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RE: SHM Silver Spring, LLC; Safe Harbor Marina; 362 Pond Street 
Response to Notice of Incomplete Submittal - Preliminary Plan 

Dear Mr. Rabbitt: 

Commerce Center 
30 Exchange Terrace 
Providence, RI 02903-1765 

Tel (401) 831-8900 
Fax (401) 751-7542 
www.blishcavlaw.com 

Enclosed, please find the following supplemental materials in response to the Letter of 
Incomplete Submittal dated August 51\ 2025: 

Items 1&2: Sixteen (16) copies of Narrative Report and list of waivers requested; 

Item 7: Two (2) copies of CRMC Assent No M2021-06-032; CRMC Correspondence; 

Item 8: Two (2) copies of current water bill evidencing existing water service; 

Item 11: Two (2) copies of RID EM submittal confirmation; (See waiver request 
attached); 

Item 14: Subject property is subject to CRMC jurisdiction, formal submission to follow 
Town approval as required; (Waiver to Final Plan requested); 

Item 15: Emergency access to remain unchanged as existing, fire suppression to be per 
architectural specifications; Fire District review pending. Request for waiver prior to 
preliminary plan approval. 



Item 1 – Request for Waivers and Modifications 

The project conforms to the district dimensional regulations for the (CW) zoning district 

and does not require variances. Waivers from the Town of South Kingstown Land Development 

and Subdivision Regulations, specifically waivers from Preliminary Plan – Minor Subdivision 

checklist items: 

- Item 7 – Affidavit by qualified professional stating that there are no coastal features

and/or buffer areas adjacent to or within the development parcels; or A preliminary 
determination, including coastal feature verification, from CRMC.

o The Applicant requests a waiver of this requirement; The current plan set reflects 

the limits of the coastal feature and applicable buffers/setbacks as confirmed on 

prior CRMC submittals and approvals (See Assent No. M2021-06-032). All 

proposed work conforms with applicable setbacks/buffer requirements. Applicant 

has not submitted a separate preliminary determination for the current application. 

SHM Management and CRMC staff conducted a pre-application site visit in 2023 

in connection with the scope of work contemplated herein and received favorable 

feedback. The Applicant will make a formal submission to CRMC following 

Town approval. (See August 5th, 2025 Letter, Karen Beck, Principe Engineering 

attached hereto).

- Item 11 – For developments proposing service by OWTS, (2) copies of an On-Site 
Wastewater Treatment System Permit issued by RIDEM.

o Applicant requests a waiver of this requirement to Final Plan submission. The 
Applicant has made a formal submission, and review is pending by RIDEM (See 
documentation of submittal attached). Due to RIDEM system and online portal 
implementation, approvals have been significantly delayed for processing. 
Applicant expects approval prior to Final Plan.

- Item 14 – (2) copies of RIDEM stormwater or other general construction permits that are 
required, or an affidavit, signed by a qualified professional, stating that no RIDEM 
stormwater or construction permits are required.

o Applicant requests a waiver subject to CRMC approval. The Property is within 

CRMC jurisdiction, and a formal application will be submitted following Town 

approval (See also August 5th, 2025 Letter, Principe Engineering and Prior 

Assent).

- Item 15 – (2) copies of written confirmation that the applicable Fire District has reviewed 
the proposed plans and approves the proposed street design relative to emergency vehicle 
access and fire suppression documents.

o The applicant requests a waiver to the extent required. Emergency access

to remain unchanged as existing, fire suppression to be included in new 

building and subject to architectural specifications and Code requirements. 

Principe Engineering to submit for Fire District Review prior to TRC hearing.  



Project Narrative (Item 2) 

 

 The subject property is located at 362 Pond Street (A.P. 63-3, Lot 60) and contains 

approximately 3.2 acres in lot area. SHM Silver Spring (d/b/a/ Safe Harbor Marina) currently 

operates a marina with associated maintenance, boat storage, and offices located on the property. 

A two-story commercial space/office building currently exists on site along with a pool house 

and in-ground pool to the rear of the building. The property also contains an aluminum 

maintenance and repair building approximately 60x40 (2,400s.f).  

