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City of Woonsocket, RI  
 Planning Board Meeting Minutes 
 
 

 
Date/Time: Tuesday, October 5, 2021 | 6 PM 
Location: City Hall, 169 Main Street, Woonsocket | Harris Hall (3rd Floor) 
 
I. Call to Order 

Chairman Finlay called the meeting to order at 6:02 PM. 
 

II. Attendance Review 
Members in Attendance 
1. Ken Finlay, Chairman 
2. Wendall Gardner 
3. Jon Pratt 

 
Members Absent: 
1. Roji Eappen, Vice-Chairman 

 
Staff in Attendance: 
1. Kevin Proft, City Planner/Administrative Officer 
2. Genesis Johnson, Recording Secretary 

 
Chairman Finlay informed the Board that Secretary Ron Miller has had to resign his position. He 
thanked him for his service on the Planning Board. 

 
III. Correction/Approval of Minutes 

None. 
 
IV. Minor Subdivision – Preliminary Plan Review | Applicants: Coleman Nee & Richard Russell | 

Owner: Coleman Nee | Project Location: 30 Newbury Ave (Lot 42-2) | Project Description: The 
applicant is seeking to subdivide the existing single lot into two lots for the purpose of 
constructing two single-family homes. The proposal does not meet the requirements of the 
Zoning Ordinance and will require variances from the Zoning Board prior to Final Plan 
approval.  
 
Co-owners Coleman Nee and Richard Russell presented the application. Mr. Nee stated that a 
two-family home on the property had experienced a fire and been demolished. He stated that 
he and Mr. Russell would rather construct two single-family homes on the property instead of a 
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duplex, which is allowed by right, because they believe they would fit better with the character 
of the neighborhood. 
 
Member Pratt noted that the existing driveway is large and asked whether the applicants plan to 
remove it as part of the project. Mr. Nee said a portion of the driveway would remain in the rear 
yard to accommodate a basketball hoop.  
 
Member Pratt stated that the typical lot size in the neighborhood is relatively small and that the 
proposal to subdivide the lot was in line with the character of the neighborhood.  
 
Chairman Finlay asked if there is curbing along the street frontage. The applicant stated that 
there is not existing curbing and no curbing is proposed. 
 
Mr. Proft asked about the trees towards the front of the lot and if they will have to be removed. 
Mr. Nee explained that they will most likely need to be removed as their roots would probably 
be damaged when the new foundations are excavated. The applicant agreed to plant a new 
street tree in each front yard setback of the proposed subdivision.  
 
Mr. Proft informed the Board that the applicant paid its tax bill since he drafted his staff report 
and draft approval, so the condition of approval relating to this matter could be struck.  
 
Mr. Proft stated that the applicant needs to secure zoning variances and should contact the 
Zoning Official to work through this process should the Planning Board approve the applicants’ 
Preliminary Plan.  
 
Mr. Proft requested that Mr. Russell be listed as a co-owner of the property on the subdivision 
plan when the applicant returns to the Planning Board for Final Plan Approval. 
 
Chairman Finlay read the Planning Board’s Findings of Fact & Decision into the record, including 
the following conditions of approval: 
 
1. Erosion shall be managed during and after construction and stormwater from new 

impervious surface resulting from development (if any) shall be managed after construction 
per section 8.7 of the City’s subdivision regulations and Chapters 7.5 and 7.75 of the City’s 
Code of Ordinances. 

2. Proper dust control measures shall be implemented during all stages of development per 
section 9.0.1 of the City’s subdivision regulations.  

3. Construction hours shall be limited to 7 a.m. to 5 p.m. from Monday-Saturday. No 
construction shall occur on Sunday. 

4. The required zoning relief shall be secured prior to Final Plan approval. 
5. Two street trees shall be added to the subdivision plan within the front yard setbacks of the 

lots prior to Final Plan approval. 



Page 3 of 5 
City of Woonsocket | Planning Board | October 5, 2021 

6. Richard Russell shall be added to the subdivision plan as an owner/applicant prior to Final 
Plan approval. 
 

Motion to APPROVE the Minor Subdivision Application with Conditions of Approval: Member 
Pratt 
Second: Member Gardner 
Discussion: None. 
Vote: 
 
Chairman Finlay       Yes 
Vice-Chairman Eappen   Absent 
Member Gardner      Yes 
Member Pratt       Yes 
 
Motion     Passed   3-0-0 

 
V. Minor Subdivision – Preliminary Plan Review | Applicant/Owner: Kenneth Marandola | 

Project Location: 163 Church Street (Lot 14-264) | Project Description: The applicant is seeking 
to subdivide one existing lot into four lots for the purpose or providing a separate lot for each 
existing primary structures. The proposal does not meet the requirements of the Zoning 
Ordinance and will require variances from the Zoning Board prior to Final Plan approval.  

 
Property owner Kenneth Marandola and his attorney, David Ursillo, presented the plan to the 
Board. Mr. Ursillo explained that other than the removal of a dumpster, shed, and fencing, the 
property layout will ultimately stay the same. No new development is being proposed. The 
purpose of the application is to provide individual lots for each of the four, two-family homes 
which currently share a single 15,400 sq. ft. lot. 
 
