
 
 

Please note: 
Meetings begin promptly at the time posted and will not last for more than four (4) hours. The Board may take a short break 

after 1½ to 2 hours of hearings to reassess the agenda and their ability to reach the remaining items pending before it. 
      
The Board will not entertain/begin a new petition after 10:00 p.m. and will conclude all hearings at 10:30 p.m.; some petitions 

may therefore not be heard and will be continued.  
   

Posted at Newport City Hall & Newport Public Library in addition to the City Website & Secretary of State Website. 
INDIVIDUALS REQUIRING AN INTERPRETER OR OTHER ACCOMMODATIONS MUST NOTIFY THE ZONING & 

INSPECTIONS CLERK (845-5451) ONE WEEK IN ADVANCE OF THE MEETING. 
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Meeting Notice  
Newport Planning Board – Regular Meeting 
Posted July 30, 2026 

Monday August 3, 2026 
Council Chambers 
Newport City Hall 
43 Broadway  

The Newport Planning Board will meet for a regular meeting on Monday, August 3, 2026, at 6:30 pm.  
  

AGENDA 
 
This meeting will be held in person. Meeting materials and live broadcast and will be available at 
City of Newport Community TV (for viewing only, virtual participation will not be available). 

 
Call to Order 

I. Roll Call and Determination of Quorum 
 

II. Approval of Minutes  
A. June 1, 2026 Meeting Minutes  

 
III. Communications 

 
IV.  Business – Bold lettering indicates a Public Hearing 

 
A. Community Development Block Grant (CDBG) Application – Affordable Housing Round, 

Certification of Consistency with the Comprehensive Plan 
The City of Newport Planning Board Newport shall review the proposals contained in this 
application and determine the activities proposed are not in conflict with the general 
policies set forth in the Comprehensive Plan. 

• Resolution of the Council No. 2026-124 
• Staff Report 

 
V. Discussion of Reports  

 
A. Actions of the Administrative Officer – Recordings (Informational Only) 

 
a) Principal Structure Demolition Application 

App. No. 2026-Demo-04 
46 East Bowery Street; TAP 34, Lot 13 
Application of Southeastern Holding, LLC, applicant and owner, to demolish a oneand-
a-half-story single-family residential structure (constructed circa 1900) to provide for 
the construction of a new single-family residence. Approved by the Technical Review 
Committee at their July 10, 2026 meeting.  

• Recorded Decision Letter 

https://www.newportri.gov/en-us/city-hall/tv
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b) Principal Structure Demolition Application 

App. No. 2026-Demo-03 
194 Coggeshall Avenue; TAP 37, Lot 81 
Application of 194 Coggeshall Avenue, LLC, applicant and owner, to demolish a twostory 
single-family residential structure (constructed circa 1957 & 1980) to provide for the 
construction of a new single-family residence. Approved by the Technical Review 
Committee at their May 13th, 2026 meeting.  

• Recorded Decision Letter 
 
 

B. Liaison’s Reports 
a) Tree and Open Space Commission 
b) Waterfront Commission 
c) Energy and Environment Commission  
d) Comprehensive Plan Update Working Group  
e) Bicycle and Pedestrian Advisory Commission 

 
VI. Adjournment  
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Monday June 1, 2026 
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Newport City Hall 
43 Broadway  

I. Roll Call and Determination of Quorum – The meeting began at 6:30 pm.  
 
Members Present: 
 Chair Margaret Polski 

Vice Chair Richard Cromwell 
Secretary Jarrod Pimentel 
Theresa Guzman Stokes 
Patricia Antonelli 
Frederick Huntsberry 
Paul McGreevy 
Kevin Michaud 
John Greichen 
 

Staff Present: 
 Patricia Reynolds, Planning Director 

Rebeccah Trefethen, City Planner 
Hayden McDermott, Assistant Planner 
Kevin Gavin, Assistant City Solicitor 

 
 

II. Approval of Minutes 
A. May 11, 2026 Meeting Minutes 

The Board entertained a motion to approve the May 11, 2026 meeting minutes. The motion 
was moved by Mr. Michaud, seconded by Mr. Cromwell, and unanimously approved.  
 

