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CHARLESTOWN PLANNING COMMISSION 

REGULAR MEETING MINUTES 

Wednesday September 24, 2025 at 7:00 p.m. 

 

Charlestown Town Hall, Council Chambers 

4540 South County Trail, Charlestown, RI  02813 

1. CALL TO ORDER/Pledge of Allegiance 

 

Chair, Ruth Platner called the meeting to order at 7:08 P.M.   

 

2. ROLL CALL 

 

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

Rom and Carol Mossa, and Ruth Platner 

 

Members absent: All members were present 

 

Others: Sean Henry, Town Planner, David Petrarca, Town Solicitor (virtual attendance), and Deb 

Carney, Ex-Officio 

 

3. MINUTES APPROVAL 

 

A. Minutes from August 27, 2025 Regular Meeting 

 

The Commission reviewed the August 27, 2025 Regular Meeting minutes. 

 

A motion was made by Mr. Babcock to approve the minutes as written.  

Seconded by Ms. Topping and carried by unanimous vote. 

 

4. PLANNING COMMISSION APPLICATIONS 

 

A. Carolina Farms Major Subdivision (owner Beechwood Enterprises, Inc./ KREG 

New Homes, LLC, applicant), Master Plan; Public Hearing for a proposed a 24-

lot subdivision of single-family homes.  AP 28, Lot 82-1, Carolina Back Road. 

 

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

1. Approval, approval with conditions or denial of proposed master plan, as may 

be modified by testimony and/or evidence presented throughout the public 

meeting; or 

2. Continuation of master plan review to a date determined at the meeting. 
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M. Henry stated he prepared a draft decision for the Commission to review this evening.  He 

explained that it is based on discussion from the previous meeting in August.  He continued by 

stating that between the meeting on August 27th and tonight’s meeting, the applicant has submitted 

a revised site plan that altered the lot lines slightly.  The alteration closed up the areas at the end 

of each cul de sac that allowed access from the subdivision into the open space.  The revised site 

plan was put on the Smart Board for the audience to view.   Attorney Callaghan and Jonathan Kent 

joined the discussion.   

 

Mr. Kent said that Mr. Henry had expressed to him that the Town and the Commission might like 

to see the gap between lots five and six be closed.  There had been some concern there was the 

potential that pedestrian traffic could make their way into an abutters lot.  At the top of the property 

there was another path that led to the open space which was corrected as well.   

 

Ms. Platner stated it would be a good idea to have the Historical Preservation and Heritage 

Commission review the plan.  She said that Carolina is on the National Register.  This project is 

set off from the Village but it might be a good idea to speak with the RIHPHC and get their input 

about any entrance design.   

 

Mr. Henry said in an effort to get the archaeological study from the project that was done in the 

early 2000’s, he reached out to the RIHPHC to ask if they had a copy of that study.  They did not, 

but they offered to review the project.  He has not yet heard back, but their review will prove useful 

in future stages.   

 

Ms. Platner commented that it would be beneficial to have that report at the preliminary phase.  

That is when the entrance design will be reviewed. Whatever is proposed as an entrance treatment, 

the question will be is there any impact to the historic village and the National Register? 

 

Ms. Platner stated that in the letter of decision, items four and seven under conditions of approval 

were duplicated.  It was noted the numbering would be corrected after the review of the letter is 

complete.  Mr. Henry informed the Commission that the applicant’s name has been corrected from 

KREG New Homes, LLC to KREG, LLC, to which Attorney Callaghan stated it was an internal 

administrative issue that has no impact on the application. 

 

Ms. Platner explained the Commission must decide on whether or no to grant a waiver for the road 

width.  The Subdivision regulations require a road width of 24’, but the Commission had suggested 

reducing the road width to 22’.  When granting a waiver, it must based on certain criteria.  The 

criteria for granting a waiver are located in the Subdivision Regulation under Section 10.8.  The 

criteria that have to be met are: 

 

1. The literal enforcement of one or more of the provisions of these Regulations is 

impractical because of particular site conditions of the land application; and 

 

2. The waiver/modification is not based on economic consideration; and 

 

 



3 
 

Planning/minutes/ 2025/ 9-24-2025 regular meeting minutes 
 

3. The waiver/modification is in the public interest and not detrimental to the public 

health, safety, and welfare; and 

 

4. The waiver/modification will promote the best site layout and design and is an 

example of good planning practice; and  

 

5. The waiver/modification is consistent with the adopted Comprehensive Plan and any 

subsequent amendments.  

 

M. Platner added that the Comprehensive Plan suggests road widths can be reduced to 20’ in width, 

under the appropriate conditions and in some cases, it may be preferable to do so.   

 

Ms. Platner stated the proposed project has a good site layout and as it is in the historic village, a 

slightly narrower road is compatible with historic land use patterns.  The Fire Department has said 

they have no objection to the reduced road width. 

 

A motion to grant a waiver to reduce the road width from 24’ to 22’ was made 

by Ms. St Laurent.  Seconded by Mr. Babcock and carried by unanimous vote. 

