetts Bay
Transportation Authority (MBTA) commuter rail (see 4.6 Transit). Twelve miles of new track
on new locations south of Providence were added along with five miles of upgraded track north
of Providence and five miles that remain as shared track where only clearances were improved.
This system will trigger a two-way movement in freight traffic from the Park to Worcester as it
grows and attracts businesses that use freight rail service as on of its alternate modes of
transportation. Moving cargo from ship to rail can also be accomplished.
4.6

Transit

The following provides a discussion of existing transit services as it services the QBP as well as
future projects. Circumstances that have the potential to expand transit options to and within the
Park should be explored for feasibility in an effort to reduce trips that are single-occupancy
vehicles (SOVs). In the long-term, as employment levels grow, it is anticipated that SOV trips
can be reduced by 5% to 10% as transit services to and within the Park are implemented and
well-marketed.
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4.6.1

Bus Service

RIPTA’s Providence-Wickford-Narragansett-Newport route operates via Post Road past the
entrance to the site. Nine round-trips operate daily. The first arrival from Providence is at 8:50
AM, not well suited for many site employees. RIPTA currently has two buses per day (once in
the morning and once in the evening) that come into Quonset to Electric Boat. Service from
Newport continues. Regular assessment of ridership and amenities associated with the bus
service as well as needs and demands of employers and their staff should be conducted to ensure
that needs are met.
The Gateway District abuts Route 1 and is the closest to bus service provided by RIPTA. Active
development initiatives within the district have a land use category that includes office, retail,
restaurants, and other commercial-oriented businesses. Once the Gateway is completed, RIPTA
has agreed to integrate bus service into the area by extending the route from Providence to
Newport/Narragansett onto Gate Road. The service route is proposed to include three stops
along the southern portion of the Gate Road to the roundabout where it will reverse direction and
make three stops along the northern portion of the roadway. RIPTA currently, has 28 daily trips
along Post Road and will incorporate Gate Road into its route. There is a plan by RIPTA to have
a van available to deliver people to interior locations in the Park however, this initiative is
subject to funding.
4.6.2

Commuter Rail

Currently, RIDOT is evaluating the possibility of extending MBTA commuter rail service from
Providence to Westerly, as part of its South County Commuter Rail Study. The study is
evaluating the operational issues of commuter rail south of Providence and engineering for a
commuter rail station at Wickford Junction, south of QBP. However, RIDOT is not
recommending a commuter rail station at West Davisville as part of its study of initial commuter
rail start-up service.
With approximately 14,900 employees on site in 2021 at total build-out, the largest future
concentration of jobs in the West Bay south of Providence, there appears to be enough potential
demand to support a commuter rail station at West Davisville. Therefore, this Master Land Use
and Development Plan recommends that RIDOT consider a future station at West Davisville, to
be linked to the rest of the Park by a shuttle bus service. Further, the 2007 commuter survey of
QBP employees conducted for this Master Land Use and Development Plan supports this
recommendation since well over half of the existing employees commute in the North
Kingstown-Providence corridor, the precise alignment of the commuter rail service that RIDOT
is studying. Specifically, the West Davisville station could be located on a site adjacent to the
mainline and could be accessed from relocated Route 403 via West Davisville Road. Space
should be provided for parking, shuttle buses and bicycles.
4.6.3

Carpool and Vanpool

Carpool and vanpool strategies can be effective ways to reduce SOV commuting to the Park.
The 2002 Transit Need Assessment conducted by Edwards and Kelcey suggests that existing
carpool and vanpool programs established by businesses within the Park are successful and
instrumental in meeting long term goals of reducing commuter traffic congestion. These
strategies should serve as primary alternatives to reduce SOV commuters, supplemented by
RIPTA fixed route bus service and the potential future MBTA commuter rail.
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4.6.4

Water Transit

The University of Rhode Island Transportation Center assisted the QDC in conducting a
feasibility study of a multi-modal, commercial/service ferry terminal at the Park. The 2006
report analyzed national and regional ferry services and the markets in which they operate. Base
on data collection, which included surveying preferences of existing commuters into the park,
assessing market conditions within the area that supports the terminal, and reviewing available
infrastructure, the study evaluated several service use terminal scenarios to determine which
would be most appropriate for the Park. Several factors were considered, such as those that
support ferry service to Martha’s Vineyard (existing fast ferry operates seasonally), Block Island
or islands within Narragansett Bay or commuter ferry service.
The study concluded that the potential to expand ferry service from the Park to island
destinations is limited. While it is popular with day-trippers and short-stay travelers (about four
days or less), the existing Vineyard Fast Ferry does not meet the needs of travelers who intend to
stay for longer periods of time because it cannot accommodate vehicles. While there is capacity
at the Park to provide this service, the ability to land vehicles on Martha’s Vineyard is controlled
by an agency in Massachusetts and interstate coordination may be difficult. In assessing ferry
service to Block Island, the study concluded that because the current ferry service out of Galilee
is relatively close, geography limits the Park in attracting riders to Block Island.
Ferry service to islands within Narragansett Bay is also limited. Currently service to Prudence
Island is available from Bristol on a regular basis and service from Providence to Newport is
offered by RIPTA and subsidized to meet costs. The study concludes that because other islands
within the bay are publicly owned, there may be a perceived need to enhance transportation to
them and could be served from Quonset.
Finally, the study concluded that a commuter ferry from the Park is speculative. A relatively
small number of North Kingstown residents commute to the East Bay, and vice versa.
Furthermore, survey results of workers within the Park indicated that they do not find ferry
service a desirable way to commute to the Park. Ferry service from Providence would run
parallel with other proposed commuter services, like rail, which can service multiple locations,
as described above.
4.7

Bicycles and Pedestrians

Currently, there are few bicyclists and pedestrians at the QBP. The general absence of a
continuous network of sidewalks, bicycle accommodations, and conveniently accessible
destinations are disincentives to such activity. Future development at Quonset should encourage
bicycle and pedestrian access where appropriate by greatly improving accommodation of these
two alternative transportation modes.
In general, exclusive use bicycle paths (off road) should be approximately 12 feet wide and
should be striped for two-way operation. Bicycle accommodation along roads should include
signage designating the roadway as a bicycle route. The type of on-road bicycle accommodation
should consider the following issues: average daily vehicle traffic, presence of heavy vehicles,
posted speed limit, and the width and condition of pavement. On-road bicycle routes may be
designated using “wide curb lanes”, marked bicycle lanes, or on paved shoulders (in areas where
on street parking is prohibited).
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Pedestrian accommodation varies from site to site, however typical sidewalks are at least five
feet wide to accommodate two pedestrians side by side. Narrower sidewalks may be acceptable
for shorter distances or to connect buildings in a development. All sidewalks should comply
with the provisions of the Americans with Disabilities Act of 1990 (ADA). The act specifies
curb cuts and other accommodations appropriate for persons with disabilities.
The Base Reuse Plan proposed a bike path along the northern edge of the Park, linking Calf
Pasture Point and the proposed West Bay Bikeway along Post Road, and this proposal was
reaffirmed in the previous Master Plan. As a result of such recommendations the proposed
Quonset Shared Use Path project has been designed and is scheduled to begin construction it the
Fall of 2008.
The 2.3 mile path will run along the northern and western boundary of the QBP just south and
east of Newcomb Road along a 50-foot right-of-way. The proposed path begins approximately
85 feet southeast of the intersection of Post and Newcomb Roads, runs easterly along the south
side of Newcomb Road, turns north and follows Perimeter Road to Sanford Road where it ends.
The shared use path, shown in Figure 4-4 will provide a safe and scenic route for pedestrians and
bikers from Route 1 (Post Road) and eventually on to Allen’s Cove via the proposed Calf Pasture
Point Bike Path. The Quonset Shared Use Path will consist of 12-foot wide paved path with 2foot grassed shoulders. Parking will be located at the eastern terminus of the path adjacent to the
intersection of Perimeter and Sanford Roads. Five access points from Newcomb Road are
proposed along the path for pedestrian and bicycle access along with emergency vehicles.
Ultimately, every passenger, regardless of transportation mode, becomes a pedestrian. This fact
should be considered in the design and layout of individual developments within the Park. There
are particular opportunities for pedestrian accommodations in the relatively high density
Gateway area. Not only is the mix of land uses proposed here (retail, office, hotel, etc) catering
to the businesses and their employees within the Park, but they would also be within convenient
walking distance from the neighborhood across Newcomb Road. Elsewhere in the Park,
sidewalks and pedestrian accommodations should be provided along the avenues and roads, as
appropriate.
4.8

Railroads

The majority of the rail facilities are owned by the QDC, with the Seaview Transportation
Company servicing as the rail service operator within the QBP. Seaview is a tenant paying rent
based on a percentage of its monthly revenues.
The railroad facilities continue to play an important role in daily operations at the Park. Rail
infrastructure is a key factor in the site’s multiple transportation capability and is an important
element in the overall economic health and vitality of the QBP (Figure 4-5). The rail facilities:
•
•
•

Can be used for future commuter rail with improvements;
Provide rail access to numerous existing, used and available facilities;
Can be reconfigured, while retaining the two main trunk lines, to accommodate new
businesses and industries within the Park;
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•
•

Provide site occupants with a means to leverage the cost of transportation among all
modes so that their product cost remains competitive in U.S. or world markets; and
Provide a direct outlet, via the Northeast Corridor, to rail markets in North America.

The existing rail facilities have sufficient trackage to allow Providence & Worcester Railroad
Company (P&W) freight trains to clear the Northeast Corridor at West Davisville without
delaying Amtrak trains. This will be especially important as Amtrak acquires additional Acela
electric train sets capable of speeds of 150 miles per hour (mph) and increases the frequency of
service between Boston and Washington. This increase in speed and train density drives the
need for safe and efficient freight service to the Park in order to protect corridor operational
efficiencies.
Seaview is essentially a terminal railroad that relies on the P&W as its connection to the outside
world. P&W interchanges its freight traffic with CSX at Worcester, Massachusetts. From that
location, P&W has connections to railroad-served locations in North America. The P&W
operates on the Northeast Corridor (owned and operated by Amtrak) between Boston Switch
(MP 190) in Pawtucket and Davisville (MP 168) where the P&W leaves the corridor and enters
trackage owned by the QDC. The trackage between the Amtrak mainline (at West Davisville)
and the entrance to QBP proper at Route 1 is termed the Quonset Main West (approximately
6,700 feet in length). Immediately south of the Route 1 overpass, the rail line splits with one
branch extending approximately 13,000 feet to Quonset Point (Quonset Main East). Service to
the Logistics Terminal is provided by the rail line which parallels Davisville Road on the
southern side. The second branch extends approximately 14,000 feet to Davisville (Davisville
Main).
Several projects have improved the internal railroad including the removal of some rail and
rehabilitation of track in Zones A, which is complete, and B, expected to be completed in the
Spring 2008 in accordance with the Rail Inventory and Condition Survey planning study
recommendations completed in 2005. The Davisville Road Access Improvements Concept
Study of 2006 recommends the removal of at-grade crossings which present safety concerns.
The potential elimination of delays resulting from switching and staging of rail cars was also
examined within the study. The Freight Rail Improvement Project and the Route 403 Project are
improving rail access to the QBP. A major component of these projects is to provide triple stack
out rack clearance, requiring the rehabilitation and reconstruction of twenty eight (28) bridges.
4.9

Summary of Transportation Plan Recommendations

Circulation System Collector Roads (“Roads”):

•
•
•

Provide access between Post Road and Davisville Road and provide a new address for office
uses through the Gate Road within the Gateway District.
In North Davisville, funnel traffic between the Cross Park Road and two points along
Davisville Road, and provide new accessibility for interior land parcels.
Construct the collector road in Commerce Park (as proposed in the 1998 Draft Master Plan),
to connect Cross Park Road on the east and Roger Williams Way on the southwest.
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Route 403 Relocation Project:

The Route 403 project, particularly the interchange with Route 1, Roger Williams Way and
Davisville Road under construction, should be completed as soon as possible to relieve
congestion at the intersection and on local streets due to growing commuter (and truck) traffic.
Multi-Modal Center:
•
•

Take advantage of rail and highway access that can serve multi-modal transportation-related
industries, a freight multi-modal center is proposed for the park.
A freight multi-modal center for transfers and a future commuter rail passenger transit center
could be considered since access to West Davisville will be improved by both the Route 403
Relocation Project and the Freight Rail Improvement Project. The center would require
approximately 15 acres for new railroad spurs and truck parking/load/unloading and should
be convenient to access both the Northeast Railroad Corridor and the relocated Route 403
exit.

Transit:

•
•
•
•
•

To attract riders, public transit service must meet schedule and origin/destination needs of
employees, particularly those on shift schedules, and buses must be appropriately routed to
travel through the towns and cities with the heaviest concentration of employees.
A shuttle bus service should be considered within the Park to serve particular employment
and activity nodes.
QDC should consider working with tenants and owners to establish ridesharing and
vanpooling policies.
Water transit should not be pursued at this time. Studies conducted have concluded that it is
limited and, specifically, commuter ferry service is speculative.
The proposed extension of commuter rail service south of Providence along the Northeast
Railroad Corridor should include a station at West Davisville. QDC should encourage
RIDOT to look at this possibility as part of its South County Commuter Rail Study. Limited
parking, bus, bicycle, and pedestrian facilities should be included in the station design. The
station could to be linked to the rest of the Park by a shuttle bus service.

