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Abstract
This paper is a needs-driven feasibility study for acquiring and
rehabilitating the Andrews Complex, located at 7-10 Fir Street,
Newport RI for use in Newport Art House’s Residency 2020
Project.
Newport Art House (NAH) commissioned this study responding to
the need for affordable housing and studios within Newport’s artist
community in the face of social change resulting from years of
municipal economic investment in seasonal tourism. The
Residency 2020 Project is one solution addressing equity,
sustainability, and community authenticity issues identified by the
City of Newport. It is an example of innovation at the intersection
of historic preservation, placemaking, and affordable housing.
Donovan Rypkema’s book Feasibility Assessment Manual for
Reusing Historic Building was utilized as the structural
methodology for the study, which includes research of national,
regional, and local variables.
The study found the Andrews Complex economically feasible for
conversion into a mixed use, affordable-housing artist studio and
gallery facility.

1

Executive Summary
This analysis explores the feasibility of the redevelopment of a historic property at 7-10 Fir
Street in Newport, Rhode Island, and associated structures, referred to as the “Andrews
Complex,” for use by Newport Art House to provide affordable housing with studio space for the
unprotected class artists. The Andrews Complex includes four structures built between 1881 and
the mid 20th Century that are currently owned and operated by the Andrews Express and Storage
Warehouse Company. The Andrews Complex satisfies one of three models defined in the
organization’s Residency 2020 Project, where three models were considered, initially, for
feasibility analysis. This study occurred between January and May 2018.

Proposed Use
The proposed use for the Andrews Complex is a mixed-use structure with 36 residential rental
units, 40 percent of which are below 60 percent of Area Median Income (AMI) and the
remainder rentable at market rates. The structure will also host offices, a commercial rental, and
communal residency spaces for artistic production with a public gallery.

Total Projected Costs
The total cost is $8,705,000 for the acquisition and development of the Andrews Complex.
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Source of Funds
The sources of funding identified and utilized in the Andrews Complex Residency 2020 Project
Feasibility Study were:
•
•
•
•
•
•
•
•

Federal Historic Tax Credits
Rebuild Rhode Island Tax Credits
Building Homes Rhode Island III Funds
Community Development Block Grant – Newport
HOME Funds
Affordable Housing Program Fund through the Federal Home Loan Bank
Housing Trust Fund Grant
Rhode Island Housing Property Acquisition and Revitalization Program (ARP)

Note that Low Income Tax Credits are absent in this study as per the advice of consultants. The
Low-Income Tax Credit program does not accept artists as a protected class, and would
necessitate a public process for allocating tenants that would make selection based on trade
illegal.

Income and Expenses as Projected
Projected Income:

$483,293

Annual Operating Expenses:

$309,815

Net Operating Income:

$173,478

3

Incentives Assumed
Multiple incentives were assumed in the feasibility study for the Andrews Complex Project,
these include, but are not limited to:
•

Historic Preservation Incentives
o Federal Historic Tax Credit funds offers an incentive based on the following
requirements:
“A certified historic structure is a building that is listed individually in the
National Register of Historic Places —OR— a building that is located in a
registered historic district and certified by the National Park Service as
contributing to the historic significance of that district. The “structure” must be a
building—not a bridge, ship, railroad car, or dam. (A registered historic district is
any district listed in the National Register of Historic Places. A State or local
historic district may also qualify as a registered historic district if the district and
the enabling statute are certified by the Secretary of the Interior).” 1
“To qualify for historic tax credits adherence to federal standards for
rehabilitation apply. The federal historic tax credit will be in the amount of 20
percent of qualified rehabilitation expenditures, which can include “costs of the
work on the historic building, as well as architectural and engineering fees, site
survey fees, legal expenses, development fees, and other construction-related
costs, if such costs are added to the property basis and are reasonable and related
to the services performed, but not “acquisition or furnishing costs, new additions
that expand the building, new building construction, or parking lots, sidewalks,
landscaping, or other related facilities.” 2

•

1

Affordable Housing for low- and moderate-income households:
o Rebuild Rhode Island Tax Credits (terms of Incentives Agreement found in Rule
13 of the Rules and Regulation for use of Rebuild Tax Credits). 3
o Building Homes Rhode Island III Funds.
o HOME Funds.
o Affordable Housing Program Fund through the Federal Home Loan Bank,

Technical Preservation Services, “Historic Preservation Tax Incentives.” (Pamphlet, Washington DC, 2012), p. 4.
Accessed April 2018.
www.nps.gov/tps/tax-incentives/taxdocs/about-tax-incentives-2012.pdf
2
Ibid., p. 10.
3
Rhode Island Division of Taxation in conjunction with the Rhode Island Department of Commerce,
Rules and Regulations for the Rebuild Rhode Island Tax Credit Program Regulation CR 15-19, (Regulatory
Document, Rhode Island, 2015), p 22, accessed April 2018,
www.sos.ri.gov/documents/archives/regdocs/released/pdf/DOTAX/8187.pdf
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o Rhode Island Housing Property Acquisition and Revitalization Program (ARP).
•

Affordable Housing for extremely and very low-income households:
o Housing Trust Fund Grant, Rhode Island Housing.

