From: jriackson@millerscott.com

To: Reynolds. Patricia; Friedrichs, Peter

Cc: Weston, Guy; Johnson, Helen; Galvin, Girard
Subject: Waites Wharf Demolition

Date: Tuesday, November 10, 2020 6:00:10 PM
Attachments: Zipf Waites Wharf Report.pdf

Final R. Cann Site Analysis-Revised.10.30.19.pdf

WAITES WHAREF - Structrual Report and Investigation-@ THE DECK.pdf

WAITES WHAREF - Structrual Report and Investigation-CRAWFORD BUILDING.pdf
WAITES WHAREF - Structrual Report and Investigation-DOCKSIDE.pdf

WAITES WHAREF - Structrual Report and Investigation-LYNCH STABLES.pdf
Waites Wharf Demo Newport 110920.pdf

Trish & Peter:

| wanted to follow up on a couple issues prior to the Waites Wharf demolition hearing scheduled for
Monday, November 16, 2020 at 6.30pm.

As you recall, certain Planning Board members did not want to schedule the hearing at all, given the
public comment period with DEM has not closed in relation to environmental investigations of Lots
267,248 and 272. In an effort to keep the process moving forward, | indicated that | would get
started with the hearing by presenting evidence unrelated to environmental issues and then
complete the hearing at a later date with evidence relating to the public health, safety, and general
welfare of the community. Accordingly, that is how we intend to proceed. | will have the following
witnesses ready to go.

1) Catherine Zipf: Architectural Historian;
2) Ross Cann: Architect;

3) David Merkel: Structural Engineer;

4) Paige Bronk: Planner;

5) James Houle; Real Estate Expert;

Thereafter, we can continue the hearing to a later date. In the interim, if the DEM public comment
process is completed, records relating to the same can be shared with the Planning Board prior to
the next meeting.

| have attached the reports from the our witnesses, other than James Houle. | will submit his later in
the week.

Lastly, please be advised that the Applicant(s) will be seeking to amend the petition to withdraw
from consideration at this time, the parcel at 23 Coddington Wharf, TAP: 32, Lot 293.

Thanks,
Russ

J. Russell Jackson, Esq.

Miller Scott Holbrook & Jackson
122 Touro Street

Newport, Rl 02840

Tel: 401.847.7500
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CATHERINE W. ZIPE, PHID
ARCHITECTURAL HISTORIAN
32 GREYLOCK ROAD
Bristor, RI 02809

(401) 253-4010
CWZIPF@GMAIL.COM
WWW.CATHERINEZIPF.COM

To: The City of Newport Planning Board
Date: November 6, 2020
Re: The Southern Thames St. Historic District/Waites Wharf project

This memorandum serves to document the chronology of the creation of the Southern
Thames St. Historic District and to establish an understanding of what this designation
means relative to five historic structures (on three lots) located on Waites Wharf that are
within its boundaries.

General Information:

The Southern Thames St. District was first surveyed in the fall of 2003 by students
enrolled in a Special Topics class at Salve Regina University (SRU). SRU had received a
grant from the Rhode Island Historical Preservation and Heritage Commission (RIHPHC)
to execute the project. The RIHPHC had identified the neighborhood as significant and
hoped that listing it on the National Register of Historic Places would encourage better
stewardship of the properties within, which were under considerable pressure from the
summer rental market. The grant funds were to be used to hire a professor under whom
the students would work: I was that professor.

Over the course of the semester, the students surveyed approximately 900 buildings and
undertook research on specific themes within the district’s history. The survey consisted
of going out into the field to examine each building and collect basic information on its
size, architectural character, material, and construction method. The research centered on
themes relevant to the neighborhood’s Irish heritage, focusing on its religious history,
ethnic organizations, and working-class identity. The students also made preliminary
determinations as to which buildings contributed to the district’s historic theme and
which did not (all NR Historic Districts also contain non-contributing buildings). Along





the way, the students presented their research at three public meetings and produced a
booklet on the neighborhood’s history.

During the spring of 2004, I compiled this information into the appropriate format,
generated the survey sheets and its companion inventory, and wrote the nomination
document. I submitted all materials to Deputy Director Pamela Kennedy, my contact at
the RIHPHC. Over the next few years, the nomination underwent review and revision by
RIHPHC architectural historian William MacKenzie Woodward. The revised nomination
was accepted to the National Register of Historic Places in May, 2008, with a period of
significance dating from 1750 to c. 1940.

Qualities and Requirements of a National Historic District

The Southern Thames St. Historic District is a National Register Historic District that is
listed on the National Register of Historic Places. Maintained by the Department of the
Interior, the National Register is a list of places of historical significance. Aside from the
prestige of being listed on the National Register, NR listing can qualify a building for
funds that can be applied to the costs of maintaining the structure according to
appropriate preservation standards, as defined by the Secretary of the Interior’s Standards
for Preservation. These funds may include state tax credits, grants, and other such
funding sources; key sources of such funds in Rhode Island are the Champlin Foundation,
the 1772 Foundation, and the RIHPHC' s state preservation grant program. To qualify for
such funding, a building must be designated as “contributing™ to the historic character of
the district as defined by the nomination. That said, if a property owner does not use
federal or other preservation-related funding, NR listing does not require them to
conform to design or preservation standards. Furthermore, being listed on the National
Register does not protect a building from being demolished.

A National Register Historic District operates differently from a local Historic District
designation. A LHD is created by a local ordinance, is generally governed by a local
historic district review commission and usually requires property owners to adhere to
specific design guidelines. Its function is to provide a means through which a community
can guide its own growth in ways that respect architectural, environmental, and historical
significance. Property owners of buildings located within an LHD must gain approval
from their LHD commission for any changes/renovations/repairs that are made. Being
located within a LHD does not qualify a building for tax incentives or other preservation-
related funding opportunities nor does it require property owners to make improvements
to their properties.





NR HD

Qualifies property owners for federal and state preservation grants: Yes

Protects property owners from federal undertakings that will have a Yes No
negative impact on their property:

Restricts property usage: No No
Requires conformance to design standards if funded by private means:  No Yes
Prevents building demolition: No No
Requires property owners to make improvements to their property: No No

Thus, unlike being located in a Local Historic District, being listed on the National
Register qualifies a property for financial incentives to encourage and reward good
preservation stewardship but does not compel owners to preserve or rehabilitate their
properties.

In the years leading up to the RIHPHC’s grant to SRU, staff members at the RIHPHC had
grown concerned over the integrity of the Southern Thames St. neighborhood and wanted
to encourage better preservation practice in the area. At the time, there was no political
support for expanding the LHD in Newport to include this area; it was, in fact, the only
neighborhood located in the heart of downtown Newport that was excluded from the
LHD. Listing the neighborhood on the National Register represented an acceptable
compromise that had the potential to make great change within the neighborhood without
placing undue hardship on its residents.

Waites Wharf

The proposal at hand seeks permission to demolish five structures located on West
Extension St. and Waites Wharf. All five structures are designated “contributing” in the
Southern Thames St. Historic District nomination.

According to the nomination, these properties are:

Plat 32, Lot 248, 16 Waites Wharf, identified in the ST nomination as 16 Waites Wharf:
“The Lynch Stables (ca 1890): A low, wide, stone-and-brick 1-story building with a
shallow end-gable roof, irregular fenestration and vehicular and pedestrian entrances on
the facade, and a low irregular stepped pediment across the upper wall of the fagade. This





functional structure recalls the historic working waterfront.” [Known as the “Lynch
Stables™]

Plat 32, Lot 267, 20 West Extension St., identified in the ST nomination as 14 West
Extension St.:

“Warehouse (early 20th century): A rambling wood-frame and concrete-block 1-story U-
plan warchouse with a gable-roof section to the east and flat roofs to the west. This is one
of the utilitarian buildings associated with the historic working waterfront. Its accretive
quality makes it a fine, typical example, though hardly picturesque or winsome.” [Known
as the “Crawford Shop™]

Plat 32, Lot 268, 0 Waites Wharf, identified in the ST nomination as 24 Waites Wharf:
“Commercial/Industrial Building (ca 1920): A brick 1-story, end-gable-roof building with
a center entrance, small windows high on the cast and west elevations, and a round metal
chimney near the center of the ridge line. Now a glassworks, this was probably a

waterfront-related maritime-oriented building.” [Known as an “Outbuilding to @The
Deck™]

Plat 32, Lot 268, 0 Waites Wharf, identified in the ST nomination as 26 Waites Wharf:
“Commercial/Industrial Building (ca 1920 et seq.): A brick, 1-story, flat-roof building
with a 4-bay facade, paired windows, and extensive additions to the east and west. This
was probably a waterfront- related maritime-oriented building.” [Known as (@ The Deck;
this property includes the rear, flat-roofed outbuilding, which is not readily visible from
the public right of way and seems to have been overlooked during the survey.]

Together, these properties speak to the history of Waites Wharf as a working waterfront
space consisting of largely utilitarian buildings that were adapted repeatedly over time.
The Lynch Stables represent a “haphazard™ construction style that was typical of a time
period that did not have stringent regulations over building construction. The three @The
Deck buildings could accommodate a range of nineteenth-century functions pertinent to
the neighborhood’s waterfront industry. The Crawford Shop shows a 20th century
architectural version of these themes, where newer materials, such as steel, allow for even
more utility in function. As such, all five buildings contribute to the theme of working-
class-related industry in the Southern Thames St. Historic District.

Demolition and Preservation on Waites Wharf:

Because being listed as a National Register Historic District neither compels owners to
rehabilitate their structures nor prohibits the demolition of any structure within its
boundaries, property owners may consider other methods of preserving their structures.






