
Town of Middletown 
Planning Department 

 
350 East Main Rd., Middletown RI 02842  (401) 849-4027 

 
  

PLANNING BOARD MINUTES 
 

OCTOBER 8, 2014 
Town Council Chambers, 350 East Main Rd., Middletown, RI 

 

Board members present:  

Gladys Lavine, Chair     Ron Wolanski, Planning Director 
Pete Marnane, Vice Chair    Turner Scott, Assistant Town Solicitor  
Matthew Sullivan      
John Ciummo 
Charlene Rose-Cirillo 
Art Weber 

Member absent: 
Betty Jane Owen 

 
The meeting was called to order by Ms. Lavine at 6:00pm. 
 

1. Approval of the minutes of the September 10, 2014 regular Planning Board 
meeting, and the special meetings of September 4, 2014, and September 10, 
2014.  
Motion by Mr. Marnane, seconded by Ms. Cirillo, to continue consideration of the minutes to 
the November 12, 2014 Planning Board meeting. Vote: 6-0-0.   

2. Application of Gary Hooks for preliminary plan approval for a 2-lot minor subdivision 
of land. Property located at 1249 Wapping Rd., Assessors Plat 128, Lot 9 
Attorney David Martland represented the applicant. He described the proposal, which is the 
same plan granted preliminary approval by the Planning Board several years ago. The plan 
requires zoning relief as one of the proposed lots will have less than the minimum required 
lot area. 

Mr. Martland introduced Mike Russell, the applicant's engineer, who described the 
conditions of the land. 

Motion by Mr. Weber, seconded by Mr. Sullivan, to make the five required findings and 
grant preliminary plan approval subject to the following condition: 

1. All required zoning relief must be granted by the Zoning Board of Review prior to 
final plan approval.  

 Vote: 6-0-0. 



3. Consideration of application for approval - Application of the Bay Ridge 
Condominium Association for combined master, preliminary and final plan 
approval for a 2-lot major subdivision of land, including an extension of Buck 
Road, property fronting on Forest Ave., approximately two tenths of a mile 
from the intersection of Forest Ave. and East Main Road, Assessor's Plat 113, 
Lot 3100. 
Assistant solicitor Turner Scott reviewed the action that is requested of the Board. 
He provided additional information on the timeline of events relative to the proposed 
road extension. 
Mr. Sullivan asked if the town was under a time constraint to build the road. 
Mr. Scott stated that there is no required deadline to complete the road. The 
Planning Board had previously recommend that the road construction await 
completion of the Bay Ridge development. 
Mr. Sullivan asked when the decision was made to make the road one-way. 
Mr. Scott stated that the one-way road was a recommendation of the Planning Board 
to the Town Council in 2008. The Town Council approved the one-way road. 
Ms. Cirillo stated that she was concerned with traffic and speeds that could impact  
neighborhood safety. Who will ensure that the road is used only for one-way traffic? 
Mr. Scott stated that the Planning Board, Town Council, and Police and Fire 
departments have all approved the road connection. 
Mr. Weber stated that the plan has been thoroughly vetted and should be approved. 
Mr. Marnane asked about some of the waiver requests. Why is a waiver from the 50' 
road right-of-way needed? 
Mr. Scott stated that the survey of the easement area, which is same area to be 
transferred for the road did not provide the 50' width. 
Mr. Marnane asked about the requested waiver for street trees. 
Mr. Scott stated that significant landscape will be completed as part of the project on 
the Bay Ridge property to provide buffering. 
Mr. Marnane asked about the requested waiver to not include sidewalks in the plan. 
Mr. Scott stated that available space is limited and an attempt is being made to keep 
the project simple. 
Motion by Mr. Weber, seconded by Mr. Marnane, to make the five required findings, 
to grant the requested waivers, and to grant combined master, preliminary and final 
subdivision approval. Vote: 5-1-0, with Ms. Cirillo voting in opposition. 

4. Public Hearing - Request for Development Plan Review: Telly & Elizabeth Amarant 
(Sea Breeze Inn), proposed building addition and expansion from seven rooms to 16 
rooms. 147 Aquidneck Ave., Plat 115SE, Lot 54 

5. Request of the Zoning Board of Review for an advisory recommendation on a petition 
of Telly & Elizabeth Amarant for a Special Use Permit from Section 602, 902, 1401 & 
1402 to allow the expansion of the present transient lodging use with seven rooms 
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and restaurant to 16 rooms (hotel use) with restaurant, Said real estate located at 147 
Aquidneck Ave., and further identified as Lot 54 on Tax Assessor's Plat 115SE. 
Mr. Scott recused on this matter. 