•

Benefit to low and moderate-income individuals:
o Community Development Block Grant – Newport.

•

Serve the needs of Rhode Island workers and Businesses:
o Rhode Island Housing Property Acquisition and Revitalization Program (ARP).

Many of these funds have overlapping but complementary objectives surrounding providing
housing for low to moderate-income individuals. As artists are not a protected group, Low
Income Tax Credits were excluded as a funding source for the Residency 2020 Project.

Affordable housing arrangements can be achieved through multiple applications. The most
obvious one is through the Low-Income Housing Tax Credit program, which stimulates growth
of low-income housing development through offsetting development costs in exchange for an
allocated number of units designated to households below specified income ranges. The
stipulations to construction, design, space allocation, and every aspect of a tax credit project
requires strict adherence to guidelines. This project adheres to the sizing and design guidelines
for low-income housing units within a development even though it will not use them. 4 The
participation in Low Income Housing Tax Credits would make a curated artist tenant selection
process illegal.

4

Rhode Island Housing, “Guides for Development, Section 3,” Rhode Island, 2015, accessed April 2018,
http://www.rihousing.com/filelibrary/2015_DH_Sec3.pdf
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Identification of Objectives
Objectives for the Residency 2020 Project included:
•
•
•
•
•

Usage requirements set by Newport Art House.
Affordable housing objectives of the city of Newport.
Capacity for commercial rental.
Positive Net Operating Income that covers staffing of project at $35,000 per year.
Debt Coverage Ratio of above 1.4 and at 1.1 by year 15.

The objectives of all parties involved in this project are described in detail in the “Objectives of
the Participants” section of this paper, starting on page 17.

Determination
All objectives were met contingent on the securing of gap funding.

Feasibility Conclusion
The Andrews Complex Residency 2020 Project is economically justifiable, and legally and
technically feasible.

6

Methodology
A real estate project is ‘feasible’ when the real estate analyst determines that there
is a reasonable likelihood of satisfying explicit objectives when a selected course
of action is tested for fit to a context of specific constraints and limited resources.
-Donovan Rypkema, Feasibility Assessment Manual for Reusing Historic Buildings. 5

The project initially involved looking at three residency model proposals to determine economic
feasibility, level of impact, and alignment with the Newport Art House mission as well as City
of Newport goals as outlined in the Comprehensive Plan written in 2017. These models were as
follows:
•
•
•

A free standing, 2-3 unit detached home with shared studio space.
A commercial storefront building with 2-4 housing units.
A large complex with mixed use and 30-40 housing units.

A preliminary assessment with real estate development professionals regarding these three
models established the latter, a large complex with mixed use and 30-40 housing units as the
most feasible model. As a result, this report focuses on a property located at 7-10 Fir Street, in
Newport RI, which fits these parameters. We have named this model the “Andrews Complex” to
facilitate communicating about the site throughout this document. The methodology for this
project includes researching the following topics:
•
•
•
•
•

5

Local and Regional Factors affecting the project feasibility
Real Estate Market Analysis
Architectural Assessment and Site Review
Financial Assessment
Intervention Tools available

Donovan Rypkema, Feasibility Assessment Manual for Reusing Historic Buildings, (Washington D.C.: Place
Economics, 2015), p.3.

7
Each of these topics are explored in depth through primary and secondary research utilizing
public information, municipal and state archives and resources, Global Information Systems
mapping (GIS), and other resources.

The structure of this feasibility report was guided by the outline offered in Donovan Rypkema’s
book Feasibility Assessment Manual for Reusing Historic Buildings.

8

Objectives of the Participants
Growing interest among policymakers and urban planners in the concepts of
creative economy and creative cities, which emphasize the value of
concentrations of creative people in one place, [has led to] a greater window of
opportunity to integrate artist space developments into urban revitalization
agendas.
-Rosario Jackson, et al. Artist Space Development; Making the Case 6
The American Planning Association recognizes how contemporary residents
interact with historic places, with multiple studies showing that a healthy
community has the ‘simultaneous ability to preserve and invent its culture — that
is, to conserve its history and heritage while developing new expressions for
current times.
-American Planning Association, Arts and Culture Briefing 2 7

Newport Art House: Residency 2020 Objectives
The name Residency 2020 refers both to the goal of breaking ground by the year 2020, and to the
possibility of looking back upon a situation with a greater sense of clarity than possible at the
time of an event. Newport Art House want to create affordable rental units for artists utilizing
the benefits endowed upon NAH through our non-profit status and sustained by a mission-based
approach. Non-profit real estate development is similar to its for-profit equivalent with one major
difference: instead of operating to produce returns for owners and shareholders, nonprofit
development reinvests profit into organizational costs and mission related programming. Nonprofits have access to certain funding resources that for-profit entities do not, and rely heavily on
grants, subsidies, and private-public partnerships. This project will utilize historic preservation

6

Maria Rosario Jackson and Florence Kabwasa-Green, “Artist Space Development; Making the Case” (Washington
D.C.: Urban Institute, 2007), p. 21. Accessed April 2018.
https://www.urban.org/sites/default/files/publication/31226/1001176-Artist-Space-Development-Making-theCase.PDF
7
Kimberly Hodgson, “Arts and Culture Briefing 2, Community Heritage and Culture: How the Arts and Cultural
Sector Strengthen Cultural Values and Preserve Heritage and History,” (Chicago, IL; American Planning
Association, 2011), p 1. Accessed June 2018.
www.planning.org/research/arts/briefingpapers/values.htm
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and low-income housing funding sources and therefore involves compliance with state and
federal statutes.