III. Communications 
 

IV.  Business – Bold lettering indicates a Public Hearing 
 

A. Development Plan Review Application, Preliminary Plan, reviewed under Unified 
Development Review - Coggeshall School Adaptive Reuse & Duplexes  
App. No. PLN-26-2; TAP 10, Lots 33, 225, 226, & 227 
0 Van Zandt Avenue & 0 Evarts Street (nearest intersection is Van Zandt Ave & Malbone Rd)  
Application of BCM Realty Partners, LLC, applicant and owner (under purchase & sales 
agreement with the City of Newport) for adaptive reuse of the former Coggeshall School 
building into 26 multi-family residential dwelling units (Lot 33) and merging Lots 225, 226, 
& 227 to provide for the construction of three residential buildings containing 2 dwelling 
units each. The Applicant is requesting a Category 1 Special Use Permit Section 17.20.020(B) 
to allow a multi-family dwelling project consisting of 3 duplex structures on Lots 225, 226 & 
227; a variance from the parking design standards of Section 17.104.040(B) to allow for 
driveway parking that does not allow cars to turn around on the subject property; and a 
dimensional variance from Section 17.20.060 to allow the addition of dormers on the third 
floor of the Coggeshall School's building with a height of 48.9' (30' allowed). 



 
 

Page 2 of 5 

Meeting Minutes  
Newport Planning Board  

Monday June 1, 2026 
Council Chambers 
Newport City Hall 
43 Broadway  

• See full application history & materials on portal: 
https://newportri.portal.opengov.com/records/159460   

 
Chair Polski opened the public hearing. The applicant was represented by attorney Peter 
Regan. BCM Realty Partners, LLC principal Conor Melville, civil engineer Lyn Small, 
architect Jeff Moniz, traffic engineer Todd Brayton, landscape architect Pam Rodgers, and 
real estate expert James Houle were present.  
 
Mr. Regan provided an overview of the project and its history. Ms. Small was sworn in and 
recognized by the Board as an expert. Exhibit A Resume of Geralyn Small was accepted. Ms. 
Small provided an overview of the site plan. A direct abutter had requested to Planning 
staff that the one-way circulation of the driveway around the school building be reversed 
so that residents enter through the east curb cut and exit via the west curb cut, so as to 
reduce traffic impacts to his property. Ms. Small stated that both she and City staff 
considered the request and found the east to west traffic flow to be feasible and safe. The 
applicant was amenable to reversing the direction of traffic within the property.  
 
Mr. Moniz was sworn in and provided an overview of the architectural elevations and 
renderings for the Coggeshall School building and the duplexes. The Board asked him 
questions about how the granting of a height variance may impact installing mechanical 
equipment on the roof, and the driveway configurations of the duplexes.  
 
Ms. Rodgers was sworn in. Exhibit B Firm Profile of Verde Design & Horticulture was 
accepted. Ms. Rodgers provided an overview of the landscape plan. The Board asked 
questions regarding the configuration of the proposed multi-purpose playfield and the 
removal of the basketball court. Mr. Melville was sworn in and answered that at the 2023 
public engagement sessions, individuals from the neighborhood expressed that they did 
not want a new basketball court due to noise and lighting concerns.  
 
Mr. Brayton was sworn in and accepted by the Board as an expert. Exhibit C Resume of 
Todd Brayton was accepted. Mr. Brayton provided an overview of the traffic report. He 
stated that the safety analysis of the proposed duplex driveways was made with the revised 
configuration of the westernmost duplex driveway being moved further east, away from 
the existing crosswalk to the playground.  
 
Mr. Houle was sworn in, recognized by the Board as an expert, and provided an overview of 
his land use report.  
 
Chair Polski opened the public comment period. Alyson Burk of 135 Van Zandt Ave spoke. 
She expressed concerns regarding impacts to parking availability, privacy impacts from the 
proposed dormers, and stated that she agreed with the letter of opposition submitted by 
the Toracintas.  
 