Bicycles and Pedestrians:

•
•
•

•

Encourage bicycle and pedestrian access by greatly improving accommodation of these two
alternate transportation modes. The new system of roadways with wide paved shoulders
should be encouraged.
Bicycle accommodation along roads should include signs designating the roadway as a
bicycle route. On-road bicycle routes may be designated using “wide curb lanes” or on
paved shoulders.
Reaffirm the Base Reuse Plan’s proposed bikeway along the northern edge of the park,
linking Calf Pasture Point and other recreational activities in the Davisville Waterfront with
the proposed West Bay Bikeway along Post Road. The bike path would also connect to the
Gateway and the Seabee Park.
Bicycle routes should be designated along Cross Park Road and continue across Roger
Williams Way into Kiefer Park along Circuit Road. Neighborhood access to Kiefer Park and
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•
•
•

a potential segment of the proposed West Bay Bicycle Path could also be provided at Camp
Avenue.
Encourage employers to provide additional bicycle facilities for their employees.
Sidewalks and pedestrian accommodations should be provided along the roads in the
Gateway, as appropriate.
Developers of manufacturing and office buildings should consider siting the entrances to
buildings in such a manner so as to be convenient to public transportation passenger buses
and inter-building pedestrian routes.

Railroads:

The existing railroad facilities:
• Can be used for future commuter rail with improvements;
• Provide rail access to numerous existing, used and available facilities;
• Can be reconfigured, while retaining the two main trunk lines, to accommodate new
businesses and industries within the Park;
• Provide site occupants with a means to leverage the cost of transportation among all modes
so that their product cost remains competitive in U.S. or world markets; and
• Provide a direct outlet, via the Northeast Corridor, to rail markets in North America.
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5.0

Infrastructure

This chapter discusses existing and proposed infrastructure including water, sanitary sewer and
storm water drainage systems. It also discusses privately owned utility company services such as
gas, electric and fiber optic cable.
5.1

Water Supply System

The singular source of water for the QDC water system is groundwater from the Hunt Aquifer.
There are three gravel packed wells which are located in the Town of East Greenwich and the
City of Warwick and are remote from the QDC distribution systems. 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.
Future water supply continues to be of particular concern within the aquifer due to the need to
manage the rate at which water is drawn from the aquifer and the need to protect the water
supply of the three suppliers from contamination. The maximum day demand of all suppliers is
encroaching on the available safe yield of their source. Recent 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. Therefore,
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 to serve the current users
and the proposed development at the Park.
A more recent statewide focus on stream flow and more specifically low flow in the Hunt River
during the summer of 2005 has resulted in partnership between the local communities and the
three water suppliers that share the Hunt Aquifer. 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 Hunt 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.
5.1.1

Water Supply

The supply of water is also determined by the ability of the source to provide the required
volumes of water. QDC wells are located within the Hunt Aquifer which also is a source of
water for the North Kingstown Department of Water Supply (NKDWS), the Kent County Water
Authority (KCWA), and private wells. In all the Hunt Aquifer yields water for eight primary
wells in addition to an undetermined number of private wells.
The Hunt River Watershed Council has been recently formed. Their mission is to protect and
preserve the Hunt River watershed, aquifer and ecosystem by implementing a monitoring
program and by educating the community on the importance of water quality issues. To date,
QDC has agreed to sponsor six Hunt River watershed sites for the University of Rhode Island
Watershed Watch Monitoring Program.
5.1.2

Water Storage and Distribution

The storage component includes two elevated water storage tanks with a combined capacity of
one million gallons. Computer hydraulic simulation of the QBP system (Pare Engineering
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Corporation, 1991) showed that the system satisfies American Water Works Association
(AWWA) and other standard design references.
The QDC Water Supply & Distribution System consists of sixty-five (65) miles of water mains
ranging in size from six to 30 inches in diameter, two distribution storage facilities, hydrants,
meters and appurtenances. The layout of the system is well-gridded and looped providing
redundancy. Figure 5-1 shows the main service lines for water distribution system. The main
distribution consists of:
From Wells
• 16-inch cast iron main on Davisville Road from Benson Road/West Davisville water
tower to Well Station #3A
• 16 and 20-inch cast iron mains from Hunt River to Post Road
• 30-inch cast iron main on Post Road from Hunt River to Essex Road
• 16-inch ductile iron main on Benson Road to intersection of Newcomb and Post Road
Internal QBP
Internal QBP
• 16-inch cast iron loop generally located along Davisville Road, Jones Road, Thompson,
Road, Commerce Park Road and Cross Park Avenue
There are three emergency cross-connections with the NKWS and the KCWA supply systems.
5.1.3

Projected Water Demand

The projected water demand for the QDC system was developed utilizing data within the Quonset
Davisville Port and Commerce Park Master Plan (Maguire Group Inc. December 2003) and through
consultation with QDC staff. The purpose of the Master Plan was to provide guidance to the
QDC in utilizing the two former military installations and developing them into the QBP. The
2003 Master Plan was a general and long-range guide to accommodate commercial/services,
emphasizing commercial industrial development, and the use of multiple transportation facilities
during the next 5-20 years at the site. The primary objective of the QDC through
implementation of the Master Plan was to develop a world class multi-modal industrial park at
Quonset Davisville and to provide jobs and other economic benefits to the residents of RI. This
data suggested the amount of total land that may be developed in 5 and 20-year periods.
At the time of the 2003 Master Plan update there were approximately 650 acres of developed
land within the service area. For the calendar year 2005, the average daily demand (ADD) was
0.69 MGD. Future water use rates made the underlying assumption that future development
within the park would remain consistent with present development. Therefore, based on 650
developed acres and an ADD of 688,000 gallons per day, the current water use rate utilized for
projected demands is 1,060 gallons per day per developable acre.
The Master Plan suggested that a total number of 678 acres would be developed over the course
of the next 20 years, at an average rate of approximately 34 acres per year to achieve full build
out. This acreage absorption was consistent with the 2003 Master Plan. The Master Plan also
determined an ADD of 2.5 MGD and a maximum daily demand (MDD) of 3.7 MGD under a full
build out scenario inclusive of existing developed land and future developed land. Under the 5
year projection that translated to a multiplier of 1.7 for the 5 year ADD and 1.8 for the 5 year
QUONSET BUSINESS PARK MASTER LAND USE AND DEVELOPMENT PLAN
QUONSET DEVELOPMENT CORPORATION

5-2
ADOPTED OCTOBER 2008

CHAPTER 5 : INFRASTRUCTURE

MDD, based on the current ADD of 0.68 and MDD of 0.91. Under the 20 year projection this
translated to a multiplier of 3.7 for 20 year ADD and a multiplier of 4.1 for the 20 year MDD,
based on the current ADD of 0.68 and MDD 0.91.
Table 5-1. Water Demand 2003 Master Plan

Current (MGD)
ADD
MDD

0.68
0.91

Full Build Out
(MGD)
2.5
3.7

5 Year Multiplier
1.7
1.8

20 Year
Multiplier
3.7
4.1

As the demand on the QDC water supply system expands, the water conservation efforts pursued
by the QDC must also intensify. These initiatives will 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.
It is difficult at this time to quantify the effect that the anticipated adoption of such programs will
have on system demands, and a reduction factor reflecting such savings is therefore not included
in these projections. Although the percent of reduction in overall per capita use cannot be
reasonably estimated, it is expected the complete application of the programs will eventually
provide an effective and reliable long-term means of reducing overall system water demand.
Table 5-2 shows the estimated future water demand. In 2006, the current daily day demand was
0.63 MGD with maximum demands of about 1.4 MGD. The total amount of developed land was
819 acres for an average water use rate of 775 gallons per day per developed acre. There is
about 677 acres that remain in the QBP to be developed.
The full build water demand is projected to be about 1.7 MGD with a maximum day demand of
about 2.4 MGD. Therefore, it is logical to conclude that cooperation and conservation measures
by all the users in the management of the Hunt Aquifer will be required to have the supply
capacity available to support the proposed development at the Park.
The method correlated the demand for water based on the total amount of developed acres. The
method made the underlying assumption that the water use of future development within QBP
would remain consistent with the present day utilization rates. The water demand also include
500 gallons per acre for future processing water needs.
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Table 5-2. Water Demand
Water Demand
Existing Water Demand
2006
Developed Land
(Acres)
819
Future Water Demand
Land Available
(Acres)
677
Total Water Demand
Existing
Future
Future Processing *
Total
Rounded Off To

Average
634,000
717,324
338,500
1,689,824
1,700,000

Water Use
Average
Maximum
(GPD)
(GPD)
634,000 1,128,520

Water/Ac
Average
(GPD)
775

Water/Ac
Average
(GPD)
775

Projected Demand
Average Maximum
(GPD)
(GPD)
717,324
932,229

Maximum
(GPD)
1,377

Maximum
1,377

Maximum
1,128,520
932,229
338,500
2,399,249
2,400,000

* Note: Future Processing does not include the contractual water quantity of about 780,000 GPD to Tory Plastics that they are not currently using.

5.1.4

Major Users Future Demand

Growth was automatically included in the projections presented in 2003 Master Plan. An
attempt to estimate future use of each user as well as the addition of anticipated new major users
was also presented. Multipliers of 1.25 and 1.75 were used for the 5 year and 20 year projections
with an assumed peak factor of 1.5 for determining the MDD.
5.1.5

Unaccounted Water User

Available data on the historic and current volumes of unaccounted for water was presented the
WSSMP. As discussed the recent historic percentage of non-account water use were well below
the State goal of 15%. It was expected that as a result of recent efforts and additional system
management practices that unaccounted water volume would continue to be maintained and
further reduced. For purposes of estimated for the 5- and 20- year planning periods, the
unaccounted demand of 11% was utilized. This was reflected in computation of future system
demands. A breakdown of current and future Fire Fighting and Non-Account water use
estimates was developed and included within the WSSMP.
5.1.6

Non-Potable Water Use

Many facilities including commercial and industrial plants, for example, may have the potential
to utilize non-potable water sources for irrigation and/or cooling water applications. In addition,
some businesses may have suitable applications for the use of recycling and should be
investigated for such. The completion of a detailed water use audit by the particular user, with
assistance as required from the QDC, will likely furnish the extensive information required to
evaluate the viability of such approaches. This will also quantify the extent of backflow
prevention and cross-connection control measures necessary to accompany such revisions.
Currently, the QBP does not maintain any non-potable water lines.
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5.1.7

Water Supply Management

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, which is consistent with the State
Guide Plan Element (SGP) 721, “Water Supply Policies for Rhode Island.” QDC completed the
WSSMP process in June of 2006 with the goal of outlining the objectives of the Water Supply
System Management Planning process for the QDC system and to serve as a guide to employ the
proper decision-making processes.
The QDC will continue to promote practical water conservation through a Major Users
Technical Assistance Program with a “water audit” of each major user as means to reduce
wasted water volumes through the implementation of reclamation or recycling. QDC in concert
with KCWA has distributed a water conservation brochure to all QBP water customers in 2007.
In accordance with the goals set forth in the Supplier Management Plan Interim, the three
primary users (QDC, KCWA, and Town) of the Hunt Aquifer identified the following seven
recommendations to ensure the protection of the aquifer:
1.
2.
3.
4.
5.
6.

Inventory of all wells within the Hunt River basin and registration of new and existing.
Enactment of Statewide Conservation/Demand Management Program.
Program to eliminate/reduce automatic outside watering systems.
State Guide Plan revision limiting area to be irrigated.
State initiative to require monthly seasonal reading/billing.
State intervention to force community implementation of adopted Hunt Aquifer Wellhead
Protection Plan.
7. Mandatory pressure reduction devices in homes existing and new setting at 60 PSI or
less.

