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CHARLESTOWN PLANNING COMMISSION 

SPECIAL MEETING MINUTES 

Wednesday August 13, 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 

 

3. MINUTES APPROVAL 

 

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

 

A. Minutes from July 9, 2025 Special Meeting 

 

The Commission reviewed the July 9, 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. 

 

4. 2025 RI STATE LEGISLATIVE UPDATE AND DISCUSSION 

Mr. Henry began explaining that APA has been tracking the legislation related to housing and 

land use.  He stated of the twelve bills announced in February as part of Speaker Shekarchi’s 

package of housing legislation, only one bill did not pass.  He presented a Power Point 

presentation detailing some of the more pertinent 2025 RI State Legislative updates as listed 

below: 

H5793A/S1091 – Tax levy for new housing (effective date 7/1/2025) 
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The assessed value of new housing units added to the municipal tax base may exceed the 

maximum levy limit (4%), where at least 10 new certificates of occupancy are issued within the 

same year, and where at least 10% of the new housing units are affordable, among other 

conditions.  This bill does not require local amendment(s). 

Mr. Henry said that this will not really affect the Planning Commission and their review process.  

H5794BAA/S1086AAA (effective date 6/27/2025) 

Makes technical amendments to the zoning enabling and subdivision act and changes the 

processes and definitions of wording contained within the state laws and local ordinances and 

regulations.  Some of the more important changes are listed below: 

1. Minor subdivisions now include an unlimited number of lots, provided that a street is 

not created.  Major subdivisions would now require street creation. 

2. Pre-application meetings are now optional. 

3. Completeness review, has been made a little more difficult for Planners to review 

completeness. 

4. The submission of draft legal documents are required at Final Plan as opposed to 

previously being required at Preliminary Plan.  Mr. Henry added that he is not certain 

how this will impact the development process, but he has spoken with several 

developers, and they have indicated that they wouldn’t move forward unless they 

have their state permits anyway.   

5. Changes to adaptive reuse, which will not have much impact here in Charlestown.   

6. There are changes in the standards for Unified Development Review findings of fact. 

7. Neighborhood Character-based Modifications.  Mr. Henry said he did not feel that it 

was something that would really affect Charlestown because that would require water 

and sewer services.  It is more for the urban areas. 

8. Manufactured homes are now allowed on all lots zoned for single-family residential 

use, although the definition of “manufactured Homes” is rather vague.  Mr. Henry 

said that he will look further into how a “manufactured home” is defined. 

This bill will require local amendment(s). 

H5795/S1084A – Zoning Certificate Amendments (effective date 6/27/2025) 

This extends the period of time that the zoning official has to review a zoning certificate request 

from 15 to 20 days.  It also codifies an applicant’s right to appeal a zoning determination 

pursuant § 45-24-63 and will require local amendment(s).  This change does not really impact 

the Planning Commission. 

H5796AA/S1092 – mandates multi family development in the urban services boundary 

(effective date 1/1/2026) 

Providing residential use options that are not limited to single-family detached structures, in 

areas that have available public water and sewer capacity in municipalities in which at least part 

of the area is located within the urban services boundary.  This bill will require local zoning 

amendment(s). 

Mr. Henry noted that this bill will not impact Charlestown as it is located outside of the urban 

services boundary area. 
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H5797A/S1085 – Creating a definition for “co-living housing” (effective date 1/1/2026) 

“Co-living housing” is defined as, “a specific residential development with units which provide 

living and sleeping space which are independently rented and lockable for the exclusive use of 

an occupant.  The occupant would share sanitary and/or food preparation facilities with the 

occupants of other units.  This act does not allow the conversion of existing dwelling units into 

co-living housing unless it is authorized by a local zoning ordinance.  The bill permits local 

zoning ordinances to authorize co-living housing in areas where there is transit and other services 

are offered.  Ms. Topping questioned if this would apply to Charlestown, as we do not have any 

transit.  Mr. Henry responded that if Charlestown does not have any public transit, then it 

probably would not.   

This bill will require local amendment(s). 

