
 Memo   
To: Cranston City Plan Commission 
From: Doug McLean, AICP - Principal Planner / Administrative Officer 
Date: April 1, 2020 
Re: Cranston Bible Chapel, Inc. and Charlotte Lawson; Three (3) Variance 

Applications Requiring Plan Commission Recommendations;   
“West Arlington Replat of Lots 391, 392, 393, 394, 434, 435, and 436” 

 

 
Owner:  Cranston Bible Chapel, Inc. and Charlotte Lawson 
Applicant:  Keith L’Heureux, 25 High View Drive, Cranston RI 02921 
Location:  Crescent Avenue and Harmon Avenue, AP 7/5, Lots 1772, 1773, 1774, 1813, 

1814, and 1815 and AP 6/3, Lot 1378 
Zone:  A-6 (Single-family dwellings on lots of minimum areas of 6,000 ft2) 
FLU:  Single-Family Residential 7.26 to 3.64 units per acre                                                                                                                                                                                                                                                                                                                                                                                                            
 
IMPORTANT NOTE REGARDING SPECIAL MEETING: 
 

The recommendations on the above noted Zoning Board of Review variance 
applications will be considered by the Cranston City Plan Commission through a special 
teleconference (phone-in only) meeting to review the plan, receive public comment, 
and consider a decision. This teleconference meeting will be held on Tuesday, April 7th, 
2020 at 6:30PM. All staff reports, and the PowerPoint slide presentation with additional 
details on this application will be posted to the City’s website and can be found on the 
Planning Department’s webpage at https://www.cranstonri.com/departments/planning/.  
If you are unable to access the internet, you can contact the Cranston Planning 
Department directly at 780-3222 and paper copies will be mailed out to you.     
 
If you wish to participate in this teleconference meeting you will simply need to:  

Call 1-401-418-9388 on April 7th, 2020 at 6:30PM, and when prompted, enter the 
meeting code:  290 998 973# 

If you get a busy signal, please wait a few seconds and keep trying the call-in number 
until your call is connected.       

 
DIMENSIONAL VARIANCE REQUEST: 

 
1. To allow a subdivision that will create three (3) lots that are substandard in size, 

whereas they each will contain 4,800 ft2 while 6,000 ft2 is required. [Section 
17.20.120 – Schedule of Intensity] 
 
NOTE: this matter has been broken into 3 separate applications to be heard by the 
Zoning Board of Review, 1 for each of the 3 proposed substandard lots.  The staff 
analysis and recommendation herein is being presented in combined fashion and should 
be considered equally applicable to the 3 separate ZBR applications. 

City Planning Department 
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AERIAL VIEW 
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AERIAL VIEW (close up) 
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ZONING MAP 
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FUTURE LAND USE MAP 
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3-D AERIAL VIEW 
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STREET VIEW (from Crescent Avenue) 

 

 
STREET VIEW (from Harmon Avenue) 
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SITE PLAN 
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FINDINGS OF FACT: 
 

1. The overall project proposal is to subdivide/merge a total of 7 existing lots, comprising a 
total of 22,400 ft2, into 4 proposed new lots that will be larger in size.  If approved, 3 of 
the proposed lots will each contain 4,800 ft2 with 60 feet of frontage, and 1 proposed lot 
will contain 8,000 ft2 with 100 feet of frontage. 
 

2. The subject lots are located between Harmon Avenue and Crescent Avenue (each 
having frontage on one of these public rights-of-way).  The lots are zoned A-6, which 
allows for single-family residential homes on lots that have a minimum of 60’ of frontage 
and 6,000 ft2 of land area.   

 
3. The project will retain a pre-existing, nonconforming two-family dwelling on 8,000 ft2 

(Parcel 4) that will NOT require a use or dimensional variance from the Zoning Board of 
Review.  This project is only being discussed in the context of its inclusion in the 
subdivision plan.  
 

4. The proposal includes three (3) lots containing 4,800 ft2 that are currently vacant and will 
require approval for dimensional relief for being below the 6,000 ft2 minimum lot size. 

