
Memorandum: Historic and Architectural Analysis      
 
 
To: Mr. Thomas Abruzese 
Date: June 30, 2019 
Re:  Waites Wharf Property Analysis 

 
 
We have been asked to inspect and review six sites from our professional 
perspective with regard to their applicability for demolition and redevelopment. To 
this point we have reviewed the available historical atlases, plat maps, Newport 
Zoning Ordinance, FEMA Maps and visited the parcels for firsthand inspection. 
Taking this information into account, we have come to the following conclusions 
with regard to the development potential of the properties you are looking to 
redevelop: 
 
General observations.  
The six sites all lie along Waite’s Wharf. Until the 1970’s this area was occupied 
largely by businesses in the marine trades and was “working waterfront.” The 
buildings constructed were built for purely practical purpose and with little 
attention to design finesse or long-term durability and quality.  
 
In the 1980’s these sites began to be converted in bits and pieces to the 
emerging consumer and tourist economy. Warehouses were converted to 
restaurants and then later nightclubs. These parcels are now ripe for further 
development and upgrade from their current state. 
 
Over time the majority of the properties have undergone a series of ad hoc 
renovations and modifications, changing and diminishing any historic 
architectural fabric that may once have existed. In other instance the old 
structures no longer conform to current building code with regard to head 
heights, egress, insulation and many other variables. 
 
Where some historic architectural fabric does remain, poor maintenance and 
neglect over the long-term has put that material into a poor state, 
All six sites are currently zoned WB (Waterfront Business). Most of the six sites 
are non-compliant in that buildings exist within the zoning setbacks. In certain 
instance the coverage of the buildings is higher than currently specified in the 
Newport Codified Ordinance. 
 
 
Site Data Observations: 
Each site has been inspected, analyzed and reviewed in the attached materials. 
The properties have been arranged numerically by their Plat and Lot numbers for 
easier reference. 
 
Flood Issues: 
All six subject parcel lie within a VE-13 Flood zone which will necessitate lifting 
any and all of the existing properties and bracing them structurally to make them 
conform to the current building codes. Due the character and quality of the 
structural conditions of all of the five properties that have buildings on them 
bringing them up to current building is not be economically feasible to do. 
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Historic District: 
The six sites are outside of the Newport Historic District as currently delineated. 
While the sites set within the Southern Thames Historic District, none of the 
structures on the subject properties are notes in the inventory of contributing 
buildings listed in Appendix E (attached for reference) in the application materials 
upon which that district was defined and designated. We feel this confirms our 
evaluation of the relatively low value of the existing structures as they currently 
exist. 
 
Summary Conclusions: 
None of the structures on the subject properties, as documented more explicitly 
in the following report, have true historic or architectural value that should 
prevent their demolition. We urge the Newport Planning Board to approve their 
demolition with the expectation that any new development will better comply with 
current code, quality and design standards. 
 
Yours very truly,    
A4 Architecture Inc.  

 
Ross Cann, RA, AIA, NCARB   
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Property Designation: 
Newport TAP 32 - Lot 155 
 
Property Description:  
25 Waites Wharf is currently occupied by a 5,658 sf U-shaped warehouse 
with a 2146 sf covered wood deck and operates as the “Dockside” 
Nightclub during the summer months.  
 
The building was originally constructed according to the Tax Assessor’s 
records in 1966, most likely as a waterfront warehouse. The building was 
converted from Anthony’s Seafood Restaurant, which once occupied the 
building and has been subject to numerous renovations and modifications 
over time. Under its current use the property has been the subject of 
numerous noise complaints from the residents of abutting properties. 
 
The building has 1.34 acres (58370 sf) of land associated with it. The 
quality of the exterior and interior is fair at best. The building is largely 
uninsulated and therefore does not conform to current building codes for 
year-round occupation and usage. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 13.4% 
Current Approximate Height: 18’ 
North setback: 3’ 6” 
East setback: 284’ 
South setback: 0’ 
West setback: 0’ 
 
Parcel Summary:  
This building is not of historical character or value. The quality of the 
construction is poor to fair. It lies within a velocity flood hazard zone. From 
an architectural and historical perspective there is no reason this building 
should not be demolished and replaced with a modernized structure which 
meets current building codes and quality standards. 
 