The QDC has also been an active participant in the development of a Drought Management Plan
by the RI Water Resources Board, which will serve as a future guide to water suppliers,
municipalities, state agencies, and consumers throughout the State including the Park. The QDC
will continue implementing procedures for meter management, leak detection and repair,
prevention maintenance plan, infrastructure rehabilitation, and billing rate schedules. State
Emergency Water Supply System Management Plan procedures for responding to most probable
emergencies were addressed by QDC in Volume II of the WSSMP.
QDC has begun examining alternative sources for providing water to the QBP. Since the QBP is
adjacent to Narragansett Bay, one potential alternative source of water being investigated is the
desalination of the brackish water near the coastline underlying QBP. QDC has also retained a
consultant to study the feasibility of using treated wastewater for irrigating the golf course.
Additionally the Town of North Kingstown is evaluating the use of wells for golf course
irrigation. The feasibility study will be used to determine if there can be productive wells within
the Park and the quality of the water derived from the wells. QDC is not sited in the Hunt River
Basin.
5.1.8

Water System Improvements

Since 2003, the following improvements to the water supply system have been made:
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WSSMP adopted in June 2006.
 Water main replacement (12 to 16 inch) along Route 403 from School Street to Post Road.
 Construction of a 16-inch water main 4,000 linear feet loop in Commerce Park.
 Construction of a 12-inch water main from West Davisville to the intersection of Post Road
and Newcomb Road.
 Conversion of Wells 3A, 9A and 14A from chlorine gas to sodium hypochlorite.
 Installation/upgrade of various water transmission mains throughout the system.
 16” ductile iron main on Benson Road to intersection of Newcomb & Post Road.
 Upgrade to Wells 9A and 14A – new motors.
 Cross Park Road – 2,330 linear feet of 16” water main relocation along Cross Park Road.
The WSSMP of 2006 addressed the necessary year to year improvements required to update the
approximately sixty year old system. It also detailed the normal system maintenance and
rehabilitation efforts to be undertaken. Significant reduction in the non-accounted for water was
accomplished in 2005. This reduction was attributed to QDC’s system management practices,
the performance of leak detection evaluations, implementation of the annual meter replacement
program, and increased tracking of water use associated with hydrant/sprinkler use and system
repairs/upgrades. The 2005 year had an 11.4 percent non-account water rate. The long-term
goal of non-account water is 10 percent or less. Future QDC strategies to achieve the goal
include implementing programs of leak detection surveys and water audits.
5.2

Wastewater System (“Master Plan Update April 2012”)

The QDC owns and operates the wastewater collection and treatment system. The Wastewater
treatment facility (WWTF) is operate under Rhode Island Pollutant Discharge Elimination
System (RIPDES) Permit issued by Rhode Island Department of Environmental Management
(RIDEM) February 28, 2006 for the Quonset WWTF.
The purpose of this study is to develop a revised comprehensive wastewater facilities component
of the Quonset Business Park Master Land Use and Development Plan. The wastewater
facilities assessment will provide a twenty-year comprehensive plan addressing the wastewater
needs for the QDC to ensure the proper management of wastewater throughout the planning
period.
The methodology for the development of this document was tailored for compliance 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. In order to fulfill
the Environmental Assessment, Intergovemmental Review and Public Participation
Requirements elements of the SRF Program, this plan presented herein will also be incorporated
in the RIDEM-approved Wastewater Facilities Plan for the Town of North Kingstown (Final,
January 2012) by James J. Geremia & Associates, Inc.
Once the Board has adopted this report, the elements in the current Master Land Use and
Development Plan prepared by the Maguire Group and adopted October 2008 will be amended.
It will replace Section “5.2 Wastewater System” in its entirety.
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5.2.1 Wastewater Collection System

QBP is served by a gravity wastewater collection system consisting of approximately 20 miles of
pipes ranging in diameter from 4 to 24 inches. The system is composed of lateral and collector
sewers which generally follow natural ground contours. Wastewater is discharged from
individual buildings into sewer lines via service connections. Lateral and collector sewers are
equipped with manholes at regular intervals to allow inspection and cleaning. Wastewater flows
by gravity in a southerly direction toward the Quonset Wastewater Treatment Facility (WWTF)
located on Zarbo Avenue. The system provides wastewater treatment for all parcels within the
Quonset Business Park (QBP) as well as several parcels within the Quonset State Airport.
Because of topographic constraints, four pumping stations are included in the QBP collection
system. The Davisville Pumping Station (designated as DS-55) is located at the south end of
the golf course; the Pier Area Pumping Station is located near Davisville Pier 2; the Commerce
Park Pumping Station is located at the eastern end of Commerce Park Road; and the
Burlingham Ave. Pumping Station is located at the eastern side of Burlingame Ave. at the
intersection of Circuit Drive. These stations lift wastewater from low points in the system to an
elevation where wastewater can flow by gravity to the WWTP. Figure 1 depicts the existing
sanitary sewer collection system and the location of the WWTF outfall. The QBP can be
divided into two primary wastewater collections areas, Davisville and Quonset.
Davisville Collection System
The service area for the Davisville collection system is bounded on the north by Newcomb Road, on the
east by Davisville Piers, on the south by Pump Station DS-55 and on the west by Wickford Point.
Wastewater generated in the Davisville area is conveyed by gravity to Pump Station DS-55. Wastewater
flow from Pump Station DS-55 is pumped through a 14-inch force main about 8,300 linear feet in length to
the WWTP. Pump Station DS-55 was originally an influent pump for a wastewater treatment facility that
serviced the Davisville area. The treatment facility has been demolished, but the pumping station is
needed because of the depth of the sewer mains at the pump station.
The Davisville service area is further subdivided into three other subareas that are created by the
Davisville and Commerce Park Pump Stations and the gravity component which flow directly into Pump
Station DS-55. The Davisville Pier Pump Station was constructed in 1987 to collect wastewater from the
Davisville Waterfront District. The wastewater is pumped through an 8-inch diameter force main that is
connected to a 12-inch diameter gravity main located along Northrup Road. The gravity main conveys the
wastewater flow into Pump Station DS-55. The Commerce Park Pump Station was constructed in 2005
and is designed to collect wastewater from the northeastern section of the Commerce Park District and
from the North Davisville District. The Commerce Park Pump Station pumps the wastewater into an 8inch diameter force main that conveys the wastewater into the 12-inch diameter gravity located along
Northrup Road. The Kiefer Park Pump Station was constructed in 2011 and is designed to collect
wastewater from Circuit Drive and Burlingham Ave section of the Kiefer Park area in the Quonset District.
Wastewater is pumped through a 4-inch diameter force main that is connected to the 12-inch diameter
gravity main on Mainsail Road. The gravity main conveys the balance of the wastewater flow into Pump
Station DS-55.
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The West Davisville District is conveyed by a 10-inch diameter gravity main generally located
adjacent to the newly constructed Route 403 highway to a 12-inch diameter gravity main located
generally along Gate Road to the 23-inch diameter gravity main on Roger Williams Way. The
24-inch diameter main conveys the wastewater to Pump Station DS-55. Wastewater from the
Gateway District and from the western and southern sections of the Commerce Park District are
collected by a series of gravity sewers ranging in size from 12 to 21 inch diameter pipes into the
23-inch diameter pipe along Roger Williams Way.
Quonset Collection System
The Quonset service area is bounded on the north by Fry’s Pond and Northrup Road and
Callahan Road, on the east by the Quonset State Airport, on the south by Zarbo Avenue and on
the west by Kiefer Park. The eastern section of the Quonset District and the Airport District is
gravity fed to the WWTF by an 18-inch diameter sewer main which runs along Airport Street
traveling under cross wind runway at the Quonset State Airport to the WWTP. This gravity
main continues along Zarbo Avenue and discharges into the WWTF.
North Kingstown
Over the last forty-nine years, the Navy granted permission to individuals from North Kingstown
to connect into its wastewater collection system. The sewered area is limited to the area in and
around the Quonset Business Park (QBP). Sewers presently service the former Navy personnel
housing, several multi-family developments adjacent to Devil’s Foot Road and Newcomb Road,
the Quidnesett and Fishing Cove Elementary Schools, and several homes along Mark Drive,
Kings Grant and Essex Village near Quidnesett
School, and ASQAH apartments, Millcreek
Drive area and Wickford Point. These parcels, sewered by QDC, have done so with a private
agreement with QDC. The following properties are connected to QDC’s system. In accordance
with the Intergovemmental Agreement, the ownership of these sewer lines were turned over to
the Town.
ASQAH

Multi-Unit Apartments on ASQAH Dr., off Camp Ave., with 98 service meters

Essex Village

Multi-Unit Apartments on Newcomb Rd., with 7 service meters

Kings Grant

Multi-Unit Apartments, Newcomb Rd., with 1 service meter

MHRH

Shore Court Housing, off Post Rd., with 1 service meter

Kingstown Heights

Private Homes, 134, 146 and168 Mark Dr., with 3 service meters

Fishing Cove
School

Public School, 110 Wickford Point Rd., with 2 service meters
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Quonset School
(SOROCO)

Public School, Camp Ave., with 1 service meter

Quidnesset School

Public School at 166 Mark Dr., with 2 service meters

Phoenix Properties
(Heritage)

Multi-Unit Apartments, 552 Devils Foot Rd., 580 Devils Foot Rd., 0 Union Dr., 24
Union Dr., 46 Unit Dr., 59 Union Dr., with 8 service meters

Lischio/Moran

Future Multi-Unit development, previous drive-in, Namcock Rd., with a previously
purchased capacity flow of 72,000 gallons per day

Travelers Aid

Multi-Unit Housing, Navy Dr. off Devils Foot Rd., with 1 service meter

G. Grossmans

Multi-Unit Apartments on Cattail Ln., Mill Creek Dr., Ripple Ln., Waterwheel Ln., off
Camp Ave., with 73 service meters

Wickford Point

Private Homes, Harbor Ct., Lands End Dr., Sea Grass Way, Wickford Point Rd.,
with 94 service meters

Lischio

Private Home, 165 Namcook Rd., and Multi-Unit Apartments, 620 Devils Foot Rd.,
660 Devils Foot Rd., 604 Devils Foot Rd., 604 BD A Devils Foot Rd., 604 BD B
Devils Foot Rd., with 6 service meters

North Kingstown
Transfer Station

Davisville Rd.

5.2.1.1 Infrastructure Evaluation

Collection System
In December 2008, QDC undertook an extensive infiltration and inflow CCTV video inspection of their
collection system. As a result of that report, QDC has addressed the following areas:
1. Sealed sewer manholes in the areas influenced by groundwater and tides.
2. Installed waterproof manhole covers in flood zones;
3. Lined approximately 10,500 linear feet of sewer mains identified as being in poor structural

condition and with a considerable amount of infiltration along Airport Street, Zarbo Avenue,
Roger Williams Way and MacNaught Street; and
4. Replace seriously deteriorated collections systems in Commerce Park and the former
Davisville Construction Battalion area with new, and extended sanitary service to the easterly
portion of the Commerce Park area, which was formerly serviced by septic systems and
cesspools.
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5.2.1.2 Pump Stations

Davisville Pump Station (DS-55)
The Davisville Pump Station (DS-55) is located on the south side of the golf course, north of
Toray Plastics. Wastewater from Kiefer Park and the North & West Davisville area north of the
pump station and from the Davisville Pier area flows to the wetwell in the Davisville Pump
Station. The pump station is a wetwell/drywell design, with two end-suction centrifugal pumps
discharging to a 14-inch force main. This force main heads south around the west side of the
airport to the treatment plant. Wastewater that is pumped through the force main can be
discharged into either the influent wetwell or into the channel just prior to the aerated grit
chamber’s influent channel of the treatment facility.

Wastewater enters the Davisville Pump Station via gravity from the collection system entering
the wetwell’s west side of the pump station, where it first flows through either a manuallycleaned bar rack or a comminutor. From the bar rack or comminutor, the wastewater is pumped
to the treatment facility.

In 1999, this station was upgraded with the installation of two 1,200 GPM variable speed
pumps. The pumps were designed with the ability to be upgraded to 1,800 GPM by changing
the impellers and motors. The pumps are located in the basement of the pump station on the
drywell side. These pumps are vertically mounted end-suction centrifugal type sewage pumps
that draw wastewater from a common suction header and discharge into a common discharge
header. During the upgrades, provisions were made to accommodate the installation of a third
pump.

The Davisville Pump Station is equipped with a radio telemetry system to monitor alarm
conditions and transmit them to the wastewater treatment plant’s alarm system. The two alarm
points that are monitored are the run/off status of the emergency generator wetwell levels, and
the presence/absence of incoming utility power. As alarm conditions occur, their status is
displayed on the main monitoring panel located in the office of the treatment plant’s Operations
Building. A 75-kilowatt (kW) standby engine generator provides emergency power in the event
of a power failure.
A review of the operating data for calendar years 2006 through 2010 (Table 1) finds that flows at DS-55
average 0.288 MGD (200 gpm) over that period.
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Year
2006
2007
2008
2009
2010
AVERAGE

TABLE 1
DS-55 OPERATING CONDITIONS (2006 THROUGH 2010)
Minimum
Maximum
Total
0.290
0.446
4.471
0.073
0.468
3.495
0.250
0.408
3.765
0.142
0.325
2.942
0.110
0.433
2.608
0.173
0.416
3.456

Average
0.373
0.291
0.314
0.245
0.217
0.288

Flow data provided by QDC Wastewater Treatment Facility

5.2.2

EXISTING WASTEWATER TREATMENT FACILITY

The QDC WWTF was originally constructed in the 1940s by the Navy to serve the former naval
base. In 1992, the WWTF was upgraded to accommodate, an average daily hydraulic flow of
2.6 mgd, RIDEM permitted average daily flow, based on a theoretical organic loading, to 1.78
MGD and a peak of 3.56 MGD from the QBP. A process flow schematic and site plan is shown
in Figures 2 and 3 respectively.
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The facility was originally designed for a permitted hydraulic capacity of 2.6 MGD (6.5 MGD
peak) and a corresponding organic capacity for BOD and TSS of 6,505 lbs/d. Due to monetary
constraints, QDC eliminated one RBC train. This resulted in a reduction in the facility’s BOD
and TSS loading to 4,454 lbs./d. However, the process equipment remains fixed to meet the 2.6
MGD hydraulic capacity. As the following sections will show, the equipment can handle the
higher flow of 2.6 MGD with TR-16 requirements.
Existing Wastewater Flow and Organic Loadings

A review of operating data for the calendar years 2006 through 2010 (Table 2) finds that the
average daily effluent flow conditions, including infiltration, entering the facility is 0.488 MGD,
with a corresponding maximum daily flow of 0.695 MGD.
TABLE 2
WASTEWATER EFFLUENT FLOWS (MGD) - 2006 THROUGH 2010
Year
Minimum
Maximum
Total
2006
.422
.685
6.581
2007
.343
.747
5.902
2008
.362
.656
5.940
2009
.345
.553
5.493
2010
.297
.837
5.354
AVERAGE
.354
.695
5.855

Average
.548
.492
.495
.458
.446
.488

During that same period, the corresponding influent and effluent BOD5 and TSS are presented
in Table 3 and Table 4. The average influent for BOD5 and TSS is 271.8 mg/l and 385.2 mg/l,
respectively. The higher than normal concentration is due to the high presence of septage waste
received at this facility.
TABLE 3
TOTAL INFLUENT BOD5 AVERAGE (mg/l) - 2006 THROUGH 2010
Year
Minimum
Maximum
Average
2006
190.2
336.3
250.7
2007
164.8
549.8
327.7
2008
177.3
371.5
281.2
2009
168.7
328.8
227.9
2010
167.5
407.9
262.5
AVERAGE
173.7
398.8
270.0
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TABLE 4
TOTAL INFLUENT TSS AVERAGE (mg/l) – 2006 THROUGH 2010
Year
Minimum
Maximum
Average
2006
226.3
450.9
323.8
2007
260.8
598.8
386.1
2008
202.7
472.2
363.2
2009
229.7
1,201.9
437.7
2010
285.2
600.5
415.4
AVERAGE
240.9
664.8
385.2
Table 5 provides a summary of the septage loading for that period. If the septage was removed,
the influent loading would be reduced to the following: BOD would be 257 mg/l and TSS
would be 113 mg/l.

