
City of Woonsocket | Planning Board | May 11, 2021  Page 1 of 6 

 

City of Woonsocket, RI 
Planning Board Meeting Minutes 
 
 

Date/Time: Tuesday, May 11, 2021 | 6:00PM 
Location: Teleconference via Zoom, Meeting ID: 865 3785 4496 
 

I. Call to Order:  
Chairman Finlay called the Special Meeting to order at 6:02 PM. 
 

II. Attendance Review: 
Members in Attendance: 
1. Ken Finlay, Chairman 
2. Roji Eappen, Vice-Chairman 
3. Ron Miller, Secretary 
4. Wendall Gardner  
5. Jon Pratt 

 
Others in Attendance: 
1. Kevin Proft, Administrative Officer 
2. Theresa Dunigan, Recording Secretary 
3. Amy Goins, Ursillo, Teitz & Ritch, LLC 
4. Andrew Teitz, Ursillo, Teitz & Ritch, LLC 
5. Hammad Graham, Brisa Development, LLC 
6. Kevin Flynn, Land Use Consultant 
7. Douglas Brown, DBVW Architects 
8. Kristin Gelnett, DBVW Architects 
9. Alan Hanscom, Environmental Engineer 
10. Kim Smith Barnett, Historic Consultant, MacRostie Historic Advisors, LLC 
11. Bill Coyle, Real Estate Consultants 
12. Victoria Howland, Engineer, Pare Corporation 
13. Donald Cournoyer 
14. Stephen Crisafulli 
 

III. Remote Meeting Announcement: 
The chairman reviewed the Remote Meeting Announcement: 

 
General Proceedings  
A. Each agenda item will be read in-full to ensure it is clear what matter is before the board.  
B. Members should request permission to speak from the Chair prior to speaking. The Chair should recognize 

the Member by name.  
C. Members will identify themselves each time before they speak.  
D. All votes should be conducted by roll call. 

 
Public Comment  
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1. The public will be muted by the meeting administrator until the Chair opens the floor to public comment, 
at which point all members of the public will be unmuted.  

2. Members of the public wishing to comment should use the “raise hand” tool on their zoom screen so they 
may be called on by the chair to speak. If this method proves to be too challenging, the meeting 
administrator will mute all members of the publicand then unmute each member of the public one-by-one 
and ask if they have a comment. 

3. Members of the public wishing to comment should state their first/last name and address for the record, 
then state their comment.   
 

Documentation  
1. Documents associated with the items being discussed at the meeting are available to the public on the 

Planning Board’s webpage on the Woonsocket website. https://www.woonsocketri.org/planning-
board/pages/meeting-files 
 

Technical Difficulties  
1. If remote access is interrupted for all participants and cannot be restored within 10 minutes, the remainder 

of the meeting items will be continued to the following meeting.  
a. The board will preemptively vote to continue items not addressed due to potential technical 

difficulties to the next meeting to avoid the need to re-advertise said items. The date of said 
meeting must be included in the motion to continue. 

 
IV. Vote on Motion to Continue Advertised Agenda Items to the regularly scheduled Planning Board meeting on 

June 1, 2021 in the case of technical difficulties with the remote meeting. 
 
Motion to CONTINUE ADVERTISED AGENDA ITEMS TO THE JUNE 1, 2021 MEETING in the case of 
technical difficulties: Secretary Miller 
Second: Vice-Chairman Eappen 
Discussion: 
Vote: 
 
Chairman Finlay   Yes 
Vice-Chairman Eappen  Yes 
Secretary Miller   Yes 
Member Gardner    Yes 
Member Pratt   Yes 
 