Ms. Lavine stated that the public hearing remains open. 

Attorney Joseph Hook represented the applicant. He described the proposal, including the 
waivers that are requested. He stated that the Technical Review Committee has signed off 
on the plan, it is consistent with the Middletown comprehensive plan, and it would improved 
an existing developed property. 

The applicant's architect, Glen Gardner of Northeast Collaborative Architects, presented a 
rendering of the existing site compared with how the proposed development would appear. 

Mr. Weber asked when the existing building was built and whether it complied with zoning. 

The applicant, Ms. Amarant, stated that zoning relief was granted to allow for the exisiting 
situation. 

Mr. Gardner described the proposed building improvements, site drainage and lighting. 

Mr. Hook explained the reasons for the waiver requests.  

The applicant's landscape architect reviewed the proposed landscaping plan. 

Mr. Weber expressed the need to provide buffering for abutting residential properties. 

The landscape architect stated that the site is not large enough to provide both the required 
parking and the screening. 

Mr. Sullivan asked if the required parking is adequate given that the building also includes a 
restaurant. 

The applicant stated that the restaurant is used primarily to serve breakfast for hotel guests. 
Additional parking is not needed. 

Ms. Lavine asked if there were any members of the public wishing to address the board. 
There being none, motion by Mr. Weber, seconded by Ms. Cirillo, to close the public 
hearing. Vote: 6-0-0. 

Mr. Marnane stated that he was concerned with the need for waivers, but overall the project 
would be an improvement to the property. 

Ms. Lavine agreed, but also indicated a desire for buffers. 

Mr. Weber stated that granting the waivers would be appropriate in this situation, and would 
assist a local business owner improve his property. 

Mr. Ciummo and Ms. Cirillo agreed. 

Motion by Mr. Weber, seconded by Mr. Ciummo, to grant the requested waivers and 
provide a positive recommendation to the Zoning Board of Review. Vote: 6-0-0. 

  

6. Update on activities of the Aquidneck Island Planning Commission. 
Ms. Lavine provided an update on the activities of the Aquidneck Island Planning 
Commission. She noted that Mr. Ciummo had been elected chair of the AIPC. 

7. Update on BRAC Navy Surplus Land reuse planning process.  
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Mr. Wolanski stated that discussions between the town and the Navy regarding the transfer 
of surplus properties in Middletown are expected to begin shortly. 

8. Public Hearing - Arleen Kaull on behalf of Corey, Joseph E. U/W of Nominees/Assigns 
- Request for combined preliminary and final plan approval for a proposed 2-lot major 
subdivision of property fronting on Green End Ave. & an unnamed paper road, Plat 
129, Lot 713.  
Motion by Mr. Weber seconded by Mr. Marnane to open the public hearing. Vote: 6-0-0. 

Attorney Jay Lynch represented that applicant. He stated that the applicant has recieved the 
necessary zoning relief and that issues identified in the master plan approval have been 
addressed. He referenced a recent communication from the Town Engineer with some 
additional items that should be addressed on the plans. These items could be addressed as 
conditions of approval. 

Mr. Sullivan requested additional information on the 6-inch pipe which discharges onto the 
applicant's property. The direction of flow should be indicated and both the 6-inch and 18-
inch pipe on the abutting property should be shown on the survey plan. He asked about how 
the 6-inch pipe, which is an encroachment on the applicants land, will be addressed.  

Mr. Lynch stated that the encroachment will be addressed with the abutter at a later date. 

Mr. Weber asked about the requested waiver for road construction standards. 

Mr. Lynch stated that the road would act as a driveway serving just one house. 

Ms. Lavine invited public input. 

Eva Williams of 16 Porter Rd. stated that the existing town drainage pipe in the paper road 
is not adequate for the amount of runoff. 

There was discussion that the Planning Board has brought its concern with the existing 
condition of drainage in the neighborhood to the attention of the Town Council. 

