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Parcel 2 Developer Proposals 
Design Comparison & Comments

Eden Parent+Diamond / Urban Spaces Urbanica
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P2 Development Proposals

Note that bold numbers 
indicate highest numbers in 
each category

Program Comparison

Development Entity Subsidiary of Eden Properties LLC

Providence Partnership for 
Community Reinvestment LLC 
(PPCR) Collage Providence LLC

Developer(s) Eden Properties Parent+Diamond/ Urban Spaces Urbanica

Program Apartments Over Retail Condos Over Retail Apartments Over Retail

Total GSF 164,595 159,953 136,666

Residential GSF 156,041 140,588 120,666

Retail GSF 8,554 19,490 16,000

Total Units 163 120 194

Market-rate Units 163 108 182

Affordable Units 0 12 12

Avg. Gross Unit Size (SF) 957 1,125 622

Avg. Net Unit Size (SF) 733 849 478

Structured Parking GSF 20,088 41,000 39,000

Enclosed Parking 52 140 120

Enclosed Bicycle Parking 66 24 0

Covered Bicycle Parking 0 0 120

Uncovered Bicycle Parking 23 8 20
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Eden
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P2 Development Proposals

Note that bold numbers 
indicate highest numbers in 
each category

Program Comparison

Development Entity Subsidiary of Eden Properties LLC

Providence Partnership for 
Community Reinvestment LLC 
(PPCR) Collage Providence LLC

Developer(s) Eden Properties Parent+Diamond/ Urban Spaces Urbanica

Program Apartments Over Retail Condos Over Retail Apartments Over Retail

Total GSF 164,595 159,953 136,666

Residential GSF 156,041 140,588 120,666

Retail GSF 8,554 19,490 16,000

Total Units 163 120 194

Market-rate Units 163 108 182

Affordable Units 0 12 12

Avg. Gross Unit Size (SF) 957 1,125 622

Avg. Net Unit Size (SF) 733 849 478

Structured Parking GSF 20,088 41,000 39,000

Enclosed Parking 52 140 120

Enclosed Bicycle Parking 66 24 0

Covered Bicycle Parking 0 0 120

Uncovered Bicycle Parking 23 8 20
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Team
Developer: Eden

● The team is highly qualified, thoughtful, and realistic about 
current market conditions in Providence. 
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Site Plan Diagram
Developer: Eden

● Ground level parking is the most cost-effective way to provide 
parking, but is not ideal from an urban design perspective - 
especially along the S. Main frontage.

● Two plazas with similar designs and programming strategies 
might dilute the ability of the project to activate the public realm.
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Ground Floor & 2nd Floor
Developer: Eden

● Amenity space on the second floor helps activate the roof space 
above the parking and retail space.
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3rd Floor & Section
Developer: Eden

● Putting amenity spaces on the four story bridge is an interesting 
idea, but there might be a surplus of amenity space in the 
project, especially given the larger amenity space on the 2nd 
floor.
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Urban Form & Architectural Expression
Developer: Eden

● The developer is widening the sidewalk and holding the street 
edge and elevation on South Water Street. Retail is focused on 
the street rather than the plazas.

● Color and material palette, while cost effective, seems out of 
context.
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3rd Floor & 4th-6th Floors
Developer: Eden

● The bays shown in renderings look less prominent in plan.
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Potential Waivers
Developer: Eden

● Given the different grades along South Main Street, a waiver for 
the First Floor Height for non-residential uses seems 
reasonable.