TABLE 5
AVERAGE SEPTAGE LOADING – 2006 THROUGH 2010
Year
gpd
BOD (mg/l)
TSS (mg/l)
2006
9,283
4,358.9
11,574.4
2007
9,094
4,231.8
11,644.8
2008
9,580
3,705.1
10,184.2
2009
8,032
2,967.4
11,731.7
2010
8,325
2,927.3
11,715.7
AVERAGE
8,862
3,638
11,370
Existing Conditions

As previously indicated, the phased construction of a secondary treatment facility was constructed to
service projected flows from the Quonset Business Park and a limited number of North Kingstown
residential users. The treatment schematic consists of an aerated grit chamber, comminution and primary
sedimentation followed by Rotating Biological Contactors (RBCs), secondary sedimentation and
disinfection prior to discharge. Primary and secondary sludge was to be managed through aerated
storage and dewatering using a belt filter press. Disposal was planned to be carried out via landfilling at
one of the existing solid waste management facilities in the State.
The planned phase construction included an initial upgrade to 2.6 MGD (average) with subsequent
expansion to 3.9 MGD (average). Due to a lack of existing flows from the industrial park, as well as
financial constraints, the Quonset Development Corporation (QDC) scaled back the 2.6 MGD
upgrade to its current capacity of 1.78 MGD. This reduction resulted in the elimination of a
third RBC train from the original design plans.
Other final design components that were eliminated as part of the reduced scope included the
deletion of the belt press and related sludge processing facilities. As a result of the elimination
of the dewatering system, the facility applied for and was granted an Order of Approval to
continue using the existing sludge drying beds with onsite land application of the dried sludge.
Since the initial Order of Approval, the facility has elected to contract with a private company to
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haul (off-site) their liquid sludge for incineration. One existing anaerobic digester was
converted into a sludge holding tank in 1988 to permit the solids to become concentrated to
approximately 5 percent solids.
The WWTF is designed for 85 percent removal of raw BOD5 and Total Suspended Solids
(TSS) at influent loading of 4,154 pounds per day.
The plant design is intended to satisfy the discharge permit that requires a monthly average of
daily average effluent BOD5 and TSS not to exceed a concentration of 30 mg/l each.
Unit Process Assessment

Influent Pumping
The QDC Wastewater Treatment Facility receives its influent from two sources. Gravity sewers
bring the flow from the Quonset Business Park area to the Plant, where it is lifted by the influent
pump station to the preliminary treatment facilities. The balance of the influent is pumped via a
14-inch force main from the Davisville Pump Station (Building DS-55). The force main can
either discharge into the Plant at a point just upstream of the aerated grit chamber or a valve can
be opened to allow it to discharge into Manhole 302, which will route the flow to the influent
pump station. Because of the head available from the Davisville Pump Station, it is not
necessary to use the influent pump station to lift the flow. However, routing the force main
flow through the influent pump station does allow the pump on/off fluctuations at the Davisville
Pump Station to be significantly dampened.
The influent pump station consists of six submersible pumps, four 10HP pumps and two 3.2HP
pumps. For isolation purposes, a set of pumps consists of two 10HP pumps and one 3.2HP
pump.
The submersible pumps lift the wastewater approximately 32 feet to the aerated grit chamber
influent channel. This lift provides the capability to discharge Plant flow through the
downstream processes by gravity during a 100-year storm event.
In addition to the influent wastestream flows from the dewatering lines of the primary clarifiers,
RBC basins, secondary clarifiers and chlorine contact chambers also enter the pump influent
channel.
Preliminary Treatment
The preliminary treatment involves passing the raw sewage which enters the plant via screw lift pumps
through an existing 20-inch channel sized for capacity of 9 MGD followed by the comminutor and aerated
grit chamber. The comminutor shreds larger debris into small pieces that can be carried with the
wastewater into the aerated grit chamber. The grit is removed from the system into a container for
ultimate disposal. The performance of this system is adequate to meet the current treatment
requirements.
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Primary Sedimentation
The primary treatment portion of the WWTF consists of two (2) rectangular primary settling tanks having
dimensions of 85-feet long by 20-feet wide and 10.4-feet sidewater depth (SWD) each. The tanks have
been designed to provide approximately 55% of suspended solids (SS) and 40% BOD5 removal. The
current operation of the primary settling tanks does not present any problems. The WWTF currently
operates satisfactorily within permit limitations with the units on line. The summary of permitted
conditions, present operating conditions, original design conditions, and their comparison with the TR-16
design criteria is presented in Table 6.
Rotating Biological Contactor
The RBC process requires the biological growths to accumulate on the surfaces of the RBC media. As
this growth continues to remove organics, the thickness of the growth will increase. At some point, the
growth will become heavy and slough off of the RBC media. This growth (known as secondary sludge)
flows out of the RBC tanks with the wastewater and is removed from the flow in the secondary clarifier.

TABLE 6
PRIMARY CLARIFIERS OPERATING CRITERIA
Criteria
Flow (MGD)

Average
Peak

No. of Units
Total Tanks Volume (gals.)
Total Surface Area (sf)
Tank Dimensions (each) – L x W (ft.)
Sidewater Depth (ft.)
Avg. Detention Time (hr.)
Suspended Solids
Average
Applied (lb/d)
Peak
Surface Overflow Rate
Average
(gal/d/sf)
Peak
1
2
3
4

Permitted
Conditions

Present
Conditions

1.78
4.48
2
264,000
3,400
85 x 20
10.4
3.6
3,670
7,339
58
1,318

0.446
1.15
1
132,000
1,700
85 x 120
10.4
7.1
1,616
1,853
262
67,689

Original
Design
Conditions
2.6
6.5
2
264,000
3,400
85 x 120
10.4
2.4
--765
1,912

Various
Design
Guidelines

>8 1, 2
1.5 – 2.5 2, 3
1,000 4
2,250 4

ASCE, Manuals and Records of Engineering Practice – No. 36 – Wastewater Treatment Plant Design, 1998
New England Interstate Water Pollution Control Commission, Guides for the Design of Wastewater Treatment Works, 1998
EPA, Inspectors Guide for Evaluation of Municipal Wastewater Treatment Plants, 1979
Median value of published parameter

The RBC has been sized on a maximum hydraulic loading of 1.8 gpd/sf and 7.2 lbs/sf or organic
(BOD5) loading. Each RBC train contains five RBC shafts. The first three shafts each contain
100,000 square feet of media area, while each of the last two shafts contains 150,000 square feet
of media area. The basins are designed so that approximately 40 percent of the media disc
diameter is submerged. The existing two trains are adequate to be the design loading 2,890 lbs.
per day at a hydraulic loading of 1.78 MGD.
Table 7 presents a comparison between the original design parameters to present conditions and
TR-16 design criteria.
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Secondary Clarifiers
The secondary clarifier tanks consist of two (2) circular tanks having dimensions of 60-feet in diameter and
sidewater depth (SWD) of 13-feet. The mixed liquor from the RBC flows through Distribution Structure No.
1. This structure can divert the flow to both or one settling tank. The mixed liquor enters the 60-foot unit
through a center feedwell.

TABLE 7
ROTATING BIOLOGICAL CONTACTOR (RBC)
OPERATING CRITERIA COMPARISON
Criteria
Flow (MGD) 1
Total Basins Volume (1,000 gal.)
Media Surface Area (1,000 sf)
First Stage Surface Area (1,000 sf.)
Detention Times (hrs.)
BOD5 Applied (lb/d)
BOD5 Load (lb/d/1,000 sf.)
1
2
3
4

Average
Peak

@ Avg. Flow
@ Peak Flow
Average
@ Avg. Flow

Design
Condition

Present
Condition

1.78
4.48
70.4
950

0.446
1.15
70.4
950
400
1.53
1.25
1,659 4
2.7

2,211 4
7.2

Various
Design
Guidelines

2,400 2, 3
6 – 6.4 2, 3

Without recycle
ASCE, Manuals and Records of Engineering Practice – No. 76 – Wastewater Treatment Plant Design, 1998
New England Interstate Water Pollution Control Commission, Guides for the Design of Wastewater Treatment Works, 1998
Design BOD = 1.78 MGD x 260 mg/l BOD design concentration less 40% removal in Primary Settling Tanks
Present BOD = 1.275 MGD x 260 mg/l BOD actual (less 40% removal in Primary Settling Tanks)

The current operation of the secondary clarifier tank does not present any problems. The
upgrades to the secondary clarifiers have resulted in improved performance, which has resulted
in the facility’s ability to run one clarifier with the second unit off-line. Only during extreme
rain events are both clarifiers on line. With one unit in operation, the WWTF operates within
permit limitations. The summary of the present and original design parameters, the permit
conditions, and their comparison with the TR-16 design criteria is presented in Table 8.
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TABLE 8
SECONDARY CLARIFIERS OPERATING CRITERIA
Permitted
Conditions

Criteria

Flow (MGD)

Average
Peak

No. of Units
Total Tanks Volume (gals)
Total Surface Area (sf)
Sidewater Depth (ft)
Avg. Detention Time (hr.) 1 Average
Peak
Surface Overflow3
Average
Rate (gal/d/sf)
Peak
1
2
3

1.78
4.48
2
50,375
5,660
13
8
3
311
792

Present
Conditions

0.446
1.15
1
75,190
2,830
13
15
6
158
406

Original Design Various Design
Conditions
Guidelines

2.6
6.5
2
50,375
5,660
13
≥ 10 1, 2
5
2
400 – 800 2
459
1,148 1,000 – 1,200 2

ASCE, Manuals and Records of Engineering Practice – No. 76 – Wastewater Treatment Plant Design, 1998
TR-16, New England Interstate Water Pollution Control Commission, Guides for the Design of Wastewater Treatment Works,
1998
One unit on line

Settled sludge is collected from the tank bottom by means of a circular clarifier sludge
collection mechanism. The collection mechanism consists of four (two full length, two short)
rake arms mounted on and rotating about the center column of the tank at a rate of about one
revolution each hour.
Settled sludge, to be wasted from the process, is plowed to a hopper located in the tank bottom
near the center column. This plowing action is accomplished by a series of diagonally placed
scraper blades mounted on the underside of the rake arms. This sludge is periodically
withdrawn by pumping via 6-inch suction lines and wasted to the mixed sludge well.
Disinfection System
The original chlorine gas system that provided disinfection was replaced with a sodium
hypochlorite (hypo) disinfection system. The hypochlorite is stored in a polyethylene storage
tank located in the Chlorine Room. Two chemical metering pumps pump the hypochlorite from
the tank to the chlorine contact tank, where the hypochlorite is mixed into the Plant effluent
with a mechanical mixture.
Control of Plant effluent disinfection is accomplished with an automatic hypo feed system. This
system utilizes chlorine residual analyzer and Plant effluent flow signals to continuously adjust
the hypo feed rate. The system includes low and high chlorine alarms that are annunciated on a
local alarm panel and at the Main Monitoring Panel.
Sodium Hypochlorite is a solution of sodium hypochlorite in water. The solution is typically
12–15% hypochlorite as available chlorine. At 12.5% available chlorine weights, one gallon of
sodium hypochlorite is approximately ten (10) pounds and contains the equivalent of
approximately 1.2 pounds of chlorine gas in terms of disinfecting power.
The sodium hypochlorite is stored in a 1,150 gallon polyethylene storage tank.
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The contact chambers consist of two tanks having a combined volume of 86,170 gallons. Based
upon the required thirty (30) minutes contact time in the chlorine tank, the maximum allowable
flow at the plant is currently 4.48 MGD (see Table 9).

