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               Preserving the Island’s open spaces for the lasting benefit of all. 
 

April 19, 2022 
 
Paul A. Croce, Chair 
Middletown Planning Board 
Middletown Town Hall 
350 East Main Road 
Middletown, Rhode Island 02842 
 

Re: Public Workshop – Presentation, discussion and public comment on the 
Middletown Commons development concept plan, and determination of 
consistency with the Middletown Comprehensive Community Plan. 
Property also known as the West Main Main/Coddington development 
center, fronting on West Main Rd. and Coddington Highway, Assessor’s 
Plat 102, Lots 3,4,5,6,7. 

 
Dear Chairman Croce and Members of the Board, 
 
The Board of Trustees of the Aquidneck Land Trust (“ALT”) have authorized me to 
express ALT’s support for the concept of a mixed-use development known as the 
“Middletown Center” on the above-captioned property as proposed by developers, 
Landings Real Estate Group, First Bristol Corporation and Kempenaar Real Estates, Inc. 
(“Developers”).  
 
While ALT’s primary mission is conservation of open space, we also recognize the 
growing housing and affordability crisis on Aquidneck Island. Preservation of open space 
and addressing the housing crisis on the island are not mutually exclusive. We believe 
smartly located mixed use development is a way that we can accommodate more 
housing and economic growth while still allowing room for important open space 
parcels on the island to be saved for conservation. We support this type of land use 
because such development takes the pressure off building on our last unprotected open 
spaces – typically farmland parcels – while allowing for increased affordable and 
workforce housing that is needed in our community. Mixed use developments provide 
more housing, provide space for businesses to thrive, and provide more tax revenue per 
acre than the more common ‘suburban neighborhood’ approach to development.   
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In November 2019, ALT commissioned the internationally renowned planning firm 
Sasaki & Associates to complete a report: “Aquidneck Island – Development Impact 
Analysis, November 2019 (https://ailt.org/wp-content/uploads/2020/01/Development-
Impact-Analysis_Final-Report_Spreads.pdf).   
 
I invite all board members to read through this report, which offers important – and 
alarming – projections for Aquidneck Island. Fortunately, one of the major findings of 
this report is very positive. Through the use of mixed-use housing/retail/lifestyle 
developments in its three municipalities Aquidneck Island could accommodate its 
growth needs while still saving much of the open, working landscape that gives us our 
valuable quality of life.  Our community can meet its affordable housing and workplace 
housing needs (exacerbated through the pandemic), reduce traffic congestion, ensure 
protection for its vulnerable drinking water supply, provide ample wellness 
opportunities via public trails, parks, and playing fields, and encourage local food 
production by protecting local farms. By offering a lifestyle that prioritizes walk-to and 
mass transit-friendly options for shopping, school, work, and entertainment, we can 
address many issues at once: affordable housing, traffic congestion and pollution, and 
the conservation of the key island properties that define island living. Moreover, such 
developments can reduce pollutant loads in our drinking waters and coastal waters by 
reducing the level of development of largely impervious subdivision housing 
developments within the watersheds running into these water bodies. We believe that 
the younger generations of residents will embrace this, if not demand it.   All of these 
benefits can come from changing our mode of development and growth, just a little, on 
this island.  Therefore, I reiterate that ALT is supportive of the Middletown Center 
mixed-use development, in concept. 
 
However, it is important to note that this support is measured and conceptual in nature, 
at this point in time, until more details come into focus about the actual development 
and how it relates to the site.  We hope that the Developers adequately respond to 
needs, concerns, and desires expressed by community members at planning sessions. 
We realize that any development – even mixed use developments - can be done wrong; 
can ignore the community benefit needs of nearby residents who are most impacted by 
the development; can miss the mark on balancing built and unbuilt components of the 
project; and can push all of the negative aspects of large scale development toward 
underserved neighborhoods and away from more affluent neighborhoods. We also 
realize that the existing site contains some significant public open space and community 
amenities (ball fields, public library, gardens) that are being modified, if not taken away 
completely. ALT will certainly advocate for the Developers and/or the Town to replace 
these areas either within the project or with some other comparable alternative 
location in the Town.  ALT is cognizant of all of these concerns and will be watching as to 
how the Developers and the Town address each. Therefore, ALT reserves the right to 
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object to components of the plan or even the entire plan if these concerns are ignored 
for a greater profit or greater ease of permitting.   
 
We await hearing more in the coming days and hearings. 
 