Such methods might include written and photographic documentation, reusing building
materials, incorporating design elements into new construction, creating a historic or
artistic display, creating a report and/or article, and so forth. In best preservation practice,
if other preservation methods are employed, it is permissible to approve the demolition of
a historic structure.

As a measure of good faith, the project team has consulted with the RIHPHC for their
opinion on the best approach to the preservation of these buildings. After an extensive
site visit, a careful examination of each building’s structure, and a review of the
engineering reports, Paul Loether and Jeff Emidy agree that the buildings are structurally
deficient and that their retention and/or relocation is neither feasible nor prudent (see
Exhibit A, letter from J. Paul Loether dated March 27, 2020).

As a mitigation measure for their demolition, they agree that documenting each structure
according to the short format of the Historic American Buildings Survey (HABS) and
adding this documentation to the Rhode Island Historic Resources Archive will be the
best approach to preserving these buildings (see Exhibit B, email from Jeff Emidy dated
April 15, 2020). The HABS program was created in 1933 to document historic structures
in poor condition precisely so that the documentation could substitute for the material
structure, which could then be allowed to deteriorate or be demolished. As such, the
HABS collection contains many buildings that no longer stand (see https://www.loc.gov/
pictures/collection/hh/). Today, the HABS format represents the gold standard of
preservation documentation.

For these five buildings, the HABS short format will include documenting each
building’s exact location, including the latitude and longitude coordinates, as well as its
significance, architectural appearance, and history. This documentation will be
supplemented with aerial views taken by drone, a site plan, and a photo location plan.
Together, this documentation will provide a wealth of information to anyone seeking to
understand the history of Waites Wharf and its architecture.

Respect;[;ully submitted,

( //f/'“ff Z w\;

Catherine W. Zipf





Exhibit A
Letter from J. Paul Loecther dated March 27, 2020





STATE OF RHODE ISLAND AND PROVIDENCE PLANTATIONS
HISTORICAL PRESERVATION & HERITAGE COMMISSION
Old State House 150 Benefit Street Providence, RI1 02903

Telephone 401-222-2678 Fax 401-222-2968
I'TY 401-222-3700 www.preservation.ri.gov 200327.01jde

27 March 2020
Via email: jrjackson@millerscott.com

J. Russell Jackson

Miller Scott Holbrook & Jackson
122 Touro Street

Newport, Rhode Island 02840-2967

Re:  Waites Wharf development project
Newport, Rhode Island

Dear Mr. Jackson:

The Rhode Island Historical Preservation and Heritage Commission (RIHPHC) staft has reviewed the
Structural Inspection and Evaluation reports by Narragansett Engineering, Inc. and Merk Structural
Consulting that you submitted at our request. These three reports cover the following properties:

three buildings at 1 Waites Wharf (Newport tax assessor’s plat 32 lot 268), the “Lynch Stables™ building
at 16 Waites Wharf (P32 1.248), and the “Crawford Building™ at 20 West Extension Street (P32 1.267).
The proposed construction project will necessitate the demolition of these buildings, plus those at 23
Coddington Wharf (P32 1.293) and 25 Waites Wharf (P32 L155). The property at plat 32 lot 272, also
included in this project, contains no standing structures.

The structural reports indicate that the buildings’ utilized spaces are “below the Design Flood Elevation
and does [sic] not meet the current FEMA standard for flood resistant design and construction™. While
the framing in the three buildings on lot 268 are reported to “appear|s] to be in good condition”, the
framing at the other two buildings is reported to have minimal structural integrity or be in disrepair. All
of the buildings are described with the following statements: It is highly unlikely the building is robust
enough to handle additional loads, e.g. is not suitable for the basis of additions or enlargements. In short,
this building is of little to no value with respect to future improvements, and it seems prudent it be
demolished if new, conforming structures are to be built.”

As you are aware, all of the above buildings save for 25 Waites Wharf are contributing resources in the
Southern Thames Historic District, which is listed in the National Register of Historic Places. In our
letter to the Coastal Resources Management Council dated 2 December 2019, we stated that, “It is the
RIHPHC s conclusion that the demolition of the buildings on lots 248, 267, 268, and 293 will constitute
a direct and adverse effect on the significance, integrity, and character of the historic district.”

In light of the findings of the structural reports and other considerations, it appears that retention of the
buildings is not feasible, and relocation appears not to be feasible or prudent. We have considered
various methods of mitigation for the demolition of these buildings, including relocation, architectural
salvage, documentation, and the installation of interpretive panels at the site.





To: J. Russell Jackson page 2 27 March 2020
Re: Waites Wharf

Because the RIHPHC review of these demolitions is being conducted in an advisory capacity under the
regulations of the Rhode Island Coastal Resources Management Council, we cannot require a
Memorandum of Agreement to elucidate the terms of mitigation for the adverse effects, as we would if
we were reviewing this in a regulatory capacity under the National Historic Preservation Act. However,
it is the opinion of the RIHPHC that, as mitigation for the adverse effects, each of the buildings
proposed to be demolished should be the subject of a Rhode Island Historic Resources Archive
(RIHRA) documentation prior to demolition. The three buildings on plat 32 lot 268 may have
historically been part of one commercial operation and therefore, the preparation of one RIHRA form
for the three may be appropriate.

These comments are provided in accordance with the Rhode Island Code of Regulations Title 650
Chapter 20 Subchapter 00 Part 1.2.3 (formerly Section 220) of the Coastal Resources Management
Council. If you have any questions, please contact RIHPHC Deputy Director Jeffrey Emidy at 401-222-
4134 or jeffrey.emidy@preservation.ri.gov.

Sincerely,

J. Paul Loether
Executive Director
State Historic Preservation Officer

Copies (by email):
Grover Fugate, Executive Director, R.I. Coastal Resources Management Council
(CRMC File Number 2019-02-0070)
Patricia Reynolds, Director of Planning & Economic Development, City of Newport
Helen Johnson, Preservation Planner, City of Newport
Catherine Zipf, Architectural Historian





Exhibit B
Email from Jeff Emidy dated April 15, 2020





Gmail

Waites Wharf documentation formats

Emidy, Jeffrey (HPHC) <Jeffrey.Emidy@preservation.ri.gov> Wed, Apr 15, 2020 at 11:46 AM
To: "Catherine W. Zipf" <cwzipf@gmail.com>

Cc: "Loether, JohnPaul (HPHC)" <JohnPaul.Loether@preservation.ri.gov>

Hi Catherine.
| hope this email finds you well.

I've looked over the Rhode Island Historic Resources Archive (RIHRA) documentation
standards to see where | think the Waites Wharf properties should fall. There are a few different
formats available, all based on HABS and HAER formats. The six buildings that should be
documented (everything but 25 Waites Wharf) should be done according to the HABS "Short
Format". This format fits properties where there's not a lot of information to be synthesized and
where the buildings aren't very complex.

I'm attaching the following:

¢ RIHRA Guidelines: an explanation of what a RIHRA documentation is, in general terms

e HABS History Guidelines: what our RIHRA guidelines are based on. For this project, see
the "Short Form" instructions.

e HABS Short Form Example: provided by HABS

¢ RIHRA SHortForm sample: a well-formatted sample. The amount of information that you
supply will probably be somewhere between this and the HABS example.

e 2009 Photo documentation guidelines: while somewhat dated now, this gives you an idea
of what we want for the photography.

A few other comments:

| mentioned in our last letter that you might want to do "@the Deck", its storage building, and
the yellow brick building together because they appear, based on our survey form, to have been
all part of the same industrial site. | leave that organization piece up to you.

If you have access to one, you might want to use a drone to get a view(s) of those three
properties together and maybe of the Crawford building, since | think that's going to be hard to
convey in photos. If you do use a drone, it would be considered "extra", so it wouldn't need to fit
the photo guidelines.

You don't need to include measured drawings, but should include a site plan and photo location
plan for each building (set of buildings in the case of @theDeck, if you organize it that way).

| will give you the RIHRA numbers for each property once you've decided on the organization.
Just email me for them.

We need to review drafts of each, so don't prepare finals until we have done so.





If you have any questions, feel free to ask.
Best,
-Jeff

Jeffrey D. Emidy
Deputy Director
Deputy State Historic Preservation Officer

State of Rhode Island and Providence Plantations
Historical Preservation and Heritage Commission
Old State House

150 Benefit Street

Providence, Rhode Island 02903

401-222-4134

5 attachments

’?J RIHRA Guidelines 130625_on letterhead.pdf
36K

@z] HABS History Guidelines.pdf
el BE7K

4% HABS Short Form Example.pdf
= 67K

«% RIHRA ShortForm sample prov-0020 Harwood.pdf
=ilihrd 4

ﬁ 2009 PhotoDocumentationGuidelines.pdf
~ 97K







IMemorandum: Historic and Architectural Analysis

To: Mr. Thomas Abruzese
- Date: October 30, 2019
\ q Re: Waites Wharf Property Analysis

C

ARCHITECTURE
+ PLANNING

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.
The Post Office Building Taking this information into account, we have come to the following conclusions

?;f’r;t:l’g:ﬁs Serest with regard to the development potential of the properties you are looking to

Newport, Rl 02840 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.

T: 401.849.5100
F: 401.849.5108
E: info@A4arch.com
W: www.Agarch.com






19017: Waites Wharf Property Analysis

Newport Historic District / Southern Thames Historic District:

The six sites are outside of the Newport Historic District as currently delineated.
The the sites set within the Southern Thames Historic District. As per the initial
historic inventory of the area compile in 1980, none of the structures on the
subject properties are notes in the inventory of contributing buildings listed in
Appendix E (attached for reference).