Residency 2020 aims to alleviate the “artist flight” already initiated through increased housing
costs associated with Newport’s seasonal economy and its recent second home ownership real
estate boom. The project will borrow from the holistic planning practice of place making, which
refers to a collaborative process by which “we can shape our public realm in order to maximize
shared value,” the practice and values inherent in historic preservation, and the equity espoused
in affordable housing and community empowerment. 8 The most effective way to grow
engagement in historic preservation and to increase a sense of belonging is to invite people to
live within historic places equitably. A great strategy for creating places that are lively,
energized, and activated is to diversify uses and include low income, median, and market
apartments, as well as condominiums, access to mixed use housing, and commercial activity
within one complex. An even better strategy for emboldening, empowering, and sustaining lively
places is to give artists a dedicated place to plan for long-term futures, a place to share their
ideas, process, and products, and the work-space to manifest their visions.

This project aims to create a self-perpetuating sustainable home for the community often relied
upon the heaviest for the economic development of municipalities, and simultaneously first to be
pushed out by the success of their own efforts: the artists.

For a deeper understanding of Newport Art House’s stance on the state of artists in Newport see
the organizations White Paper, in Appendix A, on page 115.

8

Project for Public Places, “What is Place Making,” Website, New York, accessed April 2018.
www.pps.org/article/what-is-placemaking
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Newport Art House Non-Financial Objectives
Newport Art House intends to be the owner as well as the management company for the
Residency 2020 Project at the Andrews Complex. The Project has the following objectives:
•
•
•
•
•
•

To create a hub for artistic experience that includes housing, working, and public access.
To create an affordable housing situation for the living artist in Newport, whether that be
the visual artist, musician, dancer, literary composer, culinary innovator, sculpture artist,
digital artist, or any other medium currently and actively pursued and to be redefined.
To provide non-predatory opportunities for the creation, sale, marketing, showcasing, and
sharing of contemporary culture and cultural products, as defined by the artist, through
access to individual studio and/or maker spaces in a commercially zoned building.
To increase access to community organized curation through creation of Newport Art
House exhibition spaces, offices, and event spaces.
To create a model that allows for the funding of Newport Art House annual staffing
expenses, in turn sustaining artist aligned advocacy and programing.
To preserve a historic building of Newport that fit the appropriate use objectives of the
project.

Many of these objectives align directly with the long-term goals of the city of Newport as
outlined in the Newport Comprehensive Plan. Written in 2017. These goals are outlined in the
“Local and Regional Factors” section of this study, starting on page 37. In addition, the
Residency 2020 Project addresses NAH’s Long Term Vision Statement implemented in 2016: 9
•

To make Newport a regional, national, and international hub for the creative arts where
artists can live affordably, practice liberally, and partake openly in the vision and
planning of the future of the city.
• To create programming opportunities that are replicable in other places that refer to the
above goals.
• To reify local arts communities as imperative to the new experience-based economic
structure.
Municipalities are realizing how artists support the success of their communities socially and
economically. NAH seeks to encourage and preserve the contemporary artistic community of
Newport County in place.

9

Newport Art House, “Organizational Mission, Vision, Values,” Website, Newport Art House, 2017. Accessed Jan.
2018.
http://newportarthouse.org/mission-vision-values/
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Newport Art House Financial Objectives
The organizations financial objectives of the Residency 2020 Project are to provide operational
funding for NAH, something not typically covered by foundations and grants.

Newport Art House’s Financial Objectives with the Residency 2020 are:
•
•
•

To create a revenue stream for NAH staffing of Residency 2020 Project at $35,000/year.
To embark on a mortgage with a positive debt coverage ratio at 1.1 by year 15.
To develop a financial model that optimizes source of funds from grants and other unmortgaged source of funds to keep debt at minimum.

We borrow language from the Art Space’s Best Practice document on artist residencies when we
share our financial objectives:
“The best projects create wealth for their host community, not for the developer.” 10

10

Art Space, “Lessons from 30 Years in the Field; Best Practices in Affordable Artist Housing,” (Report,
Minneapolis MN, 2014), p. 6. Accessed Jan. 2018,
http://www.artspace.org/sites/default/files/public/downloads/news/best_practices_asp_2014.03.04.web_.pdf
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Investor / Funders Objectives
This project relies on investors, grants, and philanthropic funding sources interested in initiatives
around community sustainability. Most of the potential funding partners seek project goals
focused on economic development, artistic capacity building, community preservation, the
sociocultural and socioeconomic success of Newport as a whole, innovation, or historic
preservation. For the purposes of this project, Newport Art House is the client, the owner, and
the developer. The organization welcomes the inclusion of investors or developers that would
create an economically favorable update to the financial structure of this project. Rhode Island
housing proved to be an appropriate, outcome-based investor of the mortgage for this project.

