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CHARLESTOWN PLANNING COMMISSION 

SPECIAL MEETING MINUTES 

Wednesday May 14, 2025 at 7:00 p.m. 

 

Charlestown Town Hall, Council Chambers 

4540 South County Trail, Charlestown, RI  02813 

 

1. CALL TO ORDER 

 

Chair, Ruth Platner called the meeting to order at 7:00 P.M.   

 

2. ROLL CALL 

 

Members present: Frances Topping, Sarah St Laurent, Patricia Stamps, Glenn Babcock, Carol 

Mossa, Laura Rom, and Ruth Platner 

 

Members absent: None 

 

Others: Sean Henry, Town Planner and Richard Serra, Ex-Officio 

 

3. MINUTES APPROVAL 

 

Discussion and/or potential action and/or vote(s) concerning: 

 

A. Minutes from January 15, 2025 Special Meeting and Workshop 

 

The Commission reviewed the January 15, 2025 meeting minutes. 

 

A motion was made by Ms. Topping to approve the meeting minutes as 

written.  Seconded by Ms. Stamps and carried by unanimous vote. 

 

B. Minutes From April 23, 2025 Regular Meeting 

 

The Commission reviewed the April 23, 2025 meeting minutes. 

 

A motion was made by Ms. Topping to approve the meeting minutes as 

written.  Seconded by Ms. St Laurent and carried by unanimous vote, with 

Mr. Babcock abstaining. 
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4. ADVISORIES 

Discussion and/or potential action and/or votes concerning advisory recommendations 

to the Charlestown Town Council for amendments to the Charlestown Zoning 

Ordinance: 

A. Ordinance No. 430 Amending Article XV Capital facilities Impact Fees 

Mr. Henry began by stating the Town Council is considering repealing the impact fees that are 

part of the Zoning Ordinance and are seeking an advisory opinion from the Planning 

Commission.  He explained that impact fees are charged to new developments and are authorized 

by State Law.  The important thing to understand about the restrictions pertaining to impact fees 

and the ability to charge them is they are meant to absorb the cost of future development being 

integrated into the Town. That could mean the need for increased levels of services or demand on 

recreational services, schools or municipal facilities etc.  Mr. Henry continued that a needs 

analysis study would have to be done to allow the collection of impact fees.  Impact fees are 

required to be spent within eight years of collection.  If the funds are not spent on the “allowed” 

uses within the eight years, the money would have to be refunded back to the developer or 

whoever paid the fee.   

Mr. Henry asked Councilman Serra if he had any additional information to add.   

Mr. Serra said that it was his impression that the Council was not in favor of the collection of 

impact fees.  He stated that he was in favor of impact fees.  The State guidelines are very specific 

about how the money can be used.  He added that in order to reimplement impact fees the Town 

would have to have a 5-year improvement plan, which Charlestown does not yet have.  

Mr. Henry explained that the State requires towns to do a needs assessment analysis and 

calculations of what the fees are supposed to be every five years, and the Town has not been 

doing so and to continue to collect those fees and not do the study puts the Town at risk and that 

is the reason for the moratorium.  Mr. Henry added that there is a significant cost to the needs 

analysis, one estimate was approximately $75,000.  He said that doing that every five years to 

remain in compliance and collect the relatively low amount of revenue that the Town would 

actually collect from the impact fees may not prove to be beneficial. 

The estimated impact fee that was previously being collected was around $1450- $1470/ 

dwelling unit.  That was collected only on new market rate homes, not on affordable housing 

units.   

Ms. Topping stated that there is no denying that new development does impact the Town.  

Depending on the increased amount of housing, it may create a need for added municipal 

services and infrastructure.  It was her opinion that the Town should not do away with impact 

fees but put in place a plan to do a capital improvement analysis every five years.  She felt it 

would be short-sighted to do away with the impact fees, because there will be increased needs 

for services, etc. with new development and it is not fair to put the entire burden on the 

townspeople. 

