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INTRODUCTION

Vision

Welcome to the University of Rhode Island (URI),
with its picturesque New England campus, just a
short distance to miles of beautiful beaches,
Newport and the capital city of Providence. URI
was founded over 100 years ago as an agricultural
extension school, and remains a land grant
institute to this day.

As URI continuously expands, modernizing and
revitalizing its campus and facilities, it is a
destination for a larger and more diverse body of
visitors and students, such as commencement
guests, international students and their families,
fans of visiting teams, visiting professors,
researchers, faculty, and alumni.

URI's vision for the New Campus Commons is to
create an economically and culturally vibrant site
within easy walking distance to the main campus
that offers needed services. A hotel, restaurant,
market rate apartments, and a variety of retail and
commercial spaces are envisioned to create a
vibrant village-like environment.

Visual Theme

Upper College Road and the adjoining
neighborhood is presently comprised of a mix of
architectural styles, scales, and uses. These range
from small retail buildings, to historic wood-
framed single family residences, to single and
multi-story wood-framed University structures, to
four-story historic granite academic buildings, as
well as a large Fine Arts Center.

The University has realized nearly $500 million of
investment in Sciences and Engineering at the
North District neighborhood, five minutes from
the proposed site. These facilities unite state-of-
the-art, sustainable, high technology life science
buildings that are transforming the campus into a
hub for research and technology.
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The look and feel of the New Campus Commons
will build upon the area's strengths relative to
local historic architecture, state of the art science
and technology buildings, and future planned
improvements. The Commons will embody a
sense of place where URI and Kingston history is
communicated, and the future is embraced in a
forward leaning, lively, pedestrian-oriented,
mixed-use center.

Goals and Standards

The vision for the proposed development is one
of high quality. Recognizing that market forces
and project budgets inform material selection,
methods and appearance, URI has created design
guidelines that are intended to aid the developer
in creating an environment that is appropriate to
the campus.

The University strives to achieve LEED Silver
certification for new buildings and developments.
Developers are encouraged to design for high
performance and energy efficiency.

The goal of the design guidelines for the URI
Campus Commons is to provide a clear set of
principles to guide building and streetscape
design for a new mixed-use development
envisioned along portions of Upper College,
Fortin, and Bills Roads. The guidelines establish
preferred scale, relationships between buildings
and streets, and other attributes. They also
establish preferences for streetscape elements
such as signage, lighting, and street furniture.

The University is looking forward to working with
the selected developer(s) on design approval
according to agreed upon milestones.

The standards below are not municipal
regulations, rather guidelines of design
objectives for developers to use in proposing
projects to URI.



a.

HEIGHT, BULK, SCALE and MATERIALS
Massing and Height

Buildings shall be no more than four stories in
height. This is particularly the case along Upper
College Road, the southwest corner of Fortin
Road, and the northwest corner of Bills Road.

= First Floor clear height shall be:
o 15 feet minimum
o 18 feet maximum

Upper Levels

The new center is envisioned as a dense area of
multi-storied buildings. Hotel, residential and
professional office uses are envisioned for the
upper floors.

= Upper Floor (2nd through 4th) clear height
shall be:
o 10 feet maximum

= Building height shall be:
0 48 feet maximum to the eave line or top of
parapet
0 65 feet maximum to the highest peak or
portion of roof

Windows and openings:

=  Glazing to solid proportions on facades shall
present a pleasing appearance.

=  Windows at the upper levels shall be
rhythmically spaced, vertically proportioned,
and smaller than the first floor windows.

= Packaged terminal air conditioning (PTAC)
units or other mechanical devices may be
permitted. Thoughtful consideration shall be
given to their context in the overall building
character, and the units shall be harmoniously
incorporated into the fenestration design.
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Facade Design and Materials

Material variety is encouraged to break down and
mitigate scale:

= High quality, durable materials such as brick
and stone are encouraged.

= Wood and fiber cement are acceptable;
however, details must convey quality
construction.

= Stucco or EIFS is acceptable in limited cases as
an ornamental element; however it shall not be
a dominating facade component.

= Vinyl is not permitted.

Painted buildings shall use complementary colors,
and limit their palette to provide a vibrant yet
simple appearance:

= Trim colors accenting doors, windows, shutters
and other architectural details are encouraged.

= Mock-up panels for approval of major facade
components shall include representative
materials and colors on site.

Glass shall appear clear and shall not be reflective
other than the slight reflection resulting from
quality low-e coatings.