With best wishes I remain, 
 
Very truly yours, 

 
Charles B. Allott, Esq. 
 
cc:  Girard Galvin, Esq., attorney for Developers. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





 
 
 
 
 
 

 
 
 
 
 

April 14, 2022 

 

Middletown Planning Board 
350 East Main Road 
Middletown, RI 02842 
 
Dear Planning Board Members: 
 
I am writing in support of the proposed Middletown Center development concept plan for 
the potential redevelopment of the 15-acre West Main/Coddington town-owned property, 
as proposed by Landings Real Estate Group, First Bristol Corporation and Kempenaar Real 
Estates, Inc. 
 
The Greater Newport Chamber of Commerce is one of the state’s largest business advocacy 
organizations, whose mission is to connect, innovate, enhance, and advocate for the 
businesses of Greater Newport. As a trusted and reliable institution for over 100 years, the 
Chamber is a vibrant collective body of the regional business community with nearly 1,000 
members representing over 50,000 employees. We work to create valuable strategic 
partnerships, promote strong economic growth, diversity, and prosperity to serve our 
members and the community. 
 
The Chamber has been a supporter of the Town’s efforts to seek interest from developers 
to present ideas and concepts for the reuse of this property for several years.  We believe 
the redevelopment of this area will prove to be an economic engine for the Town by not 
only redeveloping this underutilized parcel of land and generating immediate jobs, but the 
project has the potential to significantly revitalize the area and impact the broader 
economy on multiple fronts.   
 
Workforce housing units are desperately needed on Aquidneck Island to meet the needs of 
our labor market, to offer affordable housing stock for families and individuals at all 
income levels, and to enable locals to remain in their communities by increasing inventory.  
Rising costs of hotel rooms, high occupancy rates, and increased demand for air B&B units 
indicate that the market is in need of additional hotel units.  Adding more hotel rooms will 
also continue to serve Naval Station Newport and their need for more extended stay hotel 



rooms for Navy personnel. Additionally, mixed-use developments like the one proposed 
will enable the limited amount of buildable land on the island to be maximized, while 
offering the amenities and walkability that are desired in today’s communities.  
Furthermore, the private developers outlined as partners of this proposal have proven 
track records of expertise, capability and success in Aquidneck Island communities.  
 
We believe the proposal for the Middletown Center concept will help to transform the 
property into a vibrant, attractive and pedestrian-friendly community.  We encourage you 
to support this proposal. 
  

Thank you for your consideration.  Please do not hesitate to reach out if you have any 
questions or would like additional information.  I can be reached at 
Erin@NewportChamber.com. 

 

Sincerely, 

 
Erin Donovan-Boyle 
Executive Director 
Greater Newport Chamber of Commerce 



From: Francis Spinella
To: Ronald Wolanski
Cc: Shawn J. Brown
Subject: Re: Middletown Commons housing proposal
Date: Thursday, April 21, 2022 10:04:55 AM

Good morning.  I know the meeting is this evening.  I only have three comments.  Obviously
from my perspective, there should be a larger percentage of affordable housing.  Secondly, it
seems there is very limited community/green space.  If these two items can be addressed, I
think the plan works.  Lastly, as far as the hotel goes,  if there are more hotel options, there
might not be as great a need for short term rentals.  

I will try to be there, but have a conflict I am trying to move. F

Francis J. Spinella
FJS Associates, LTD.
79 Peckham Lane
Middletown, RI  02842
o.  401.848.5470
m. 401.499.7300
f.   401.848.5471

On Fri, Mar 25, 2022 at 12:58 PM Frank Spinella <frank@fjsltd.com> wrote:
Thanks Ron. I will take a look. F

Francis J. Spinella  

FJS Associates,Ltd 
79 Peckham Lane
Middletown RI 02842
p. 401.848.5470
m.401.499.7300
f. 401.848.5471

On Mar 25, 2022, at 8:36 AM, Ronald Wolanski
<rwolanski@middletownri.com> wrote:

﻿
Hi Frank,
You may have already heard from Shawn on this, but we would like you to
review and comment on the housing component of the concept plan presented
for Middletown Commons. Information I have received is available
here: https://middletownri.com/773/Middletown-Commons-West-
MainCoddington-D

The Planning Board public workshop is scheduled for April 21st. It would helpful
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if we could get your comments before then. Let me know of any questions.
Thanks!

Ron Wolanski, AICP
Town Planner
Town of Middletown, RI
(401) 849-4027
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