● The request for parking on the first floor of the South Main 
Street elevation is more problematic, especially on such a 
prominent parcel. 
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Parent+Diamond / Urban Spaces
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P2 Development Proposals

Program Comparison

Development Entity Subsidiary of Eden Properties LLC

Providence Partnership for 
Community Reinvestment LLC 
(PPCR) Collage Providence LLC

Developer(s) Eden Properties Parent+Diamond/ Urban Spaces Urbanica

Program Apartments Over Retail Condos Over Retail Apartments Over Retail

Total GSF 164,595 159,953 136,666

Residential GSF 156,041 140,588 120,666

Retail GSF 8,554 19,490 16,000

Total Units 163 120 194

Market-rate Units 163 108 182

Affordable Units 0 12 12

Avg. Gross Unit Size (SF) 957 1,125 622

Avg. Net Unit Size (SF) 733 849 478

Structured Parking GSF 20,088 41,000 39,000

Enclosed Parking 52 140 120

Enclosed Bicycle Parking 66 24 0

Covered Bicycle Parking 0 0 120

Uncovered Bicycle Parking 23 8 20
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Team
Developer: Parent+Diamond / Urban Spaces

● The team is highly qualified, thoughtful, and ambitious.
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Site Strategy Diagrams
Developer: Parent+Diamond / Urban Spaces

Neighborhood Connections & Amenities Multimodal Transit Connections

● The proposal includes thoughtful consideration of the larger 
context.
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Site Strategy Diagrams
Developer: Parent+Diamond / Urban Spaces

“Neighborhood Embrace” View Corridors

● The proposal includes thoughtful consideration of the larger 
context.
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Site Access Diagram
Developer: Parent+Diamond / Urban Spaces

● The proposal includes thoughtful consideration of the larger 
context and site access issues.
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Ground Floor Plan
Developer: Parent+Diamond / Urban Spaces

● The ground floor plan has been skillfully integrated with a 
thoughtful and ambitious landscape plan.
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Landscape
Developer: Parent+Diamond / Urban Spaces

● The ground floor plan has been skillfully integrated with a 
thoughtful and ambitious landscape plan.
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Resiliency
Developer: Parent+Diamond / Urban Spaces

● While a thoughtful response to resiliency issues, the landscape 
treatment south of “Exchange Plaza” may cut off the retail from 
pedestrian desire lines and view corridors.
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Basement & Ground Floor
Developer: Parent+Diamond / Urban Spaces

● While subsurface parking preserves space on the ground floor 
for activating uses, this approach may not be financially viable 
given the costs of subsurface parking and the need to mitigate 
potential flood vulnerability.
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Building Section: North/South
Developer: Parent+Diamond / Urban Spaces

● While subsurface parking preserves space on the ground floor 
for activating uses, this approach may not be financially viable 
given the costs of subsurface parking and the need to mitigate 
potential flood vulnerability.
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2nd Floor & 3rd/4th Floor
Developer: Parent+Diamond / Urban Spaces

● The full depth of the building mass crosses the easement at the 
third floor (and above).
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5th Floor & 6th Floor
Developer: Parent+Diamond / Urban Spaces

● The 3rd, 4th, and 5th floor plans are the same. The 6th floor has 
setbacks along both the S. Main and S. Water frontage.
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Exterior Elevations
Developer: Parent+Diamond / Urban Spaces
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Urban Form & Architectural Expression
Developer: Parent+Diamond / Urban Spaces
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Urban Form & Architectural Expression
Developer: Parent+Diamond / Urban Spaces

Massing and coloration of the proposal create a fitting eastern 
terminus to the bridge.



utiledesign.comI-195 Redevelopment District 28

Urban Form & Architectural Expression
Developer: Parent+Diamond / Urban Spaces

● Articulation of the massing at a smaller scale create interesting 
shadows and a welcome level of texture. The quality of the 
architecture raises questions about financial feasibility.
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Urban Form & Architectural Expression
Developer: Parent+Diamond / Urban Spaces
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Urban Form & Architectural Expression
Developer: Parent+Diamond / Urban Spaces

● Orthogonal treatment of the massing facing S. Main Street is 
appropriate, given the context.
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Urban Form & Architectural Expression
Developer: Parent+Diamond / Urban Spaces

● North end of the proposal is out of scale with the existing 
building.
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Potential Waivers
Developer: Parent+Diamond / Urban Spaces

● No specific waivers mentioned as part of the submission.
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Urbanica + Collage
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P2 Development Proposals