Thomas Kane of 56 Evarts St spoke. He stated that it was only one vocal individual who 
opposed the replacement of the basketball court in the 2023 session, and that he disagrees 

https://newportri.portal.opengov.com/records/159460
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with the loss of the basketball court. He expressed concerns regarding the loss of open 
space with the construction of the duplexes, wants sidewalks to be installed in front of the 
duplexes, and wants space to be provided for duplex residents to turn the vehicle around 
within the driveway to mitigate the likelihood of residents utilizing street parking.  
 
Philip Young of 140 Van Zandt Ave spoke. He stated that he supports the project and 
believes it is an opportunity to preserve the neighborhood character and architecture 
through the reuse of the school building.  
 
Becky DeWitt of 27 Sheffield Ave spoke. She stated that she did not want the duplex 
residents to have a tandem parking configuration due to safety and parking demand 
concerns. She wants more community input opportunities for the redevelopment of the 
playground area.  
 
The Board discussed different potential avenues to alleviate resident parking concerns. The 
Board took a recess from 8:11 to 8:26 pm. Mr. Regan restated the topographic conditions 
preventing the connection of the duplex parking area to the school building parking area, 
and restated the City Engineer’s stance regarding not moving the crosswalk, as described 
in the Technical Review Committee minutes. He proposed making the duplex driveways 3 
cars deep to provide for guest parking and alleviate some parking demand concerns. The 
applicant was amenable to also allowing residents and visitors of the duplexes to utilize the 
visitor parking spaces at the Coggeshall School. 
 
Public comment resumed. Emily Kane of 120 Evarts St spoke. She also expressed concerns 
regarding duplex parking configuration and demand.  
 
Teresa Rosa of 5 Armstrong Pl spoke. She expressed concerns about potential stormwater 
and drainage impacts to her property, which directly abuts the park. She stated that her 
basement regularly floods.  
 
Via Garafala of 125 Van Zandt Ave spoke. She also expressed doubts that the provided 
parking would be sufficient to meet demand.  
 
Mr. Regan provided closing comments. Chair Polski closed the public comment period. The 
Board entertained a motion to adopt the staff report as findings of fact. The motion was 
moved by Ms. Guzman Stokes, seconded by Ms. Antonelli, and unanimously approved.  
 
The Board discussed the standards in granting the requested dimensional variance to 
parking configuration under Ch. 17.104.040(B) of the Zoning Ordinance. The Board 
entertained a motion to find that the applicant addressed each of the applicable standards 
and to grant approval for the requested parking configuration variance, contingent upon 
the approval of the final development plan, and subject to the following conditions:  

• That the applicant is to provide 3 off-street tandem parking spaces per a duplex unit 
(each of the three duplex driveways is to be 2 parking spaces wide and 3 parking 
spaces deep for a total of 6 off-street parking spaces per a duplex building); 
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• That the residents and visitors of the duplex buildings are to be permitted to utilize 
the designated visitor parking spaces in the parking lot of the Coggeshall School 
building; and 

• That the applicant shall work with the City to improve drainage capacity of the 
overall site, including both the four subject lots proposed for private residential 
development and the two park/open space lots continuing to be owned by the City.  

The motion was moved by Patricia Antonelli, seconded by Theresa Guzman Stokes, and 
unanimously approved.  
 
The Board discussed the standards in granting the requested dimensional variance to 
maximum building height under Ch. 17.20.060 of the Zoning Ordinance, regarding the 
proposed height of the dormers on the third floor of the Coggeshall School building. The 
Board entertained a motion to find that the applicant addressed each of the applicable 
standards and to grant approval for the requested height variance, contingent upon the 
approval of the final development plan. The motion was moved by Kevin Michaud, 
seconded by Patricia Antonelli, and unanimously approved.  
 