TABLE 9
EFFLUENT DISINFECTION
Criteria
Flow (MGD)

Avg. Daily
Peak Hourly
Total Tank Volume (gal.)
No. of Units
Detention Time (min.) Avg. Daily
Peak Flow
Chlorine Requirements (gph)

Design
Conditions

Present
Condition

1.78
4.48
86,170
2
71
28
10

0.446
1.15
86,170
2
278
108
3

Original
Design
Conditions
2.6
6.5
172,340
4
95
48
15

Various
Design
Guidelines

170,000

30
30

Wastewater Treatment Plant Outfall
The existing plant outflow consists of a new 200 linear foot section of 30-inch reinforced
concrete pipe that joins a 1,100 linear foot section of 21-inch concrete pipe. The 21-inch pipe
connects to the adjacent airport stormwater drainage system at a 30-inch concrete pipe along
Runway 16-34 of the Quonset State Airport prior to discharging through a headwall into
Narragansett Bay. The capacity of the 21-inch pipe section is 6.5 MGD though its carrying
capability may be influenced by tidal elevations and stormwater flows.
Solids Handling Facilities
As a result of the elimination of the solids handling upgrade in 1992, the existing anaerobic
digester was converted into a sludge holding tank under a separate contract. The tank is used to
concentrate its sludge to approximately 5% solids. The thickened sludge is then hauled off-site
by a private contractor for incineration.
5.2.3

FUTURE WASTEWATER PROJECTIONS

In July 2010, the Quonset Development Corporation entered into an agreement with the Town
of North Kingstown to allow 200,000 gallons per day (gpd) wastewater to enter QDC’s
collection and treatment system. The 200,000 gpd of flow granted by North Kingstown has
allowed the Town to begin the sewering of Post Road South without being required to undertake
major upgrades to QDC’s infrastructure. Currently, this agreement is under consideration to be
modified to 828,106 gpd.
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Comments:
 Identify that to accommodate North Kingstown’s flows beyond the 200,000 gpd, QDC will be
required to seek a permit change. This permit change may affect the discharge concentrations of
BOD5 and TSS, as well as the hydraulic conditions
 Acknowledge that they (QDC) will accept the projected future flows from North Kingstown of
828,106 gpd per day, but will not accept more than the 200,000 gpd without expansion of the
infrastructure and permit modification. The cost associated with any upgrade directly related to
North Kingstown’s request for wastewater flow and permit reduction in BOD and TSS will be the
responsibility of the Town.
The agreement and amendments can be found in Appendix 1.
The following are key elements of the agreement which both parties have agreed to:
a. North Kingstown will install a suitable flow metering device to record sewage flow from
the Town to the QDC facility. North Kingstown will be responsible for the maintenance
and operation of the meter. Ultimately, the meter will be used for billing purposes.
QDC will invoice the Town for costs of service based on the meter reading. North
Kingstown will be responsible to invoice the individual users.
b. The Town must adopt QDC’s industrial pretreatment standards in order to maintain the
integrity of treatment process.
c. The Town has agreed to accept responsibility for all current sewer use connections of
properties located outside Quonset Business Park (“Additional Service Areas”) which
include the following:














ASQAH – Multi-Unit Apartments on Asqah Dr., off Camp Ave.
Essex Village – Multi-Unit Apartments on Newcomb Rd.
G. Grossmans – Multi-Unit Apartments on Cattail La., Mill Creek Dr., Ripple
La., Waterwheel La., off Camp Ave.
Kings Grant – Multi-Unit Apartments, Newcomb Rd.
MHRH – Shore Court Housing, off Post Rd.
Kingstown Heights – Private homes, 134, 146 and 168 Mark Dr.
Fishing Cove School – public school at 11 Wickford Point Rd.
Quonset School (SOROCO) - Private school, Camp Ave.
Quidnesset School – public school at 166 Mark Dr.
Phoenix Properties (Heritage) – Multi-Unit Apartments, 552 Devils Foot Rd., 580
Devils Foot Rd., 0 Union Dr., 24 Union Dr., 46 Unit Dr., 59 Union Dr.
Lischio – Private Home, 165 Namcook Rd., and Multi-Unit Apartments, 620
Devils Foot Rd., 660 Devils Foot Rd., 604 Devils Foot Rd., 604 BD A Devils
Foot Rd., 604BD B Devils Foot Rd.
Lischio/Moran – Future Multi-Unit development, previous Drive-in, Namcook
Rd.
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Travelers Aid – Multi-Unit Housing, Navy Dr. off Devils Food Rd.
Wickford Point – Private Homes, Harbor Ct., Lands End Dr., Sea Grass Way,
Wickford Point Rd.
North Kingstown Transfer Station – Davisville Rd.

d. In the event that treatment facility is required to reduce the plant’s effluent loadings to the
receiving water from its current treatment levels (for example, BOD, nutrient removal,
etc.), as directed by RIDEM during the term of the contract, North Kingstown must
agree to pay a flow proportionate share of the cost.
The evaluation of future flows must be examined to, first, meet the needs of the Quonset
Business Park (QBP), second, to accommodate the Post Road South Commercial, and third, to
accommodate the Town of North Kingstown’s request for 828,106 gpd.
Future Wastewater Flows for the QBP
The QBP has estimated that the remaining 467.8 acres of land yet to be developed will produce
a projected employment of 4,678 persons (based on 71 gallons per person of wastewater). The
projected wastewater flow will be 332,138 gallons per day. Infiltration for this area is estimated
to be approximately 150 gpd/acre. Based on the 467.8 acres, this totals an additional 70,170
gpd of flow. The balance on the contractual wastewater commitment to Tory Plastics of 43,000
gpd, future wastewater flow reserved for high volume commercial users has been identified as
300,000 gpd. Table 10 illustrates that QDC will require 1,233,308 gallons per day at full buildout of QBP.
TABLE 10
QBP FUTURE FLOWS
Existing Wastewater Flow

Total

5-Year Average

488,000 gpd

Projected Wastewater Flow
Infiltration/Inflow
Projected Employment

Unit
(gpd/acre)
150
Number
4,678

Developed Land
(acres)
467.8
Flow/Employee
71

Future Processing
Future (Toray Plastics) contractual commitment
Subtotal Projected

Total Wastewater Flow

I/I Flow
(gpd)
70,170
Flow
332,138
300,000
43,000
745,308

1,233,308 gpd

Future Wastewater Flows for the Town of North Kingstown
The total projected average daily flow from the Town of North Kingstown is projected to be
828,106 gpd. Table 11 provides a breakdown of this flow by residential and commercial area.
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The Town has bond authorization to construct Post Road South sewers for the commercial area.
The future wastewater needs of the QBP of 1.233 MGD is within the current permitted flow.
As the Town considers additional flow above the 0.20 MGD, that will require QDC requesting
permit modifications. RIDEM would be required to consider a hydraulic and organic loading
from the treatment facility.
Based upon these conditions, QDC projects future flows will be 1.433 MGD, which remains
below the permitted capacity of the Treatment Facility.
The following sections will evaluate the wastewater collection system and treatment facilities
for the total future needs of QDC (1.233 MGD) and the Town (0.828 MGD). The minimum
future design will be 2.061 MGD, however, based on the original conditions, the future capacity
will be 2.6 MGD.
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Area
Name
Post Road North

TABLE 11
PROJECTED AVERAGE DAILY FLOW FROM PROPOSED SEWERED AREAS – DESIGN YEAR 2030
Number
Number
Est. Length
Residential
Commercial
Inflow/
Flow
Infiltration
Residential
Commercial
of Sewer
Flow
Units
Acres
(mi.)
(GPD) 1
(GPD) 2
(MGD) 4
1,152
204
13
208,397
158,100
3,900

Total
Flow
(GPD)
370,397

Post Road South

179

242

4

32,381

187,550

3,000

222,931

Wickford/Poplar Area 3

720

40 units

7

130,248

30,300

8,000

168,548

Shore Acres

344

4

62,230

0

4,000

66,230

28

433,256

375,950

18,900

828,106

TOTALS
1
2
3
4

2,395

486

Residential Flow = # units x 2.7 persons per unit @ 67 gpcpd
Commercial Flow = # acres x 775 gal/acre/day
Commercial Flow = based on actual water usage and 450 boat slips x 10 gpd/boat slip
Infiltration/Inflow = 150 gal/in. dia./mile
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5.2.4

QDC COLLECTION SYSTEM

All of the wastewater collected in the QDC’s West Davisville, North Davisville, Davisville
Waterfront, Commerce Park and Executive Park and the existing flows from the Town is
conveyed to the Wastewater Treatment Facility through the Davisville Pump Station (DS-55),
which is located off Roger Williams Way, adjacent to the North Kingstown Golf Course. DS55 is presently fed by a 3,400 foot section of 24-inch interceptor in Roger Williams Way and an
8-inch force main extending from the Davisville Pier Pump Station. Wastewater is conveyed to
the Treatment Facility via a 14-inch force main. The 24-inch interceptor and 14-inch force
main have maximum design capacities of approximately 3.6 MGD.
The Town’s flow will enter the QDC collection system from one of two points. Flows from the
north will be introduced into the QDC system on Newcomb Rd. where it will flow through
Commerce and Executive Parks, ultimately entering Roger Williams Way at Manhole No. D56. Flows from the south will be introduced into QDC’s system at A.S.Q.A.H. Dr. through a
10-inch gravity line, which enters Roger Williams Way at Manhole D-57. The flow combines
at Manhole No. D-57 before entering the Davisville Pump Station (DS-55).
5.2.5 EVALUATION OF EXISTING INFRASTRUCUTE

QDC Collection System
The Quonset Development Corporation’s (QDC) wastewater collection system has been analyzed to
determine its adequacy to transport the existing and future flows from QDC along with North Kingstown’s
future flows.
The capacity of the pipe sections was computed using Manning’s equation for circular pipes flow full and
was used in the formula.
Where:

Q
Q
A
n
R
S

=
=
=
=
=
=

(1.49 A/n) R2/3 S1/2
discharge (cfs)
cross section area (ft2)
Manning roughness coefficient (dimensionless)
hydraulic radius (ft), pipe diameter/4 for pipes flowing full
slope of the pipe (ft/ft), assumed parallel to the hydraulic grade line

The roughness coefficient used in this analysis was 0.013 and is a standard design value. All
pipe diameters and slopes were obtained from the QDC wastewater collection plans. Table 12
compares the future peak flows to the design capacities for each sewer segment. Each sewer
segment consists of various sizes and slopes, resulting in a variation in capacities with each
segment. The capacities shown in Table 12 represent the lowest capacities.
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TABLE 12
FUTURE CAPACITIES OF THE
QUONSET DEVELOPMENT CORPORATION’S SEWER SYSTEM
Future Flows
Capacity 1
Location
Size
(MGD)
(MGD)
0.53 and 1.16
1.16
8” and 12”
MH 25-0 to Newcomb Rd.
1.97
1.28
18”
MH 25 to MH 25-0
4.06
1.80
24”
MH D57 to MH 25
2.12
3.69
24”
Diversion Chamber to D57
5.47
3.69
24”
DS 55 to Diversion Chamber
1

Total
Build-Out
Inadequate
Adequate
Adequate
Inadequate
Adequate

Capacity of 8” – 12” pipe based on 60 percent pipe flow and pipes greater than 12” are based on 70 percent pipe flow.

The Town of North Kingstown has available bonding in place for Post Road South Commercial
and Shore Acres Area. Therefore, additional priorities were given to determine when the
existing sewer mains would become inadequate.
MH 25-0 to Newcomb Road: The existing 8-inch and 12-inch sewer mains within the Quonset
Business Park (QBC) will need to be replaced from MH 25-0 to MH 25-P3. QDC will be
relocating and replacing this sewer as part of the Gateway Project. The new line will be an 18inch sewer connecting to MH 25. The existing sewer main will be inadequate for Post Road
North Phase 1 construction flows. The peak daily flow with Post Road North Phase 1
construction will be 1.16 MGD. The 1.16 MGD peak flow is based on the projected peak flow
of 930,658 gpd from N-1 Pump Station and the existing (previously contracted) peak flow of
225,342 gpd.
Diversion Chamber to D57: The existing 24-inch sewer is inadequate to handle the total future
flows. A new, larger capacity sewer line will be installed to replace the existing 24-inch sewer.
The existing sewer main will be adequate to handle flows from Post Road South Commercial
and Residential and Shore Acres Area which has a projected peak daily flow of 1.07 MGD. The
existing sewer main will not be adequate for any additional flows generated from the
Wickford/Poplar Point Area and build-out at QDC.
Davisville Pump Station (DS-55):
The Davisville Pump Station is responsible to pump
approximately 58% (715,318 gpd) of the wastewater flows generated at the Quonset Business
Park (QBP) and 100% of the flows generated by the Town of North Kingstown (828,000 gpd).
The average daily flow at build-out will be 1.54 MGD (1,070 gpm) and the corresponding peak
flow will be 3.85 MGD (2,673 gpm). The current pumping capacity of 1,200 gpm (one pump
running / one pump standby) will have the ability to handle wastewater flows from QDC, Post
Road South Commercial and Residential and Shore Acres Area with a corresponding flow of
691,200 gpd average and 1,728,000 gpd peak (1,200 gpm). In order to receive flows above the
peak daily flow of 1,728,000 gpd, the pump station will have to be upgraded. During the 1999
upgrade, the pumps selected have the ability to be upgraded to 1,800 gpm with provision for a
third pump. Based on the projected peak flow at full buildout of 3.86 MGD, the pump station
will be upgraded with the pumps rated to handle 1,350 gpm per pump and the installation of a
third pump rated at 1,350 gpm to meet the requirements of handling peak flows with one pump
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as standby. At that point, the station will have the capacity of 5.18 MGD. In addition to the
installation of the pumps, a new well must be constructed to allow for sufficient capacity. The
cost incurred by QDC to upgrade DS-55 will be reimbursed by the Town.
QDC Wastewater Treatment System
As previously stated, the Town will initially generate approximately 187,550 gpd for Post Road
South Commercial area; this combined with QBP’s future need of 1,233,308 gpd will not
require expansion of the Treatment Facility until the Town requests permission to connect
subsequent phases into the system. Before the Town’s wastewater needs exceed 200,000 gpd,
the QDC will become responsible for the expansion of the wastewater treatment facility and the
corresponding infrastructures currently owned by QDC. The cost incurred to upgrade the
treatment system will be reimbursed by the Town. The build-out of all phases of the Town’s
wastewater program will generate 0.828 MGD over the next twenty years and QBP will
generate 1.233 MGD. Table 14 summarizes the present and future wastewater design flows.

