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PROJECT TEAM

• Applicant : Mesolella Development Corp.

• Engineer : Pare Corporation

• Architect : Branch Architects 

• Planning Consultant : Pimentel Consulting Inc.

• RI Housing Consulant: Sokoloff and Associates

• Market Study/ Appraisal: Kirk and Co.

• Corporate Counsel: Budway Law Offices

• Land Use Counsel: Silva Thomas Martland Offenberg LTD 



Middletown RI, 02842

Applicant/Owner:
Mesolella Development Corp.

4 Fox Place 
Providence RI 02903

Parcel Info:
Assessor’s Map 111

Lots 8 & 9
15.5 Acres

114

114

Project Site

Locus Map:

Project Info:
Unit Count:  144

1 bed: 70
2 bed: 62
3 bed: 12

Commercial: 23,000 SF 
Affordable : 35% - 40%



Phase I:
Buildings: 2
Unit Count:  64

1 bed: 42
2 bed: 18
3 bed: 4

Commercial: 23,000 SF 
Affordable : 80% - 20%
Rent Level: 60% AMI

Phase II:
Buildings: 6
Unit Count:  80

1 bed: 28
2 bed: 44
3 bed: 8

Market Rate/Workforce

TWO PHASE PROJECT 

Total Parking: 336 Parking Spaces

Public Transit: RIPTA Bus Line on Site

RIPTA Terminal



ARTICLE 17  LOW AND MODERATE INCOME HOUSING - COMPREHENSIVE PERMIT
RI General Laws Chapter 45-53 Low Moderate Income Housing Act: Findings and Intent

• The general assembly finds and declares that there exists an acute shortage of affordable, accessible, safe, and 
sanitary housing for its citizens of low and moderate income, both individuals and families; that it is imperative that 
action is taken immediately to assure the availability of affordable, accessible, safe, and sanitary housing for these 
persons; that it is necessary that each city and town provide opportunities for the establishment of low and moderate 
income housing; and that the provisions of this chapter are necessary to assure the health, safety, and welfare of all 
citizens of this state, and that each citizen enjoys the right to affordable, accessible, safe, and sanitary housing. It is 
further declared to be the purpose of this chapter to provide for housing opportunities for low and moderate income 
individuals and families in each city and town of the state and that an equal consideration shall be given to the 
retrofitting and rehabilitation of existing dwellings for low and moderate income housing and assimilating low and 
moderate income housing into existing and future developments and neighborhoods

ARTICLE 17  LOW AND MODERATE INCOME HOUSING - COMPREHENSIVE PERMIT § 1701  AUTHORITY.

• In accordance with R.I. Gen. Laws Title 45, Chapter 53, the "Low and Moderate Income Housing Act", the 
Middletown Planning Board shall have the power to issue a comprehensive permit for a qualifying low-and 
moderate-income housing project. The comprehensive permit shall include all permits or approvals from any local 
board or official who would otherwise act with respect to such application including, but not limited to, the power to 
attach to the permit or approval conditions and requirements with respect to setbacks, height, site plan, size, shape, 
building materials, landscaping, and parking consistent with the terms of the Act.



§ 1704.5 Review. In taking final action on an application, the local review board shall make positive findings, supported by legally competent
evidence on the record which discloses the nature and character of the observations upon which the fact finders acted, on each of the following 
standard provisions, where applicable:

(1) The proposed development is consistent with local needs as identified in the local comprehensive community plan with particular 
emphasis on the community's affordable housing plan and/or has satisfactorily addressed the issues where there may be inconsistencies.

(2) The proposed development is in compliance with the standards and provisions of the municipality's zoning ordinance and subdivision 
regulations, and/or where expressly varied or waived local concerns that have been affected by the relief granted do not outweigh the state and 
local need for low and moderate income housing.

(3) All low and moderate income housing units proposed are integrated throughout the development; are similar in scale and architectural 
style to the market rate units within the project; and will be built and occupied prior to, or simultaneous with the construction and occupancy of any 
market rate units.

(4) There will be no significant negative environmental impacts from the proposed development as shown on the final plan, with all required 
conditions for approval.