13

Investor / Funders Non-Financial Objectives
Some of these investors’ objectives might be:
•
•
•
•
•
•

To create a beautifully restored mixed-use property to diversify portfolio holdings and
establish a reputation of capacity in quality yet cost effective historic building
rehabilitation.
To establish a company’s reputation in local markets as community minded and
interested in the well-being of low-income residents, artists, or both.
To encourage a company or individual image of being innovative thinking, millennialpositive, and/or forward thinking.
To show tangible support for the well-being of a future Newport, populated with artists,
creatives, and employers attracted to this labor pool.
To provide affordable housing for very-low-, low-, and moderate- income residents.
To energize local entrepreneurship.

Some of these objectives are required as part of the incentives assumed.

14

Investors/ Funders Financial Objectives
We anticipate that the financial objectives of an investor/developer will include thefollowing:
•
•
•
•

A return on investment determined by investor (ROI, Cap rate, or Cash on Cash return).
To gain access to tax-credit revenue.
Debt Coverage Ratio above 1.1
Complete loan repayment within contract timeline.

These objectives need to be met for the project to be deemed feasible. They are outlined in the
Financial Synthesis section of this study, starting on page 102.

City of Newport Financial Objectives:
The City of Newport is projected to be financial partner in this project through their
administration of the Community Development Block Grant (CDBG).
The City of Newport will have the following objectives associated with the administration of the
CDBG grant:
•
•
•
•
•

Increased allocation of affordable housing for its citizens.
Long-term return on investment in the form of increased labor market.
Increased tax base associated with increased business activity.
Increased tourism revenue from experience economy-based initiative.
Increased real estate tax base from year-round residents created through year-round
economy efforts.

15

City of Newport, Non-Financial Objectives:
Newport Art House argues that a major beneficiary of the Residency 2020 Project are the artists
themselves. Another third-party beneficiary is the City of Newport. Analysis of the City of
Newport’s Comprehensive Plan, implemented in 2017, resulted in the identification of multiple
common goals. The “Local and Regional Factors” section of this study, starting on page 41,
takes a closer look at the language used in the Newport Comprehensive Plan that Newport Art
House’s Residency 2020 Vision addresses directly and indirectly.

The objectives of the city involve increasing the diversity in age of Newport residents, increasing
its population, creating a year-round economy, and attracting new industries. These objectives
are outlined in the Newport Comprehensive Plan of 2017 analyzed in the “Local and. Regional
Factors” sector starting on page 42.

These are only preliminary estimates of what the financial objectives of the City of Newport
might be. Examples of the impacts of artist spaces have been listed by the Urban Institute (Figure
1 and Figure 2 on page 16).

16

Figure 1 “The Effects of Artist Space Development on Artists” outlined by the Urban Institute. Source: Maria
Rosario Jackson and Florence Kabwasa-Green, “Artist Space Development; Making the Case” (Washington D.C.:
Urban Institute, 2007), p. 41, accessed April 2018,
https://www.urban.org/sites/default/files/publication/31226/1001176-Artist-Space-Development-Making-theCase.PDF

Figure 2 “Social Impacts of Artist Space Development” outlined by the Urban Institute. Source: Maria Rosario
Jackson and Florence Kabwasa-Green, “Artist Space Development; Making the Case” (Washington D.C.: Urban
Institute, 2007), p. 45, accessed April 2018,
https://www.urban.org/sites/default/files/publication/31226/1001176-Artist-Space-Development-Making-theCase.PDF
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Constraints
Preferred sites should be close to places where artists are living or working, as
well as near complementary spaces like studios, galleries, theaters, and supply
stores, when possible. The site should be accessible, especially through public
transit... The site itself should be adaptable to the specific spatial needs of artists.
The site should overlap with local redevelopment agendas, thereby making it
competitive for public support. It is also helpful to identify a site owned by either
the city or a “patient seller,” that is an owner who will give you the time to put
together your capital, which may take several years.
-Artspace, Lessons from 30 Years in the Field 11

Current Owner Imposed Constraint:
The Andrews Complex consists of three improvements on four lots. The current owner of the
property has indicated that he will not sell off any buildings or plots individually.

Newport Art House Imposed Constraints:
Newport Art House’s Residency 2020 Project comes with use, zoning, size and location
constraints.
•
•
•
•

Mixed use structure that allows for residential and commercial use.
High preference for a structure in a historic area and of historic significance.
Structure located within Arts and Entertainment District.
Ample space for living, making, and public space.

In addition to these constraints the project needs to be economically feasible.

