
From: jrjackson@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 WHARF - Structrual Report and Investigation-@ THE DECK.pdf
WAITES WHARF - Structrual Report and Investigation-CRAWFORD BUILDING.pdf
WAITES WHARF - Structrual Report and Investigation-DOCKSIDE.pdf
WAITES WHARF - Structrual Report and Investigation-LYNCH STABLES.pdf
Waites Wharf Demo Newport 110920.pdf

Trish & Peter:
 
I 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, I indicated that I 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.  I 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.
 
I have attached the reports from the our witnesses, other than James Houle.  I 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, RI 02840
Tel:     401.847.7500
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mailto:gweston@cityofnewport.com
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mailto:ggalvin@CityofNewport.com
















































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


 
We have been asked to inspect and review six sites from our professional 
perspective with regard to their applicability for demolition and redevelopment. To 
this point we have reviewed the available historical atlases, plat maps, Newport 
Zoning Ordinance, FEMA Maps and visited the parcels for firsthand inspection. 
Taking this information into account, we have come to the following conclusions 
with regard to the development potential of the properties you are looking to 
redevelop: 
 
General observations.  
The six sites all lie along Waite’s Wharf. Until the 1970’s this area was occupied 
largely by businesses in the marine trades and was “working waterfront.” The 
buildings constructed were built for purely practical purpose and with little 
attention to design finesse or long-term durability and quality.  
 
In the 1980’s these sites began to be converted in bits and pieces to the 
emerging consumer and tourist economy. Warehouses were converted to 
restaurants and then later nightclubs. These parcels are now ripe for further 
development and upgrade from their current state. 
 
Over time the majority of the properties have undergone a series of ad hoc 
renovations and modifications, changing and diminishing any historic 
architectural fabric that may once have existed. In other instance the old 
structures no longer conform to current building code with regard to head 
heights, egress, insulation and many other variables. 
 
Where some historic architectural fabric does remain, poor maintenance and 
neglect over the long-term has put that material into a poor state, 
All six sites are currently zoned WB (Waterfront Business). Most of the six sites 
are non-compliant in that buildings exist within the zoning setbacks. In certain 
instance the coverage of the buildings is higher than currently specified in the 
Newport Codified Ordinance. 
 
 
Site Data Observations: 
Each site has been inspected, analyzed and reviewed in the attached materials. 
The properties have been arranged numerically by their Plat and Lot numbers for 
easier reference. 
 
Flood Issues: 
All six subject parcel lie within a VE-13 Flood zone which will necessitate lifting 
any and all of the existing properties and bracing them structurally to make them 
conform to the current building codes. Due the character and quality of the 
structural conditions of all of the five properties that have buildings on them 
bringing them up to current building is not be economically feasible to do. 
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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.  


 
Ross Cann, RA, AIA, NCARB   
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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 
quality of the exterior and interior is fair at best. The building is largely 
uninsulated and therefore does not conform to current building codes for 
year-round occupation and usage. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 13.4% 
Current Approximate Height: 18’ 
North setback: 3’ 6” 
East setback: 284’ 
South setback: 0’ 
West setback: 0’ 
 
Parcel Summary:  
This building is not of historical character or value. The quality of the 
construction is poor to fair. It lies within a velocity flood hazard zone. From 
an architectural and historical perspective there is no reason this building 
should not be demolished and replaced with a modernized structure which 
meets current building codes and quality standards. 
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Property Designation: 
Newport TAP 32 - Lot 155 
 
Photographs of Existing Conditions:  
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Assessment / Page 01 
Newport TAP 32 - Lot 155 
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Assessment / Page 02 
Newport TAP 32 - Lot 155 
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Assessment / Page 03 
Newport TAP 32 - Lot 155 
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Property Designation: 
Newport TAP 32 - Lot 248 / 16 Waites Wharf 
 
Property Description:  
16 Waites Wharf is currently occupied by a 5,960 sf linear warehouse 
known as “Bannister’s Wharf Warehouse”. 
 
The building was originally constructed according to the Tax Assessor’s 
records in 1900, most likely as a garage/warehouse.  
 
The building has 0.14 acres (6098 sf) of land associated with it. The 
quality of the exterior is very degraded. The building is largely uninsulated 
and therefore does not conform to current building codes for year-round 
occupation and usage. The exterior of the building appears overgrown and 
in poor condition, diminishing the character of the area. Poor quality of 
previous repairs have replaced stone with concrete patches so the 
integrity of the architectural fabric has largely been lost over time. 
 