In 2008 a application was written to formalize the area as a National Historic
District. According to this nomination two of the subject properties were
“contributing properties” within the district along with 436 other properties within
the designated area. This nomination however, takes little to no account for the
dilapidated condition of the properties, the change they have undergone over
time, the lack of code compliance, of the threat to the properties from rising flood
levels. We feel the listing of these two properties does not negate our evaluation
of the relatively low value of the existing structures as they currently exist, as
attested to by the attached conditions documentation and assessment..

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.
& il |
< >\/?ff'}/ 'E‘/y" _./ ! j//’/ /’\g_

Y

Ross Cann, RA, AIA, NCARB
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19017: Waites Wharf Property Analysis

Property Designation:
Newport TAP 32 - Lot 155: 25 Waites Wharf

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
guality 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.
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19017: Waites Wharf Property Analysis

Property Designhation:
Newport TAP 32 - Lot 155

Photographs of Existing Conditions:
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19017: Waites Wharf Property Analysis

Assessment / Page 01
Newport TAP 32 - Lot 155

25 WAITES WHF

Location 25 WAITES WHF Map/Lot/Unit 32/ 155///
Acct# R06040 Owner HARBOUR REALTY LLC
Assessment $6,024,300 PID 6016
Building Count 1
Current Value
Assessment

Valuation Year Improvements Land
2018 $873,700 $5,150,600
Owner of Record
Owner HARBOUR REALTY LLC Sale Price %0
Co-Owner C/O THOMAS ABRUZESE Certificate
Address 39 AGAR ST Book & Page 692/ 155

YONKERS, NY 10701 Sale Date 08/09/1995
Ownership History
Ownership History
Owner Sale Price Certificate Book & Page

HARBOUR REALTY LLC $0 692/ 155
HARBOUR REALTY LLC $950,000 676/ 149

Building Information

Building 1 : Section 1

Year Built: 1966
Living Area: 5,658
Replacement Cost: $953,352
Building Percent 79
Good:

Replacement Cost

Less Depreciation: $753,100

Building Attributes

Field

MODEL
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Description
Restaurant

Commercial

Total

6,024,300

Sale Date
08/09/1995
03/15/1995





19017: Waites Wharf Property Analysis

Assessment / Page 02

Newport TAP 32 - Lot 155

Grade Good Building Photo

Stories: 1

Occupancy 1

Exterior Wall 1 Pre-Fab Wood

Extericr Wall 2 Wood Shingle

Roof Structure Gable/Hip

Roof Cover Metal/Tin

Interior Wall 1 Drywall/Sheet

Interior Wall 2 .

Interior Floor 1 Hardwood

Interior Floor 2 Concr-Finished

Heating Fuel - (http://images.vgsi.com/photos/NewportRIPhotos//\00\01428/22

Heating Type Hot Water B““din' uth

AC Type Mone

Bldg Use LARGE BUS MDL-94

Total Rooms

Total Bedrms 0o

Total Baths 1]

1st Floor Use: 3333

Heat/AC NONE

Frame Type WOOD FRAME

Baths/Plumbing AVERAGE

Ceiling/Wall CEIL & WALLS

Rooms/Prtns AVERAGE Building Sub-Areas (sq ft) Legend

Wall Height 12 Code Description irro:: l.;r.g

% Comn Wall 0 | |
BAS First Floor 4,924 4,924
SPA Service Production Area 734 734
CAN Canopy 2,146 0
WDK | Deck, Wood 2,146 0

9,950 5,658

« I

Extra Features

Extra Features Legend
Code Description Size Value Bldg #
SPR1 SPRINKLERS-WET 6082 S.F. $6,000 1
AfC AIR CONDITION 4000 UNITS $7,900 1
Land
Land Use Land Line Valuation

page 6 of 39





19017: Waites Wharf Property Analysis

Assessment / Page 03

Newport TAP 32 - Lot 155

Use Code
Description
Zone
Neighborhood
Alt Land Appr
Category

Outbuildings

PAV1

DCK2
PHSE

MISC

3333

LARGE BUS MDL-94
WB

Y

No

Description
PAVING-ASPHALT
SM OFC BLDG
COM TYPE
PUMPHOUSE

MISC BLDG

Valuation History

Valuation Year

2018

2017

gis.vgsi.com/newportriParcel aspx?pid=6016
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Size (Acres)
Frontage

Depth

1.34
0
0

Assessed Value 35,150,600

Outbuildings

Size

Assessment
Improvements
4$873,700

$641,700

8816 S.F.
240

800 S.F.
112 S.F.

304 S.F.

Land

Value
$6,600
$10,800
$72,000
$11,200

$6,100

45,150,600

$4,755,700

Legend
Bldg #

Total
6,024,300

$5,397,400

(c) 2016 Vision Government Solutions, Inc. All rights reserved.

33





19017: Waites Wharf Property Analysis

Property Designation:
Newport TAP 32 - Lot 248 / 16 Waites Wharf

Property Description:
16 Waites Whatrf 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
guality 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.
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19017: Waites Wharf Property Analysis

Property Designation:
Newport TAP 32 - Lot 248 / 16 Waites Wharf

Photographs of Existing Conditions:

o
2
]
B
L
L
H |
]
L}
1
[
|
3
'
"
'w

16 Waites Wharf

Lynch Stables (ca 1890): A low, wide, stone-and-brick 1-story building with a
shallow end-gable roof, irregular fenestration and vehicular and pedestrian
entrances on the facade, and a low irregular stepped pediment across the upper
wall of the facade. This functional structure recalls the historic working waterfront.
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19017: Waites Wharf Property Analysis

Assessment / Page 01
Newport TAP 32 - Lot 248

16 WAITES WHF

Location 16 WAITES WHF

Acct# RO6161

Map/Lot/Unit 32/ 248/ //

Owner TOMORL LLC

Assessment $1,034,600 PID 6137
Building Count 1
Current Value
Assessment
Valuation Year Improvements Land
2018 $101,300 $933,300
Owner of Record
Owner TOMORL LLC Sale Price £$750,000
Co-Owner Certificate
Address 16 WAITES WHF Book & Page 1721/ 14
NEWPORT, RI 02840 Sale Date 02/17/2006
Instrument 00
Ownership History
Ownership History
Owner Sale Price Certificate Book & Page Instrument

TOMORL LLC $750,000 1721/ 14 0o
RAY DAVID W 50 251/ 174
Building Information

Building 1 : Section 1

Year Built: 1500

Living Area: 5,960

Replacement Cost: $334,671

Building Percent 30

Good:

Replacement Cost

Less Depreciation: £100,400

Building Attributes
Field Description
STYLE Garage
MODEL Ind/Comm
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Total

$1,034,600

Sale Date

02/17/2006





19017: Waites Wharf Property Analysis

Assessment / Page 02
Newport TAP 32 - Lot 248

| Grade | Below Average | Building Photo
Stories: 1
Qccupancy |1

. Exterior Wall 1 . Stone/Masonry

Exterior Wall 2

Roof Structure Gable/Hip
Roof Cover Metal/Tin
Interior Wall 1 Minim/Masonry

Interior Wall 2

. Interior Floor 1 . Concr-Finished
. Interior Floor 2 .
I Heating Fuel I - (http://images.vgsi.com/photos/NewportRIPhotos//\00\01428/21
[ Heating Type [ None | Building Layout
. AC Type . None .
. Bldg Use . LARGE BUS MDL-96
| Total Rooms .
.Tutal Bedrms . 0o
.Tutal Baths . 0
. 1st Floor Use: . 3331
. Heat/AC . NONE
| Frame Type . MASONRY
. Baths/Plumbing . NONE
. Ceiling/Wall . NONE TEH O DOOR=
Rooms/Prtns LIGHT Building Sub-Areas (sq ft) Legend
Wall Height | 12 Code Description ir::: L:v:;g
% Comn Wall 0 ! !
' ) BAS First Floor 5,960 5,960
5,960 5,960
»
Extra Features
Extra Features Legend

No Data for Extra Features

Land
Land Use Land Line Valuation
Use Code 3331 Size (Acres) 0.14
Description LARGE BUS MDL-96 Frontage 1]
Zone WB Depth 0
MNeighborhood W Assessed Value $933 300
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19017: Waites Wharf Property Analysis

Assessment / Page 03
Newport TAP 32 - Lot 248

Alt Land Appr No
Category

Outbuildings

Outbuildings

Code Description Size

FNE W/0O TOP RL-4' 228 L.F.