 

 The Property is located in the Commercial Waterfront (CW) zoning district wherein 

Marina Services, Repairs, and Sales (including marinas) are permitted uses.  

 

The Applicant is proposing to demolish and rebuild the existing maintenance building 

and construct a modern 52x90 (4680sf) building that will provide upgraded workspace and 

maintenance area for the marina and its members. The Application also proposes upgraded 

stormwater management systems, replacement of an aging OWTS system and other property 

enhancements. The existing store/offices and pool building will remain unchanged. A conceptual 

set of architectural plans have been included in the plan set. All lighting upgrades will be 

minimal and will be dark sky compliant.  

  

The area of disturbance is limited to the area of the existing maintenance facility and 

entry to the northwest quadrant of the property and contemplates an enlargement of the existing 

building and replacement of OWTS system with additional impervious surface area to be added. 

The consideration for additional impervious surface area was intended to service both customers 

and employees as well as emergency vehicles and protects the maintenance facility from existing 

crushed stone and gravel from entering the building. The northwest quadrant was also chosen, 

specifically, to limit any impacts on abutting residential properties whereas the proposed location 

abuts Pond Street and is situated further away from those properties. Existing boat storage in the 

northwest quadrant will be relocated as there is ample area to the rear of the site.  

 

The Applicant does not anticipate an impact or increase to the school aged population or 

any substantive impacts on Town services. This is an existing commercial use that will be 

modernized and include upgrades to its private stormwater management and OWTS systems. No 

phasing is proposed as part of this application.   

 

Safe Harbor Management facilitated a site visit with representatives from CRMC for a 

pre-application conference and review on April 20th, 2023. The visit was favorable, and Safe 

Harbor does not anticipate any issues with formal review. The current site plans reflect the limits 

of the coastal feature and all applicable setbacks/buffer requirements based on prior submittals 

and approvals (See Assent No M2021-06-032 attached hereto). All proposed construction 

activity is located outside of applicable setbacks and buffer areas.  



Principe Company Engineering Division  27 Sakonnet ridge drive Tiverton, RI 
02878   401.816.5385  info@principeengineering.com 

*www.PrincipeEngineering.com  
 

 
 
 
 
 
 

 
 
August 5, 2025 

 
Mr. Beck Bennett 
SHM Silver Spring LLC 
14785 Preston Road, Suite 975 
Dallas, Texas 75254 

 
RE: Site Investigation 
 AP 63-3, Lot 60 
          362 Pond Street 
          South Kingstown, RI 

 
 
Dear Mr. Bennett: 
 
Per your request, Principe Engineering reviewed the project for impacts related to Coastal 
Resources Management Council jurisdiction. Several sources of information were 
reviewed, including mapping and regulations provided by the RI Department of 
Environmental Management (RIDEM), the Federal Emergency Management Agency 
(FEMA), the Coastal Resources Management Council (CRMC), the Town of South 
Kingstown (Town), and the Preliminary Plan prepared by Principe Company, dated July 
22, 2025 
 
The Town mapping for the property (AP 63-3, Lot 60) indicates that the site contains 3.27 
acres and is an active marina that contains several existing structures, seasonal boat 
storage and dock space. The property is located on Silver Spring Cove in Upper Point 
Judith Pond, which is a CRMC Type 3 Water (High Intensity Boating). The lot has over 300 
linear feet of frontage on Pond Street and an existing access drive off Pond Street to 
service the existing business. The site is serviced by public water and an OWTS. According 
to the FEMA flood insurance rate map the site is located in an AE Zone (100-year 
floodplain) with a base flood elevation of 10 NGVD. Based on the RIDEM mapping the soil 
on the site is Urban land, 0 to 3 percent slopes, sandy substratum. No rare species are 
mapped on the site. 
 
Over the years, multiple permits have been received from CRMC for work on the property, 
clearly defining the edge of the coastal feature predominantly man-made shoreline).  
 
Per the Principe plan, an existing 2,400 square foot aluminum maintenance building will 
be removed and replaced with a 4,680 square foot building. This is less than a 50% 

mailto:info@principeengineering.com
http://www.principeengineering.com/


Page 2 OF 2 
Site Investigation 

AP 63-3, Lot 60 
South Kingstown, RI 

August 5, 2025 

 

 
 
 
 

                                        
 

 
 

Structural Lot Coverage (SLC) increase. The existing and proposed building are located 
within the limits of the 100-year floodplain and the architectural plans include the 
required flood vents. Due to the proposed work on the lot within 200’ of a coastal feature 
the project will require submission to CRMC for an Assent. 
 