 

The Commission reviewed the Findings of Fact listed in the draft decision that Mr. Henry had 

prepared for the Commission and audience members to review.  She explained that these are 

standard findings that are found in the Subdivision Regulations.  

 

The Commission moved on to review the Conditions of Approval (the following amendments were 

made to the following conditions: as written have been amended to reflect the changes the 

Commission made this evening): 

 

 Conditions 4 and 7 are duplicate 

 

Item 8, now item 7 amended to read, “All final legal documents, including the Open 

Space Easement, Declaration of Covenants, and Homeowner’s Association By-Laws, as 

well as sample deeds with the appropriate restrictions and responsibilities of individual 

lot owners shall be reviewed and approved by the Town Solicitor in consult with the 

Town Planner, and submitted as part of Final Plan Review”;   

 

Item 11, now item 10 amended to read, “Remediation shall be done as needed on individual 

lots to meet required depths of topsoil.  The applicant shall also remove any existing stump 

dumps within or near the limits of disturbance (LOD) unless the buffer area has grown 

trees over them”; 

 

In addition to the amended conditions above, Ms. Platner felt it was important to include item 5 – 

exterior lighting in the by-laws. 

 

A motion was made by Ms. Topping to approve the Master Plan application 

for Carolina Farms as written and amended in the draft letter of approval.  
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Seconded by Ms. Stamps.  Those voting in favor:  Babcock, Topping ,St 

Laurent, Stamps, and Platner.  The motion carried by unanimous vote. 

 

A. Summer Winds Major Subdivision (owner 4772 Old Post Road, LLC) Phase 1, Final 

Plan application for 28 single-family residences.  AP 7, Lot 51, 4772 Old Post Road. 

 

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

1. Approval, approval with conditions or denial of proposed final plan, as may 

be modified by testimony and/or evidence presented throughout the public 

meeting; or 

2. Continuation of final plan review to a date determined at the meeting. 

 

Mr. Henry stated it has been almost 2 years since this project was before the Commission.  Before 

the Commission tonight is the final plan approval for Phase One of Summer Winds.  Phase One 

represents what was originally referred to as Phases One and Two during Preliminary Plan.  The 

applicant will be returning to the Commission at some point for Final Plan approval for Phase Two 

(known as Phase Three at Preliminary Plan).  Mr. Henry explained that he has prepared a draft 

letter of decision. 

 

Attorney Michael Resnick and Brian King, P.E. Crossman Engineering sat before the Commission.  

Attorney Resnick began by stating the project has been before the Commission for some time.  

Master Plan approval was received October 8, 2021, and Preliminary Plan Approval was received 

September 27, 2023.  The property consists of approximately 116 acres in the R2A zone.  The 

entire project will consist of 36 lots. Phase One is before the Commission tonight for Final Plan 

approval and consists of 28 lots.  The project is a conservation development; seventy-three acres 

of the 116 acres has been designated as open space.  Attorney Resnick stated that all State permits 

are in hand.  All the legal documents were vetted very closely during the Preliminary Plan approval 

process.  The Town Council has voted to conditionally accept the road as a Town road following 

the Planning Commission granting Final Plan approval.  The appropriate bonds are in place.  

Attorney Resnick said that in addition to acceptance of the road, there were some additional 

comments and edits requested by the Department of Public Works and Town Staff relative to the 

HOA documents and condo declarations, restrictions and covenants.  Those edits have been done.   

 

Mr. King gave a brief overview of the projects by reviewing the final plan set with the Commission.   

 

Ms. Topping asked Attorney Resnick if the applicant has contracted with a maintenance company 

that would maintain the stormwater system.  Attorney Resnick responded that he could not state if 

there was a contract in place at this time.  Mr. King clarified there is no maintenance in place yet, 

but there will have to be one in place before the first year of acceptance is up because that is when 

the inspections begin according to the submitted maintenance schedule.   

 

Ms. Topping felt the road maintenance contract was a requirement because the property owners 

need to be aware that it would be their responsibility as an association to maintain the stormwater 

systems.   
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Ms. Platner stated that the stormwater management maintenance was a concern that was raised at 

master or preliminary plan.  The applicant agreed to make that requirement part of the conditions 

of approval. Mr. Henry suggested adding item 11 as a part of the conditions of approval, “applicant 

shall within the first year of road acceptance contract with a professional stormwater management 

firm for drainage system maintenance in accordance with the operation and maintenance plan”.   

Attorney Resnick stated that the applicant would agree that there would always be a stormwater 

system maintenance plan in place that would have no expiration date.   

 

Ms. Platner reiterated the homeowners would have full responsibility for managing the 

maintenance of the systems.  Attorney Resnick stated that it was pursuant to the HOA documents, 

the restrictive covenants, and all the legal documents that have been vetted.  The mechanism to 

hold the homeowners accountable is in place.   