Valuation History

Assessment
Valuation Year Improvements
2018 $101,300
2017 $133,100

Land

Value

$933,300

$469,200

$900

Legend
Bldg #
1
Total
$1,034,600
$602,300

(c) 2016 Vision Government Solutions, Inc. All rights reserved.

gis.vgsi.com/newportriParcel aspx?pid=6137
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19017: Waites Wharf Property Analysis

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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19017: Waites Wharf Property Analysis

Property Designhation:
Newport TAP 32 - Lot 267

Photographs of Existing Conditions:
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19017: Waites Wharf Property Analysis

Assessment / Page 01
Newport TAP 32 - Lot 267

20 W EXTENSION ST

Location 20 W EXTENSION ST Map/Lot/Unit 32/ 267///
Acct# RO0O6177 Owner 20 WEST EXTENSION LLC
Assessment $1,131,000 PID 6153

Building Count 1

Current Value

Assessment
Valuation Year Improvements Land Total

2018 $38,200 $1,092,800 $1,131,000
Owner of Record
Owner 20 WEST EXTENSION LLC Sale Price $1,100,000
Co-Owner Certificate
Address 39 AGAR ST Book & Page 2597/ 293

YONKERS, NY 10701 Sale Date 06/28/2016

Instrument 00

Ownership History

Ownership History

Owner Sale Price Certificate Book & Page Instrument Sale Date
20 WEST EXTENSION LLC $1,100,000 2597/ 293 00 06/28/2016
WELAND SMITH LLC $1,075,000 1932/ 54 00 04/18/2008
CRAWFORD THOMAS-HEIRS OF & $0 344/ 84

Building Information

Building 1 : Section 1

Year Built: 1968
Living Area: 6,668
Replacement Cost: £234,479
Building Percent 16
Good:

Replacement Cost

Less Depreciation: 37,500

Building Attributes
Field Description

STYLE Garage
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19017: Waites Wharf Property Analysis

Assessment / Page 02
Newport TAP 32 - Lot 267

i.MODEL Svc Gar/Gas St 1 Building Photo
-Gracle Below Average 1
.Sbories: 1
!Occupano,r 1
| Exterior Wall 1 | Coner/Cinder
"Exteﬂnr wall 2 .Asphalt
Roof Structure Flat
| Roof Cover Rolled Compos
i-Inber!or Wall 1 Minim/Masonry
|-Inher10r Wall 2 [ .
i.Inteﬂor Floor 1 Concr-Finished
|.In1>er|or Floor 2 [ (hetp: /1 Voslio it PRIEhalos//ONI024/40
| Heating Fuel | Gas Building Layout
! Heating Type [ Hot Water
i AC Type None
i Bldg Use ' LARGE BUS MDL-95
!‘Tut.a.l Rooms [
:.Tctal Bedrms 0o
I.Tnlal Baths 0
i 1st Floor Use: 3333
i.HeaﬁAC NONE
i Frame Type MASONRY
i Baths/Plumbing LIGHT
Ceiling/Wall NONE . Building Sub-Areas (sq ft) nggn,d.
. Rooms/Prtns . AVERAGE | Code Description i:.: L:u::
‘Wall Height 14 L 1 1 ! {
[ % Comn Wall [ 0 BAS First Floor 6,668 6,668
6,668 6,668
Extra Features
Extra Features !.Qggm‘.l.
Code . Description . Size I Value I Bldg # .
I MEZ2 .F]NISHED I 144 S.F. I S?OUI i I
Land
Land Use Land Line Valuation
Use Code 3335 Size (Acres) 0.26
Description LARGE BUS MDL-95 Frontage 0
Zone WEB Depth 0
Neighborhood W Assessed Value $1,092,800
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19017: Waites Wharf Property Analysis

Assessment / Page 03
Newport TAP 32 - Lot 267

Alt Land Appr No
Category

Outbuildings

Outbuildings

MNo Data for Qutbuildings

Valuation History

Assessment
Valuation Year Improvements Land
2018 $38,200 $1,002,800
2017 $141,700 $1,096,300

Legend

Total
$1,131,000

$1,238,000

() 2016 Vision Government Solutions, Inc. All rights reserved.

gis.vgsi.com/newportriParcel aspx?pid=6153
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19017: Waites Wharf Property Analysis

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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19017: Waites Wharf Property Analysis

Property Designhation:
Newport TAP 32 - Lot 268

Photographs of Existing Conditions:

b |
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19017: Waites Wharf Property Analysis

Assessment / Page 01
Newport TAP 32 - Lot 268

WAITES WHF

Location WAITES WHF

Acct# RO06178

Assessment $3,757,500

Building Count 2

Current Value

Valuation Year

2018

Owner of Record

Owner HARBOUR REALTY LLC
Co-Owner C/0 THOMAS ABRUZESE
Address 39 AGAR ST

YONKERS, NY 10701

Ownership History

Owner

HARBOUR REALTY LLC

Building Information

Building 1 : Section 1

Year Built: 1913
Living Area: 1,782
Replacement Cost: £185,408
Building Percent 64
Good:

Replacement Cost

Less Depreciation: $118,700

Building Attributes

Field
STYLE Commercial
MODEL Commercial
Grade Average
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Map/Lot/Unit 32/ 268/ //

Owner HARBOUR REALTY LLC

PID 6154
Assessment
Improvements Land
$724,300 43,033,200
Sale Price $0
Certificate
Book & Page 692/ 155
Sale Date 03/15/1995
Ownership History
Sale Price Certificate Book & Page
$0 692/ 155

Description

Total

43,757,500

Sale Date

03/15/1995





19017: Waites Wharf Property Analysis

Assessment / Page 02
Newport TAP 32 - Lot 268

|_5mries: |1 | Building Photo

Occupancy 1

.Exterior Wall 1 Brick/Masonry

I Exterior Wall 2 Wood Shingle

| Roof Structure | Flat

"Rocf Cover .Rclled Compos

Interior Wall 1 Drywall/Sheet

| Interior Wall 2 Minim/Masonry

i-Inber!or Floor 1 Vinyl/Asphalt

|-Inher10r Floor 2 CI;HCF‘FI.HiSI’!Ed

i.ueating Fuel Gas

|.ueating Type [ Hot Water (http:/fi VoSl comiphictos/NewportRIFhotos/NOMD1M/93

i-nc Type | Partial Cntr . Building Layout

| Bldg Use LARGE BUS MDL-94

i 1 BLDG 1

| Total Rooms

i Total Bedrms ' oo

!‘Tutal Baths V]

i. 1st Floor Use: 3333

|.Heat.|’AC ?-HEATIM.‘ SPLIT

i Frame Type WOOD FRAME

i .Bathsfﬂumb]ng AVERAGE

i Ceiling/wall CEIL & WALLS

I Rooms/Prtns AVERAGE

Wall Height 12 . Building Sub-Areas (sq ft) nggnd.

% Comn Wall 0 Gross | Livin

L | | Code Description Area Am:
. BAS . First Floor [ 837 [ 83?.
.spn . Service Production Area [ 594 [ 594.
.aOF Office, (Average) 351 [ 351 .
.WDK .Deck, Weod [ 1,354- a.

3,146 1,782

Building 2 : Section 1

Year Built: 1913
Living Area: 2,320
Replacement Cost: $473,158
Building Percent 64
Good:
Replacement Cost
Less Depreciation: $302,800
Building Attributes : Bldg 2 of 2
Field Description
STYLE Restaurant
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19017: Waites Wharf Property Analysis

Assessment / Page 03
Newport TAP 32 - Lot 268

I MODEL .Cnmmercial . Building Photo

| Grade I Average I

: Stories: 1 -

Ocoupancy 1

i-ExlerIor wall 1 Brick/Masonry

i-Exterior Wall 2 “i-wacd Shingle

| Roof Structure | Shed

i Roof Cover Asph/F Gls/Cmp

i Interior Wall 1 Plastered

i.InuedorwaII 2 I

I Interior Floor 1 Carpet

I-Inbeﬂor Floor 2 ;:an:r-nnished {hEEpEAAh voslicom/phiotesNenponRIFhok //defaulting)

i Heating Fuel | Gas B Building Layout

! Heating Type | Forced Air-Duc |

|M2 Type Partial Cntrl

|-aldg Use ;.ARGE BUS MDL-94

!‘Tnl‘al Rooms [

iTnlaI Bedrms DD

| Total Baths o

i 1st Floor Use: 3333

i.HeaﬁAC HEAT/AC SPLIT

i.Frarne Type MASONRY

I Baths/Plumbing AVERAGE

| Ceiling/wall CEIL & WALLS ' Building Sub-Areas (sq ft) Legend

. Rooms/Prtns | AVERAGE | Code Description ixs I.:::;g

‘Wall Height 12 L ] 1 1 {

| % Camn Wall 1 | BAS | First Floor | 1,440 | 1,4-40.

' SPA Service Production Area B8O BBO
. PTO Patio 400 0 .
 woK IDeck, Wood [ 3,240- ol

5,960 2,320
Extra Features
Extra Features l.gggnd.

No Data for Extra Features

Land

Land Use Land Line Valuation
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19017: Waites Wharf Property Analysis

Assessment / Page 04
Newport TAP 32 - Lot 268

Use Code 3333

Description LARGE BUS MDL-94
Zone wWB

Neighborhood Y

Alt Land Appr No

Category
Outbuildings
Code Description
BRK STGE
DCK2 COM TYPE
LT1 LIGHTS-IN W/PL
SLIP BOAT SLIP

Valuation History

Valuation Year
2018

2017

gis.vgsi.com/newportriParcel aspx?pid=6154
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Size (Acres) 0.73
Frontage 1]
Depth 4]

Assessed Value $3,033,200

Outbuildings

Size Value
480 $10,900
150 S.F. $12,800
6 UNITS 43,700
18 UNITS $275,400
Assessment
Improvements Land
$724,300 $3,033,200
$710,500 $2,951,100

Legend
Bldg #

Total
$3,757,500

43,661,600

() 2016 Vision Government Solutions, Inc. All rights reserved.
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19017: Waites Wharf Property Analysis

Property Designation:
Newport TAP 32 - Lot 272

Property Description:

0 Waites Whatrf 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: O’

South setback: O’

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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19017: Waites Wharf Property Analysis

Property Designation:
Newport TAP 32 - Lot 272

Photographs of Existing Conditions:

!

1

;iu'mﬁ‘

.
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19017: Waites Wharf Property Analysis

Assessment / Page 01
Newport TAP 32 - Lot 272

510/2019

WAITES WHF

Location WAITES WHF

Acct# RO6182

Assessment $835,900

Building Count 1

Current Value

Valuation Year

2018

Owner of Record

Owner WAITES WHARF REALTY ASSO LLC
Co-Owner C/0 THOMAS ABRUZESE
Address 39 AGAR 5T

YONKERS, NY 10701

Ownership History

Owner

WAITES WHARF REALTY ASSO LLC

Building Information

Building 1 : Section 1

Year Built:
Living Area: 1]
Replacement Cost: %0
Building Percent
Good:
Replacement Cost
Less Depreciation: 30
Building Attributes

Field

Style Vacant Land

Model

Grade:

page 26 of 39

Vision Government Solutions.