Mr. Ursillo stated that while the new plan does not meet the requirements of the Zoning 
Ordinance, the current use also violates zoning requirements by allowing multiple primary 
structures on one lot and by the encroachment of the existing structures into required setbacks.  
 
An easement will be executed permitting residents of all four units access to existing parking lot. 
 
Proposed lots 3 and 4 (buildings C and D) currently share a sewer line. The draft Planning 
Board’s Draft Decision included a stipulation that the lines be separated upon Final Approval of 
the subdivision. Mr. Ursillo requested that the Board hold off on passing this condition as it is a 
costly and time-consuming renovation. Mr. Marandola requested the Condition be rephrased to 
state, “The issue concerning the separation of the sewer laterals to structures C & D shall be 
resolved between the owner/applicant and Department of Public Works/Engineering Division 
prior to the Final Plan review application.” The Board agreed, and Member Pratt recommended 
that Mr. Marandola contact DPW Director D’Agostino to resolve the issue. Member Pratt noted 
that the existing lateral was likely very old. 
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Member Gardner inquired about the shared parking lot, noting that if Buildings C and D are the 
owners of portions of the lot, there could be liability concerns if an incident involving one of the 
residents of A, B, or C occurs on the land. Mr. Ursillo responded that it will be Building D’s 
responsibility to make sure they have the adequate insurance in case something was to happen, 
and that the easement language would help address this concern and address maintenance 
responsibilities for the lot. 
 
Mr. Proft stated that though the proposed subdivision will require zoning variances, the original 
site already violated the Ordinance. He stated that, in his opinion, the proposed conditions are 
an improvement over existing conditions because there is greater chance of owner occupancy if 
the buildings are each granted their own lot.  
 
Mr. Marandola stated that he believed the sewer bill delinquency noted in the staff report was 
an error. Mr. Proft advised that he speak to the City Treasurer to clear up any confusion. 
 
Chairman Finlay proposed an additional condition of approval to prevent buildings C or D from 
constructing any above-grade barrier to hinder access to the shared parking area. The Board 
agreed to add the condition to the Findings of Fact and Decision. 
 
Chairman Finlay stated that he was concerned about snow removal between the four units and 
how responsibility would be split between the residents. Mr. Marandola responded that he was 
considering including an agreement in the easement that would make the owner of Building D 
responsible for paying for the removal, but that the other residents would pay a portion of 
Building D’s taxes to distribute the cost burden. Mr. Proft said that when the language of the 
easement was prepared, it would be shared with the Tax Assessor to confirm that such an 
arrangement is possible.  
 
Chairman Finlay read the Planning Board’s Findings of Fact & Decision into the record, including 
the following conditions of approval: 
 
1. The required zoning relief shall be secured prior to Final Plan approval. 
2. The sewer bill delinquency associated with the lot shall be resolved prior to Final Plan 

approval. 
3. Abutter lot number labels shall be changed to the format requested in the City Planner’s 

comments prior to Final Plan approval. 
4. Proposed parcel labels shall be corrected at the direction of the City Planner prior to Final 

Plan approval. 
5. The zoning chart shall be updated to state that minimum lot area is 6,000 sf + 4,000 sf per 

additional unit prior to Final Plan approval. 
6. A legal description of the proposed access/parking easement shall be provided prior to the 

Final Plan approval. 
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7. Metes & bounds descriptions for each proposed parcel and the access/parking easement 
shall be provided prior to Final Plan Approval. 

8. A note shall be added to the plan stating that the fence behind Structure C shall be razed 
upon Final Plan approval.  

9. The issue concerning the separation of the sewer laterals to structures C & D shall be 
resolved between the owner/applicant and Department of Public Works/Engineering 
Division prior to the Final Plan review application.  

10. The property owner shall purchase City-owned refuse carts for each unit upon Final Plan 
approval. 

11. No above grade barrier – parallel or perpendicular to Church Street – shall be constructed 
between structures C and D. The intent of this condition is to maintain free and clear access 
to the shared parking area behind structures C and D. 

 
Motion to APPROVE the Minor Subdivision Application with Conditions of Approval: Member 
Gardner 
Second: Member Pratt 
Discussion: None. 
Vote: 
 
Chairman Finlay       Yes 
Vice-Chairman Eappen   Absent 
Member Gardner      Yes 
Member Pratt           Yes 
 
Motion     Passed    3-0-0 

 
VI. Administrative Officer’s Report 

None 
 

VII. Next Meeting Date: 
November 9, 2021 

 
VIII. Adjournment 

Motion to adjourn the meeting at 6:56 PM: Member Gardner 
Second: Member Pratt 
Discussion: None. 
Vote:  
 
Chairman Finlay      Yes 
Vice-Chairman Eappen  Absent 
Member Gardner     Yes 
Member Pratt      Yes 
Motion Passed    3-0-0 


