 

Ms. Platner commented that she had reviewed the drafts of the legal documents that were submitted 

at preliminary plan.  She said there had been a discussion about dark sky lighting and in one of the 

documents, specifically, the Declaration of Covenants, Conditions, Restrictions Section 4- 

Restrictions and Protective Covenants, item C – exterior lighting, it stated, “the lighting color shall 

not exceed 4000 Kelvin”.  She stated that number should be corrected to read 3000 Kelvin.  She 

suggested it was a typo.  Attorney Resnick said the applicant had agreed to a Dark Sky lighting 

plan and he would be sure it was revised to read “3000 Kelvin”.   

 

There was some concern as to who would be liable if there was a problem with the location of the 

street trees and potential problems with roots and the electrical conduit and the road infrastructure.  

Attorney Resnick stated the DPW Director requested the applicant provide an indemnification to 

the Town in the event there was any issue with the roots interfering with the electrical conduit or 

the roadway itself and all its infrastructure.  One of the edits that was made for the benefit of the 

Town Council was an indemnification to the Town for any costs relative to either of those two 

items.  This has been included in the legal documents.   

 

Ms. Topping expressed her concern for the safety of the homeowners should they attempt to 

remove a dying street tree and its potential proximity to the underground electrical conduit.  Mr. 

Henry said this was a separate concern from the Town’s liability for improvements.  Attorney 

Resnick agreed to provide language to alert the HOA that prior to removal or remedial work to any 

street tree that DIG Safe must be contacted.   

 

Ms. Platner reviewed the amended conditions, adding items 11-13 as listed below: 

 

11. The applicant shall within the first year of road acceptance contract with a professional 

stormwater management firm for drainage system maintenance in accordance with the operation 

and maintenance plan.    

 

12. Amend exterior light, C.4  from 4000 Kelvin to 3000 Kelvin. 

 

13. Provide language in the Restrictive Covenants Section under Section 15 D - Landscaping (D) 

to alert the HOA that prior to removal or remedial work to any street tree that DIG Safe must be 

contacted.   
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Ms. Platner asked if there were any comments from the public. 

 

Ms. Linda Lyall,  117 Arnolda Round Road, asked if she could get a copy of the HOA documents.  

Mr. Henry responded that all of the legal documents would be filed in the Land Evidence records.  

Ms. Lyall expressed the importance of maintaining the stormwater management system due to the 

important ecological systems in the area which impacts all the surrounding neighborhoods. 

 

Ms. Topping noted that the applicant will have to come before the Planning Commission for Final 

Plan and road acceptance for Phase Two.  Mr. Henry reminded the Commission that the letter of 

decision states that as well in the first paragraph.   

 

The Commission took a five-minute recess. 

 

The Commission returned to review the draft letter of decision.  The conditions of approval were 

reviewed.  Condition # 5 was amended to read, “The applicant shall provide sufficient fees-in-lieu 

of land dedication for every new lot prior to the recording of each phase of the subdivision….”  

The Commission added three additional conditions, as discussed earlier: 

 

11. The applicant shall within the first year of road acceptance contract with a professional 

stormwater management firm for drainage system maintenance in accordance with the operation 

and maintenance plan.    

 

12. Amend in the Covenants section under exterior lighting, C.4 from 4000 Kelvin to 3000 Kelvin. 

 

13. Provide language in the Restrictive Covenants Section under Section 15 D - Landscaping (D) 

to alert the HOA that prior to the removal or remedial work to the street trees that DIG Safe must 

be contacted.   

 

A motion was made by Ms. St Laurent to approve the Final Plan application 

for Summer Winds as written and amended in the draft letter of approval.  

Seconded by Ms. Topping.  Those voting in favor:  Babcock, Topping, St 

Laurent, Stamps, and Platner.  The motion carried by unanimous vote. 

 

5. PLANNING ISSUES AND CONCERNS 

 

A. Chair Comments 

Ms. Platner informed the members that she received a letter today from Rhode Island Housing.  It 

addressed the concerns she had sent to them as to how they were calculating the expected number 

of new homes that Charlestown and other RI towns were expected to create for RI Housing 2030.  

The letter agreed with her findings and explained they would be going over their method of 

calculating the data and will be sending an updated and corrected version once the review is 

completed. 
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B. Planner Comments 

 

Mr. Henry informed the Commission he was hoping to schedule a meeting of the Design Standards 

Subcommittee within the next few weeks.  The office will send an email to members to check their 

availability for a meeting in October.  

The zoning advisory request for the Matunuck Schoolhouse Road property has been received from 

the Town Council and that will be on the October 22nd meeting agenda.   

 

An application for a Comprehensive Permit project will be heard at that meeting as well.   

 

Mr. Henry noted there may be one additional application for preliminary plan if the applicant is 

ready for the October 22nd meeting. 

 

C. Solicitor Comments 

No comment. 

6. ADJOURNMENT 

A motion was made by Ms. Topping to adjourn at 9:04 P.M.  Seconded by 

Ms. St Laurent and carried by unanimous vote. 

Respectfully Submitted, 

 

Janet Lombardo 

Planning Assistant 

 