TABLE 14
SUMMARY OF FUTURE WASTEWATER DESIGN FLOWS
Area
Gallons Per Day (GPD)
488,000
QBP Present Flows
745,670
QBP Future Flows
828,106
North Kingstown Flows
TOTAL
2,061,776
Since the build-out capacity would not occur instantaneously (for either the Town or QDC), the
expansion to 2.6 MGD will be phased in once North Kingstown reaches its allowable capacity
of 0.20 MGD. The phased approach will allow the Town to begin the development of the Post
Road South Project without expanding the Treatment Facility.
5.2.6

FUTURE WASTEWATER TREATMENT FACILITIES

Influent Pumping System
The influent pumping system consists of submersible pumps rated for a total capacity at 4.11
MGD each. The addition of flows from the Town will not affect the sizing of these facilities
because 95% of the flow will pass through DS-55 which will bypass the influent pump
chambers. Due to the sizing of the submersible pumps, they are not affected by the additional
flows from the Town and were not included in the upgrade scenarios presented herein.
Preliminary Treatment
Aerated Grit Chamber: The initial design report prepared by Wright Pierce states that the
existing aerated grit chamber will handle a peak flow of 9 MGD, which translates to a detention
time of three (3) minutes. This falls within the TR-16 recommended range of 2 to 5 minutes.
Based upon TR-16 criteria, the existing volume of 18,500 gallons and the corresponding future
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peak flow of 13.2 MGD will result in a detention time of 2.02 minutes, which also is within the
operating range. The 13.2 MGD coincides with the maximum peak flow. Based upon this
assessment, the grit chamber does not need to be increased in size to accept the additional flows.
Comminutor / Influent Channel: The existing 20-inch primary channels are sized for 9 MGD
peak flows.
Primary Clarifiers
The two existing primary clarifiers are designed to handle flows up to a 2.6 MGD average daily
flow and a 6.5 MGD peak flow with corresponding overflow rates of 765 and 1,912 gpd/sf
respectively. TR-16 allows settling rates, for plants of design flow above 1 MGD, up to 1,000
gpd based upon average daily flow and up to 2,250 gpd based upon peak flow. Table 15
summarizes the primary clarifiers’ operating criteria for the future expansion.

Criteria
Flow (MGD)

TABLE 15
PRIMARY CLARIFIERS OPERATING CRITERIA
Design
Present
Upgrade
Conditions
Condition
Average
Peak

No. of Units
Total Tanks Volume (gals.)
Total Surface Area (sf)
Tank Dimensions (each) – L x W (ft.)
Sidewater Depth (ft.)
Avg. Detention Time (hr.)
Suspended Solids
Average
Applied (lb/d)
Peak
Surface Overflow Rate
Average
(gal/d/sf)
Peak
1
2
3
4

1.76
4.48
2
264,000
3,400
85 x 20
10.4
3.6
3,670
7,339
58
1,318

0.488
1.15
1
132,000
1,700
85 x 120
10.4
7.1
1,616
1,853
262
67689

Various Design
Guidelines

2.6
6.5
2
264,000
3,400
85 x 120
10.4
2.4
--765
1,912

>8 1, 2
1.5 – 2.5 2, 3
1,000 4
2,250 4

ASCE, Manuals and Records of Engineering Practice – No. 36 – Wastewater Treatment Plant Design, 1998
New England Interstate Water Pollution Control Commission, Guides for the Design of Wastewater Treatment Works, 1998
EPA, Inspectors Guide for Evaluation of Municipal Wastewater Treatment Plants, 1979
Median value of published parameter

Rotating Biological Contactors (RBC’s)
The RBC sizing was based on a maximum hydraulic loading of 1.8 gpd/sf and a first stage
BOD5 loading of 6 lbs/day/1,000 sf which resulted in the following RBC design.

Flow
1.78
2.6

No. Trains
2
3

No.
Shafts/Train
5
5

Stages/Train
4
4

Shafts in
First Stage
2
2

Surface Area
1,200,000 sf
1,800,000 sf

A third train will need to be added to accommodate the increase in hydraulic capacity.
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Table 16 summarizes the operating criteria to achieve an expansion of 2.6 MGD.
TABLE 16
ROTATING BIOLOGICAL CONTACTOR (RBC) OPERATING CRITERIA
Design
Present
Various Design
Upgrade
Conditions Condition
Guidelines
Criteria
Flow (MGD) 1

Average
Peak

Total Basins Volume (1,000 gal.)
Media Surface Area (1,000 sf)
First Stage Surface Area (1,000 sf.)
Detention Times (hrs.)
@ Avg. Flow
@ Peak Flow
BOD5 Applied (lb/d)
Average
BOD5 Load (lb/d/1,000 sf.)
@ Avg. Flow
1
2
3
4

1.78
4.48
70.4
950
400
1,781 4
4.4

0.446
1.15
70.4
950
400
1.53
1.25
377 4
2.7

2.6
6.5
105.6
1,425
600
2,602
4.33

6 – 6.4 2, 3

Without recycle
ASCE, Manuals and Records of Engineering Practice – No. 76 – Wastewater Treatment Plant Design, 1998
New England Interstate Water Pollution Control Commission, Guides for the Design of Wastewater Treatment Works, 1998
Design BOD = 1.78 MGD x 200 mg/l BOD design concentration less 40% removal in Primary Settling Tanks
Present BOD = 1.275 MGD x 169 mg/l BOD actual less 40% removal in Primary Settling Tanks

Secondary Clarifiers
The two existing secondary clarifiers are designed to handle flows up to 2.6 MGD average daily
flow and a 6.5 MGD peak flow. This results in overflow rates of 460 and 1,148 gpd/sf for
average and peak flows, respectively. This is consistent with overflow rates or 400–800 and
1,000–1,200 gpd/sf as stated in TR-16. Table 17 summarizes the operating criteria for the
future expansion.

TABLE 17
SECONDARY CLARIFIERS OPERATING CRITERIA
Design
Present
Upgrade
Criteria
Condition Condition
Flow (MGD)
No. of Units
Total Tanks Volume (gals)
Total Surface Area (sf)
Sidewater Depth (ft)
Avg. Detention Time (hr.) 1
Surface Overflow 3
Rate (gal/d/sf)
1
2
3

Average
Peak

Average
Peak
Average
Peak

1.78
4.48
2
550,375
5,660
13
8
3
311
792

0.446
1.15
1
275,190
2,830
13
15
6
158
406

2.6
6.5
2
550,375
5,660
13
5
2
459
1,148

Various Design
Guidelines

≥ 10 1, 2
400 – 800 2
1,000 – 1,200 2

ASCE, Manuals and Records of Engineering Practice – No. 76 – Wastewater Treatment Plant Design, 1998
TR-16, New England Interstate Water Pollution Control Commission, Guides for the Design of Wastewater Treatment
Works, 1998
One unit on line
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Chlorination System
The disinfection system uses sodium hypochlorite to meet the effluent limits. The hypochlorite
is stored in a polyethylene storage tank located in the Chlorine Room. Two chemical metering
pumps pump the hypochlorite from the tank to the chlorine contact tank, where the hypochlorite
is mixed into the Plant effluent with a mechanical mixture.
The sodium hypochlorite solution is typically 12-15% hypochlorite as available chlorine. At
12.5% available chlorine weights, one gallon of sodium hypochlorite is approximately ten (10)
pounds an contains the equivalent of approximately 1.2 pounds of chlorine gas in terms of
disinfecting power.
The feed system has a maximum capacity of 2,000 lbs/day which is adequate to meet maximum
flow conditions. There is no concern regarding the size of the feed equipment with the
additional flows from the Town.
The Chlorine Contact Chambers, on the other hand, are a limiting factor for flow capacity at the
plant. RIDEM-Division of Water Resources has designated the area outside of the plant’s
outfall as an area suitable for shellfishing and has imposed a 30 minute chlorine contact time for
the plant at peak flow. The current contact chambers consist of two (2) tanks having a
combined volume of 86,170 gallons. Based upon the RIDEM contact time, the maximum
allowable flow at the plant is currently 4.1 MGD. Based upon a peak flow of 6.5 MGD and
tanks of similar size as those existing on site (43,085 gallons each), a total of one (1) additional
contact tank (having a volume of 50,000 gallons) would be required. Table 18 summarizes the
operating criteria for the future expansion.

Criteria
Flow (MGD)

Avg. Daily
Peak Hourly
Total Tank Volume (gal.)
No. of Units
Detention Time (min.) Avg. Daily
Peak Flow
Chlorine Requirements (gph)

TABLE 18
EFFLUENT DISINFECTION
Design
Present
Condition
Condition
1.78
0.446
4.48
1.15
86,170
86,170
2
2
71
278
28
108
10
3

Upgrade
2.6
6.5
136,170
3
72
30
15

Various Design
Guidelines
136,000
30
30

Wastewater Treatment Plant Outfall
The existing plant outflow consists of a new 200 linear foot section of 30-inch reinforced
concrete pipe that joins a 1,100 linear foot section of 21-inch concrete pipe. The 21-inch pipe
connects to the adjacent airport stormwater drainage system at a 30-inch concrete pipe along
runway 16-34 of the Quonset State Airport prior to discharging through a headwall into
Narragansett Bay. The Conceptual Design Report states that the capacity of the 21-inch pipe
section is 6.5 MGD, though its carrying capacity may be influenced by tidal elevations and
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stormwater flows. The upgrade of this outfall is recommended if the plant is to exceed peak
flows of 6.5 MGD. This pipe will not need to be replaced as part of the upgrade.
Solids Handling
As previously described, the Conceptual Design Report recommended the use of belt presses for
sludge dewatering and disposal at solid waste management facilities within the State. During
construction of the most recent plant upgrade, the entire system, with the exception of the
Aerated Sludge Holding Tank, was deleted from the project. Because of these deletions, the use
of the existing sand bed was continued in conjunction with the new aerated sludge holding tank
and existing digester tanks on site for additional sludge storage.
With the reinstatement of the original upgrade, the facility would have the ability to meet the
future solids handling needs and continue to use a private hauling company as an alternative
means for sludge disposal.
In summary, QDC will need to undertake the following upgrades to its collection and treatment
system before accepting flows which will exceed its 1.78 MGD permit condition. The cost
associated with these upgrades will be the responsibility of the Town.
1. Construct a new Diversion Structure to D57
2. Upgrade DS-55 Pump Station; and
3. Treatment Plant Upgrades:
a. One (1) RBC train
b. Expansion of the chlorine contact tank
5.3

Stormwater

The purpose of the current stormwater drainage system is to carry rainwater from roofs, roads
and buildings through gutters, pipes and channels that discharge into wetlands, creeks and rivers
where it eventually flows into Narragansett Bay. Large areas covered by impervious surfaces
such as QBP are more susceptible to flooding because of the decrease in infiltration and the
increase in surface runoff. A stormwater drainage system is designed to collect and convey the
runoff so that water does not accumulate on the surface and causes flooding. The topography of
an area influences the layout of a storm water drainage system as the system uses gravity to
convey the water from a higher elevation to a lower elevation. The QBP has six primary
collection and discharge areas including Narragansett Bay, Allen Harbor, Davol Pond, Mill
Creek, Hall Creek and Sandhill Brook.
The use of low impact drainage designs supplemented with conventional drainage design
practices will be strongly encouraged for all future development. A low impact drainage system
is one that employs nonstructural and upland technologies. These technologies generally consist
of small management areas strategically located to work effectively with the pre-development
hydrologic condition and use a minimal amount of hard construction, structures and piping.
Nonstructural and upland technologies should be used as first-line practices for managing
stormwater. Conventional drainage systems should only be used to assist in the management of
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flows greater than those which the low impact drainage system can adequately handle. These
methods are necessary in order to recharge stormwater in accordance with the groundwater
recharge requirements set forth by the State of Rhode Island. Reference the Rhode Island
Stormwater Design and Installation Manual for details regarding the benefits of and techniques
used in low impact drainage design.
5.3.1

Stormwater Drainage System

The major components of QBP’s stormwater drainage system are shown in Figure 5-2. The
drainage system shows the size of the stormwater pipes and the direction of flow within the
pipes. The pipes generally increase in size as they approach the discharge outlet. The discharge
outlets are located in natural streams, rivers, ponds and directly into Narragansett Bay. The
drainage system is generally identified by the receiving water body.
Runoff from the Airport, Quonset and Kiefer Park Districts as well as the majority of the area in
the Davisville Waterfront District are all conveyed by a series of pipes into several discharge
locations along Narragansett Bay. The north and eastern section of North Davisville is collected
by stormwater drainage pipes and discharges into Allen Harbor. The northern eastern section of
the Davisville Waterfront and the southern western section of North Davisville discharge into
Davol Pond. The Gateway District discharges primarily into the northern section of Mill Creek.
There are two primary collection and discharge systems servicing Commerce Park. The western
section of Commerce Park drains into Mill Creek and the eastern section discharges into Hall
Creek. The West Davisville District discharges into Sandhill Brook.
The existing stormwater system is extensive in the areas that are serviced and in the quantity of
conveyance pipes and channels. The layout was designed for the operations of the Navy and
does not necessarily provide the flexibility that is needed when create development parcels.
Thus, new roadway construction within QBP generally provides for a stormwater drainage
system to service the development parcels as long as there is capacity within the main existing
conveyance systems.
5.3.2

Stormwater Quantity Management

RI Freshwater Wetlands Regulations and QBP Technical Review Regulations require that the
post-development peak runoff rate is equal to the pre-development peak runoff rate. This
requirement is primarily intended to reduce the risk of downstream flooding from any increases
in peak stormwater runoff rates.
The situation in QBP is very different from the typical development condition. QBP in its predevelopment 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 QBP 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
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accepted by RIDEM starting with their issuance of an Insignificant Alternation to Wetlands for
the Commerce Park roadway and infrastructure construction 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.
5.3.3

Stormwater Quality Management

Stormwater runoff can be responsible for transporting eroded sediments, nutrients, and other
non-point source pollutants into receiving waters. The U.S. Environmental Protection Agency
(EPA), on December 8, 1999, finalized the Storm Water Phase II Final Rule. 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. MS4s are considered point sources of pollution because they discharge stormwater
into discrete conveyances, including roads with drainage systems, municipal streets, catch
basins, curbs, gutters, ditches, man-made channels, and storm drains. MS4s are publicly owned,
operated, and designed or used for collecting or conveying stormwater.
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. Under these regulations, the QDC was required to develop and implement a
stormwater management program that includes six minimum control measures, evaluation and
reporting efforts, and recordkeeping. The stormwater management program must be designed to:




Reduce the discharge of pollutants to the “maximum extent practicable,”
Protect water quality, and
Satisfy the appropriate water quality requirements of the Clean Water Act.
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The Phase II Stormwater Management Plan (SWMP) for the QBP was drafted in March of 2004
and updated in February 2006. It is composed of six required elements, or minimum control
measures, as follows:
1.
2.
3.
4.
5.
6.

