
 

July 19, 2022   
  
Mr. Robert C. Davis, Chair  
I-195 District Commission  
Via Email  
  
Re: Parcel 8/8a  
  
Dear Bob:  
  
The Providence Preservation Society’s Planning & Architectural Review Committee (PAR) 
invited both prospective development teams for Parcel 8/8a to present their proposals on July 
6th. We carefully reviewed both plans and sent individual comment letters to each team. 
Below is a summary of our comments, for your convenience, in order of review.  
  
D+P and Truth Box  
  
•Private investment in a purpose-built, tax-generating corporate headquarters coupled with 
much needed housing—with below market rate/workforce housing, moreover—is 
impressive. It was striking to be reminded that this would be just the fourth corporate office 
building to be built in Providence in thirty years.   
  
•We understand the desire to go in a more conservative design direction for the commercial 
half of the building, in response to the historical and architectural context of this part of the 
city. While a traditional brick expression and material are welcome, this project has the 
opportunity to update the language of commercial brick buildings. We think the design can 
be further finessed with more creativity.   
  
•There is a significant trend in contemporary design to rely upon the vertical color-blocking 
of materials to visually break up the mass, especially that of the five-over-one apartment 
building. We appreciate the effort here to play with surface materiality and undulation. This 
effort, however, would benefit from further revision and expressiveness.  
  
•It is important that the residential and commercial buildings are designed in ways that are 
sympathetic to each other, because of their connection, but that also are distinct from the 
other. Varying the height of one building could be a clear first step in that direction. (The 
additional height of the commercial building’s penthouse is not presented in the renderings). 
Further refinement of both designs in terms of detailing and materials will make for a more 
convincing narrative of two buildings and two uses.  
  
•This team did not address the potential relocation of the I-195 off-ramp at S. Main Street. 
The design responds to the current conditions with screened, structured parking at the first 
floor of the residential southern building. If the ramp relocation occurs, the southeast corner 
of the residential building would become a more visible architectural focus.  
  
•We noticed a lack of emphasis on noise reduction from the I-195 overpass abutting the 
residential building. The southern facing units will have a front row seat to the noise and 
environmental impact of the highway and mitigation of these should be addressed explicitly.  
  
•We recognize this team as a local leader in sustainable development and have confidence in 
their ability to add buildings to this quadrant of Fox Point that will contribute to the future  
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vibrance of the neighborhood– as is happening at Parcel 6. We trust that, if selected, they would further  
develop the ground floor and pedestrian experience with the thoughtfulness given to their other projects.  

  
Churchill & Banks and ZDS  
  

• We agree that providing the opportunity for homeownership through condominium units 
differentiates this project from others within the I-195 District and addresses one gap in the local housing 
market. Additional housing is needed at all price points, as indicated by the City of Providence’s Anti-
Displacement and Comprehensive Housing Strategy. While there is a market for luxury condos, PPS 
believes that below-market-rate housing is the greatest need and should be prioritized.  
  
• This is a bold, tiered design that responds to the commission’s RFP with particular attention given to 
massing, height, and street-level activation. The central glazed vertical entrance element is well-
conceived. We recommend refinement of the trim details and cornice lines to provide variation 
proportionate to design function.  
  
• This design shows promise and interest, especially if the details and materials are executed to a high 
degree. We credit them for addressing with great attention the zone of the lower S. Main Street frontage 
where the pedestrian and vehicular traffic meet. This has not been realized successfully at other recent 
projects in the district.   
  
• This design provides realistic opportunities for shared experiences and interaction at the street level 
and ground floor of the project, which is welcome and would contribute to ongoing reactivation.   
  
• This proposal is forward-thinking in addressing the potential relocation of the I-195 off-ramp at S. 
Main Street with an active ground floor on the eastern side of the parcel. If selected, they should work 
closely with the commission to consider a contingency plan in case the ramp relocation does not come to 
fruition.  

  
• Given the challenging location near I-195 and the high visibility, it is wise to provide the balconies 
with cover and protection within the elevation rather than projecting them from the face of the building. 
We are pleased to see the inclusion of green roofs and rooftop decks and support additional measures to 
mitigate noise from the highway and to promote environmental sustainability of the project.  
  
• The shared parking opportunity with the sister project at 580 S. Water Street presents an interesting 
and convenient opportunity for parking– both surface and structured. Given the lengths taken to exploit 
this overlap, there is concern about an over-reliance or over-emphasis on parking that works against 
environmental, transit, and livability goals for the city. Minimization of parking and additional 
landscaping should be considered.  

  
To underscore the above, both proposals show promise and have weaknesses that can be remedied. We 
believe that the corporate headquarters use and homeownership through condominiums—one use from each 
proposal—are the most attractive and desirable uses presented.  
  
Thank you for considering our comments, as well as those of the neighborhood associations and the public. 
For all I-195 District parcels, we expect a high level of thoughtful design and planning as the commission 
works to rebuild the urban fabric previously destroyed by the highway.   
  
We are happy to invite the preferred developer back for future design review. If you have any questions about 
the above remarks, please let me know.  
  
Sincerely,   

  
Brent Runyon 
Executive Director 