19017: Waites Wharf Property Analysis 
 

 
page 4 of 39  
 

Property Designation: 
Newport TAP 32 - Lot 155 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 155 
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Assessment / Page 02 
Newport TAP 32 - Lot 155 
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Assessment / Page 03 
Newport TAP 32 - Lot 155 
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Property Designation: 
Newport TAP 32 - Lot 248 
 
Property Description:  
16 Waites Wharf is currently occupied by a 5,960 sf linear warehouse 
known as “Bannister’s Wharf Warehouse”. 
 
The building was originally constructed according to the Tax Assessor’s 
records in 1900, most likely as a garage/warehouse.  
 
The building has 0.14 acres (6098 sf) of land associated with it. The 
quality of the exterior is very degraded. The building is largely uninsulated 
and therefore does not conform to current building codes for year-round 
occupation and usage. The exterior of the building appears overgrown and 
in poor condition, diminishing the character of the area. Poor quality of 
previous repairs have replaced stone with concrete patches so the 
integrity of the architectural fabric has largely been lost over time. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 97.7% 
Current Approximate Height: 15’  
North setback: 0’ 
East setback: 0’ 
South setback: 0’ 
West setback: 7’ 3” 
 
Parcel Summary:  
This building is not of historical character or value. The quality of the 
construction is poor to fair. It lies within the AE-12 flood hazard zone. 
From an architectural and historical perspective, we believe there is no 
reason this building should not be demolished and replaced with a 
modernized structure which meets current building codes and quality 
standards. 
 



19017: Waites Wharf Property Analysis 
 

 
page 9 of 39  
 

Property Designation: 
Newport TAP 32 - Lot 248 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 248 
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Assessment / Page 02 
Newport TAP 32 - Lot 248 
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Assessment / Page 03 
Newport TAP 32 - Lot 248 
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Property Designation: 
Newport TAP 32 - Lot 267 
 
Property Description:  
20 W Extension St. is currently occupied by a 6668 sf irregular warehouse 
with no distinct title or use. 
 
The building was originally constructed according to the Tax Assessor’s 
records in 1969, most likely as a waterfront garage/warehouse.  
 
The building has 0.26 acres (11325 sf) of land associated with it. The 
quality of the exterior and interior is very degraded. The building is largely 
uninsulated and therefore does not conform to current building codes for 
year-round occupation and usage.  
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 58.8% 
Current Approximate Height: 16’  
North setback: 0’ 
East setback: 9’ 7” 
South setback: 0’ 
West setback: 0” 
 
Parcel Summary:  
This building does not appear to be of historical character or value. 
Although the exterior still shows the name of its original owner and 
function, “Thomas Crawford Blacksmith & Welding” the quality of the 
existing construction is poor to fair. It lies within the VE-13 and AE-12 
flood hazard zones. From an architectural and historical perspective there 
is no reason this building should not be demolished and replaced with a 
modernized structure which meets current building codes and quality 
standards. 
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Property Designation: 
Newport TAP 32 - Lot 267 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 267 
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Assessment / Page 02 
Newport TAP 32 - Lot 267 
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Assessment / Page 03 
Newport TAP 32 - Lot 267 
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Property Designation: 
Newport TAP 32 - Lot 268 
 
Property Description:  
1 Waites Wharf is currently operating as “At the Deck”, a seafood 
restaurant. Multiple buildings lie on the site amounting to a total of 4102 sf 
conditioned space and 5005 sf of deck space. Only a portion of 2320 sf of 
building area is used for the restaurant while the remaining is used for 
storage and for marina facilities. 
 
The building was originally constructed according to the Tax Assessor’s 
records in 1913, most likely as a warehouse for boats/boat manufacturing.  
 