Subject Parcel Site Data: (as per tax assessor record) 
Current Zoning: WB (Waterfront Business District) 
Current Maximum allowed coverage: 40.0% 
Current Maximum Building Height: 45 feet above mean flood hazard 
 
Current Site Data: (calculated from Assessor’s records) 
Current coverage: 97.7% 
Current Approximate Height: 15’  
North setback: 0’ 
East setback: 0’ 
South setback: 0’ 
West setback: 7’ 3” 
 
Parcel Summary:  
This building is not of historical character or value. The quality of the 
construction is poor to fair. It lies within the AE-12 flood hazard zone. 
From an architectural and historical perspective, we believe there is no 
reason this building should not be demolished and replaced with a 
modernized structure which meets current building codes and quality 
standards. 
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Property Designation: 
Newport TAP 32 - Lot 248 /  16 Waites Wharf 
 
Photographs of Existing Conditions:  


 
 


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


Middletown, RI 


O: 401.684.0551 


M: 401.855.3836 


 
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.  
jrjackson@millerscott.com 
  
 


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, RI 
(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:  Lynch Stables-Masonry Storage Building (Private) 
 Subject 3:  Crawford Building (Former metal works + welding) 
 Subject 4: @ The Deck Bar and Restaurant 
 Subject 5:  Residential (23 Coddington Wharf) 
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Site Data 


Subject 1-Dockside (Bar and Club) Subject 4-@ The Deck Bar and Restaurant 
Property Record   Property Record 
25 Waites Wharf, Newport, RI   Waites Wharf, Newport, RI   
Plat: 32, Lot:155 Plat: 32, Lot:268 
Zone: WB, Area: 1.34 Acres Zone: WB, Area: 0.73 Acres 
N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor)   N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor 
Year Built: 1966 Year Built: 1913 
+ + 
Subject 2-LynchStables Masonry Storage Building  Subject 5- Residential (23 Coddington Wharf) 
Property Record Property Record 
16 Waites Wharf, Newport, RI   23 Coddington Wharf, Newport,RI 
Plat: 32, Lot:248 Plat: 32, Lot:293 
Zone: WB, Area: 0.14 Acres Zone: WB, Area: 0.27 Acres 
N/F: Tomorl LLC  (per assessor)   N/F: Abruzese Thomas B  (per assessor)  


 Year Built: 1900 Year Built: 1890 
+  
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  
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@ The Deck 
Subject 4: Property Record Waites Wharf, Newport, RI 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. 
 


            


         Subject 4A          Subject 4B 
 


 
 
 


 


 


 


 


          


 


 


     Subject 4C  
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  4A    4B      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,              
 
 


        
 
 


_____________________________________   __________________________________ 
DAVID MERKEL, PE      DATE 
MERK STRUCTURAL CONSULTING 


 
 
 
 


2/24/2020


DAVID P. I,IERKEL


REGISTERED.


PRffiSSIOl{At ENOII{EER


CML
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36 Aquidneck Ave 


Middletown, RI 


O: 401.684.0551 


M: 401.855.3836 


 
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.  
jrjackson@millerscott.com 
 
 


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, RI 
(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 3:  Crawford Building (Former metal works + welding) 
 Subject 4: @ The Deck Bar and Restaurant 
 Subject 5:  Residential (23 Coddington Wharf) 
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Site Data 
Subject 1-Dockside (Bar and Club) Subject 4-@ The Deck Bar and Restaurant 
Property Record   Property Record 
25 Waites Wharf, Newport, RI   Waites Wharf, Newport, RI   
Plat: 32, Lot:155 Plat: 32, Lot:268 
Zone: WB, Area: 1.34 Acres Zone: WB, Area: 0.73 Acres 
N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor)   N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor 
Year Built: 1966 Year Built: 1913 
+ + 
Subject 2-LynchStables Masonry Storage Building  Subject 5-Residential (23 Coddington Wharf) 
Property Record Property Record 
16 Waites Wharf, Newport, RI   23 Coddington Wharf, Newport,RI 
Plat: 32, Lot:248 Plat: 32, Lot:293 
Zone: WB, Area: 0.14 Acres Zone: WB, Area: 0.27 Acres 
N/F: Tomorl LLC  (per assessor)   N/F: Abruzese Thomas B  (per assessor)  


 Year Built: 1900 Year Built: 1890 
+  
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  
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Crawford Building 
Subject 3: Property Record 20 West Extension Street, Newport, RI Plat: 32, Lot: 267  
 
 
Subject 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 


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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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 


Appear to be cut off 


floor joists 
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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.  


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, 
 
 


 
 
 


_____________________________________   __________________________________ 
DAVID MERKEL, PE      DATE 
MERK STRUCTURAL CONSULTING 


 
 
 
 


2/24/2020


DAVID P. I,IERKEL


REGISTERED.