Program Comparison

Development Entity Subsidiary of Eden Properties LLC

Providence Partnership for 
Community Reinvestment LLC 
(PPCR) Collage Providence LLC

Developer(s) Eden Properties Parent+Diamond/ Urban Spaces Urbanica

Program Apartments Over Retail Condos Over Retail Apartments Over Retail

Total GSF 164,595 159,953 136,666

Residential GSF 156,041 140,588 120,666

Retail GSF 8,554 19,490 16,000

Total Units 163 120 194

Market-rate Units 163 108 182

Affordable Units 0 12 12

Avg. Gross Unit Size (SF) 957 1,125 622

Avg. Net Unit Size (SF) 733 849 478

Structured Parking GSF 20,088 41,000 39,000

Enclosed Parking 52 140 120

Enclosed Bicycle Parking 66 24 0

Covered Bicycle Parking 0 0 120

Uncovered Bicycle Parking 23 8 20
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Team
Developer: Urbanica + Collage

● The team is highly qualified, thoughtful, and ambitious.
● In-house architecture and construction management may result 

in some cost efficiencies during design and construction.
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Site Approach Diagrams
Developer: Urbanica + Collage

● Site planning approach demonstrates a thoughtful and nuanced 
understanding of the larger site forces and access issues.
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Ground Floor Plan
Developer: Urbanica + Collage

● Site planning approach demonstrates a thoughtful and nuanced understanding of the larger site 
forces and access issues.

● Initial proposal missed smaller National Grid easement along South Main Street and 30’ wide 
easement at garage level. A revised approach will require two garages with distinct entrances. 
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Ground Floor
Developer: Urbanica + Collage

● Concentration of activating ground floor uses around a single 
distinctive outdoor space seems appropriate. Ambitious retail 
program will require a curatorial approach and affordable rents.
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2nd/3rd Floor & 4th Floor
Developer: Urbanica + Collage

● A thin glassy bridge crosses the easement on the 2nd and 3rd 
floor and the full building mass crosses on the three floors 
above (4th-6th floors).
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5th & 6th Floor
Developer: Urbanica + Collage

● A thin glassy bridge crosses the easement on the 2nd and 3rd 
floor and the full building mass crosses on the three floors 
above (4th-6th floors).
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Urban Form & Architectural Expression
Developer: Urbanica + Collage
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Massing Approach
Developer: Urbanica + Collage

● The curves forms of the building are most costly to execute than 
a  building with orthogonal components.
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Materiality
Developer: Urbanica + Collage

● The cladding materials are higher quality than when what is 
typical for Providence rental development.



utiledesign.comI-195 Redevelopment District 44

Urban Form & Architectural Expression
Developer: Urbanica + Collage

● Concentration of activating ground floor uses around a single 
distinctive outdoor space seems appropriate and is likely to be 
successful (if the spaces can be filled).
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Urban Form & Architectural Expression
Developer: Urbanica + Collage

● Concentration of activating ground floor uses around a single 
distinctive outdoor space seems appropriate and is likely to be 
successful (if the spaces can be filled).
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Urban Form & Architectural Expression
Developer: Urbanica + Collage

● The space has been conceived to work during the day and evening.



utiledesign.comI-195 Redevelopment District 47

Urban Form & Architectural Expression
Developer: Urbanica + Collage

● The space has been conceived to work during the day and evening.
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Urban Form & Architectural Expression
Developer: Urbanica + Collage

● The massing of the proposal has a successful scale along S. Main Street.
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Urban Form & Architectural Expression
Developer: Urbanica + Collage

● The massing of the proposal has a successful scale along S. Main 
Street.
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Urban Form & Architectural Expression
Developer: Urbanica + Collage

● The James Street corner, a challenge for all teams, has been sensitively 
handled.
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Potential Waivers
Developer: Urbanica + Collage

● A waiver is required for the “build-to-zone” requirement.
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Eden Parent+Diamond / Urban Spaces Urbanica

Design Comparison
P2 Developer Proposals
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- end -