The Board discussed the standards in granting the requested Category 1 Special Use Permit 
for multi-family uses in the R-10 Residential district under Ch. 17.20.020(A) of the Zoning 
Ordinance, pertaining to the three proposed duplex buildings. The Board entertained a 
motion to find that the applicant addressed each of the applicable standards and to grant 
the special use permit, contingent upon the approval of the final development plan. The 
motion was moved by Theresa Guzman Stokes, seconded by Patricia Antonelli, and 
unanimously approved.  
 
Chair Polski closed the public hearing. The Board discussed the standards in approving the 
development plan review, preliminary plan application. The Board found that, in addition to 
the Comprehensive Plan Goals listed in the staff report, the project also supported 
Comprehensive Plan Goal ED-1 “To develop a robust and diverse economy, providing 
suitable employment opportunities for residents, and a stable tax base. The Board 
entertained a motion to find that the applicant addressed each of the applicable standards 
and to grant approval of the preliminary plan, subject to the following conditions of 
approval:  

• That the Applicant and City Solicitor develop an agreed upon approach to ensure 
playground improvements occur in a timely fashion as the project construction 
proceeds.  

• That the Utilities Department provides approval for the proposed site drainage, 
water connections and drainage report. 

• That the Applicant provides an agreement allowing for access to the existing 
building in order to provide power to service the irrigation controller for the 
playground and playing field.  

The motion was moved by Jarrod Pimentel, seconded by Kevin Michaud, and unanimously 
approved.  
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V. Discussion of Reports 

 
A. Actions of the Administrative Officer – Recordings (Informational Only) 

 
B. Liaison’s Reports 

a) Tree and Open Space Commission – Mr. McDermott reported that the TOSC reviewed 
new plans for the Aquidneck Park Playground, is hosting a workshop in June regarding 
expanding amenities at the John Chaffee Recreation Area, had a discussion about the 
removal of the street trees on Jones Ave, and plans to schedule a joint workshop with 
the Waterfront Commission regarding the revised plans for Perrotti Park. 

b) Waterfront Commission – Mr. Cromwell reported that the Commission is working to 
implement the Harbor Management Plan by revising the mooring ordinances and 
working to keep a maritime interest in the future of the Navy Hospital site 

c) Energy and Environment Commission – Mr. Pimentel stated that the EEC hosted a 
large compost event at Braga Park.  

d) Comprehensive Plan Update Working Group – Mr. Huntsberry stated that the Comp 
Plan update is now transitioning from the analytical phase to drafting implementable 
strategies and goals. The NCPAC is now active and involved.  

e) Bicycle and Pedestrian Advisory Commission – Mr. McDermott reported that BPAC 
was asked by the City Administration to advise on how to allocate $500,000 from the 
CIP towards pedestrian/bike improvements (the money was originally earmarked for 
improvements to Narragansett Ave that is now being funded by a federal grant). BPAC 
voted that the money should be used for sidewalk improvements along Lower Thames 
St.  

 
VI. Adjournment – The meeting was adjourned at 9:43 pm.  

















THE CITY OF NEWPORT

RESOLUTION

OF THE

COUNCIL

No. 2026-124

SMALL CITIES COMMUNITY DEVELOPMENT BLOCK PROGRAM

WHEREAS:

Application for Mumford Manor

39 Farwell St.

Newport, Rhode Island

funds are available under the Rhode Island Community
Development Block Grant Program, administered by the RI
Department of Administration, - Executive Office of Housing;
and

WHEREAS: the Governor of the State of Rhode Island has authorized the

Director of said Department/Office to disburse such funds; and

WHEREAS:

RESOLVED:

it is in the interest of the citizens of the City of Newport that an

application be made to undertake a local Community
Development Block Grant Program. NOW THEREFORE, BE

IT

That the filing of this application for the amount of $ 750,000 to

implement the activities proposed herein hereby authorized and

that Colin Kennedy (Chief Executive Officer) is hereby

authorized and directed to file this application with the Executive

Office on Housing, to provide any additional information or
documents required by said office, to make any assurances

required in connection with this program, to execute an agreement

with the State of Rhode Island and to otherwise act as the

Representative of  the City of Newport in all matters relating to this

application and any award which may be based upon this

application.