Map/Lot/Unit

Owner

PID

Assessment
Improvements

$0

Sale Price
Certificate

30

32/ 272/ 1/

WAITES WHARF REALTY
ASSO LLC

6158

Land Total

$835,900 $835,900

Book & Page 877/1

Sale Date

Ownership History
Sale Price

$0

Description

Certificate

07/14/1999

Book & Page Sale Date

877/ 1 07/14/1999





19017: Waites Wharf Property Analysis

Assessment / Page 02
Newport TAP 32 - Lot 272

_ Stories: | | Building Photo
Occupancy
Exterior Wall 1

Exterior Wall 2

”

Roof Structure:
. Roof Cover
. Interior Wall 1
. Interior Wall 2
. Interior Fir 1

Interior Fir 2

Heat Fuel

Heat Type: (http://images.vgsi.com/photos/NewportRIPhotos//default. jpg)

AC Type: Building Layout

Total Bedrooms:
I Building Sub-Areas (sq ft) Legend
Total Bthrms: 1

Total Half Baths: No Data for Building Sub-Areas

Total Xtra Fixtrs:

Total Rooms:

Bath Style:

Kitchen Style:
Extra Features

Extra Features l.gggnd.

No Data for Extra Features

Land

Land Use Land Line Valuation

Use Code 3900 Size (Acres) 0.07
Description DEVEL LAND Frontage 1]

Zone WB Depth 0
Neighborhood W Assessed Value 3$835,900
Alt Land Appr No

Category

Outbuildings
Outbuildings Legend

MNo Data for Qutbuildings
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19017: Waites Wharf Property Analysis

Assessment / Page 03
Newport TAP 32 - Lot 272

Valuation History

Valuation Year
2018

2017

gis.vgsi.com/newportriParcel aspx?pid=6158
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Assessment
Improvements Land Total
50 $835,900 $835,900
$0 $246,400 $246,400

(c) 2016 Vision Government Solutions, Inc. All rights reserved.
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19017: Waites Wharf Property Analysis

Property Designation:
Newport TAP 32 - Lot 293: 23 Coddington Wharf

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: O’

South setback: 0’

West setback: 60’ 5”

Parcel Summary:

This building does not appear to be of significant 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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19017: Waites Wharf Property Analysis

Property Designhation:
Newport TAP 32 - Lot 293

Photographs of Existing Conditions:

From the Southern Thames Historic District Nomination:

23 Coddington: J.J. Buckley House (ca 1900): A shingled 1¥-story, end-gable-
roof house with an uncoursed stone foundation, enclosed full-width front porch,
2-over-2 windows, and a small chimney on the west side of the ridgeline.
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19017: Waites Wharf Property Analysis

Assessment / Page 01
Newport TAP 32 - Lot 293

23 CODDINGTON WHF

Location 23 CODDINGTON WHF Map/Lot/Unit 32/ 293///
Acct# R06199 Owner ABRUZESE THOMAS B
Assessment $524,300 PID 6175

Building Count 1

Current Value

Assessment
Valuation Year Improvements Land Total
2018 $178,800 $345,500 $524,300
Owner of Record
Owner ABRUZESE THOMAS B Sale Price $175,000
Co-Owner Certificate
Address 39 AGAR ST Book & Page 2037/ 269

YONKERS, NY 10701 Sale Date 08/25/2009

Instrument NS

Ownership History

Ownership History

Owner Sale Price Certificate Book & Page Instrument Sale Date
ABRUZESE THOMAS B 175,000 2037/ 269 NS 08/25/2009
ABRUZESE THOMAS B & PAPALEQ ORLANDO 50 960/ 65 09/14/2000
ABRUZESE THOMAS B & $250,000 960/ 61 09/14/2000

Building Information

Building 1 : Section 1

Year Built: 1890
Living Area: 1,016
Replacement Cost: $262,558
Building Percent 65
Good:

Replacement Cost

Less Depreciation: £170,700

Building Attributes
Field Description

Style Conventional
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19017: Waites Wharf Property Analysis

Assessment / Page 02

Newport TAP 32 - Lot 293

Model

| | Building Photo
Grade: Average +

. Stories: [ 1.5

. Occupancy [ 1 &

: Exterior Wall 1 Wood Shingle ,-.‘..,%::%E
Exterior Wall 2 "“-—‘:““; %
Roof Structure: Gable/Hip :
Roof Cover Asph/F Gls/Cmp

. Interior Wall 1 [ Plastered

. Interior Wall 2 [

Interior Fir 1 Pine/Soft Wood

| Interior Fir 2 [ (http://images.vgsi.com/photos/NewpartRIPhotos//\00100189/66

' Heat Fuel il Building Layout

I Heat Type: [ Hot Water

I AC Type: . None

. Total Bedrooms: [ 3 Bedrooms

. Total Bthrms: [ 1

. Total Half Baths: [ 1]

Total Xtra Fixtrs: [

. Total Rooms: [ 6 Rooms

. Bath Style: [ Average

. Kitchen Style: -Average

Residential

Building Sub-Areas (sq ft) Legend

Gross  Living

Code D ipti

escription Area Area
BAS First Floor 646 646
FHS Half Story, Finished 616 370
FEP Porch, Enclosed, Finished 150 ]
UBM  Basement, Unfinished 646 Q
2,098 1,016

Extra Features
Extra Features Legend

Mo Data for Extra Features

Land

Land Use Land Line Valuation
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19017: Waites Wharf Property Analysis

Assessment / Page 03
Newport TAP 32 - Lot 293

Use Code 1010

Description Single Fam MDL-01
Zone wB
Neighborhood 0800

Alt Land Appr No

Category
Outbuildings
Code Description
FGR1 GARAGE-AVE
PAT1 PATIO-AVG

Valuation History

Valuation Year
2018

2017

gis.vgsi.com/newportri/Parcel.aspx?pid=6175
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Size (Acres) 0.27
Frontage 0
Depth 0

Assessed Value $345,500

Outbuildings
Size Value
520 S.F. 7,800
126 S.F. $300
Assessment
Improvements Land
$178,800 $345,500
$164,500 $254,600

Total
$524,300

$419,100

(c) 2016 Vision Government Solutions, Inc. All rights reserved.
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Narragansett
Engineering Inc.

Civl Sureey - Soreclural Emvvironrmontal Dosion
102 Eagl Ma a Road. Porlariol b B GRE7
Tel 401 683 G630 waw nei-cds com

TE-3

February 24, 2020

Harbour Realty LLC

C/O Tommy Abruzese

39 Agar St.

Yonkers, NY 10701

E. agaroffice@aol.com
Cc: David Slye
davidmslye@gmail.com

+

Russ Jackson, Esq.
jriackson@millerscott.com

£ g,
MERK

STRUCTURAL CONSULTING

36 Aquidneck Ave
Middletown, RI

O: 401.684.0551
M: 401.855.3836

Structural Inspections and Evaluation, Waites Wharf buildings - @ The Deck Bar

and Restaurant

Narragansett Engineering Inc (NEI) and Merk Structural Consulting (MSC) are pleased to present for
your review our inspection of the aforementioned structures located on Waites Wharf in Newport, Rl
(Subject Properties). An on-site structural survey of the above referenced property was conducted
by Narragansett Engineering Inc.(NEI) and Merk Structural Consulting (MSC) on August 8, 2019.

Index of Buildings relevant to the site:

» Subject 1: Dockside (Bar and Club)

j
» Subject 2: Lynch Stables-Masonry Storage Building (Private)
» Subject 3: Crawford Building (Former metal works + welding)
j
j

=  Subject 4: @ The Deck Bar and Restaurant
= Subject 5: Residential (23 Coddington Wharf)
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Subject 5 | -

Site Data
Subject 1-Dockside (Bar and Club) Subject 4-@ The Deck Bar and Restaurant
Property Record Property Record

25 Waites Wharf, Newport, RI

Plat: 32, Lot:155

Zone: WB, Area: 1.34 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor)
Year Built: 1966

+

Subject 2-LynchStables Masonry Storage Building
Property Record

16 Waites Wharf, Newport, RI

Plat: 32, Lot:248

Zone: WB, Area: 0.14 Acres

N/F: Tomorl LLC (per assessor)

Year Built: 1900

+

Subject 3-“Crawford” Building
Property Record

20 West Extension Street, Newport, RI

Plat: 32, Lot:267

Zone: WB, Area: 0.26 Acres

N/F: 20 West Extension LLC (per assessor)
Year Built: 1968

Waites Wharf, Newport, Rl

Plat: 32, Lot:268

Zone: WB, Area: 0.73 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor
Year Built: 1913

+

Subject 5- Residential (23 Coddington Wharf)
Property Record

23 Coddington Wharf, Newport,RI

Plat: 32, Lot:293

Zone: WB, Area: 0.27 Acres

N/F: Abruzese Thomas B (per assessor)

Year Built: 1890
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@ The Deck
Subject 4: Property Record Waites Wharf, Newport, Rl Plat: 32, Lot: 268

Subject 4 is comprised of three separate buildings, subjects 4A, 4B and 4C as noted above. Subject
4A is constructed with brick and block masonry walls that support heavy timber beams and heavy
timber decking. The foundation walls appear to be concrete and there is a concrete slab on grade
throughout the structure. Subject 4B is comprised of three sections (denoted A, B, C above).
Section A is constructed with brick masonry walls that support heavy timber beams spaced
approximately 10’-0” to 12'-0” on center. The timber beams support heavy timber decking. Section
B is constructed with heavy timber posts supporting timber girders and beams. The timber beams
are spaced approximately 8'-0” on center and support wood purlins spaced approximately 4’-0” on
center. The purlins support metal roof deck. Section C is constructed with timber posts and beams
that support 2X rafters spaced approximately 16” on center. The roof is sheathed with conventional
plywood. Subject 4C is constructed with exterior brick masonry walls that support a loft and the roof.
The loft is constructed with heavy timber posts and beams that support timber decking. The roof is
framed with timber decking supported by a center heavy timber truss and the gable end walls. The
floor is a concrete slab on grade.