Kristen Keene of 9 Russet Rd. stated that the existing drainage situation is a concern that 
should be addressed before this application is approved. She questioned the legitimacy of 
allowing private use of a public road. She noted that she had not been notified of the Zoning 
Board of Review public hearing where the applicant's request for zoning relief was 
considered, and she is considering filing an appeal of the ZBR action. She requested that 
the Planning Board continue the matter until this is resolved. 

Mr. Wolanski stated that an appeal has yet to be filed and therefore there is no legal 
impediment to the board proceeding with consideration of the application. 

Mr. Travis of 14 Porter Rd. stated that the abutters will incur cost and inconvenience as a 
result of the plan. Access to the property should be from Green End Ave. 

Mr. Lynch stated that the proposed access is from a public right-of-way which the applicant 
has the right to use. Regarding the notice for the ZBR meeting, the Building Department 
confirmed that all abutters, including Ms. Keene, were notified of the hearing by first class 
mail. 

Mr. Weber asked Mr. Lynch  to explain the ownership and responsibility for maintaining the 
proposed road.  

Mr. Lynch stated that the road right-of-way will continue to be owned by the Town, however 
the improvements proposed to access the building lot will be that lot owner's responsibility to 
construct and maintain. He confirmed that the public would have the right to use the road, 
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though due to its short length and the fact it will serve only the proposed building lot, there 
would be no purpose for public use. He stated that the plan will not adversely impact storm 
water drainage conditions in the neighborhood since the parcel is at the bottom of the hill 
and receives the runoff from the neighborhood above. 

Ms. Keene stated there have been conflicting statements about whether a through road 
could connect the paper road to Green End Ave. through the applicant's property. 
Consideration should be given to requiring access to the proposed building lot only from 
Green End Ave. 

Mr. Lynch stated that there is no intension to provide a through road. A note on the 
subdivision plan states that use of the paper road is for access to the one building lot. 

Motion by Mr. Marnane, seconded by Ms. Cirillo, to close the public hearing. Vote: 6-0-0. 

9. Consideration of application - Arleen Kaull on behalf of Corey, Joseph E. U/W of 
Nominees/Assigns - Request for combined preliminary and final plan approval for a 
proposed 2-lot major subdivision of property fronting on Green End Ave. & an 
unnamed paper road, Plat 129, Lot 713.  
Motion by Mr. Marnane, seconded by Ms. Cirillo, to make the five required findings and to 
grant combined preliminary and final plan approval subject to the following waivers and 
conditions: 

Waivers granted: 

• Requesting that the road be constructed with a gravel finish course, rather than 
pavement. (§611 -Rules and Regulations Regarding the Subdivision and 
Development of Land) 

• Request for 20 foot wide road surface, rather than the required 26 foot width. (§603 -
Rules and Regulations Regarding the Subdivision and Development of Land) 

Conditions of approval: 

1. Prior to recording, all drainage structures and associated easements must be shown 
on both plan sheets, subject to the approval of the Town Engineer; 

2. Prior to recording, the plans must clarify which lot the 18" RCP pipe drains on to, 
subject to the approval of the Town Engineer; 

3. Prior to recording, clarification of the size and direction of flow of the identified 4" 
pipe on proposed Parcel 2 must be provided on the plan, subject to the approval of 
the Town Engineer; 

4. Prior to recording, a drainage easement descriptive note must be added to the plan, 
and the easement document must be finalized to allow for existing drainage flowing 
over property to continue, subject to the approval of the Town Engineer and Town 
Solicitor.  

Vote: 4-2-0, with Mr. Weber and Mr. Ciummo voting in opposition. 

10. Request of Greg Coe, developer/owner of the Aquidneck Highlands subdivision, 
Green End Ave. (Plat 114, Lot 106) to modify conditions of the final subdivision plan 
approval.  
The applicant was not present. 

Mr. Wolanski stated that the applicant is requesting to modify condition #2 of the final 
subdivision approval to allow installation of openspace boundary markers prior to certificate 
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of occupancy for each lot rather than prior to recording the plan. He is concerned that the 
markers could be lost or damaged during grading and construction on the lots. 

Motion by Mr. Marnane, seconded by Mr. Weber, to revise condition #2 of the final 
subdivision plan approval to read as follows: 

In order to prevent encroachment of yards into the designated open space, permanent 
markers identifying the open space boundary shall be installed on each building lot prior 
to the issuance of the certificate of occupancy. Number, placement, and design of the 
markers shall be subject to the approval of the Town Planner. 