 
5. The surrounding neighborhood (400 foot radius) is comprised of A-6 zoned parcels, 

however this neighborhood was primarily developed prior to the establishment of the 
zoning designation and the average residential lot size in the neighborhood (4,225 ft2) is 
below the 6,000 ft2 minimum lot size zoning requirement.  Additionally, the average size of 
residential lots in the neighborhood is below the proposed lots that require dimensional 
relief (4,800 ft2).  

 
6. The Cranston Comprehensive Plan’s Future Land Use Map designates the subject parcels 

as “Single Family Residential 7.26 to 3.64 units/acre”.  While the proposed density of the 
project is 9.72 units/per acres (including the pre-existing two-family dwelling) it should be 
noted that the Land Use Plan Element recognizes that many existing lots in the eastern 
portion of the city are undersized, and the Comprehensive Plan supports the development 
of these lots, stating, “…the City grants variances routinely when properties are 5,000 
square feet limiting the purpose and effectiveness of the existing minimum size 
requirements.  The City needs to address this issue and consider changing regulations to 
reflect the higher density in these areas, which are essentially built out and have an older 
housing stock.” 
 

7. The proposal is consistent with the Comprehensive Plan Housing Element in that the 
development of infill lots is encouraged in Eastern Cranston. 
 

8. Based on finding #6 and #7 above, staff finds the proposal is consistent with the policy 
direction in the Comprehensive Plan. 
 

 
PLANNING ANALYSIS: 
 
The proposed subdivision includes 3 lots (Parcels 1-3) that have substandard lot area, but will 
meet all other zoning requirements.  The lots in the surrounding neighborhood were established 
prior to the effective date of the Zoning Map, the majority of which are below the minimum lot size 
in an A-6 zone. The average size of residential lots within 400 feet of the subject parcels is 4,225 
ft2, which is less than the proposed substandard parcels (4,800 ft2).  The Comprehensive Plan 
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supports the development of undersized lots and provides clear policy direction relevant to this 
proposal.  Furthermore, the proposal is consistent with the Comprehensive Plan Housing Element 
in that development of infill lots are encouraged in Eastern Cranston. 
 
It should be noted that the minimum lot size requirement for any use, including the pre-existing 
nonconforming two-family dwelling, in the A-6 zone is 6,000 ft2.  Therefore, the parcel with the 
existing two-family dwelling (Parcel 4) will not require zoning relief.  Although it was not required, it 
should be noted that the applicant altered the proposal based on Planning Department staff 
feedback to provide additional square footage to the lot that with the pre-existing two-family 
dwelling in order to increase its lot size to 8,000 ft2.  By means of comparison, the closest zoning 
standard for a minimum lot size for a two-family dwelling can be found in the B-1 zone, which 
allows such a use on an 8,000 ft2 lot by-right.  This comparison provides positive evidence that a 
lot with 8,000 ft2 is an adequate size to accommodate a two-family dwelling. 
 
Staff has no concerns with the application and the resulting density on the site.  This application 
provides an opportunity for infill development in Eastern Cranston in a manner that fits with the 
surrounding neighborhood.  Additionally, the site is already serviced with public water, sewer, and 
roadway infrastructure.      
 
The following table summarizes the existing and proposed conditions of the subject lots: 
 

 
LOT 

Area of 
each lot  

(ft2) 

Area deviation 
from 6,000 ft2 
requirement 

Frontage of 
each lot (ft) 

Deviation from 
60 ft 

requirement  

Existing 7 Lots  3,200 -2,800 40 -20 

Proposed Parcel 1 4,800 -1,200 60 0 

Proposed Parcel 2 4,800 -1,200 60 0 

Proposed Parcel 3 4,800 -1,200 60 0 

Proposed Parcel 4* 8,000 +2,000 100 +40 

*Parcel 4 has a pre-existing nonconforming two-family dwelling that does NOT 
require a use or dimensional variance from the Zoning Board of Review. 

 
 
RECOMMENDATION: 
 

NOTE: The overall application to the Zoning Board of Review has been broken into 3 
separate applications, representing 1 application for each of the proposed 3 substandard 
lots.  As such, this recommendation is intended to be replicated for each of the 3 separate 
applications. 

 
Due to the fact that the application is consistent with the Cranston Comprehensive Plan, and due 
to the fact that the proposed lot size is consistent with the character of the surrounding 
neighborhood, staff recommends the Plan Commission forward a positive recommendation on 
this application to the Zoning Board of Review. 