(5) There will be no significant negative impacts on the health and safety of current or future residents of the community, in areas including, 
but not limited to, safe circulation of pedestrian and vehicular traffic, provision of emergency services, sewerage disposal, availability of potable 
water, adequate surface water run-off, and the preservation of natural, historical or cultural features that contribute to the attractiveness of the 
community.

(6) All proposed land developments and all subdivisions lots will have adequate and permanent physical access to a public street in 
accordance with the requirements of R.I. Gen. Laws § 45-23-60(5).

(7) The proposed development will not result in the creation of individual lots with any physical constraints to development that building on 
those lots according to pertinent regulations and building standards would be impracticable, unless created only as permanent open space or 
permanently reserved for a public purpose on the approved recorded plans.



§ 1704.6 Decision

C)   In reviewing the comprehensive permit request, the local review board may deny the request for any of the following reasons:

(1)   The town has an approved affordable housing plan and is meeting housing needs, and the proposal is inconsistent with the affordable 
housing plan;

(2)   The proposal is not consistent with local needs, including, but not limited to, the needs

identified in an approved comprehensive plan, and/or local zoning ordinances and procedures promulgated in conformance with the 
comprehensive plan;

(3)   The proposal is not in conformance with the comprehensive plan;

(4)   The community has met or has plans to meet the goal of 10% of the year-round units as defined in R.I. Gen. Laws § 45-53-3(2)(i) being 
low and moderate income housing;

(5)   Concerns for the environment and the health and safety of current residents have not been adequately addressed.



PROFESSIONAL EXPERIENCE

Land Use Consultant PIMENTEL CONSULTING, INC.
East Providence, Rhode Island

Zoning Officer CITY OF EAST PROVIDENCE
East Providence, Rhode Island

Consulting Town Planner TOWN OF BARRINGTON
Barrington, Rhode Island

Town Planner TOWN OF WAYLAND
Wayland, Massachusetts

Principal Planner TOWN OF NORTH KINGSTOWN
North Kingstown, Rhode Island

Assistant Planner CITY OF EAST PROVIDENCE
East Providence, Rhode Island

Planning Consultant NEWPORT COLLABORATIVE
Newport, Rhode Island

Planning Intern CITY OF ORANGE CITY
Orange City, Florida

Summary of Qualifications 

⇒ Zoning Boards of Review 

⇒ Community Planning and Consulting

⇒ Planning Boards / Commissions

⇒ Subdivision Review and Planning

⇒ City / Town Councils

⇒ Superior Court 

⇒ Code Enforcement

⇒ Residential, Commercial and Industrial 
Development

Pimentel Consulting Inc.



o 2015 Comprehensive Community Plan - Middletown, Rhode Island - As Amended through 17 June 2019 
(“Comprehensive Plan”);

o Town of Middletown, Rhode Island, Zoning Ordinance - As Amended through 31 December  2020          
(“Zoning Ordinance”);

o Town of Middletown Subdivision and Land Development Regulations - Amended through July 2020              
(“LD Regulations”)

o United States Census;

o Rhode Island Housing (“RIH”) reports, specifically Low and Moderate Income Housing information; and,

o 2020 Housing Fact Book - Housing Works RI at Roger Williams University                                             
(“Housing Fact Book”).

REFERENCE DOCUMENTS





I. GOAL I: PROTECT EXISTING SUPPLY OF AFFORDABLE HOUSING

II. GOAL II: PROMOTE A BALANCE OF HOUSING CHOICES FOR ALL INCOME LEVELS AND AGE GROUPS

III. GOAL III: INCREASE THE TOWN’S SUPPLY OF WORKFORCE HOUSING

IV. GOAL IV: REDUCE HOUSING COSTS WHILE PROMOTING MORE SUSTAINABLE DEVELOPMENT

V. GOAL V: APPROPRIATELY SITE AFFORDABLE HOUSING

VI. GOAL VI: MEET THE STATE’S 10 % REQUIREMENT FOR LOW - AND - MODERATE INCOME HOUSING

ACCOMPLISHMENTS SINCE ADOPTION OF MIDDLETOWN’S 5-YEAR AFFORDABLE HOUSING ACTION PLAN (2003): 

• 21 Low-and-Moderate Income Housing Units were added to the housing stock 
• Amended Zoning Ordinance to allow for Mixed-Use Development 
• Adopted Conservation Style Subdivision Development 
• Provided Waiver of Impact Fees for Affordable Housing