11

Artspace, “Lessons from 30 Years in the Field; Best Practices in Affordable Artist Housing,” (Report, Minneapolis
MN, 2014), p. 4., accessed 2018,
http://www.artspace.org/sites/default/files/public/downloads/news/best_practices_asp_2014.03.04.web_.pdf
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Size and location:
A majority of the Newport Art House imposed constraints have to do with size and location.
These constraints are:
•
•
•
•
•

A complex large enough to accommodate for 30-40 housing units at sizes set by the HUD
room size standards (see Rhode Island Housing’s Guidelines for Development). 12
A property that will allow for housing as well as provide a lot to facilitate parking, square
footage for common area where artists have room for their creative practice and there is
room to show works in a gallery format, , and a commercial use to encourage foot traffic.
A property that is located close to the cultural nodes and commercial center of Newport
to create a network of possible pathways between organizations and businesses.
A location central enough for pedestrian and bike-central life-style.
A complex located close to the commercial nodes and transportation network of Newport
to reduce need for car ownership.

The Andrews Express and Storage Warehouse Complex, on 7-10 Fir Street, meets all these
constrains. The Land Use Map of the Andrews Complex communicates the compatibility of this
property with client-imposed constraints on the project (Figure 3, on page 19).

12

Rhode Island Housing, “Guidelines for Development, Section 3,” Rhode Island, 2015, accessed April 2018,
www.rihousing.com/filelibrary/2015_DH_Sec3.pdf
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Figure 3 “Land Use information about the Andrews Complex” located at 7-10 Fir Street, Newport RI. Source: Map
created by Tracy Jonsson utilizing City of Newport GIS base layers.
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Community and Political Factors
Paul Carroll, the director of civic investment for the city, said young people
struggle to afford the cost of living in Newport. With the city’s aging population,
its important to diversify the demographic, and a long-term housing structure for
artists would aid that diversification, Carroll said. Artists can contribute not only
innovative ideas but also solutions…’I think that it’s an incredible opportunity.
-Laura Damon, Newport Daily News, Feb 26, 2018 13

The Residency 2020 Project has political support in Newport. The Andrews Complex model
creates affordable housing for artists in Newport. Newport recognizes the need for affordable
housing in the city, so much so that it has exceeded the unit per capita requirement for affordable
units. Vacancy is low in this stock as is further discussed in the market analysis on page 69. This
study takes an innovative approach to affordable housing to be able to accommodate artists in
particular. In addition, the project includes historic preservation of an existing resource; the City
of Newport has a robust historic preservation agenda as part of its vision for a sustainable future.

13

Laura Damon, “Local Arts Group Pushing for Artists’ Live Work Spaces,” Newport Daily News, Feb 26, 2018.,
accessed March 2018,
http://www.newportri.com/newportdailynews/news/page_one/local-arts-group-pushing-for-artists-live-workspaces/article_e4ba3204-b638-51ca-ba3e-036811d581a6.html
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Government Support
The residency 2020 Project aligns well with local government priorities and policies in Newport.
Some examples of the project symbiosis are as follows:
•

•

•

The City of Newport is currently focusing on creating an Innovation Hub in the North
End of the town. Although this project is not located in the North End it sits centrally in
the “Arts and Cultural District” an about 5-minute drive away. Local government aims to
attract Science, Technology, Engineering and Math (STEM) oriented business, the
creative class, as well as national industry that focuses on innovation.
The Broadway Association of Newport, as well as the city, is rebranding Broadway as the
“Cultural Corridor” of Newport with the inauguration of the Opera House and other
businesses filling in previously “dead” real estate around Eisenhower Park. The park is a
5-minute walk from the Andrews Complex.
The City incorporated an “Arts and Entertainment District” overlay zone that allows for
the tax-free sale of artistic products. The Andrews Complex is within the boundary of the
Arts and Entertainment District overlay zone.

These are just a few of the projects that currently frame the planning and development priorities
in Newport.

The following two excerpts from the Newport Comprehensive Plan communicate

support for the type of project NAH is proposing. The first addresses housing as an economic
development engine, and the second excerpt encourages home-based businesses and
entrepreneurship:
City leadership understands that housing development and redevelopment are
both economic engines themselves, but that, a sufficient, safe and affordable
supply of housing to meet the needs of local employees is essential to economic
success. The City of Newport is investing resources in improving the quality of its
housing stock across all income levels and maintains affordable housing through
efforts such as the Community Block Development Grant (CBDG) and the
Newport Housing Authority programs. 14
Home Based Business Newport supports home-based business and has a higher
percentage of residents engaged in these types of jobs than the statewide average.
It has been found that the growing use of the internet and cellular communications
technologies combined with easy access to T.F. Green make Newport an ideal
location for remote work. This sector has the potential for major benefits in terms
of the flexibility of hours, ability to support mixed use, decrease seasonal
14

City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017” (Comprehensive Plan, Newport, RI, 2017), p. 4-9.
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employment peaks, reduce vehicle use, support and stabilize neighborhoods and
otherwise distinguish Newport from competing communities. This also ties into
the City’s efforts to reposition the north end. Newport already contains the type of
amenities desired by this unique population and their wages are often well above
the median income. 15
These policy statements, in addition to the general growing understanding of the experience
economy, the importance of artists to local long-term planning initiatives and the sustainability
of communities, positively demonstrates that the Residency 2020 Project aligns well with local
development and planning priorities and policies.