Mechanical equipment shall be hidden from view
and mechanical louvers shall be integrated with
the overall building design.

Where the form of the roof cannot hide
mechanical equipment and roof penetrations,
screens that are compatible with the overall
architecture are acceptable.



Roof Design

Shape - Both sloped and flat roofs are acceptable.
A combination is encouraged to break down the
scale of the development and create a varied
facade typical of Rhode Island villages and small
downtowns.

= Sloped roofs shall have a minimum slope of
25 degrees

Material - Acceptable sloped roof materials
include:

= Slate, asphalt shingles, and standing seam
metal.

= Asphalt shingles shall be in-keeping with the
types commonly found in historic Rhode
Island villages, and shall not be overly
contrived to simulate slate, wood or other
historically common roof materials.

= Standing seam metal shall have standing
seams or battens of pleasing proportions
relative to the facade design.

= Painted metal shall be gray or of neutral color.

= Bright colors are not permitted.

History - New roof design and cornices shall be
mindful of the eave line of the University's historic
East and Washburn Halls across Upper College
Road.
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Architectural Methods

New buildings shall use techniques including
modules, texture, and recessed entries to
disrupt monotonous facades (especially
important in long buildings).

The use of multiple materials and color to
further break up monolithic volumes is
encouraged.

Under-building (facade cut-out) drop off and
valet areas are encouraged.

Porte-cocheres, drive-up windows and vehicle
drop-off areas along main streets are strongly
discouraged.

Recessed entries into retail stores and
restaurants are encouraged.
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lll.  SITE PLANNING
a. Building Setbacks

= Buildings and landscape elements shall be sited
to reinforce the street edge.

= Adequate sidewalk space for cafe and dining use
shall be provided where required, in addition to
space for comfortable through-pedestrian
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BUILDING SETBACKS & LANDSCAPE CONCEPT

Design Guidelines
The University of Rhode Island
Upper College Road Mixed Development

AT UPPER COLLEGE ROCAD
SIREE]
_STReET, _... { . LANDSCAPE
40" £150" 100 BLDG il " ind 0 p -—
/ s / ' B
)" = LANDSCAPE — = ‘ BIKETs'.o-l PEDEST. DENSE LANDSGAPE

‘[ :
[
/I/ 28-0" PEDESTRIAN TRAFFIC VESTIBULE

/ v id
2 RECESSED

ENTRY

MIN

-7 4
e |

a
]

136" +§-0"
{

PEDEST. FRONTAGE




Design Guidelines
The University of Rhode Island
Upper College Road Mixed Development

Road Layout Study at Upper College Road | images by Vanasse Hangen Brustlin (VHB)

Upper College Road at Washburn Hall
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b. Sidewalk and Landscaping
Acceptable sidewalk materials include:

= Concrete, brick, concrete pavers, asphalt
pavers, and stone.

Sidewalk designs that utilize two or three
materials and include edges or features made of
brick-sized units are encouraged. Crosswalks
comprised of pavers are also encouraged.

Street trees shall be spaced approximately every
twenty five feet. Planting selection shall take
under consideration viable non-invasive species,
as well as deciduous groups to provide shade in
the summer and allow for sun in the winter
months.

Tree spacing can be adjusted for portions of the
sidewalk whose frontage area is heavily intended
for public interaction (restaurant seating, window
browsing). Tree height shall also be considered
where views into the building are similarly
critical.

Alternate landscape groups that do not obscure
views to retail storefront signage shall also be
considered:

= Landscaped strips.

= Terraces and retaining walls, if required.

= Hedges and shrubs, when applicable.
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Parking (and relegated parking)

Off-street parking shall be placed in the back
and to the sides of buildings in small lots out
of plain view as much as possible.

Lots shall be screened by architectural
features or landscaping.

Parking spaces shall be 18 feet by 9 feet

Numerous contiguous parking spaces shall be
interrupted by landscape islands of trees and
shrubs.

Parking shall be located and configured so as
to facilitate patron access from the parking
areas to the new buildings, and enhance
pedestrian through-circulation at the street
level.
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Loading and Trash

The receiving and trash areas must be adjacent or
easily accessible to the hotel and restaurant's
back-of house areas.

Location and layout shall take the following
criteria into account:

= Connection to the kitchen (for incoming food
and beverage and for outgoing material). Food
service providers are currently required to
compost if a certain amount of food waste is
generated.

= Appropriate management of grease according
to the building code and local jurisdiction. See
mandate for commercial waste grease
recycling.