The building has 0.73 acres (31799 sf) of land associated with it. The 
quality of the interior is fair for the main dining space while others lack 
maintenance. Exterior quality is fair to poor. A series of small additions 
have irreparably altered any original architectural character or integrity the 
building may once have had. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 26.6% 
Current Approximate Height: 16’  
North setback: 0’ 
East setback: 156’ 6” 
South setback: 2’ 2” 
West setback: 18’ 
 
Parcel Summary:  
This building does not appear to be of historical character or value. The 
quality of the construction is poor to fair. It lies within the VE-13 flood 
hazard zone. From an architectural and historical perspective there is no 
reason this building should not be demolished and replaced with a 
modernized structure which meets current building codes and quality 
standards. 
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Property Designation: 
Newport TAP 32 - Lot 268 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 268 
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Assessment / Page 02 
Newport TAP 32 - Lot 268 
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Assessment / Page 03 
Newport TAP 32 - Lot 268 
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Assessment / Page 04 
Newport TAP 32 - Lot 268 
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Property Designation: 
Newport TAP 32 - Lot 272 
 
Property Description:  
0 Waites Wharf is currently unoccupied by buildings but used for storage 
with several shipping containers. The lot is primarily used for parking by 
“Dockside” employees. 
 
The lot has 0.07 acres (3049 sf) of land associated with it. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 0% 
Current Approximate Height: 0’  
North setback: 0’ 
East setback: 0’ 
South setback: 0’ 
West setback: 0’ 
 
Parcel Summary:  
It lies primarily within the AE-12 flood hazard zone, abutting the VE-13 
flood hazard zone on the southwest lot corner. 
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Property Designation: 
Newport TAP 32 - Lot 272 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 272 
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Assessment / Page 02 
Newport TAP 32 - Lot 272 
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Assessment / Page 03 
Newport TAP 32 - Lot 272 
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Property Designation: 
Newport TAP 32 - Lot 293 
 
Property Description:  
23 Coddington Wharf is currently occupied by a 646 sf residential house 
and a 586 sf garage for a total coverage footprint of 1356 sf. 
 
The primary building was originally constructed according to the Tax 
Assessor’s records in 1890.  
 
The building has 0.27 acres (11761 sf) of land associated with it. The 
quality of the exterior is degraded while the interior has been updated, but 
to a minimum level of quality and maintenance. The utilities and elements 
of the structure remain outdated. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 11.5% 
Current Approximate Height: 25’  
North setback: 15’ 5” 
East setback: 0’ 
South setback: 0’ 
West setback: 60’ 5” 
 
Parcel Summary:  
This building does not appear to be of historical character or value. The 
quality of the construction is poor to fair. It lies primarily within the VE-13 
flood hazard zone, abutting the AE-12 flood hazard zone in the northeast 
lot corner. There are several building code deficiencies including stair 
tread height, head clearance at the stair, lack of sufficient insulation 
among other deficiencies. The garage building is largely overgrown with 
vines and is in poor condition. From an architectural and historical 
perspective there is no reason these buildings should not be demolished 
and replaced with a modernized structure which meets current building 
codes and quality standards.  
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Property Designation: 
Newport TAP 32 - Lot 293 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 293 
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Assessment / Page 02 
Newport TAP 32 - Lot 293 
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Assessment / Page 03 
Newport TAP 32 - Lot 293 
 

 



EXISTING SITE DATA (TOTALS)

PARCEL ID: 6016, 6137, 6153, 
6154, 6158, 6175

PLAT: 32

LOT: 155, 248, 267, 268, 
272, 293

ZONING: WB

TOTAL BUILDINGS 
FOOTPRINT: 23,304 SF

TOTAL DECKS
FOOTPRINT: 7,340 SF

TOTAL EXISTING
FOOTPRINTS: 30,354 SF

TOTAL LOT AREA : 122,402 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 24.8%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 50'
SIDE: 40' 
REAR: 20'
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EXISTING SITE DATA

PARCEL ID: 6016

PLAT: 32

LOT: 155

ZONING: WB

BUILDING 
FOOTPRINT: 5,658 SF

DECK FOOTPRINT: 2,146 SF

TOTAL EXISTING
FOOTPRINT: 7,804 SF

LOT SIZE (1.34 ACRES): 58,370 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 13.4%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

EXISTING BLDG HEIGHT: UNKNOWN

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 0'
SIDE: 5' 
REAR: 5'