15

City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017” (Comprehensive Plan, Newport, RI, 2017), p. 4-11.
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Officials, Partners, and Supporters
The contributions of artists in Newport are well recognized, and many current artist residents are
known as involved and highly contributing community members. As a result, NAH enjoys broad
support from former and current elected officials such as Senator Dawn Euer, who serves
District 13 (Newport and Jamestown), former and current Planning and Historic District
Commission members, and members of City Council. NAH has favorable connections to a
multitude of stakeholders in Newport who have contributed to NAH arts programming through
collaboration, fiscal support, in kind donations, and resource sharing in Newport since the
organizations founding in 2015. Some of these entities are listed below:

Associations

Organizations

The Broadway Neighborhood Association
The Newport Chamber of Commerce
Local News Papers
The Broadway Street Fair
The Arts and Cultural Alliance

Bike Newport
Newport Art Museum
Jamestown Art Center
Newport Opera House and Theater
Norman Bird Sanctuary
Strange Attractor Theatre Company
Newport Arboretum
Church Community Housing
Daffodillion
Island Moving Company
Salve Regina University
Rhode Island Council for the Arts
Rhode Island Council for the Humanities
Public School system
Sankofa
FabNewport

Businesses:
Empire Tea and Coffee
Fifth Element
Caleb and Broad
Salvation Café

Newport Art House count these associations as supporters of the Residency 2020 Project at the
Andrews Complex, and will make concerted efforts to increase support within and outside of
these entities.
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Potential Opponents
At this time, there is no known opposition to this project. However, potential opponents could
emerge from the Kay-Katherine historic district neighborhood surrounding the complex. There
may be concerns from neighbors regarding the comprehensive permit, for example, as it implies
an increase in density, an influx of residents of lower socio-economic status than the surrounding
district, and a potential increase of foot and bicycle traffic.

Newport Art House anticipates pre-empting concerns with outreach sharing positive impact,
socio-economic benefits, and sustainability of mixed-use developments within residential zones.

25

Potential Impacts
Planning boards, investors, and artist advocacy groups are measuring the potential impacts of
artist residencies. Here are some findings of impacts identified:
•
•
•

Physical, social, and economic impacts of artist residencies: Physical impacts included
reducing blight, animating vacant property, and preserving historical buildings.
Social impacts included increasing arts programs for residents, diversifying low-income
communities, and developing youth.
Economic impacts included increasing job opportunities, developing real estate and
increasing real estate value, and promoting creative clusters. 16

These are some of many potential impacts of artist residencies in general. For the Andrews
Complex Residency 2020 Project, these specific impacts are expected:
•
•
•
•
•

Rehabilitating an industrial street scape into an attractive residential structure honoring the
history of the structures involved.
Turning Fir Street from a dark industrial cut-through street into a complex enlivened by
residents, business, and art.
Increasing affordable housing stock for creative low- and median-income artists.
Fostering community and intellectual exchange within the artist community and providing
space for the exchange of ideas between artists and the rest of the Newport community
within the complex.
Providing residents and community members with artist making space.
Fulfilling one of Newport Art House’s goals of making Newport one of the known
successful artistic hubs of the North East.

The Residency 2020 Project at Fir Street will mean a net decrease in car traffic on this street as its
current use as a moving and storage facility requires the frequent movement of large semi-trucks
who in addition to providing noise are a visual detriment to the street. NAH anticipates an
increase in bike and pedestrian friendliness on Fir Street, an increase in lighting and ambiance,
traffic calming design, and an influx of a great community of people. At this time there are no
negative impacts projected, but other potential impacts will be assessed as the project progresses.

16

Maria Rosario Jackson and Florence Kabwasa-Green, “Artist Space Development; Making the Case” (Washington
D.C.: Urban Institute, 2007), p.13.
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National, Regional and Local Factors
[It] can be called an “accidental work of urban art,” for Newport was never subject
to a methodical plan with a grand vision. The city is the sum total of centuries of
evolution, resulting in a work of art and eliciting many of the responses associated
with a work of art: admiration; condemnation; interpretation; and, not least of all,
inspiration.
-John R. Tschirch, Mapping the Newport Experience 17

National Factors
National Factors affecting this project are the emergence of the Experience Economy, Public
Policy, Social Trends, and the Economic Conditions regarding Historic Preservation and
Affordable Housing. Each of these are discussed in detail, below.