= Adequate connection to laundry and
housekeeping area.

= Accommodation of loading without disrupting
street traffic, guest parking and views.

= Location relative to restaurants, lounges and
recreational areas.

First floor commercial and restaurant tenants shall
be arranged to share receiving and waste areas.

Screening and Adjacent Properties

Areas where the new development meets adjacent
properties shall be clearly delineated, protected
and/or screened as necessary.

= The use of appropriate and attractive fencing
materials such as wood and metal is
encouraged, as well as dense landscaping
buffers where applicable.

Where and if required, retaining walls shall be
located and built with a pedestrian, human scale
in mind.
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Sustainability and Storm Water Management

Storm water management is a significant concern
given the area limitations of the proposed lot(s).

Practices such as bio-retention swales and bio-
basins are encouraged.

It is likely that underground reservoir storage
structures shall also be required in order to
provide treatment of site runoff and meter flow
rates discharged into existing closed drainage
systems serving this area of the Kingston Campus.

Tree selection shall be considered to provide an
evaporative cooling effect and intercept storm
water to help reduce excess run-off and soil
erosion.

Consideration shall also be given to features such
as green roofs, permeable pavers, permeable
asphalt, and the storage and re- use of storm
water runoff for other University needs and
locations.
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PEDESTRIAN ENVIRONMENT

Creating an environment that is active, porous
and pedestrian friendly requires human scale
features. Providing a pedestrian-oriented, vibrant
mixed-use center shall depend on creating
structures and streetscapes that include the
following:

a. Active Street Level

Street level shall be open to the passerby and
invite interaction along the street. Facades shall
contain elements that enhance pedestrian comfort
and orientation while presenting features with
visual interest that invite activity.

Building features such as awnings, canopies,
columns along a regular rhythm, finely scaled
signage, and soft lighting often create a quality
that encourages walking.
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Porosity

Floor to ceiling glass with active uses behind,
storefront doors, and uses that open onto the
sidewalk are strongly encouraged at the first floor.

= Facades at the ground level shall be
comprised of approximately 75% glazing
minimum.

A strong connection shall be established between
the interior of a store or restaurant and the
exterior realm. Restaurants and stores shall
maximize the use of exterior space as an
extension of their interior activities.

= Colonnades or partial colonnades at the front
of buildings are encouraged to promote retail
and restaurant activity, and further reinforce
porosity by inviting people to enter inside.
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Street Furnishings

Bicycle racks, receptacles for trash and recycling,
bollards, benches and furniture associated with

outdoor dining are key components of the new
public realm and shall be integrated in the
streetscape design.

=  Furnishings shall be sturdy and intended for
heavy use. Benches shall be attached to the

ground, and made of wood, metal and/or
concrete.

=  Styles and colors shall be coordinated with the

URI standards black.

Site lighting shall be as necessary to provide a
safe and accessible environment and to

encourage use of the space at night. Fixtures shall
be pedestrian-oriented and enhance the building

design.

= Traditional or contemporary fixtures are both
acceptable, as long as they are appropriately

scaled.

= Light intensity shall be limited to that
necessary for safety and a pleasing
architectural character. Intensity at service

areas and parking lots shall be contained to

the intended spaces to the greatest extent
possible

= Lighting sources shall be LED (light-emitting

diodes)

Weather protection at the street level in the form

of awnings, and pergolas shall be incorporated
into the building design in order to encourage
pedestrian activity during all seasons.
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Signage

Signs that are designed to human scale add
interest to the pedestrian environment and are
strongly encouraged. Signage shall also assure
identity for a commercial space within a larger
mixed-use structure.

Signage shall be appropriate for the scale,
character, and use, as well as be respectful of its
context. It shall be oriented and scaled for both
pedestrians on sidewalks and vehicles on
streets.

The developer is encouraged to create concepts
for signage as part of the building prior to
securing commercial tenants. Sign bands add
visual interest and are appropriate in village
scaled architecture.

= Flush-mount, blade, window, suspended,
awning, canopy, and sandwich A-frame signs
are all acceptable.

Freestanding, pylon, exposed neon, back-lit
and electronic message signs are not
permitted.

= Signage area shall be approximately 5% of the
tenant gross leasing area. For example, if a
tenant is leasing 2,000 sf of space on the first
floor, their sign may be up to 100 sf/ 1200
square inches (2,000 x 0.05).

= Signage on facade glazing shall be limited to

20% of the vertical glazing component to
which it is applied.
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