Building Layout Building Layout

BLDG ™1

Subject 4A Subject 4B

Subject 4C
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Limitations:

This visual survey was not intended as a definitive investigation of all structural components located
on the subject property. As is the nature of a visual inspection, no testing of materials was performed
destructive or otherwise on any structural components. The findings of the report are limited to those
conditions that are readily observable such as condition of foundation where exposed by reveal,
columns and beams where not covered by finish. Items that would not be in the scope of this report
would include foundation depth, presence or absence of footings, slab thickness, and all those items
incapable of visual observation without removal of materials for access. All structures will have
unknown and unknowable conditions, therefore, NEI and MSC cannot "guarantee" that the findings of
this report entirely represent all known deficiencies.

Findings:

The various buildings comprising the @ The Deck property are well into their useful lives, with the
oldest being built in 1913 (per assessor), but generally the framing in these buildings appears to be
in good condition. However, each building is significantly deficient in terms of the flood zone. The
buildings maintain ‘finished’ or utilized spaces below the Design Flood Elevation and they do not meet
the current FEMA standard for flood resistant design and construction. Relocating the existing
buildings outside the flood zone is not possible on the site and moving them off-site seems very
impractical due to the congestion of adjacent structures and the lack of infrastructure capable of
handling the relocation of a building of this size. It is highly unlikely the building is robust enough to
handle additional loads, e.g. is not suitable for the basis of additions or enlargements. In short, this
building is of little to no value with respect to future improvements, and it seems prudent it be
demolished if new, conforming structures are to be built.

Sincerely,
\D@J 2/24/2020
DAVD D MERKEL, PE ~ * DATE

MERK STRUCTURAL CONSULTING

| REGISTERED
| PROFESSIONAL ENGINEER |
| CVIL |
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February 24, 2020

Harbour Realty LLC

C/O Tommy Abruzese

39 Agar St.

Yonkers, NY 10701

E. agaroffice@aol.com
Cc: David Slye
davidmslye@gmail.com

+

Russ Jackson, Esq.
jriackson@millerscott.com

£ g,
MERK

STRUCTURAL CONSULTING

36 Aquidneck Ave
Middletown, RI

O: 401.684.0551
M: 401.855.3836

Structural Inspections and Evaluation, Waites Wharf buildings - Crawford Building

Narragansett Engineering Inc (NEI) and Merk Structural Consulting (MSC) are pleased to present for
your review our inspection of the aforementioned structures located on Waites Wharf in Newport, Rl
(Subject Properties). An on-site structural survey of the above referenced property was conducted
by Narragansett Engineering Inc.(NEI) and Merk Structural Consulting (MSC) on August 8, 2019.

Index of Buildings relevant to the site:

» Subject 1: Dockside (Bar and Club)

» Subject 2: Masonry Storage Building (Private)

=  Subject 4: @ The Deck Bar and Restaurant

j
j
» Subject 3: Crawford Building (Former metal works + welding)
j
j

= Subject 5: Residential (23 Coddington Wharf)
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Site Data

Subject 5 | -

Subject 1-Dockside (Bar and Club)
Property Record

25 Waites Wharf, Newport, RI

Plat: 32, Lot: 155

Zone: WB, Area: 1.34 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor)
Year Built: 1966

+

Subject 2-LynchStables Masonry Storage Building
Property Record

16 Waites Wharf, Newport, Rl

Plat: 32, Lot:248

Zone: WB, Area: 0.14 Acres

N/F: Tomorl LLC (per assessor)

Year Built: 1900

+

Subiject 3-“Crawford” Building
Property Record

20 West Extension Street, Newport, RI

Plat: 32, Lot:267

Zone: WB, Area: 0.26 Acres

N/F: 20 West Extension LLC (per assessor)
Year Built: 1968

Subject 4-@ The Deck Bar and Restaurant
Property Record

Waites Wharf, Newport, Rl

Plat: 32, Lot:268

Zone: WB, Area: 0.73 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor
Year Built: 1913

+

Subject 5-Residential (23 Coddington Wharf)
Property Record

23 Coddington Wharf, Newport,RI

Plat: 32, Lot:293

Zone: WB, Area: 0.27 Acres

N/F: Abruzese Thomas B (per assessor)

Year Built: 1890

2
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Crawford Building

Subject 3: Property Record 20 West Extension Street, Newport, Rl Plat: 32, Lot: 267

Subiject 3 is comprised of three sections (denoted A, B, C below). Section A is constructed with a
combination of wood and concrete exterior walls that support a conventional tied roof system. The

Building Layout

roof is framed with 2x rafters and 2x rafter ties approximately
16" on center. This section has a dirt floor. Section B is a steel
framed building with concrete block exterior walls infilled
between the steel frame. The steel frame has wide flange
columns, girders and beams that support heavy timber
decking. The beams are spaced approximately six to eight feet
on center. The floor is a combination of concrete slab on grade
with some areas of dirt floor. Section C is constructed with
wood stud exterior walls, interior steel and wood columns that
support steel girders, 2x rafters and timber decking. The floor
is a combination of concrete slab on grade with some areas of
dirt floor. Please see the following photos and captions for
additional commentary regarding the existing conditions.
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Appear to be cut off
floor joists

Photo 1: This photo shows the northern wall of building section A. The existing wall is comprised of
multiple materials including concrete and wood. The wood framing is in direct contact with the dirt
floor and this appears to be the cause for much of it to have deteriorated. The concrete portions of
the wall are in significant disrepair. There are evident cracks, spalls and areas of poor consolidation.
The concrete is also in direct contact with the wood framing. The existing wood framing is not rated
for direct contact with concrete or soil. Finally, there appears to be evidence this building had an
additional floor that was removed at some point in time. If it existed, the floor was providing bracing
for the perimeter wall studs. Removal of the existing floor results in a hinge point in the wall and
renders the wall deficient to resist wind loads.

Photo 2: This photo shows a portion of the roof framing in section C. Large portions of the roof
decking appear to be rotted along with a many of the roof joists. The sistered roof joists are a clear
indication there was significant deterioration to the roof framing at some point. Additionally, as a

5
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general comment, the overall methods of construction appear quite poor in this section of the
building.

Photo 3: The photo shows the base of a wood column in section C. The wood post has a
substantial crack in its base and it is also bearing on a poorly constructed brick masonry pier.

S _ arl a

—— ———— - e
m

m
m

e . =
Photo 4: This photo shows the roof sheathing of sections B and C is connected to the adjacent
“Casey” building. Although the sheathing is connected, this is a “non-structural” connection that can
be easily severed prior to site demolition. While caution is required to demolish the Crawford The
building, with respect to the Casey building, there are not physical or structural entanglements and

demolition can be undertaken by a qualified contractor.
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Limitations:

This visual survey was not intended as a definitive investigation of all structural components located
on the subject property. As is the nature of a visual inspection, no testing of materials was
performed destructive or otherwise on any structural components. The findings of the report are
limited to those conditions that are readily observable such as condition of foundation where
exposed by reveal, columns and beams where not covered by finish. Items that would not be in the
scope of this report would include foundation depth, presence or absence of footings, slab
thickness, and all those items incapable of visual observation without removal of materials for
access. All structures will have unknown and unknowable conditions, therefore, NEI and MSC
cannot "guarantee" that the findings of this report entirely represent all known deficiencies.

Findings:

The Crawford Building is well into its useful life, being built in 1968 (per assessor). Even if
untouched, sections A and C of the building have minimal structural integrity when gauged against
today’s building codes. It would most likely be cost prohibitive to salvage these portions of the
building if substantial improvements are to take place. Additionally, the building’s utilized space is
below the Design Flood Elevation and it does not meet the current FEMA standard for flood resistant
design and construction. Relocating the existing building outside the flood zone is not possible on
the site and moving it off-site seems very impractical due to the congestion of adjacent structures
and the lack of infrastructure capable of handling the relocation of a building of this size. It is highly
unlikely the building is robust enough to handle additional loads, e.g. is not suitable for the basis of
additions or enlargements. In short, this building is of little to no value with respect to future
improvements, and it seems prudent it be demolished if new, conforming structures are to be built.

Sincerely,

2/24/2020

DAVID MERKEL, PE DATE
MERK STRUCTURAL CONSULTING

| REGISTERED
| PROFESSIONAL ENGINEER |
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Harbour Realty LLC

C/O Tommy Abruzese

39 Agar St.

Yonkers, NY 10701

E. agaroffice@aol.com
Cc: David Slye
davidmslye@gmail.com
+

Russ Jackson, Esq.
jriackson@millerscott.com
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MERK

STRUCTURAL CONSULTING
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Middletown, RI
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Structural Inspections and Evaluation, Waites Wharf buildings - Dockside

Narragansett Engineering Inc (NEI) and Merk Structural Consulting are pleased to present for your
review our inspection of the aforementioned structures located on Waites Wharf in Newport, Rl
(Subject Properties). An on-site structural survey of the above referenced property was conducted

by Narragansett Engineering Inc. (NEI) on August 8, 2019.