PRffiSSIOl{At ENOII{EER
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36 Aquidneck Ave 


Middletown, RI 


O: 401.684.0551 


M: 401.855.3836 


 
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.  
jrjackson@millerscott.com 
  
 


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, RI 
(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) 
 Subject 2:  Lynch Stables-Masonry Storage Building (Private) 
 Subject 3:  “Crawford” Building (Former metal works + welding) 
 Subject 4: @ The Deck Bar and Restaurant 
 Subject 5:  Residential (23 Coddington Wharf) 
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Site Data 


Subject 1-Dockside (Bar and Club) Subject 4-@ The Deck Bar and Restaurant 
Property Record   Property Record 
25 Waites Wharf, Newport, RI   Waites Wharf, Newport, RI   
Plat: 32, Lot:155 Plat: 32, Lot:268 
Zone: WB, Area: 1.34 Acres Zone: WB, Area: 0.73 Acres 
N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor)   N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor 
Year Built: 1966 Year Built: 1913 
+ + 
Subject 2- LynchStables Masonry Storage Subject 5- Residential (23 Coddington Wharf) 
Property Record Property Record 
16 Waites Wharf, Newport, RI   23 Coddington Wharf, Newport,RI 
Plat: 32, Lot:248 Plat: 32, Lot:293 
Zone: WB, Area: 0.14 Acres Zone: WB, Area: 0.27 Acres 
N/F: Tomorl LLC  (per assessor)   N/F: Abruzese Thomas B  (per assessor)  


 Year Built: 1900 Year Built: 1890 
+  
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  
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Dockside 
Subject 1: Property Record 25 Waites Wharf, Newport, RI  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.  
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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.   
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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,              
 
 


        
 
 


_____________________________________   __________________________________ 
DAVID MERKEL, PE      DATE 
MERK STRUCTURAL CONSULTING 


 
 
 
 


2/24/2020


DAVID P. I,IERKEL


REGISTERED.


PRffiSSIOl{At ENOII{EER


CML
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36 Aquidneck Ave 


Middletown, RI 


O: 401.684.0551 


M: 401.855.3836 


 
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.  
jrjackson@millerscott.com 
 
 


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, RI 
(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:  Lynch Stables-Masonry Storage Building (Private) 
 Subject 3:  Crawford Building (Former metal works + welding) 
 Subject 4: @ The Deck Bar and Restaurant 
 Subject 5:  Residential (23 Coddington Wharf) 
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Site Data 
Subject 1-Dockside (Bar and Club) Subject 4-@ The Deck Bar and Restaurant 
Property Record   Property Record 
25 Waites Wharf, Newport, RI   Waites Wharf, Newport, RI   
Plat: 32, Lot:155 Plat: 32, Lot:268 
Zone: WB, Area: 1.34 Acres Zone: WB, Area: 0.73 Acres 
N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor)   N/F: Harbour Realty LLC, C/Oo Thomas Abruzese  (per assessor 
Year Built: 1966 Year Built: 1913 
+ + 
Subject 2-LynchStables Masonry Storage Building  Subject 5-Residential (23 Coddington Wharf) 
Property Record Property Record 
16 Waites Wharf, Newport, RI   23 Coddington Wharf, Newport,RI 
Plat: 32, Lot:248 Plat: 32, Lot:293 
Zone: WB, Area: 0.14 Acres Zone: WB, Area: 0.27 Acres 
N/F: Tomorl LLC  (per assessor)   N/F: Abruzese Thomas B  (per assessor)  


 Year Built: 1900 Year Built: 1890 
+  
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  
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Lynch Stables-Masonry Storage Building (Private) 
Subject 2: Property Record16 Waites Wharf, Newport, RI  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.  
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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.  


Photo 2: This photo shows northern gable end wall of the building. It is clear in this photo the 
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.  
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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, 
 
 


 
 
 


_____________________________________   __________________________________ 
DAVID MERKEL, PE      DATE 
MERK STRUCTURAL CONSULTING 


 
 
 
 


2/24/2020


DAVID P. I,IERKEL


REGISTERED.
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Waites Wharf- Newport 


Demolition Analysis 


Paige R. Bronk, AICP 


Completed February 14, 2020  


Revised November 9, 2020 


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:  


 25 Waites Wharf – TAP 32, Lot 155; 


 20 West Extension Street – TAP 32, Lot 267; 


 1 Waites Wharf – TAP 32, Lot 268; 


 0 Waites Wharf – TAP 32, Lot 272; 


 16 Waites Wharf – TAP 32, Lot 248; and 


 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, AIA, 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. 


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


the community; 


 The proposed demolition of the structure is consistent with the goals and policies of the 


Comprehensive Land Use Plan; 


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


 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 
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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: 


 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; 


 This Waites Wharf property directly abuts Newport Harbor and it has maintained a water 


dependent business activity for decades; 
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 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; 


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


district; 


 The subject properties are located in an intensive commercial area at the end of public 


roadways leading to harbor wharves; 


 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; 


 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; 


 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; 


 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: 


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


the community; 


 The proposed demolition is consistent with the goals and policies of the Comprehensive Land 


Use Plan; 


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


 The proposed demolition does no harm to the character of the immediate neighborhood or area 


of the city. 


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