Based on all of the information reviewed, it is my professional opinion that the site does 
substantially comply with applicable rules and regulations regarding coastal resources, 
wetlands, and flood hazards. Should you have any questions regarding this, please do not 
hesitate to contact me. 
 
 
Sincerely yours, 
PRINCIPE COMPANY 
 

 
Karen A. Beck, RLA, FASLA 
Wetlands Biologist 

 
 
 

 









brittany
Typewritten Text
2021-06-032













brittany
New Stamp

brittany
Text Box
6/9/2021



brittany
Text Box
6/9/2021

brittany
New Stamp



brittany
New Stamp

brittany
Text Box
6/9/2021



brittany
Text Box
6/9/2021

brittany
New Stamp



From: (null)
Subject: RE: Safe Harbor Silver Spring
Date: August 5, 2025 at 3:46 PM
To: Alex M. Aucoin aaucoin@shmarinas.com, Jason Parker jparker@southkingstownri.com, rbourbonnais@southkingstownri.gov,

mconboy@southkingstownri.gov, jgorman@southkingstownri.gov

 
 
From: Alex M. Aucoin <aaucoin@shmarinas.com>
Sent: Monday, June 5, 2023 4:46 PM
To: Jason Parker <jparker@southkingstownri.com>; rbourbonnais@southkingstownri.gov;
mconboy@southkingstownri.gov; jgorman@southkingstownri.gov
Cc: Beck Bennett <bbennett@shmarinas.com>
Subject: Safe Harbor Silver Spring
 
My name is Alex Aucoin, and I am the General Manager from Safe Harbor Silver Spring on
362 Pond Street.  We recently had been working on designing a large storage building on
the southern side of our property.  We have decided not to continue working towards
completing that project.  Instead we are looking towards taking down our aging service
shop and replacing it with a new structure that has a modest expansion.  We would like to
change our 40 x 60 Service Shop to 50 x 80.  This would allow us to keep a large portion of
work indoors, as well as allow our travel lift to enter the building.  The current building is a
pole barn constructed probably in the 1960’s, it is barely insulated and is in need of an
upgrade.
 
We have already had CRMC on site to do an a visual inspection and test out their thoughts
on the project.  They walked through the property and did not have any concerns over the
project.  At this point would it be possible set up an appointment with someone from the
town to go over our plan on site.  We would like to be able to address any concerns that the
TRC may have before submitting any formal site plans or designing any structures or water
management systems.  We had already gone through extensive planning on the larger
storage building, however a conflict with the neighbor was a large reason we decided to
scrap that project.  We would like to keep the neighborhood happy and have a visually
appealing and functional Marina.
 
I have attached Beck Bennett to this email, he is from the Safe Harbor Organization
overseeing and assisting with large Capitol Projects.   He is more suited towards working
with the CRMC and Towns in the planning and permitting process.
 
Thank you,
Alex Aucoin
 
AAucoin@shmarinas.com
401 783 0783 office
401 261 8904  cell

Alex Aucoin

General Manager
Safe Harbor Silver Spring
O: (401) 783-0783

The information transmitted, including attachments, is intended only for the person(s) or entity to which it is addressed and may
contain confidential and/or privileged material. Any non-public information in this communication, including attachments, constitutes
“confidential information” under, and is subject to the terms of, any applicable nondisclosure or confidentiality agreement between
Safe Harbor Marinas (or its affiliates) and the intended recipient or its principals and affiliates, as applicable. Any review,
retransmission, dissemination or other use of, or taking of any action in reliance upon this information by persons or entities other than

mailto:Aucoinaaucoin@shmarinas.com
mailto:Aucoinaaucoin@shmarinas.com
mailto:Parkerjparker@southkingstownri.com
mailto:Parkerjparker@southkingstownri.com
mailto:rbourbonnais@southkingstownri.gov
mailto:mconboy@southkingstownri.gov
mailto:jgorman@southkingstownri.gov
mailto:AAucoin@shmarinas.com
http://shmarinas.com/
tel:(401)%20783-0783


retransmission, dissemination or other use of, or taking of any action in reliance upon this information by persons or entities other than
the intended recipient is prohibited.  If you received this in error, please contact the sender and destroy any copies of this information.
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            RHODE ISLAND DEPARTMENT OF ENVIRONMENTAL MANAGEMENT 
             ONSITE WASTEWATER TREATMENT SYSTEM CONSTRUCTION 