Affordable Housing Plan Progress and Strategy 

TABLE H-23 MIDDLETOWN’S TWENTY YEAR AFFORDABLE HOUSING STRATEGY





Kirk & Co. Market Analysis 

Kirk & Co. -
“The market for affordable rental housing is stable in the region and the surrounding communities with occupancy 
reported in the 100% range for comparable market-rate and affordable properties: some with waiting lists. Current 
market and affordable, rental housing offerings are extremely limited within the market and affordable housing 
alternatives are well-occupied with extensive wait lists. The market for rental units in the region is currently stable, 
however, COVID-19 continues to impact real estate and economic markets in disparate ways. From conversations with 
brokers within the market and the recent and historic performance of the property and rental market in the region, it is 
reasonable to assume the subject could continue to be well occupied, assuming a professional marketing campaign. 
Recent experience within the market indicates that demand is very strong, especially for newly constructed and 
amenity rich product and turnover may be reduced in the near term and vacancy may be shortened.”

“Because of the tenure of the existing housing inventory in Middletown and the region, new additions to multifamily 
supply are in high demand. High occupancy in the rental market, low levels of housing production and turnover, and 
observed rental increases in the existing inventory support a growing demand for affordable rental housing units within 
the market.”



RI HOUSING FACT BOOK



Kirk & Co. - While there are fewer renter-
occupied housing units within the town, 
approximately 45% of the renter households 
within Middletown pay in excess of 30% of 
their income on housing, contrasted with 
approximately 19% of the renter households 
within Middletown pay in excess of 50% of 
their income on housing. Within the PMA, 
approximately 43% of households pay in 
excess of 30% of their income, contrasted 
with 20% of households paying in excess of 
50% of their income on housing expenses. 
The burdens for communities surrounding 
the subject are higher and indicate a need for 
high-quality affordable rental and 
homeownership units. 













RI Housing and Low Income Housing Tax Credits 

• RI Housing
• Agency Function 

• Financial Resources 
• 4%
• 9%
• Workforce
• Bond Financing 

• RI Qualified Allocation Plan
• Developers Handbook

• 9% Low Income Housing Tax Credits
• Background and Function
• Application Process

• Scoring 
• Timeline

• Capital Stack 

Low-Income Housing Tax Credits (LIHTCs)
LIHTCs are the principal federal program for the 
construction and rehabilitation of affordable 
apartments. Tax credits are a dollar-for-dollar credit 
against federal tax liability. RIHousing allocates tax 
credits to developers of affordable apartments. 
Developers then sell the credits to investors, generally 
for-profit corporations and investment funds, 
generating the equity necessary to complete their 
projects.



Architecture 



Architectural Strategy 

• Traditional architecture with modern accents 
to reflect the intent of the ordinance and 
enhance town character with an updated 
feel

• Utilize vertical construction in a responsible 
manner to achieve necessary densities with 
minimal impacts to abutters using best 
practices   

• Natural wetland buffers
• Parking lots as set back buffers
• Comparable building footprints to 

abutting development
• Heights relative to existing zoning

• Including HVAC equipment

• Site Accessibility, Lighting, & Landscaping

• Satisfy RI Housing Design/Application Policy 
• Materials - Mixed Use – Cost Limits    



Draft Photometric Plan 



Architecture 



Architecture 



Architecture 



SITE CIVIL 



Survey



Site Plan



Key Benefits   

 Consistency with of Section 7 of Middletown Comprehensive 
Community Plan’s Goals, Strategies, and Action Items including 
Goals to:

• APPROPRIATELY SITE AFFORDABLE HOUSING
• INCREASE THE TOWN’S SUPPLY OF WORKFORCE HOUSING
• MEET THE STATE’S 10 % REQUIREMENT FOR LOW - AND -

MODERATE INCOME HOUSING

 Embrace Mixed Use Development and Stated Purposes including:
 Mix of Residential and Commercial Uses
 Enhance Roadside Character
 Reduce demand on Automobile and Encourage Local 

Pedestrian Access
 Support Commerce and Small Business
 Include Affordable Component

 Meet Overwhelming Local Demand for Affordable Housing 
 Increase Affordable Housing Stock closer to State Mandated 10%
 Improve Underutilized Property and Expand Tax Base 
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