Index of Buildings relevant to the site:

» Subject 1: Dockside (Bar and Club)

j
» Subject 2: Lynch Stables-Masonry Storage Building (Private)
= Subject 3: “Crawford” Building (Former metal works + welding)
j
j

=  Subject 4; @ The Deck Bar and Restaurant
= Subject 5: Residential (23 Coddington Wharf)

1
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Site Data

Subject 5 | -

Subject 1-Dockside (Bar and Club)
Property Record

25 Waites Wharf, Newport, RI

Plat: 32, Lot:155

Zone: WB, Area: 1.34 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor)
Year Built: 1966

+

Subject 2- LynchStables Masonry Storage
Property Record

16 Waites Wharf, Newport, RI

Plat: 32, Lot:248

Zone: WB, Area: 0.14 Acres

N/F: Tomorl LLC (per assessor)

Year Built: 1900

+

Subject 3-“Crawford” Building
Property Record

20 West Extension Street, Newport, RI

Plat: 32, Lot:267

Zone: WB, Area: 0.26 Acres

N/F: 20 West Extension LLC (per assessor)
Year Built: 1968

Subject 4-@ The Deck Bar and Restaurant
Property Record

Waites Wharf, Newport, Rl

Plat: 32, Lot:268

Zone: WB, Area: 0.73 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor
Year Built: 1913

+

Subject 5- Residential (23 Coddington Wharf)
Property Record

23 Coddington Wharf, Newport,RI

Plat: 32, Lot:293

Zone: WB, Area: 0.27 Acres

N/F: Abruzese Thomas B (per assessor)

Year Built: 1890

2
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Dockside
Subject 1: Property Record 25 Waites Wharf, Newport, Rl Plat: 32, Lot: 155

Subject 1 is comprised of three sections (denoted A, B, C above). Section A is a pre-engineered
metal building consisting of wide flange main frames, light gauge “Z” purlins and metal deck. The
ground floor appears to be a slab on grade with a perimeter concrete foundation. Section B is
constructed with concrete block walls that support open web steel bar joists and metal deck. The
floor is a concrete slab on grade and the building appears to have a concrete foundation. In general,
this section is in sound condition. Section C is a pre-engineered metal building as well, consisting of
round steel columns, wide flange beams, light gauge “Z” purlins and metal deck. This section
appears to have been modified significantly as large portions of the exterior walls are open to allow
for small awning type additions to the building. The ground floor is partial slab on grade that has
wood decking supported by sleepers and a small portion of the building appears to be supported
on wood dock pilings.

Building Layout

4
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Limitations:

This visual survey was not intended as a definitive investigation of all structural components located
on the subject property. As is the nature of a visual inspection, no testing of materials was performed
destructive or otherwise on any structural components. The findings of the report are limited to those
conditions that are readily observable such as condition of foundation where exposed by reveal,
columns and beams where not covered by finish. Items that would not be in the scope of this report
would include foundation depth, presence or absence of footings, slab thickness, and all those items
incapable of visual observation without removal of materials for access. All structures will have
unknown and unknowable conditions, therefore, NEI and MSC cannot "guarantee" that the findings of
this report entirely represent all known deficiencies.

5
N:\PROJECTS\880240_ABRUZZ1\STRUCTURAL-FIELD REPORT 10.24.19 nei-cds.com






Findings:

The Dockside building is well into its useful life, being built in 1966 (per assessor). Sections A and C
have evident steel corrosion and delamination throughout. It would most likely be cost prohibitive to
salvage the building if substantial improvements are to take place. Additionally, the building’s utilized
space is below the Design Flood Elevation and it does not meet the current FEMA standard for flood
resistant design and construction. Relocating the existing building outside the flood zone is not
possible on the site and moving it off-site seems very impractical due to the congestion of adjacent
structures and the lack of infrastructure capable of handling the relocation of a building of this size. It
is highly unlikely the building is robust enough to handle additional loads, e.g. is not suitable for the
basis of additions or enlargements. In short, this building is of little to no value with respect to future
improvements, and it seems prudent it be demolished if new, conforming structures are to be built.

Sincerely,

2/24/2020

DAVID MERKEL, PE DATE
MERK STRUCTURAL CONSULTING

, REGISTERED
| PROFESSICNAL ENGINEER |
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Structural Inspections and Evaluation, Waites Wharf buildings — Lynch Stables

Narragansett Engineering Inc (NEI) and Merk Structural Consulting (MSC) are pleased to present for
your review our inspection of the aforementioned structures located on Waites Wharf in Newport, Rl
(Subject Properties). An on-site structural survey of the above referenced property was conducted
by Narragansett Engineering Inc.(NEI) and Merk Structural Consulting (MSC) on August 8, 2019.

Index of Buildings relevant to the site:

» Subject 1: Dockside (Bar and Club)

j
» Subject 2: Lynch Stables-Masonry Storage Building (Private)
» Subject 3: Crawford Building (Former metal works + welding)
j
j

=  Subject 4; @ The Deck Bar and Restaurant
= Subject 5: Residential (23 Coddington Wharf)
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Site Data

Subject 5 | -

Subject 1-Dockside (Bar and Club)
Property Record

25 Waites Wharf, Newport, RI

Plat: 32, Lot: 155

Zone: WB, Area: 1.34 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor)
Year Built: 1966

+

Subject 2-LynchStables Masonry Storage Building
Property Record

16 Waites Wharf, Newport, Rl

Plat: 32, Lot:248

Zone: WB, Area: 0.14 Acres

N/F: Tomorl LLC (per assessor)

Year Built: 1900

+

Subiject 3-“Crawford” Building
Property Record

20 West Extension Street, Newport, RI

Plat: 32, Lot:267

Zone: WB, Area: 0.26 Acres

N/F: 20 West Extension LLC (per assessor)
Year Built: 1968

Subject 4-@ The Deck Bar and Restaurant
Property Record

Waites Wharf, Newport, Rl

Plat: 32, Lot:268

Zone: WB, Area: 0.73 Acres

N/F: Harbour Realty LLC, C/Oe Thomas Abruzese (per assessor
Year Built: 1913

+

Subject 5-Residential (23 Coddington Wharf)
Property Record

23 Coddington Wharf, Newport,RI

Plat: 32, Lot:293

Zone: WB, Area: 0.27 Acres

N/F: Abruzese Thomas B (per assessor)

Year Built: 1890

2
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Lynch Stables-Masonry Storage Building (Private)
Subject 2: Property Record16 Waites Wharf, Newport, Rl Plat: 32, Lot; 248

Subject 2 is a single story building with stone and brick masonry exterior walls. The majority of the
building is a concrete slab on grade but has small areas of dirt floor as well as a section that is
wood decking on wood sleepers. The roof is constructed with heavy timber wood trusses spaced
approximately 15’-0” on center with transverse 2x purlins spaced approximately 24” on center that
support board sheathing. Please see the following photos and captions for additional commentary
regarding the existing conditions.

Building Layout

1012 OH DDOR ~
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Photo 1: This photo shows cribbing supporting a collapsed roof truss in the southern portion of the
building. There is also a large section in this area that has a plastic covering to help mitigate the
leaking roof.

building envelope is no longer in-tact and has exposed the framing to the elements. Large sections
of the existing roof decking appear rotted and/or have already failed. The majority of the roof purlins
also appear rotted and/or damaged. The ledger against the masonry wall has failed over the right
side of the garage door opening.

5
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Limitations:

This visual survey was not intended as a definitive investigation of all structural components located
on the subject property. As is the nature of a visual inspection, no testing of materials was
performed destructive or otherwise on any structural components. The findings of the report are
limited to those conditions that are readily observable such as condition of foundation where
exposed by reveal, columns and beams where not covered by finish. Items that would not be in the
scope of this report would include foundation depth, presence or absence of footings, slab
thickness, and all those items incapable of visual observation without removal of materials for
access. All structures will have unknown and unknowable conditions, therefore, NEI and MSC
cannot "guarantee" that the findings of this report entirely represent all known deficiencies.

Findings:

The Lynch Stables is well into its useful life, being built in 1900 (per assessor). The majority of the
building is in a state of disrepair and sections of the framing have even failed. The building has
minimal structural integrity when gauged against today’s building codes. It would most likely be cost
prohibitive to salvage the building if substantial improvements are to take place. Additionally, the
building’s utilized space is below the Design Flood Elevation and it does not meet the current FEMA
standard for flood resistant design and construction. Relocating the existing building outside the
flood zone is not possible on the site and moving it off-site seems very impractical due to the
congestion of adjacent structures and the lack of infrastructure capable of handling the relocation of
a building of this size. It is highly unlikely the building is robust enough to handle additional loads,
e.g. is not suitable for the basis of additions or enlargements. In short, this building is of little to no
value with respect to future improvements, and it seems prudent it be demolished if new,
conforming structures are to be built.

Sincerely,
A
@J ' 2/24/2020
. S T
DAVID MERKEL, PE DATE

MERK STRUCTURAL CONSULTING

| REGISTERED
| PROFESSIONAL ENGINEER |
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WAITES WHARF PROJECT — DEMOLITION PERMIT ANALYSIS
CITY OF NEWPORT
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INTRODUCTION:

This report addresses an analysis specific to a demolition permit request to be heard by the City of
Newport’s Planning Board. The properties being addressed include:

e 25 Waites Wharf — TAP 32, Lot 155;

e 20 West Extension Street — TAP 32, Lot 267;
e 1 Waites Wharf — TAP 32, Lot 268;

e 0 Waites Wharf — TAP 32, Lot 272;

e 16 Waites Wharf — TAP 32, Lot 248; and

e 23 Coddington Wharf — TAP 32, Lot 293.

This report provides professional planning opinion specific to the four established demolition permit
criteria as established within the City of Newport’s Zoning Ordinance. This report defers to the
Applicant’s structural engineer and other experts regarding the condition and structural integrity of the
subject buildings. Additionally, this report defers to the Rhode Island State Historic Preservation
Office letter dated March 27, 2020 and the reports of Ross Cann, RA, AlIA, NCARB and Catherine W.
Zipf, PhD, Architectural Historian, regarding historic property evaluations, demolition and
preservation options.