H5798AAA/S1083A – Mandates attached single-family dwelling units (effective 

date1/1/2026) 

An attached single-family dwelling is defined as a dwelling unit constructed side by side or 

horizontally and separated by a party wall and lot line.  They shall be allowed in zoning districts 

as set forth in §45-24-37(j) provided: 

(i) The unit(s) have access to public water and sewer or adequate access to private 

water and or wastewater systems approved by the relevant state agency; and 

(ii) Zoning ordinance shall allow each single-family unit to be located on its own lot, 

without increased requirement for minimum lot size, lot width, lot frontage, or lot 

depth and shall allow for a zero-lot line setback along the common property line 

to accommodate the subdivision for the units.  This is provided that the unit(s) 

comply with all building and fire code requirements; and 

(iii) Other dimensional requirements of the base zoning district shall apply to the 

outside perimeter property lines of the end units of the development.  There shall 

be no increased dimensional requirements that are only applicable to attached 

single-family structures and not applicable to other residential structures 

containing the same density in the same zoning district; and 

(iv) Cities and towns may establish additional standards, provided that those standards 

do not restrict a dwelling unit’s floor ratio to less than one, limit the bedrooms to 

less than three (3), or require more than one off street parking space for up to two 

(2) bedrooms, and two (2) off street parking spaces for up to three (3) bedrooms. 

This bill will require local amendment(s). 

H5800/S1090A - Village/Mixed Zoning (effective date 1/1/2026) 

Mandates cities and towns to provide residential development in commercial areas. 

Requirements for “objective standards and criteria”, among others must be developed. 

It is not clear if cities and towns, such as Charlestown that already allow “village” and/or “mixed 

use” zoning will be required to create “objective standards and criteria”. Without further 

clarification or a future rewrite of this law, it is unclear if the Town of Charlestown has met the 

requirements of this law. 

This bill will require local amendment(s). 
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H5801A/S1088 – Amendments to Comprehensive Permits (effective dates Section 1: 

7/1/2025 and Section 2: 1/1/2026) 

This bill was written to take effect in two stages; the first part makes technical changes to the 

comprehensive permit process: 

1. The Master Plan is restored as a review, at the applicant’s option. 

2. Revises the required findings of fact for a decision of the Local Review Board. 

3. Revisions of consistency with local needs. 

The second part of the bill includes: 

1. Communities with more than 10% affordable units will no longer be exempt from 

comprehensive permits. 

2. Revises density bonuses for formerly exempt communities. 

Both sections will require local amendment(s). 

H5803AAA/S1087 – E-permitting for state permits (effective date 7/1/2025) 

Beginning October 1, 2026, state agencies will be required to provide an e-permitting platform.  

Those state agencies include RIDEM, RIDOT, and CRMC. 

This bill will not require local amendment(s). 

H5804A/S1089AAA – State building code amendments (effective date 6/27/2025) 

The bill changes the way the state building code is applied to three- and four-unit residential 

dwellings.  It also relocates the State Building Code Commissioner to the State Fire Marshal’s 

Office. 

This bill does not require local amendment(s). 

Mr. Henry concluded his presentation by stating that the trend toward providing housing at all 

costs changes how open space will be viewed in the future. 

5. COMMERCIAL VILLAGE AND DESIGN STANDARDS SUBCOMMITTEE 

UPDATE AND COMMISSION DISCUSSION OF STANDARDS 

 

Ms. Platner began the discussion by giving a quick update on the project and where it stands 

presently.  She explained that in September of 2024 the Commercial and Village Design Standards 

Subcommittee (consisting of business owners, an architect, a builder, two Planning Commission 

members, two members of the Historical Society, a member from the EIC, and two Town Council 

members) completed their work and Libra Consultants prepared their final document.   

 

Ms. Platner said the final report was presented to the Town Council for their acceptance late last 

year.  The Town Council did not accept the document and sent it back for further work and 

recommended that the Planning Commission sit down with the Economic Improvement 

Commission and review the final report with them to address some of their concerns and 

suggestions.   They recommended the Planning Commission form a subcommittee to consist of 

members from both the Planning Commission and the Economic Improvement Commission 
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(consisting of three Planning Commission members and three members of the EIC). The 

subcommittee began meeting in February of 2025.  They have not met every month due to 

scheduling constraints but are moving forward and finding common ground.  Ms. Platner felt that 

it was very important to have the EIC support the guidelines/ standards if the Town Council is 

going to accept them.   

 

Ms. Topping, the Chair of the subcommittee, stated that the EIC has been meeting with their 

members to discuss what areas of the document they would like to see become standards.  They 

realize the necessity that some areas of design must be prescriptive while other areas could 

remain as suggestions or guidelines.  She noted that EIC was not previously aware of the 

Shannock Guidelines and have since been using them for their review.  They have created a 

partial table listing what items they do and do not feel should be controlled.  Ms. Jackson, the 

Chair of the EIC and Vice Chair of the subcommittee has been instrumental in moving the 

project forward with the EIC.  Their review will continue at their monthly EIC meetings. 