Public Education and Outreach
Public Participation
Illicit Discharge Detection and Elimination
Construction Site Stormwater Runoff Control
Post-Construction Stormwater Management
Pollution Prevention and Good Housekeeping

As required for each control measure, best management practices (BMPs) are listed in each
section of the plan followed by measurable goals to gauge program effectiveness. Each control
measure is specifically tailored to meet the needs and special circumstances of the business park.
It should also be noted that facilities with stormwater discharges from activities that meet the
definition of “stormwater associated with industrial activity” and “stormwater associated with
construction activity (greater than one acre of land disturbance)” must be obtain a RIPDES
permit from RIDEM. A timeline for implementation of the programs as well as staffing and
coordination to make the programs successful is also discussed. The SWMP also provides a
system for evaluation and assessment reporting.
The development of the Park shall be managed in a way that improves environmental conditions.
The areas converted to new commercial and industrial uses will result in conversion of some
impervious areas (e.g., roadways, parking lots and rooftops) to areas of open space and grassy
swales. These land-use changes will reduce the volume and intensity of stormwater runoff. An
agreement called “Freshwater Wetlands in the Vicinity of the Coast” between the CRMC and
RIDEM governs stormwater management in the State. Both agencies have identified on maps
those parts of the Park that are under their jurisdiction. Prior to undertaking any significant site
development changes, QDC will meet with the pertinent agency to establish the existing
stormwater runoff characteristics. This will permit QDC to establish post development
conditions and clearly establish the net reduction in stormwater runoff as a result of any site
modifications.
Each new site and roadway will incorporate structural devices that temporarily detain and treat
stormwater runoff to control peak discharge rates and reduce pollutant loading. Among those
receiving waters expected to see reduced impacts are Narragansett Bay; brackish wetlands and
red maple swamp in the Kiefer Park area; Halls Creek, Davol and Frye Ponds; Allen Harbor;
Mill Creek and Wickford Harbor; and Sand Hill Brook.
5.4

Electrical Distribution System

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, as shown in Figure
5-3, are provided 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. Cost of
service rates are based on a G 62 rate from published tariff listed on the company website,
www.nationalgridus.com/narragansett.
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Reducing the cost of electric power to existing and future tenants of QBP needs to be a major
priority of QDC. The high cost of electricity in Rhode Island is a major disincentive to
prospective tenants of QBP. Potential incentive program options and capacity issues need to be
discussed as QBP moves into the future.
5.5

Fiber Optic Cables

Since the previous Master Plan update, expansion of the communication system at QBP has
progressed through the installation of two fiber optic systems: one from Cox Communication
and the other from Verizon Communications. Cox continued to install subsurface fiber optic
broadband network lines throughout the QBP. Verizon has developed an aerial distribution
telephone/fiber optic network throughout the QBP. Further expansion of the systems will
depend on customer demand. The cables now provide data, digital video, high speed Internet
connections, and digital phone to customers. These new telecommunication services position
QBP as a fully equipped park ready to serve high technology industries. Parks wired for
bandwidth to accommodate high-speed transmission of 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 wireless technology.
5.6

Gas Distribution System

The New England Gas Company’s Rhode Island natural gas operation was purchased by
National Grid on August 24, 2006, provides gas service to the QBP. Service to QBP is
distributed 12-inch lines with 100 pounds per square inch (psi) and delivered to tenants at a
reduced pressure at the meter. Future expansion of the system needs to ensure that demand
requirements are met with cubic feet per hour (CFH) service as opposed to SCF/month units
which do not adequately address availability. 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.
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6.0

Process and Results

This chapter discusses the results and the process of the Master Land Use and Development Plan.
The process is the identification of a coordinated approach and action steps that can be taken to
develop and manage the QBP as a State resource to generate economic development activities,
particularly employment opportunities. The results are the resulting employment that can be
achieved from the land use activities
The previous sections of the 2008 Master Land Use and Development Plan involved the detailed
examination and evaluation of the various components that influence the direction and growth of
the Quonset Business Park. This chapter is intended to bring these individual major components
into a coordinated approach that is action specific that will achieve one of QDC’s primary goals
of new employment opportunities. The process consists of three elements:
•
•
•
6.1

Policy – courses of action that the QDC will need to examine to support the
implementation of the Master Land Use and Development Plan
Development Program - various processes and procedures that identify and govern
development activities.
Capital Improvements – identification of the required infrastructure to enhance and
support development opportunities.
Policy

Policy identifies ideas that the QDC will need to examine to provide the resources and
organization mechanism to continue to implement and support development and activities
consistent with the Master Land Use and Development Plan. The issues are policy related that
originate from the discussions in the Master Land Use and Development Plan and could assist in
the implementation of the Plan. They are not intended to set the overall policy direction of QDC
or to modify QDC’s primary mission. The issues relate to implementing the Master Land Use
and Development Plan in an environment where QDC is asked to perform their primary mission
of developing a major State resource for economic development purposes and also being asked
to be more responsive to both regional and local concerns. The identification of the issues is
meant to provide a vehicle where possible discussions can occur to examine responsibilities and
trade-offs.
6.1.1

Sustainable Operating Model

The primary mission of QDC is to develop QBP as a major State resource to encourage
economic development activities. This mission and the day to day operations of QDC are a
dynamic process that relate not only to providing land and infrastructure but also to the
maintenance and operation of QBP. Through the provision of public domain services, QDC
maintains an environment conductive for economic development.
A sustainable operating
model approach for QBP will define how the business park will be sustained once it is completed
and it will define key roles and responsibilities of each of the primary stakeholders. The model
approach is intended to emphasize the sustainability of the Park and its environs over the long
term including the organizational and financial implications of the Park on the various
stakeholder groups. The model will also determine how public domain services such as police,
fire, public works, planning and code enforcement, water supply and distribution and wastewater
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collection and treatment are provided to occupants of the Park. The sustainable operating model
will also include how some of these previously mentioned services can be provided to residents
within the Town as well. The model will ultimately identify an action plan and implementation
strategy.
6.2
6.2.1

Development Program
Development Approach

The basis of the Development Program is the market-based Development Approach. The
purpose is to facilitate an orderly development of the QBP districts. It allocates acreage of
varied land uses that are supported by current and anticipated market conditions. The
Development Approach is based on the Development Initiatives discussed in Chapter 2 “Land
Use”. The Development Initiatives identifies specific development activities that can be targeted
within the designated land use categories. The Development Approach identifies the type and
pace of development activities that can occur in compliance with the Master Land Use and
Development Plan.
As the various planned highway, railroad and infrastructure improvements proceed, the Park will
gain particular strength in attracting distribution-related industries. Consequently, large-scale
distribution facilities (requiring 50 or more acres) at the Park could comprise a major component
– up to 40 or 50 percent – of total development. At the same time, office and high technology
research and development activities will comprise a larger component than the existing parks in
Rhode Island, which serve primarily as manufacturing and distribution centers. Some of these
users – as well as manufacturing tenants – are likely to require railroad connections, and are
likely to occupy sites of 25 acres or more. In addition, office/research and development (R&D)
space is likely to be evident at the site, and an estimated 160 acres of such land could be
absorbed over the next 15 years.
In order to accommodate the mix of industries and businesses attracted to the Park over the next
15 years, the parcel plan for each of the industrial districts should be flexible. The parcel plan
should offer a mix of large sites between 25 and 100 acres, as well as smaller or “standard” sites
between 2 and 10 acres. Large sites will increasingly be in demand as the off-site and on-site rail
and road improvements approach completion. Opportunities to attract large site users are less
predictable than small site-using tenants; however, up to 325 to 350 acres – roughly 45 to 50
percent of the total area -- of large site-using tenants could be attracted to the Park over the 15year development period. Many of those sites will require rail access; land offering convenient
rail connections should be reserved for such users.
Higher quality industrial parks in the region provide a range of commercial and service facilities
for their tenants. Many provide sites for retail, restaurants, and compatible uses including
banking, health/fitness centers, delivery services, daycare and other such services. Appropriate
locations for these services include sites near the Park entrance and sites near recreational
amenities; locations close to heavy trucking and heavy industrial activities should be avoided.
The development approach considers a phased development program for the remaining 520 acres
in QBP. The phase plan is based on the likely land absorption at QBP that considers:
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•
•
•

Recent development and absorption at the site;
The impacts of various anticipated improvements; and
Potential niches for various types of business park users.

A reasonable land absorption forecast is as presented in Table 6-1 As shown, the forecast
anticipates that over the next five years, absorption would proceed at rates roughly equivalent to
the site’s recent performance, about 20 to 40 acres annually. Land prices will increase from
current levels as QBP improvements move forward.
Table 6-1. Projected Absorption for the Park, 2008-2021.
Years
1-5
15
Average Annual Acreage
Low
30
High
Average Land Price/acre*

Low
High

$175,000
$225,000

6-10
25
35

11-15
30
40

$185,000
$200,000

$200,000
$275,000

* 2001 Dollars

In the ensuing five-year period (2008 to 2012), absorption may accelerate. As land grows
increasingly scarce at other parks in Rhode Island, the Quonset Business Park will continue to
strengthen its market position as (1) the only rail-accessible business park (2) the highest quality,
flat-terrain park in the State of Rhode Island (3) 6,800 linear feet of berthing space, consisting of
two piers, a bulkhead, 35-ft. channel draft, on-dock rail, and a 70-acre laydown area. During this
period, absorption rates likely will increase as the site benefits from its improved access,
improved environment, and increasing visibility as a major business park for upscale businesses
as well as industrial users requiring large land tracts and/or rail and sea shipping modes.
Average annual absorption of 20 to 30 acres per years is feasible and will approximate the recent
performance levels of major industrial parks occupying strategic locations in southeastern
Massachusetts. Land prices are expected to increase and approach the price levels currently
achieved in southeastern Massachusetts.
The QBP absorption by this time will be further augmented by ongoing growth among the Park’s
established tenant base. Growth among these tenants will compel them to seek new land to
accommodate such growth. In addition, the growing tenant base will attract related businesses
seeking opportunities to provide supplies and services to the various tenants in this growing
industrial location. The Park will also face challenges in replacing departing tenants and coping
with varying economic conditions. Overall, however, these challenges would be outweighed by
growth among its established base of thriving companies. During the second decade of the 21st
century, the Park should be able to achieve absorption rates in excess of 30 acres per year, during
which time many of the districts within the Park will achieve full build-out.
The recommended phased development approach is described below, highlighting the needed
major infrastructure elements.
Years 1-5

Based on the status of the current development initiatives shown in Figure 2-6, approximately
110 acres are being actively pursued by QDC in this first phase. In 2007, nearly 68 acres were
sold for 260,700 sf. to be built with $26,600,000 of private investment resulting in 470 jobs. It is
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assumed that Quonset, Quonset Waterfront and Kiefer Park would either be built out or nearing
build-out during this period.
Years 6-10

During Years 6-10 the Davisville Waterfront and North Davisville should be completed. West
Davisville should be fully built out during this period, as Phase 2 of the Relocated Route 403
Project is completed, as anticipated. In addition, the proposed commuter rail station and freight
intermodal center should be developed, as appropriate, in West Davisville.
Years 11-15

During Years 11-15, the Park should become fully built out during this period, as existing
industries expand in their parcels or in other parcels, and as new industries occupy the remaining
parcels.
6.2.2