Vote: 6-0-0. 

11. Public Hearing - Application of Lucy's Hearth for a comprehensive permit 
pursuant to Article 17 of the Middletown Zoning Ordinance, to allow 
development of an affordable housing project consisting of 15 units on 
property located at 19 Valley Rd, Middletown, RI, AP 107NE, Lot 35A.  
By unanimous vote the public hearing was opened. 

The applicant's attorney, Steve Haire, described the project and the relief requested under 
the comprehensive permit application. 

Jennifer Berrera, program director for Lucy's Hearth, described the programs that will be 
offered at the new facility, which primarily services homeless women and their children. 

Mr. Marnane asked if the current location would be vacated. 

Ms. Berrera confirmed that they would vacate the space that they currently lease, which is 
not adequate for their needs. 

The applicant's architect, Glen Gardner of Northeast collaborative architects, described the 
building plans. 

The applicant's engineer, Shawn Martin of Fuss & O'Niell, reviewed the site plan. There 
would be a reduction in parking and runoff.  

Mr. Sullivan asked about wetlands permitting requirements. 

Mr. Martin stated that the small addition on the rear of the building, closest to Bailey Brook, 
would be 175 feet from the brook and would be exempt from wetlands permitting 
requirements. 

Ms. Lavine asked if the area to the rear of the building would remain grass. 

Mr. Martin stated that it would. 

Mr. Weber asked about the project timeline. Mr. Haire stated that the goal is to complete 
construction in 2016. 

The applicant's traffic engineer discussed the proposed access to the site, which will use the 
existing driveway, which crosses and abutting property. 

Mr. Marnane ask if any concerns had been raised by town departments. 

Mr. Wolanski stated that the plans were provided to applicable departments for review and 
comment. No concerns have been raised. 

Christian Belden of Church Community Housing Corporation was introduced as a planning 
expert and stated that the proposal is consistent with the Middletown Comprehensive 
Community Plan, including the housing and facilities & services elements. 
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James Houle, a real estate appraiser, was introduced as a real estate expert. He reviewed 
the relief that is requested. There would be no negative impacts from the proposed use on 
the subject site. There would be no adverse impact on community health, safety and 
welfare. There would be no adverse impact on property values of abutting properties. 

Mr. Weber stated that this appears to be a good project that will provide needed affordable 
housing. 

Ms. Lavine invited the public to address the board.  

George Barcus stated that he was representing the property owner of 8 Chestnut Hill Rd. He 
asked how security would be handled at the new facility and if there have been any security 
issues at the current location. 

Ms. Berrera stated that there will be a security system including cameras, as well as fire 
alarm system. The facility will be staffed 24-hours. Residents have background screening. 
There have been minimal issues at the current location, including occasional EMS calls. 

Ms. Lavine asked if men are allowed to live at Lucy's Hearth.  

Ms. Berrera stated that men are not prohibited. 

Ms. Cirillo asked if the facility doors are locked. 

Ms. Berrera stated that the building is locked, and visitor's must be buzzed in. She stated 
that it is a family residential setting and additional security measures have not been needed. 

Mr. Barcus stated that a sidewalk on Valley Road is needed. 

Curt Oldford of 11 Chestnut Hill Rd. asked about the noise level, particular from children 
playing outdoors. 

Ms. Berrera stated that, unlike the prior occupant of the building, there will be no daytime 
programs for children. It will be a residential facility, where most children are off site during 
the day. No dogs will be allowed to be kept at the facility. 

There being no one else wishing to speak, motion by Mr. Marnane, seconded by Ms. Cirillo, 
to close the public hearing. Vote: 6-0-0. 

 

12. Consideration of application - Application of Lucy's Hearth for a 
comprehensive permit pursuant to Article 17 of the Middletown Zoning 
Ordinance, to allow development of an affordable housing project consisting 
of 15 units on property located at 19 Valley Rd, Middletown, RI, AP 107NE, Lot 
35A  
Motion by Mr. Weber, seconded by Mr. Marnane, to make the seven required findings and 
to approve the application. Vote: 6-0-0. 

 

Motion to adjourn by Mr. Marnane, seconded by Ms. Cirillo.  Vote: 6-0-0. 

Meeting adjourned at 7:40 pm. 

 
Respectfully submitted: 
Ronald Wolanski 
Planning Director 
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