Ms. Topping said that before the Planning Commission can get into their discussion about the 

standards, they need to review and discuss the findings of the EIC.  She noted that 

understandably, the EIC is concerned with the cost of materials to applicants, developers and 

businesses to implement the proposed standards. 

Ms. Topping continued by stating that it was not the committee’s desire to create standards to 

make all commercial properties “cookie cutter”, they want to allow flexibility.  The EIC 

recognizes the need for Charlestown to have some design standards for commercial properties 

but wants to ensure that the business community is fairly represented.  They support progress in 

developing design standards and recognize that they must start somewhere.   

Mr. Henry said he feels that the Town Council recognizes that the Planning Commission reviews 

commercial projects for site design and overall project review and the EIC is coming at it from 

more of a business owner’s perspective.  They want to make sure that the standards will be fair 

and will not present too much of a burden to business owners.  It was his opinion that the Town 

Council wanted the two groups to come together and find some sort of compromise to develop 

standards that would be acceptable to both groups. 

Ms. St Laurent asked if there was a target date for the subcommittee to report back to the Town 

Council.  Mr. Henry answered that he felt that if the Town Council can see the progress of the 

subcommittee, they would be willing to let the process continue. 

Ms. Topping clarified the standards would be for new commercial development only, they would 

not apply to existing commercial businesses.  She said there are new commercial projects 

coming down the pipeline and these standards need to be developed and created sooner rather 

than later.  

Mr. Henry said the Planning Commission should determine where they wish to see the 

commercial standards implemented.   

Mr. Babcock asked if there was a particular building size where the proposed standards would be 

applied. 

Ms. Platner stated that the Commission would only be looking at commercial projects over 7500 

square feet, anything less would be under the Administrative Officer’s (Mr. Henry’s) purview, 
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and he would be following the same standards.  She said the Commission would have to 

determine a size (square footage) of a project where the standards should “kick in”. 

The Commission agreed to continue this discussion at their next special meeting, Wednesday, 

September 10, 2025 at 7:00 P.M. 

Mr. Henry suggested that the Commission members review both the Libra document and the 

Shannock Guidelines and come back ready to discuss at next month’s special meeting what they 

would like to see incorporated into the document.  Following that discussion, Ms. Topping and 

Ms. Platner could return to the subcommittee with the Planning Commission’s ideas and 

opinions. He reiterated that it is important to work with EIC to create a document that would be 

acceptable to both the Planning Commission and the EIC to present to the Town Council.   

6. PLANNING ISSUES AND CONCERNS 

 

A. Chair Comments 

The Commission expressed their sympathy to the family of Mr. Serra.  His passing was a great 

loss to his family, friends and the Town.  

Ms. Platner informed the Commission that the Town Council did not accept their advisory 

opinion requesting that screening be added to the ordinance for metal buildings in the MUZ 

zone.  Councilman Stokes felt the issue was addressed in the landscaping ordinance and he was 

concerned that it was adding an extra layer of constraint on that particular zone that may not be 

required for other commercial areas.  Ms. Platner suggested reviewing the landscaping ordinance 

to consider if it should be amended to discuss screening.  It was decided that it would be 

discussed at a future special meeting, 

Mr. Henry said with the implementation of design guidelines and standards the screening issue 

may be resolved. 

B.  Planner Comments 

Mr. Henry reminded everyone that a site walk has been scheduled for Thursday, August 21, 2025 

(rain date of Monday, August 25th) at 3:00 P.M. to walk the site for the Carolina Farms Master 

Plan application, on Carolina Back Road.  Members will meet in the parking lot of St Mary’s 

Church.  The public hearing for Carolina Farms will be held on August 27th, at the regular 

meeting.  Also on that agenda, there is a preapplication for a comprehensive permit for a 

proposed project on Old Post Road as well as a request for an extension for an existing project.   

He added that Summer Winds public improvements were conditionally accepted by the Town 

Council on Tuesday, August 12th.  He will be expecting the applicant to come in soon with their 

final plan and will probably be on the September 24th regular meeting agenda seeking approval. 

7. ADJOURNMENT 

A motion was made by Ms. Topping to adjourn at 8:29 P.M.  Seconded by 

Ms. Stamps and carried by unanimous vote. 

Respectfully Submitted, 
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Janet Lombardo 

Planning Assistant 

 

 