EXISTING SETBACKS:
FRONT (EAST) 284'
SIDE (SOUTH): 0'
SIDE (NORTH): 3' 6"
REAR (WEST): 0'

42' - 0"

50' - 0"

1' - 0"
22' - 0"

57' - 0"
13' - 0"

23' - 0"

80' - 0"

6' - 0"
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20' - 0"
23' - 0"

29' - 0"
8' - 0"
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EXISTING SITE DATA

PARCEL ID: 6137

PLAT: 32

LOT: 248

ZONING: WB

BUILDING 
FOOTPRINT: 5,960 SF

DECK FOOTPRINT: 0 SF

TOTAL EXISTING
FOOTPRINT: 5,960 SF

LOT SIZE (.14 ACRES): 6,098 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 97.7%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

EXISTING BLDG HEIGHT: UNKNOWN

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 0'
SIDE: 5' 
REAR: 5'

EXISTING SETBACKS:
FRONT (NORTH) 0'
SIDE (EAST): 0'
SIDE (WEST): 7' 3"
REAR (SOUTH): 0'

44' - 0"

13
0'

 - 
0"

5' - 0"

49' - 0"

48
' -

 0
"

82
' -

 0
"

MAP 32
LOT 272

MAP 32
LOT 268

MAP 32
LOT 155

MAP 32
LOT 248

MAP 32
LOT 221

MAP 32
LOT 293

MAP 32
LOT 219

MAP 32
LOT 218

MAP 32
LOT 217

MAP 32
LOT 249

MAP 32
LOT 191

MAP 32
LOT 269

MAP 32
LOT 319

MAP 32
LOT 283

CODDINGTON WHARF

WAITES WHARF

7' - 3 23/32"

W: www.A4-arch.com

The Post Office Building
320 Thames Street / 3rd Fl.
Newport, RI 02840
T : 401 . 849 . 5100
F : 401 . 849 . 5108

Project 

Scale

Date 

Description:

ARCHITECTURE
+ PLANNING

B
IN

D
ER

©
 A

LL
 D

R
A
W

IN
G

S
 A

N
D

 C
O

N
C

EP
TS

 R
EM

AI
N
 T

H
E 

PR
O

PE
R
TY

 O
F 

A
4

 A
RC

H
IT

EC
TU

R
E,

 IN
C

. 

NOTE: PRINTED AT HALF SCALE @ 11x17

AS NOTED
06/11/19

6
/1

4
/2

0
1
9
 1

1
:3

6
:5

3
 A

M

A0.10B

19021

Site Plan - Property
B

W
A

IT
E

S
 W

H
A

R
F

.
N

E
W

P
O

R
T

, 
R

I 
0

2
8

4
0

P
R

O
P

E
R

T
Y

E
V

A
LU

A
T

IO
N

No. Description Date

1" = 20'-0"A0.10B
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EXISTING SITE DATA

PARCEL ID: 6153

PLAT: 32

LOT: 267

ZONING: WB

BUILDING 
FOOTPRINT: 6,668 SF

DECK FOOTPRINT: 0 SF

TOTAL EXISTING
FOOTPRINT: 6,668 SF

LOT SIZE (0.26 ACRES): 11,325 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 58.8%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

EXISTING BLDG HEIGHT: UNKNOWN

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 0'
SIDE: 5' 
REAR: 5'

EXISTING SETBACKS:
FRONT (NORTH) 0'
SIDE (EAST): 9' 7"
SIDE (WEST): 0'
REAR (SOUTH): 0'

20' - 0" 63' - 0" 46' - 0"

21
' -

 0
"

58
' -

 0
"

14
' -

 0
"

7'
 - 

0"

27
' -

 0
"

52
' -

 0
"

84' - 0"

MAP 32
LOT 267

MAP 32
LOT 269

MAP 32
LOT 155

MAP 32
LOT 268

MAP 32
LOT 272

MAP 32
LOT 248

MAP 32
LOT 249

MAP 32
LOT 191

MAP 32
LOT 192

MAP 32
LOT 319

MAP 32
LOT 283

MAP 32
LOT 158

MAP 32
LOT 159

MAP 32
LOT 157

MAP 32
LOT 156

MAP 32
LOT 151

MAP 32
LOT 152

MAP 32
LOT 153

MAP 32
LOT 189

MAP 32
LOT 190

MAP 32
LOT 193

MAP 32
LOT 161

MAP 32
LOT 247

MAP 32
LOT 127

MAP 32
LOT 150

MAP 32
LOT 126-4MAP 32

LOT 126

MAP 32
LOT 303

MAP 32
LOT 125

MAP 32
LOT 257

MAP 32
LOT 285

WAITES WHARF

9' - 7 15/16"
W EXTENSION ST.