IN COUNCIL

READ AND PASSED

JULY 8, 2026

сме
Laura C. Swistak, CMС

City Clerk



Staff Report to the Planning Board 
ITEM A 

 

Staff Report to the Planning Board 
Statement of Conformity with the Comprehensive Plan 

 
Meeting: August 3, 2026 
Applicant City of Newport 
Petition: Small Cities Community Development Block Grant Application – Affordable 

Housing Round 
  
 

Application Summary: 
The City of Newport is submitting a Community Development Block Grant application 
for the Affordable Housing Round on behalf of Mumford Manor, located at 39 Farewell 
Street.  As part of the City’s application process, the Planning Board is required to certify 
that it has reviewed the proposed activities, been given the opportunity to comment on 
them, and that to the best of their knowledge, the activities “are not in conflict with the 
general policies set forth in the Comprehensive Plan.” 
 
The Application includes a proposal for rehabilitation of the property known as Mumford 
Manor. The existing development consists of 34 one-bedroom affordable housing units 
for residents 62 and older. The building was originally constructed in 1909 as a school 
structure, and was then converted into dwelling units in 1982 by Church Community 
Housing Corporation.  
 
The proposed activities are as follows: 
 

1. Affordable Residential Facility: Rehabilitation of Mumford Manor property. 
Provide funding for necessary upgrades, including a new fire surpression system 
and new water lines.  

Amount: $750,000 
 

 
Comprehensive Plan - Review of Goals and Policies 
 
The goals, policies and actions of the Comprehensive Plan are organized by chapter 
within the required Comprehensive Plan elements. Below, Staff have provided relevant 
goals, policies and actions from the Comprehensive Plan to assist the Board in 
determining if the application’s proposed activities are consistent with the 
Comprehensive Plan. 
 

 

Relevant goals and policies for this activity include:  
 



  

Goals  
• CSF-1: To provide a full range of quality public services and facilities to its 

residents.  
• CSF-5: To work with local and regional institutions, non-profits and other 

service providers to provide a comprehensive system of social services 
necessary to meet the needs of City residents. 

• CSF-6: To provide suitable and enhanced facilities to serve the City’s 
senior population.  

• Goal H-2: Meet diverse needs. Support a variety of housing options that 
meet residents’ housing diverse needs. 

• Goal H-5: Maintain the provision of affordable income housing. 
• Goal WA-3: To provide a secure and resilient water system, including 

enhanced storage, transmission and treatment. 
• Goal WA-5: To plan, fund and operate a water system designed to meet 

the future needs of the community. 
 

Policies   
• H-1.2: Prevent discrimination in housing acquisition and occupation. 
• H-3.2: Preserve Newport’s historic dwelling units. 
• H-5.1A: Maintain high-quality affordable housing. 
• H-5.2: Support quasi-public and non-governmental entities that provide 

affordable income housing. 
• CSF-1.3: The City shall ensure health, safety and long-term general welfare 

of residents through its ownership, maintenance and operation of the 
City’s public facilities and services.  

• WA-3.1: The City shall take all steps necessary to provide a secure water 
system by identifying system threats and operational deficiencies and 
timely implementation of actions designed to eliminate or reduce system 
risks. 

 
Actions 

• H-2.1C: Explore subsidies for housing, including tax, direct, unit 
preservation and rehabilitation assistance, trust funds and land trusts. 

• H-5.2A: Support the work of Church Community Development Corporation 
in providing housing for Newporters. 

 
 

Planning Department Recommendation 
 
The staff recommends the Planning Board, taking into consideration its knowledge and 
expertise, and after considering all the representations and presentations made at the 
public meeting, certify that it has reviewed the proposed activities, been given the 
opportunity to comment on them, and determined that to the best of their knowledge, 



  

the activities proposed “are not in conflict with the general policies set forth in the 
Comprehensive Community Plan.” 
  