DEMOLITION REQUEST:

The property owner requests to demolish structures on lots mentioned above. 0 Waites Wharf (TAP
32, Lot 272) does not hold a structure and is undeveloped. The Planning Board is required to address
the following “General Standards for Review” a part of their decision-making process.

e The granting of a permit is not detrimental to the public health, safety, and general welfare of
the community;

e The proposed demolition of the structure is consistent with the goals and policies of the
Comprehensive Land Use Plan;

e The proposed demolition does not create land with constraints to development; and

e The proposed demolition does no harm to the character of the immediate neighborhood or area
of the city.

WAITES WHARF AND SURROUNDINGS:

The subject property is located at the end of Waites Wharf and is also further bound by Coddington
Wharf and West Extension Street. The Waites Wharf property directly abuts Newport Harbor and has
maintained a water dependent business activity (marina and maritime uses). The property is not located
within a City of Newport regulated historic zoning district.
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The property is located within the Waterfront Business (WB) zoning district. This is a targeted
business district specifically created to provide for retail and commercial service facilities to meet the
needs of both tourists and residents. Additionally, a mix of land uses is encouraged in this area, with
access to the water utilized by those activities that are dependent on such a location for their existence.

Previous economic analyses for Newport’s harbor waterfront completed by FXM Associates, URI-Sea
Grant, and the City of Newport have concluded that non-residential, water-dependent uses contribute
the highest local tax revenue on a per acre basis in comparison to other land uses.

Photographs for the surrounding neighboring uses are attached to this report as Appendix A. The
photos illustrate this waterfront location is surrounded by buildings of greater scale, intensity and
massing than the structures proposed for demolition. The character of the immediate neighborhood is
significantly different from the subject properties. The subject properties are predominantly non-
residential, hold significant vacant land acreage, correlate directly to water-dependent uses, and are of
smaller scale than most of the abutting redeveloped properties along Newport Harbor.

Photographs below illustrate the subject properties at the end of Waites Wharf.
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COMPREHENSIVE LAND USE PLAN:

Newport’s CLUP offers the following Vision Statement (p. 1-6) valuing existing assets while
promoting quality growth: “The City of Newport is a vibrant, forward-looking and welcoming
community built upon a strong sense of place and cultural heritage. Residents and visitors alike enjoy
the city for its rich history, natural beauty, boating traditions, walkability, enticing downtown,
community diversity, and overall quality of life. We are committed to charting a course for our future
that embraces and encourages innovative growth and development, taking an active role in the
stewardship of our architectural and natural resources, and an enhanced quality of life, all while we
maintain our unique historic and cultural assets that are the foundation of our character.”

The CLUP must be viewed as a holistic document. The “Land Use” element integrates the vision and
is the most significant, but other relevant elements to this proposal are Economic Development,
Housing, Historical & Cultural Resources, and Natural Hazards/Climate Change.

Land Use Element:

Newport is “predominantly characterized as residential with 54% of the total land area dedicated to
Low Density residential (28%), Medium Density Residential (25%), or High Density Residential (1%).

(p. 3-2). “The City of Newport is 90% built out with only a small portion of land within the
5
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community being vacant and available for development.” (p. 3-4) According to Table 3-1 addressing
land use distribution, only 5% of Newport’s land area is classified as “Commercial” and only an
additional 2% is classified as “Waterfront Business.” (p. 3-4). In essence, commercial development
comprises only 7% of Newport’s land area. The other 93% is comprised of residential, institutional,
utility, open space/recreation, public, federal and state land uses.

Map 3-1 (p. 3-3) defines this waterfront area and the entire length of the harbor as a “Waterfront
Business” land use. The Comprehensive Land Use Plan further defines this as “Water-dependent and
water-enhanced land uses exist between Thames Street and Newport Harbor. Residential, retail, office
and food services are permitted in this land use category; however preference is given to water-
dependent uses, especially on waterfront parcels.” (p. 3-5).

The following goal and policies from the Land Use Element pertain to this proposal.

Goal LU-1: To provide a balanced City consisting of residential, commercial, and employment uses
consistent with the character, environmental resources and vision of the community.

Policy LU-1.4: The City shall encourage the use of the Floating Zone Overlay in the
Waterfront Business, Traditional Maritime, or Commercial/Industrial zoning districts including
the Innovation HUB area. This could including the use of alternative performance-oriented
development standards, mixed uses, and other development and planning techniques that will
support a vibrant and flexible economic opportunity area.

Policy LU-1.6: The City shall encourage upgrading, beautification, revitalization, and
environmentally appropriate reuse of existing commercial areas.

Policy LU-1.7: The City shall protect the existing character of residential neighborhoods while
encouraging local neighborhood business.

Economic Development Element:

The following goal and policies from the Economic Development Element pertain to this proposal.

Goal ED-1: To develop a robust and diverse economy, providing suitable employment opportunities
for residents, and a stable tax base.

Policy ED-1.5: The City shall build upon thriving sectors to develop a more substantial year-
round tourism economy.

Goal ED-2: To protect and enhance the City’s maritime related businesses.
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Policy ED-2.1: The City shall consider the impacts of plans, programs, investments,
regulations and other factors influencing or potentially influencing the viability of its maritime
businesses and will take appropriate actions to avoid or mitigate negative impacts.

Housing Element:

The following goal and policy from the Housing Element pertain to this proposal.
Goal H-1: To preserve and protect existing housing resources in the community.

Policy H-1.2: The City shall make a priority the enforcement of codes that relate to the
protection of existing homes and neighborhoods.

Historical & Cultural Resources Element:

The following goal and policies from the Historical & Cultural Resources Element pertain to this
proposal.

Goal HC-1: To identify, protect, and enhance the City’s cultural and historical resources.

Policy HC - 1.3: The City shall advocate for appropriate private sector actions which protect
and enhance the community’s historic and cultural resources.

Policy HC — 1.10: The City shall utilize and capitalize on its architectural character and
cultural heritage to promote economic growth.

Natural Hazards & Climate Change Element:

The following goal from the Natural Hazards & Climate Change Element pertain to this proposal.

Goal NHCC-1: To be a resilient community, protecting its citizens, property and economy from the
evolving threat of climate change and its associated hazards.

ANALYSIS FINDINGS:

In reviewing the Waites Wharf buildings demolition request, the Comprehensive Land Use Plan, the
Zoning Ordinance, and in completing site visits, the following are my professional findings:

e Commercial land uses comprise only 7% of Newport’s total land area. The other 93% consist
of residential, institutional, utility, open space/recreation, public, federal and state land uses.
There are few locations for commercial activity in Newport relative to land area;

e This Waites Wharf property directly abuts Newport Harbor and it has maintained a water
dependent business activity for decades;
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e Previous economic analyses for Newport’s harbor waterfront have concluded that non-
residential, water-dependent uses contribute the highest local tax revenue on a per acre basis in
comparison to other land uses;

e The subject properties are not located within the City of Newport’s regulated historic zoning
district;

e The subject properties are located in an intensive commercial area at the end of public
roadways leading to harbor wharves;

e The proposed demolition of subject properties is not detrimental to the public health, safety,
and general welfare of the community. This is because the proposed demolition will comply
with all state requirements including CRMC, RIDOH, and RIDEM including the Remedial
Action Work Plan. Additionally, the Waterfront Business (WB) zoning district is a targeted
business district specifically created to provide for retail and commercial service facilities to
meet the needs of both tourists and residents. A mix of land uses is encouraged in this zoning
district, with access to the water utilized by those activities which are dependent on such a
location for their existence;

e The goals and policies from the Comprehensive Land Use Plan (CLUP) are consistent with the
demolition request. The CLUP classifies this as a “Waterfront Business” land use. It further
states, “Water-dependent and water-enhanced land uses exist between Thames Street and
Newport Harbor. Residential, retail, office and food services are permitted in this land use
category; however preference is given to water-dependent uses, especially on waterfront
parcels”. Newport’s Comprehensive Land Use Plan (CLUP) supports the development and
redevelopment activities in areas designated for such activity such as the Waterfront Business
(WB) area and does not discourage the appropriate redevelopment of properties especially
outside of the historic district;

e The proposed demolition does not create land with constraints to development. Instead, the
proposal reduces existing constraints to development. This is because the subject structures
have been found to hold floodplain and structural integrity deficiencies and much of the
property is vacant land;

e The proposed demolition does no harm to the character of the immediate neighborhood or area
of the city. Buildings of greater scale, intensity and massing than the subject structures
surround this waterfront location. The character of the immediate neighborhood is significantly
different from the subject properties. The subject properties are predominantly non-residential,
hold much vacant land acreage, correlate directly to water-dependent uses, and the structures
are of smaller scale than most of the abutting properties along Newport Harbor that are already
redeveloped. This is one of the last Waterfront Business properties along the harbor that has yet
to be redeveloped.
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RECOMMENDATION:

In conclusion, the proposed demolition for the subject properties has been evaluated, and in my
professional planning opinion, it meets the “General Standards for Review” as stated in the City of
Newport’s Zoning Ordinance including:

e The granting of a permit is not detrimental to the public health, safety, and general welfare of
the community;

e The proposed demolition is consistent with the goals and policies of the Comprehensive Land
Use Plan;

e The proposed demolition does not create land with constraints to development; and

e The proposed demolition does no harm to the character of the immediate neighborhood or area
of the city.

Paige R. Bronk, AICP FPacge R Bronk 11/9/2020
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Appendix A: Surrounding Area Photos
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