T
H
A
M

E
S
 S

T
.

S BAPTIST ST.

DEARBORN ST.

W: www.A4-arch.com

The Post Office Building
320 Thames Street / 3rd Fl.
Newport, RI 02840
T : 401 . 849 . 5100
F : 401 . 849 . 5108

Project 

Scale

Date 

Description:

ARCHITECTURE
+ PLANNING

B
IN

D
ER

©
 A

LL
 D

R
A
W

IN
G

S
 A

N
D

 C
O

N
C

EP
TS

 R
EM

AI
N
 T

H
E 

PR
O

PE
R
TY

 O
F 

A
4

 A
RC

H
IT

EC
TU

R
E,

 IN
C

. 

NOTE: PRINTED AT HALF SCALE @ 11x17

AS NOTED
06/11/19

6
/1

4
/2

0
1
9
 1

1
:3

6
:5

8
 A

M

A0.10C

19021

Site Plan - Property
C

W
A

IT
E

S
 W

H
A

R
F

.
N

E
W

P
O

R
T

, 
R

I 
0

2
8

4
0

P
R

O
P

E
R

T
Y

E
V

A
LU

A
T

IO
N

No. Description Date

1" = 20'-0"A0.10C
1 Site Plan - Property C



EXISTING SITE DATA

PARCEL ID: 6154

PLAT: 32

LOT: 268

ZONING: WB

BUILDING 
FOOTPRINT: 4,102 SF

DECK FOOTPRINT: 5,004 SF

TOTAL EXISTING
FOOTPRINT: 9,106 SF

LOT SIZE (0.73 ACRES): 31,799 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 26.6%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

EXISTING BLDG HEIGHT: UNKNOWN

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 0'
SIDE: 5' 
REAR: 5'

EXISTING SETBACKS:
FRONT (NORTH) 0'
SIDE (EAST): 156' 6"
SIDE (WEST): 18'
REAR (SOUTH): 2' 2"
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WAITES WHARF

EXISTING SITE DATA

PARCEL ID: 6158

PLAT: 32

LOT: 272

ZONING: WB

BUILDING 
FOOTPRINT: 0 SF

DECK FOOTPRINT: 0 SF

TOTAL EXISTING
FOOTPRINT: 0 SF

LOT SIZE (0.07 ACRES): 3049 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 0%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

EXISTING BLDG HEIGHT: 0'

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 0'
SIDE: 5' 
REAR: 5'

EXISTING SETBACKS:
FRONT (NORTH) 0'
SIDE (EAST): 0'
SIDE (WEST): 0'
REAR (SOUTH): 0'
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EXISTING SITE DATA

PARCEL ID: 6175

PLAT: 32

LOT: 293

ZONING: WB

BUILDING 
FOOTPRINT: 646 SF

GARAGE FOOTPRINT: 520 SF

DECK FOOTPRINT: 190 SF

TOTAL EXISTING
FOOTPRINT: 1356 SF

LOT SIZE (.27 ACRES): 11761 SF

ALLOWED COVERAGE: 40.0%

EXISTING COVERAGE: 11.5%

ALLOWED BLDG HEIGHT: 45' ABOVE MEAN 
SEA LEVEL 

EXISTING BLDG HEIGHT: 0'

MINIMUM SETBACKS:
(PRIMARY)
FRONT: 0'
SIDE: 5' 
REAR: 5'

EXISTING SETBACKS:
FRONT (SOUTH) 0'
SIDE (EAST): 0"
SIDE (WEST): 60' 5"
REAR (NORTH): 15' 5"'
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