Land Use Controls and Environmental Reviews

Land use controls and environmental/socioeconomic reviews were prepared in coordination with
the recommendation of the 2003 Master Plan to achieve the goals. QDC has technical,
environmental/ socioeconomic and design review processes that will continue to be used for all
new development and redevelopment projects within the Park.
During the revision process for the 2008 Master Land Use and Development Plan, the utilization
of the newly defined QBP Districts has served as a way to implement the vision of the Park, by
assigning districts to the Park based on such characteristics as location, average lot size, and
available infrastructure.
Based on the discussion in Chapter 2.2 “Overall Land Use Concept,” specific requirements for
each sub-district have been outlined to guide developers in achieving the vision of the Master
Land Use and Development Plan.
The land use and environmental review controls are the implementation tools that represent a
commitment by QDC to develop a well-planned business park consistent with the Master Land
Use and Development Plan. QDC controls emphasize compatibility amongst business
operations. Moreover, these controls are compatible with the Town of North Kingstown and
respect the character of the town’s development in terms of scale and value.
The controls include: Protective Controls and Covenants; Land Use Controls; Environmental
and Socio-Economic Controls; Design Review Regulations; and Development Restrictions; and
Sewer User Regulations. The QDC also recognizes that these standards may not be readily
adaptable to all development situations and may need further refinement as the development
process gains experience with their use. The QDC staff will, therefore, work very closely with
business clients to develop an understanding of these controls and to amend these standards as
necessary based on market conditions or changing development situations.
6.2.3

Transitional Areas

The Development Regulations provide requirements for landscaping, buffering and lighting.
These requirements are most important in perimeter areas where the QBP abuts residential areas.
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The Design Review Committee has been sensitive to development in these areas and has
considered the impacts of development on the adjacent residential areas. The intent is to initiate
discussions that would formalize the Design Committee’s action by including criteria in the
Development Regulations for transitional areas. This will assist in establishing a compatible
transition from light industrial/business development to residential areas. It will provide a
specific review criterion that acknowledges the individual nature of the perimeter development
areas. It will also recognize the value of using office or commercial uses, which are considered
less intensive, within the transitional areas and the benefit of recreational and open space as
buffer areas. Specific standards, that are now informally considered, could be provided for site
and building orientation that places the structures along the interior streets of QBP and away
from the residential areas could be considered.
6.2.4

Sustainable Development

The Phase II Stormwater Management Plan should be updated to include the “Smart
Development for a Cleaner Bay Act” (H6143) which requires low impact development (LID)
techniques as the “primary method of stormwater control.”
6.3

Capital Improvement Program

One of the primary responsibilities of QDC is to preserve, maintain and improve QBP stock of
buildings, roads, rail, water, sanitary sewer and other infrastructure. These improvements make
sites suitable for development and improve the “curb appeal” of QBP.
Development of the Park has required significant public investment in infrastructure to stimulate
private investment. The 2008 Master Land Use and Development Plan Implementation Program
includes an updated version of the detailed capital improvement program (CIP) for roadway,
railroad, utilities and associated site facility infrastructure development which has been undertaken
since 2003 along with proposed improvements yet to be accomplished. QDC has developed the
CIP as a means of identifying what has to be done in order to improve the Park and meet the goals
and objectives of QDC. The CIP for QDC includes the items listed in Table 6-2 and shown on
Figure 6-1.
Table 6-2. Current QDC Capital Improvement Program items
Project

Description

Budget

Demolition

Phase 11

Internal Roadways

New roadways and associated utility improvements

Reconstruct Existing Streets

Overlay and rehabilitation

$ 400,000

Internal Rail Upgrade

Reconstruction of existing rail tracks

$ 500,000

Davisville Bulkhead Replacement

New steel bulkhead

Bike Path

Shared use path within QBP

$ 300.000

$ 5,700,000
$ 500,000
TOTAL
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•

•

Building Demolition: An eleven phase demolition program was proposed for QBP to

demolish numerous deteriorated former U.S. Navy buildings to implement the
development objectives of the Master Land Use and Development Plan. The demolition
program has completed ten phases resulting in the demolition of some 300 structures
totaling over 2,000,000 square feet. The elimination of these buildings has greatly
enhanced the curb appeal of the Park and has provided momentum to the development
effort. Phase 11 was to include Buildings 7, 314, and 315. These structures are currently
being utilized and given their market interest may not be demolished. The removal of
three fuel oil tanks and pump houses within the Airport District are also targeted for
demolition.
Construct New Internal Roadways: New internal roadways provide for better vehicle
circulation throughout QBP. The new roadways also provide access to internal
development parcels and act as a utility corridor to services these development parcels.
The work under this program includes new roadway, utility systems, landscaping and
signage. New road construction projects that have been completed include Compass
Circle and Mainsail extensions, Foliage Drive/All American Way and Ocean State Drive.
Proposed internal roadway projects currently within the CIP are listed in Table 6-3.

Table 6-3. Proposed Internal Roadways
Proposed Internal Roadway
Commerce Park Connector
Phase 1
Commerce Park Connector
Phase 2
Cross Park Road/
Babcock Road
Cross Park Road
Terminal Way

Maritime Way
Allen Harbor Road

Description
Phase 1 modifies the intersection of Gate Road and Davisville Road by
constructing a roundabout that provides a direct connection from Post Road
to the Gateway District and ultimately onto the Commerce Park Connector.
From the Gateway District a new roadway will be constructed that crosses
over Davisville Road and connects to Commerce Park Road. Commerce
Park Road will connect to the proposed Cross Park Avenue.
Cross Park Avenue / Babcock Road provides road access to the North
Davisville area from Davisville Road and to the proposed Allen Harbor
Road.
The third leg of the triangle of major roads within QBP that provides a
connection with Roger Williams Way and Davisville Road.
Terminal Way provides access to the Public Access Waterfront
Development Initiative that is located along Narragansett Bay on the north
side of the airport. It will connect to Maritime Way.
Maritime Way is proposed roadway providing a more efficient and direct
route from the Commerce Park Connector and Cross Park Avenue to the
Marine Trade District.
Allen Harbor Road connecting to the Commercial/Services Marine Village
District. It will connect with Babcock Road/Cross Park Avenue

•

Reconstruct Existing Roadways: Rehabilitation and overlay will be done to 10,000 linear

•

Internal Rail Upgrades: Within the Park, 36,000 linear feet of the main line track from

feet of existing roadways in the Park.
West Davisville to the Quonset and Davisville waterfronts has been reconstructed and
27,000 linear feet of unneeded siding track has been removed. Internal railroad upgrades
included the removal of some rail and rehabilitation of track in Zones A, which is
complete, and B, expected to be completed in the Spring 2008. Freight rail improvement
projects yet to be completed include Zone C improvements along Quonset Main East and
its sidings. Improvements will include track upgrades and capacity improvements.
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•

•
•

Davisville Bulkhead Replacement South of Pier 1: The existing 1,000 linear feet of wooden

bulkhead had deteriorated to such a state that it cannot be safely used for marine activity.
Additionally, existing voids in the bulkhead are releasing upland materials into former
berthing areas, diminishing water depth and developable land in the Park. The project
will stop erosion and protect the waterfront area. Some 50 acres will be made available
to support marine trade activities in the Davisville Waterfront District. Replacement of
the Davisville bulkhead is on-going, which will include replacing the 1,000-LF bulkhead
that will stop erosion into Narragansett Bay and protect waterfront parcels. This will
allow 50 acres for marine-related uses.
Bike Path: Construction of 2.3 miles of shared-use path will be constructed from Post
Road to Calf Pasture Point.
Airport Redevelopment Plan: This project includes activities that will utilize Quonset
State Airport property for economic development purposes. Abandoned dilapidated
structures at the airport will be demolished, removing dangerous structures and
improving curb appeal of the airport. Demolition will also make room for development
along the main runway as well as the Quonset waterfront. The construction of a roadway
(Terminal Way) to access the northeastern section of the airport property will open up
120 acres for future development. This project also includes the repair of 7,500 feet of
the bulkhead surrounding the north and east side of the airport as well as the southeast
bulkhead along Zarbo Avenue. Funding will be from other sources.

6.3.1

Desalination Study

One of the major concerns identified in the Master Land Use and Development Plan is the
regional impact of water use on the Hunts River Aquifer. QDC has taken a leadership role in
examining possible solutions to this concern by undertaken a Desalination Study. The initial
feasibility study explored the potential for high yield ground water well sites that can provide
water rendered suitable for treatment to meet drinking water standards. Groundwater supply
sources are less costly to build and treat then a direct surface intake in Narragansett Bay. The
results of the study are encouraging in that high volume groundwater wells were found. More
detailed studies are required to better define the volume of water and the treatment process. In
addition, CRMC review of a proposed desalinization facility would be necessary due to the
potential environmental impacts of such a facility with relationship to the discharge of
concentrated saline brine within the bay. QDC may want to continue their leadership role and
further explore the feasibility of desalination to assist in solving a regional water issue.
6.4

Results

QDC primary mission is to manage and develop QBP as a State resource for economic
development purposes. Economic development includes employment generation, capital
investment and new tax revenue. One of the measurable results of generating economic
development activities from the Master Land Use and Development Plan is new employment
growth.
6.4.1

Employment Projections

A 2007 survey of employers within the Park showed that there were 8,289 employees. QDC
relies on market conditions to attract businesses as well as an active marketing strategy. The
QBP Development Package, along with this Master Land Use and Development Plan, sets
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specific land uses per district, which regulates business types within the Park. QDC has been
proactive in searching out and attracting the type of businesses, according to its development
initiative strategy, that it believes are beneficial to the state and the site. In reality, however, the
types of businesses that QDC has the opportunity to “select” are fully dependent on the number
of other factors including economic conditions, potential business profitability at this location,
price, size and location of the available parcel(s), and suitability of access. Current employment
ratios for each district are as follows:
District

Employees per Acre

Gateway
Commerce Park
Davisville Waterfront
West Davisville
Airport
North Davisville
Kiefer Park
Quonset

10.6 per acre
6.4 per acre
2.7 per acre
5.2 per acre
14.1 per acre
1.4 per acre
10.0 per acre
11.3 per acre

The employment estimate was generated by considering the types of land uses identified in the
future development initiatives and for the infill parcels and from employment forecasts from
anticipated projects that was provided by the project proponents. As mentioned, QDC is
pursuing specific businesses and industries through its development initiatives for the Park and is
able to estimate through these developers and business owners the number of employees for
specific development initiatives shown in Figure 2-6. Therefore, employment for parcels under
agreement and active future development initiatives was provided by the developers and business
owners in negotiations with QDC and used in the analysis, if applicable.
The result of the build out analysis of future employment projected that an additional 6,868
employees will be working at the QBP. Employment associated with active development
initiatives and parcels where QDC is currently finalizing agreements with developers (refer to
Figure 2-5) are shown in Table 6-4. Based on projections made by businesses and proposal
submissions, it is estimated that these projects will create nearly 3,100 new jobs at full build out.
Table 6-4. Projected Employment for Active Initiatives and Parcels under Agreement.
Initiative Type*

Proposed Land Use

Active initiatives

Commercial/Services
retail/office
Marine trades
Commercial/Services
waterfront
General industrial

Under agreement
TOTAL

–

Projected Employees
at Full Build Out
2,165
300
396

–
242
3,103

* Refer to Figure 2-5 Current Status Development Initiatives.

The analysis also projected an additional 3,765 employees associated with future development
initiatives and infill development shown in Figure 2-5 will be working at the QBP. Table 6-5
lists these initiatives by land uses.
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Table 6-5. Projected Employment for future initiatives and infill development.
Initiative Type*

Proposed Land Use

Future initiatives

Flex/Light industrial &
Aviation development
Distribution
TOD (multi-modal)
Commercial/Service
waterfront
Office/research
General industrial
Light industrial

Infill development

Projected Employees
at Full Build Out
898

–

TOTAL

522
279
85
1,167
230
584
3,765

* Refer to Figure 2-6 Current Status Development Initiatives.

Adding the nearly 3,100 jobs from active development and agreement initiatives and 3,765 jobs
from developable parcels to the 8,289 employees currently working at the park, it is projected
that total employment at 2021 build out will be about 15,150 Table 6-6.
Table 6-6. Total projected employment at Quonset Business Park 2006-2021.
Existing
Employees
(2007)
8,289

Active development initiatives
and parcels under agreement
(2007)
3,103

Future initiatives and
infill development
(2007)
3,765

Total employment
at build out
(2021)
15,157

The distribution of these jobs by district is listed in Table 6-7. The table shows that the Gateway
and Davisville Waterfront Districts will experience the greatest growth in employment.
Table 6-7. Distribution of total employment at build out by District.
Existing employees Projected employees
District
(2007)
(2007)
Gateway
91
2,165
Commerce Park
1,221
998
Davisville Waterfront
395
1,467
West Davisville
539
508
Airport
1,591
627
North Davisville
75
678
Kiefer Park
1,113
52
Quonset
3,264
372
TOTALS
8,289
6,868

Total employment at
build out (2021)
2,256
2,219
1,862
1,047
2,218
753
1,165
3,636
15,157

The QBP is a dynamic environment. Growth is influenced by many factors such as economic
conditions within the state and region, political climate, availability of appropriately-sized
parcels, access to needed infrastructure, and other business-driven factors.
Projected
employment in this analysis is based on a snap-shot of the current climate at the Park in 2008 and
the current trends in business within the region. As was found with the update of the QBP
Master Land Use and Development Plan, previous employment projections and expectations of
new business growth were no longer applicable. Updating the Master Land Use and
Development Plan gives the QDC the opportunity to evaluate the appropriateness of goals and
objectives and ensure that future employment is realistic and obtainable and the assumptions
made still reflect the conditions of the Park. Based on the projections above, businesses of the
QBP employ more than half the workers expected at full build out in 2021.
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