Motion Passed   5-0-0 
 

V. Correction/Approval of Minutes:  
None. 
 

VI. Meeting Business: 
A. INFORMATIONAL MEETING – Major Land Development – Master Plan Review | Applicant: Brisa 

Development LLC | Owner: MCU Commercial Services, LLC | Project Location: 0, 115, and 119 Front Street (Lots 
15-16, 61, & 221) – 420 feet from the intersection of Bernon Street and Front Street | Project Description: The 
applicant is seeking Master Plan review and approval of a Major Land Development. The project will subdivide the 
existing three parcels into four parcels. The project includes the redevelopment of the existing stone mill buildings as 
residential units, the redevelopment of the existing two-story brick building as commercial space, and the redevelopment 
of the existing commercial unit front the Court Street Bridge as commercial space. The project proposes the construction 
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of a new, accessory recreation facility between the existing stone mills. The project may require waivers from the 
subdivision regulations. If the project is approved, it will require relief from the Zoning Ordinance. The Planning Board 
may vote on a motion to approve the Master Plan at this meeting. 
 
Amy Goins of Ursillo, Teitz & Ritch, LLC, representing Brisa Development LLC , introduced the team to 
the Board and provided an outline of the presentation.  
 
Hammad Graham of Brisa Development LLC spoke to the Board about Brisa Development LLC’s interest 
in the project, similar projects in the region, and its vision for Bernon Mills. He described a “smart density” 
approach, bringing new residents to the city within the Mill Buildings, while also providing several 
amenities onsite to help reduce overall car traffic. He noted the carriage building could provide “micro-
commercial” activity including a neighborhood supermarket and micro-office spaces. For the smaller 
cobbler building, he described a one tenant use for the 750 ft² available commercial space. Mr. Graham also 
explained the proposed construction of a new multi-sport recreation facility for tenant use only. Mr. 
Graham voiced concerns regarding the deteriorating unused Mill Buildings. He stated that the team wants 
to save the buildings but that time is of the essence. 
 
Kim Smith Barnett, a historic consultant at MacRostie Historic Advisors, provided expert testimony 
regarding the history of the site and individual buildings. 
 
Doug Brown of DBVW Architects provided an introduction and overview of the architectural firm. Kristin 
Gelnett of DBVW provided expert testimony as the Architect for the Bernon Mills project. Ms. Gelnett 
reviewed the plans and renderings of the proposed development and explained where water was intruding 
into the buildings. She also showed the historic structures previously located in the location of the 
proposed multi-sport facility. 
 
Victoria Howland an engineer with Pare Corporation, provided expert testimony as the Senior Project 
Engineer.  
 
Alan Hanscom provided expert testimony as the Environmental Engineer. He presented on onsite soil 
contamination.  
 
Kevin Flynn, a land use consultant, provided expert testimony. Mr. Flynn explained how the proposed 
project is consistent with the Comprehensive Plan and why the zoning relief necessary is appropriate.  
 
Bill Coyle provided expert testimony as real estate consultant. 
 
Attorney Goins ended the presentation and asked for questions. 
 
Chairman Finlay opened the floor to Public Comment. 
 
 Mr. Stephan Crisafulli, 99 Allens Street, said he fully supports the proposed development.  
 

Mr. Donald Cournoyer, 99 Front Street, said he supports the redevelopment project. He expressed 
a concern regarding access to the Bernon Mills property relating to his commercial property at 99 
Front Street.  
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Chairman Finlay closed the floor to Public Comment. He asked for the team to address the right of way 
mentioned by Mr. Cournoyer. Ms. Howland said the project surveyor will be providing an official updated 
survey later in the week which should resolve questions like the one raised by Mr. Cournoyer. Mr. 
Cournoyer indicated the location on one of the provided maps.  
 
Chairman Finlay then opened the floor to comments and questions from the Board. 
 
Secretary Miller noted that he supported the plan and that he looks forward to the completion of the 
project. 
 
Vice-Chairman Eappen agreed with Secretary Miller. His primary concerns regarding flooding and sloping 
were addressed in detail during the presentation. 
 
Member Gardner said he was excited by the presentation and the proposed project. 
 
Member Pratt stated it seemed like an ambitious project and a very good use of the facility. He said that the 
Engineering Division will need to work with the applicant prior to Preliminary and Final Plan approval on 
issues like utilities and drainage.  
 
Chairman Finlay asked for a tentative construction schedule. Mr. Graham estimated he thought it could be 
completed in two years. 
 