PERMIT 
www.dem.ri.gov/septic 

PERMIT NO.:         DESIGNER: Thomas Principe 
IA : IA-0000008313   REVIEWER:  
LOCATION NUMBER: 2032-1906   DECISION: Submitted  
DATE OF DECISION:    DATE OF EXPIRATION:  

 
TYPE OF APPLICATION  

• Alteration    • A/E Technology Type 
 

AE Technology List 
Name 

AdvanTex AX20 Mode 3 ResidentialBottomless 
Sand Filter 

 
SITE INFORMATION 

NO. STREET : 362 Pond Street CITY/TOWN: South 
Kingstown 

POLE#:  PLAT NUMBER: 63-3 
LOT NUMBER: 60 BLOCK NUMBER: : 
LOT SIZE: 142365 Sq.ft.  
SUBDIVISION NAME:   
SUBDIVISION SITE SUITABILITY CERTIFICATION#:  

 
OWNER INFORMATION 

NAME: SHM Silver Spring LLC EMAIL:  
PHONE:  STREET: 14785 Preston Road, Suite 

#975 
CITY/TOWN: Dallas STATE: 75254 
ZIP CODE: 75254  

 
DESIGN INFORMATION 

 
BUILDING USE: Commercial                 TANK SIZE: 6000 Gals. 
SPECIFY: SAFE HARBOR SILVER SPRING 
WATER SUPPLY: Public Water 
DESIGN LOADING RATE: 1.5 gpd/sf 

http://www.dem.ri.gov/septic
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MINIMUM REQUIRED LEACHFIELD AREA: 1000 Sq.ft. 
LEACHFIELD TYPE: Bottomless Sand Filter 
TOTAL AREA OF LEACHFIELD PROVIDED: 1044 Sq.ft. 
TYPE OF USE UNIT DESIGN 

FLOW 
(Gals.) 

# OF DESIGN 
UNITS 

TOTAL DAILY 
FLOW 
(Gals.) 

Marina (shore-side 
facilities) 

500 1 500 

Marina (shore-side 
facilities) 

10 85 850 

Marina (shore-side 
facilities) 

15 10 150 

 
RIDEM APPLICATION HISTORY 

PREVIOUS SITE TESTING:   
APPLICATION #: 2032-1906 DATE: 2024-02-27 
DEPTH TO APPROVED WATER TABLE: 36 Inches  
OCI FILE# IF APPLICABLE:   
HOW DETERMINED: TEST HOLES  
WETLANDS WITHIN 200’ OF OWTS: No  
WETLAND DETERMINATION: No  
RIDEM FILE #:   
LARGE SYSTEM: No 
TESTHOLE#: 1 & 2 

 

 

Based upon the representations of the owner and the owner's agents, including the 
representations of the owner's OWTS designer, and the truth and accuracy of all 
information submitted, this permit for an OWTS is hereby approved. The RIDEM 
assumes no responsibility or liability for the future safe operation or maintenance of 
the aforesaid system, of the fitness or suitability of this system to this site, nor does 
it assume any responsibility for the accuracy and truth of the owner's, or the owner's 
agent's representations. This approval is subject to future suspension or revocation 
in the event that subsequent examination reveals any data indicated on any 
application, form, submittal, plan or sketch to be incorrect, or not in compliance with 
the RULES or any conditions at the site are such that the approved design is not in 
accordance with the RULES, or in the event that the system discharges inadequately 
treated wastewater to waters of the State or fails to operate satisfactorily in any other 
manner. 
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IMPORTANT: Additional terms of approval  
 
 

 
Signature of RIDEM Official :               
Date of Approval :  
Date of Expiration :  
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