The Experience Economy
The experience economy is a concept developed by futurist Alvin Toffler and economists Joseph
Pine and James Gilmore. 18 They argued that the economy of the 21st Century would be one
where products and places intrinsically endowed with a sense of novelty would be the ones most
competitive in a market: the novelty referred to related directly to an emotional response to place,
activity, environment, and ambiance. The move towards an experience economy was predicted
after our service industry economy, where a generation were removed from the concept of direct
gratification (Figure 4). The future described by these scholars has arrived as Americans reaching
adulthood are seeking everyday environments that offer engagement. Pine and Gilmore share a
graph of the economic distinctions between the service and the experience economy (Figure 4).

17

John Tschirch, “Mapping the Newport Experience: A History of the City’s Urban Development,” (Newport
Historical Society Research Paper; Newport RI, 2016), p. 5, accessed Feb. 2018,
http://www.newporthistory.org/wp-content/uploads/2016/12/NHSMapping-NewportEssayFinal.pdf
18
Alvin Toffler The Culture Consumers: A study of Art and Affluence in America, (Random House, 1973).
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Figure 4 “Economic Distinctions and the Experience Economy.” Source: Joseph Pine and James Gilmore, “Welcome
to the Experience Economy,” Harvard Business News; July-August Issue (1998), accessed 2018,
https://hbr.org/1998/07/welcome-to-the-experience-economy.

The Economic Distinctions graph captures an economic timeline absorbed by most Americans by
the time they’re out of middle school: Each economic time period had its unique influence on
how we as a people lived and participated in in the economy. In the early service industry
economy there was a preference for a shared office space of cubicles located no further than an
hour away from a bedroom community. Today that work can be done at home, but the preference
is for a small office located on a lively main street where a coffee shop can serve as an auxiliary
meeting space and where spontaneous sensations can be experienced. Pine and Gilmore organize
experience into four realms that are their most attractive and profitable where they intersect.
These are passive participation, absorption, immersion, and active participation. 19

In his 1984 book “Future Shock” economic futurist Toffler described a place where “physic
gratification” is coveted and consumers will allocate significant amounts of money to spend on

19

Joseph Pine and James Gilmore, “Welcome to the Experience Economy,” Harvard Business News; July-August
Issue (1998), accessed 2018,
https://hbr.org/1998/07/welcome-to-the-experience-economy.
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product that likens a future memory, or a transformation of a present moment from something
mundane to something memorable. 20 What we see today is an experience society that has access
to easy information, but that looks for a reality (i.e. a home, a work environment, and a social
environment) that provides them with a specific feeling that surpasses expectation. Toffler
describes witnessing a “shift from the ‘collection’ of things to the collection of ‘experiences” that
has large economic implications. 21 In the sale of experiences he describes a move from micro to
macro by using the art world as a metaphor where a painting no longer being an important
destination, but instead the “gestalt” created by “the exhibition, the street the gallery is on, the
noise of a bus rumbling by.” 22

The generation operating in the experience economy declines institutional authority for individual
tastemakers and is more likely to go to a place seen on Instagram than read about in an
established travel magazine: the power of engagement starts before arrival. Instantaneous
satisfaction is available to this group through established networks of social narration establishing
a “good life,” which to an under paid population with undervalued academic credentials involves
the feeling of accessing lifestyles promised but unfulfilled; in other words, experiencing life on a
budget but with a feeling of luxury. Connection plays a role to this generation, connection
between people, tastemakers, artists and novelty, historical places and time-space
phenomenology. For a generation where every product is a click away, the receiving of an
experience is more novel and worth paying for. 23

20
Alvin Toffler, Future Shock, (New York: Bantam, 1984) and Joseph Pine, and James Gilmore, the Experience
Economy, (Boston: Harvard Business School Press, 1999).
21
Alvin Toffler and John McHale, "The Future and the Functions of Art: A Conversation between Alvin Toffler and
John McHale." Leonardo 20, no. 4 (1987): 391-95. doi:10.2307/1578537, p. 391.
22
Ibid, p. 391.
23
Ibid. p. 391.
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With such a change in the quality of products and services this generation has moved back to
cities where walking is possible, where interaction is easier, and where a diversity of activities is
present. A lot has changed, and so will planning offices of cities interested in thriving in the
experience economy.

The experience economy lies at the intersection of multiple variables: the presence of a physical
sense of place (public cultural infrastructure), an intangible cultural milieu that includes hard and
soft infrastructure in support of new ideas and educational opportunities (clusters of creative
agents), access to an interesting and joyful leisure lifestyle (natural and cultural programming),
and the availability of satisfying job prospects (economic security). 24

Cities are increasingly rebranding by accentuating resources that align with these values. The new
way to look at an urban space and its interventions requires not only inventorying historical and
cultural resources, but also how and if they have an important use value, symbolic dimension, and
experience value. 25 According to authors like Metz, Landry, and a large group of thinkers
gathered and compiled by O’Dell and Billing, millennials and creatives seek out “the good life” in
decision making regarding where to live. The “good life” registers highly in places where novelty
and “experiences” are spontaneously available in everyday routines. 26 As Newport struggles with
sustainable tourism, long-term population stabilization, and unemployment it can look to its
coveted title of being an established place with access to “the good life” as a possible solution. In