Chairman Finlay asked for information regarding the floor of the recreational facility. Mr. Brown said it is 
too early to have a detailed answer. He said there will be some sort of structural framing below a typical gym 
“multi-sport” floor. The floor will need to be elevated above the floodplain. He said there will be more 
detailed information at the Preliminary Plan stage.  
 
Mr. Kevin Proft said he had been in close communication with the development team leading up to the 
meeting and his comments had been adequately addressed. He noted that he had provided comments to 
the development team and that many of the comments will not be addressed until the Preliminary Plan 
stage, which is appropriate at the Master Plan stage.  
 
Mr. Proft reviewed the staff report provided to the Board, including his conclusion that the plan conforms 
with the comprehensive plan and the subdivision regulations. He noted that the Engineering Division will 
need to work with the applicant on untilies, drainage, and access easements prior to preliminary plan 
review. He noted that the Fire Department has identified a location where truck access is limited. He said 
the applicant has agreed to work with the Fire Department to address its concerns.  
 
He noted that the project will require various State and Federal permits. He suggested requiring them prior 
to Final Plan approval rather than Preliminary Plan approval in order to allow the review and approval 
process to move forward more smoothly, noting that this allowance may require a waiver from the 
subdivision regulations at the Preliminary Plan stage.  
 
Chairman Finlay stated he had confidence in this project and the assembled team. He read the Findings of 
Fact & Decision including the following Conditions of Approval: 
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1. The applicant shall obtain all necessary zoning relief prior to Preliminary Plan review by the 

Planning Board.  
2. The applicant shall coordinate with the Engineering Division to ensure utilities, drainage, and site 

access are acceptable to the City prior to Preliminary Plan approval. 
3. The applicant shall coordinate with the Fire Marshal’s office to ensure internal circulation 

accommodates the necessary Fire Department vehicles prior to Preliminary Plan approval. 
4. The applicant shall obtain and submit all required State and Federal permits to the Administrative 

Officer prior to Final Plan approval. 
 
MOTION TO APPROVE THE MAJOR SUBDIVISION MASTER PLAN with conditions: Member 
Gardner 
Second: Vice-Chairman Eappen 
Discussion:  
Vote:  
 
Chairman Finlay   Yes 
Vice-Chairman Eappen  Yes 
Secretary Miller   Yes 
Member Gardner   Yes 
Member Pratt   Yes 
 
Motion Passed    5-0-0 
 

Attorney Goins thanked the Board for its time. 
 

B. Capital Improvement Program | The Planning Board shall review a draft Capital Improvement Program developed by 
the Administrative Officer with input from City Departments. The Planning Board may vote to approve the Capital 
Improvement Program and send the document to the Mayor and City Council per Chapter 10, Article 6 of the City’s 
Charter. 
 
Chairman Finlay and Mr. Proft explained that due to the City’s limited financial resources, not all project’s 
proposed in the Capital Budget will be able to be completed. The intent of the document is to provide 
decisionmakers like the Mayor and City Council with a prioritized list of capital projects to better inform 
the budgeting process.  

 
MOTION TO APPROVE AND ADOPT THE DOCUMENT: Secretary Miller 
Second: Member Gardner 
Discussion:  
Vote:  
 
Chairman Finlay   Yes 
Vice-Chairman Eappen  Yes 
Secretary Miller   Yes 
Member Gardner   Yes 
Member Pratt   Yes 
 
Motion Passed    5-0-0 
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VII. Administrative Officer’s Report: 

None. 
 

VIII. Next Meeting Date: 
Tuesday, June 1, 2021 | Online via Zoom 
 

IX. Adjournment: 
MOTION TO ADJOURN (8:07 PM): Secretary Miller 
Second: Member Gardner 
Discussion: None 
Vote:  
 
Chairman Finlay   Yes 
Vice-Chairman Eappen  Yes 
Secretary Miller   Yes 
Member Gardner   Yes 
Member Pratt   Yes 
 
Motion Passed    5-0-0 

 



Addendum

Bernon Mills Findings of Fact & Decision
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