Ms. Mossa used the analogy of ‘throwing the baby out with the bath water” with doing away 

with impact fees.   
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Ms. Stamps asked who determined the amount to collect for an impact fee.  Mr. Henry responded 

that it was left up to each community to calculate the amount based on their individual needs and 

it would have to be made publicly available. 

The Commission discussed at length the applicable uses for which impact fees could be utilized.  

It was the consensus of the Commission that the Town should implement a capital improvement 

study and update it every five years.  Once the study is complete, the Town could then reinstate 

the collection of impact fees. 

A motion was made by Ms. St Laurent to direct the Town Planner to write an 

advisory opinion to the Town Council stating it is the recommendation of the 

Planning Commission that the moratorium pertaining to impact fees should 

remain in effect until the Town establishes a capital improvement plan and 

needs analysis.  When the study is complete, impact fees should be reinstated.  

The Commission recommends that the Town retain the existing funding for 

schools and consider the potential impact of development on recreation and 

open space when calculating the impact fee.   Seconded by Ms. Stamps and 

carried by unanimous vote.  Although the two alternate members could not 

vote, they made clear their full support of the motion. 

 

5. PLANNING PROJECTS – Discussion and/or potential action or vote concerning: 

 

A. Comment Letter Pertaining to Discussion of Housing 2030 Production Goals 

Ms. Platner began by stating that all Commission members should familiarize themselves with 

Housing 2030.  She said the deadline for comments, May 23rd was rapidly approaching.  Housing 

2030 has set housing goals for all communities within the State.  It is a concern that if the 

housing goals set for Charlestown (and all towns) are not met, that funding could be held back.   

Ms. Platner was concerned with how the housing goal, particularly for Charlestown, was 

calculated.  The formula and data used by the Department of Housing for the number of units 

created from 2019-2013 cites a figure of 160, which Ms. Platner found to be incorrect after 

contacting the building Department.  The number the State used was 160 new builds, when the 

actual number of new builds during that period of time was actually 103.  The effective growth 

rate the Department of Housing calculated for Charlestown is 0.59, when in actuality it is 0.40.   

Ms. Platner felt that perhaps the Department of Housing, when counting the number of building 

permits filed from 2019-2023, did not take into consideration that some of those permits were for 

replacement structures and no new unit was created. 

The Commission agreed to authorize the Planner to send a letter to the Department of Housing 

requesting they recalculate/correct Charlestown’s housing growth rate using the correct new 

house builds.   

A motion was made by Ms. Topping to direct the Town Planner to send a 

letter to The Secretary of Housing expressing their concerns with how 

Charlestown’s growth rate was calculated and request the correct figure be 

applied to create a more realistic production goal for the Town.  Seconded by 
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Mr. Babcock and carried by unanimous vote.  Although the two alternate 

members could not vote, they made clear their full support of the motion.  

B. Planning Commission Design Standards Subcommittee Update 

 

Ms. Topping informed the Commission that the Subcommittee met earlier in the day.  She stated 

that Ms. Jackson had presented a number of items that the EIC would like to be considered when 

creating the document.   The Subcommittee reviewed and discussed them in detail.  She added 

that the EIC is in favor of more prescriptive regulations and guidelines and the subcommittee 

members agree that there needs to be more specifics to create a “village feel”.  It is anticipated 

that they will meet again in early July. 

 

6. PLANNING ISSUES AND CONCERNS 

 

A. Chair Comments 

Ms. Platner had nothing further to discuss tonight.   

B.  Planner Comments 

Mr. Henry had no additional comments. 

C. Solicitor Comments 

Attorney Petrarca was not present at the meeting. 

7. ADJOURNMENT 

A motion was made by Ms. St. Laurent to adjourn at 8:12 P.M.  Seconded by 

Ms. Stamps and carried by unanimous vote. 

Respectfully Submitted, 

 

Janet Lombardo 

Planning Assistant 

 

 


