
\\midsrv48\Groups\Planning\Comprehensive Plan\Amendments\102-3,4,5,6,7 Middletown Center\PB memo 1-21-25.docx 
1 

 

PLANNING DEPARTMENT 
TOWN OF MIDDLETOWN 

350 East Main Road, Middletown, RI 02842 
(401) 849-4027 | MiddletownRI.com 

 
 

 
 
To:  Arthur S. Weber, Jr., Chairman 

Planning Board members 
From: Ron Wolanski, Town Planner 
Date:  January 21, 2025 
Re: Consideration and action on a petition of Middletown Commons Town Center, LLC 
requesting amendment to the Future Land Use Map, Map L-4 of the Middletown 
Comprehensive Community Plan to change the designation of property fronting on West Main 
Road and Coddington Highway, Plat 102, Lots 3, 4, 5, 6, and 7 from Institutional to General 
Business; provide a recommendation to the Town Council on the request to change the zoning 
designation of the subject property from Public, traffic sensitive (PA) to General Business, traffic 
sensitive (GBA); and provide a recommendation to the Town Council on a proposal to adopt an 
overlay zoning district that will cover the subject property. 
 

 

Consistent with state law (RIGL § 45-22.2-8) the Planning Board must hold an advertised and 
posted public hearing prior to acting to amend the Comprehensive Plan. A public hearing has 
been advertised to be held during the special meeting scheduled for February 5, 2025 regarding 
the above referenced matters. Please see the attached notice which appeared as a display ad in 
the Newport Daily News and was mailed by first class mail to all property owners within 200 feet 
of the subject lots referenced above. If approved by the Planning Board, the proposed 
Comprehensive Plan amendment would be forwarded to the Town Council, which must also hold 
a public hearing prior to final adoption of the amendment. If approved by both the Planning Board 
and the Town Council, the amendment would then be forwarded to the Statewide Planning 
Program for review and approval for consistency with the goals and policies of the State Guide 
Plan. 
Attached I am providing information submitted to the Town Council regarding the above 
referenced matter. The proposed Comprehensive Plan amendment is requested in relation to the 
proposed change of zoning and use for the subject property. The property is currently zoned 
Public, traffic sensitive (PA). The petitioner requests that the property be re-zoned to General 
Business, traffic sensitive (GBA), and that the Town adopt an overlay zoning district covering the 
subject property in order to facilitate development of a mixed-use project on the property. Please 
see the attached concept plan for the proposed development. The subject property is, and will 
continue to be owned by the Town of Middletown, but pursuant to an agreement between the 
petitioner and the Town, the petitioner is authorized to proceed with the amendments requested 
here as well as preparation and submission of a land development project application for the 
proposed development. If the subject comprehensive plan and zoning ordinance amendments 
are adopted, it is anticipated that the petitioner will then submit a master plan application for the 
proposed mixed-use development project. Note that review of the potential development project 
for approval is not the subject of this petition and hearing. 



\\midsrv48\Groups\Planning\Comprehensive Plan\Amendments\102-3,4,5,6,7 Middletown Center\PB memo 1-21-25.docx 
2 

 

In summary, the petitioner requests the following Comprehensive Plan and zoning amendments. 
The Board should first consider how it will proceed with the Comprehensive Plan amendment 
request before providing a recommendation to the Town Council on the proposed zoning map 
amendment and overlay district: 

1. Amend the future land use plan, Map L-4, of the Land Use element of the Middletown 
Comprehensive Community Plan to re-designate the subject property from Institutional to 
General Business (see attached map). 

2. Amend the Middletown Zoning Map to change the designation for the subject property 
from Public, traffic sensitive (PA) to General Business, traffic sensitive (GBA) (see 
attached map). 

3. Amend the Middletown Zoning Ordinance, Town Code Chapter 152, to create a new 
overlay zoning district that would apply to the subject property. The overlay district is based 
on the proposed underlying GB zoning and incorporates elements of the town’s existing 
regulations regarding mixed-use development and other sections of the zoning ordinance. 
Where there are conflicts between the proposed overlay district and other sections of the 
zoning ordinance, the provisions of the overly district would prevail. The full text of the 
proposed overlay district is attached. Some significant provisions include the following: 

a. Provide for development of a mixed-use project consistent with the concept plan 
(attached) agreed to by the Town for the subject property. 

b. Application(s) for a land development project must be reviewed by the Planning 
Board, using unified review if applicable. The project may be approved in phases 
where master plan approval for the entire project has been granted. 

c. Lists of permitted and prohibited uses are provided, which are generally consistent 
with the GB zoning district, with some exceptions. 

d. A mix of uses is required. A minimum of 25% and maximum of 75% of the gross 
floor area must be dedicated to the multi-family residential use. The remainder of 
the development may be a mix of commercial uses, including hotel, restaurants, 
and retail space. 

e. Performance standards are provided, including limiting hours of operation, and 
timeframes for deliveries and trash removal. 

f. Dimensional and density standards, including the following: 
i. Building height limit of 45 feet for commercial and residential buildings, 75 

feet for a hotel building. 
ii. Building lot coverage limit of 35% and maximum building footprint of 35,000 

square feet for any building. 
iii. Building setback of 10 feet from exterior property lines. Where buildings 

exceed 45 feet in height an additional setback is required. Setbacks of zero 
feet allowed from property lines of parcels that part of the development. 

iv. Density requirements: Each dwelling unit requires a minimum of 3,500 
square feet of land area. Each hotel room requires 1,000 square feet of 
land area. Both calculations are based on the total land area of the 
proposed development. 
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g. The commercial development design standards of Section 521 of the Regulations 
must generally be followed, with some exceptions relative to landscape buffering 
requirements. 

h. Requirements for signs contained in Article 12 of the zoning ordinance must 
generally be followed, with some exceptions regarding the size and number of 
plaza signs allowed. 

i. Requirements for outdoor lighting contained in Article 27B of the zoning ordinance 
must be followed. 

Note that the comprehensive plan amendment, rezoning, and propose overlay zoning district will 
each be voted as separate actions, in that order, during the February 5th meeting. In making a 
recommendation to the Town Council on the zoning map and overlay district amendments, the 
board must consider the following findings in accordance with the requirements of Section 45-24-
52 of the Rhode Island General Laws: 

(1) The proposed amendment is generally consistent with the Middletown Comprehensive 
Community Plan, including the goals and policies statement, the implementation program, 
and all other applicable elements of the comprehensive plan; and  

(2) This recommendation is made in recognition and consideration of each of the applicable 
purposes of zoning, as presented in § 45-24-30 RIGL. 
 

 
Cc:  Town Solicitor 
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PLANNING DEPARTMENT 
TOWN OF MIDDLETOWN 

350 East Main Road, Middletown, RI 02842 
(401) 849-4027 | MiddletownRI.com 

 
 

 
 

MIDDLETOWN PLANNING BOARD 
PUBLIC HEARING  

Wednesday, February 5, 2025, 6:00 P.M. 
COUNCIL CHAMBERS, TOWN HALL 
350 East Main Road, Middletown, RI 

 
PROPOSED AMENDMENT TO THE 

MIDDLETOWN COMPREHENSIVE COMMUNITY PLAN 
Pursuant to Rhode Island General Laws 45-22.2-8 the Middletown Planning Board will 
hold a public hearing at the time and location specified above in order to discuss and 
receive comment on a proposed amendment to the Middletown Comprehensive 
Community Plan. All interested parties are invited and encouraged to attend. 
Petition of Middletown Commons Town Center, LLC requesting amendment to the Future 
Land Use Map, Map L-4 of the Middletown Comprehensive Community Plan to change 
the land use designation of property fronting on West Main Road and Coddington 
Highway, Plat 102, Lots 3, 4, 5, 6, and 7, from Institutional to General Business. See the 
below map. 
The proposed amendment may be viewed in the Town Planner’s office at the Middletown 
Town Hall, 350 East Main Road, Monday-Friday, 8am-4pm, and on the Planning 
Department web page: https://middletownri.gov/233/Proposed-Amendments 

The amendment may be altered or amended prior to the close of the public hearing 
without further advertising, as a result of further study or because of the views expressed 
during the public hearing. The applicant will also seek a zoning map amendment as 
depicted on the enclosed map, as well as creation of an overlay zoning district. 
Information on these zoning amendments as also available here: 
https://middletownri.gov/233/Proposed-Amendments 
This meeting location is accessible to the handicapped. Individuals requiring interpreter 
services for the hearing impaired should notify the Town Clerk’s Office not less than 48 
hours before this meeting. 

https://middletownri.gov/233/Proposed-Amendments
https://middletownri.gov/233/Proposed-Amendments
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Arthur S. Weber, Jr., Chairman 
Middletown Planning Board  
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