24

Gitte Marling, Ole B. Jensen and Hans Kiib, “Designing the Experience City- The role of Hybrid Cultural
Projects,” Nordic Journal of Architectural Research Volume 20, No 1 (2008), pages 21-38, accessed Feb. 2018,
www.arkitekturforskning.net/na/article/viewFile/120/91
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Ibid, p. 23.
26
Tracy Metz, FUN! Leisure and Landscape, (Rotterdam: NAi Publishers, 2002); Charles Landry, the Creative City.
A toolkit for Urban Innovators, (London; Earthscan, 2000); Tom O’Dell, and Peter Billing (eds.) Experiencescapes.
Tourism, Culture and Economy, (Copenhagen: Copenhagen Business School Press, 2005).
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Newport, the tension of an impending real-estate boom is tangible: artists willing to take on the
risk of job-insecurity in exchange for experience have always been attracted to the art-historical
value, natural beauty, walkability, and scale of the town. These are the same variables that make
the town attractive to tourists, only long-term stays are economically unsustainable for low-risk
individuals.

As the rest of the American economy dives into an economy where the seller’s job is to “stage”
and the factors of demand are “sensations” real estate investment has zoomed in on areas where
the experts on the lifestyle seem to congregate. These experts are the unprotected group “artists”
and the closely associated but distinct “creative class,” combined referred to as “bohemians.”
Statistical research reveals a “relationship between geographic concentrations of bohemians,
talent, and high-technology industry concentration” that shows that “the presence and
concentration of bohemians in an area creates an environment or milieu that attracts other types of
talented or high-human capital individuals” and that bohemian communities frequently supersede,
and later attract, high-tech industries. 27 Places like San Francisco are back-tracking from the
growth of real-estate development and tech industries resulting from the value created by its
artists’ communities.

27

Richard Florida, Cities and the Creative Class, (London: Routledge, 2004), p. 114.
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Public Policy
In the wildfire of city- and state-wide rebranding for the experience economy one finds a new
narrative that serves to attract residents and visitors belonging to the creative class, a term coined
by Richard Florida in his book The Rise of the Creative Class. This class is vaguely described as
one “creating for profit” as a result of the possibilities offered through, and mobility accessed by,
the use of technology, the disappointment experienced by educated young adults facing a lackluster job market, and the generational “transition to a post-materialistic politic” that has shifted
values away from meeting “material needs to one that stresses belonging, self-expression,
opportunity,…community, and quality of life.” 28 In general this group is seen as one mobile
enough to be capable of[- and willing to- take on the economic risks of investing in up-and
coming places and economically generative tax bases. These variables make them attractive to
cities and municipal governments.

Florida’s research had a major impact on how real estate investors, cities, and planners see the
creative class. As a result, cities around the country unabashedly market towards attracting
“creatives” by touting the assets that are of value within the experience economy. A quick search
results in many examples of the rebrand phenomenon in cities like Albuquerque, St. Louis, and
Denver; tech and entrepreneur incubator, tech hub, and medi-tech hub related to cannabis,
respectively. 29

28

Richard Florida “The Rise of the Creative Class: And How It’s Transforming Work, Leisure, Community, and
Everyday Live,” (New York: Basic Books, 2014), p. xv.
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The fourth chapter of Florida’s book focuses on the importance of place and has informed a new
generation of planners. He notes that “creatives do not move for traditional reasons” and that the
attractions cities have focused on in the past like stadiums, malls, tourism and entertainment
districts, are “irrelevant, insufficient, or actually unattractive to them.” 30 They are instead
interested in diversity quality place, and authenticity. The latter comes from many aspects of a
community such as “historic buildings, established neighborhoods, a unique music scene, specific
cultural attributes” that offer a “unique and original experience.” 31 Jane Jacobs is quoted by
Florida highlighting “the role of older, underutilized buildings… associated with bohemian
enclaves as important spaces of innovation.” 32

What Florida realized with time is that without the pre-emptive policies to preserve buildings,
social networks, and communities that endow places with authenticity, cities will, once flooded
with the “creative class,” find themselves battling unexpected inequities. In his follow up book
The New Urban Crisis: How Our Cities Are Increasing Inequality, Deepening Segregation, and
Failing the Middle Class-And What We Can Do About It, Florida reneges on his insistence that
the creative class is the ideal city population by default. 33 Analyzing the same places he profiled
for his first book, he now emphasizes how preemptive infrastructure has to be created by cities to
prevent gentrification. Gentrification, according to Florida, is a stage in the life of a place that
occurs when real-estate investors move in on a neighborhood or city to create infrastructure for, or
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to attract, the creative class that is unaffordable to an original resident demographic that often
includes disenfranchised populations and artists interested in authentic neighborhoods and cheap
live-work spaces. Scholars argue that this class is the main consumer of art and culture, not the
creators of these resources, and that there needs to be a clear delineation between the economic
term of the “creative sector” and those who identify as “cultural creators.” 34 The use of the word
“creative class” is falling out of favor as the understanding of the term deepens. The term refers to
people in high-paying sectors that require individual and innovative thought, but that do not
necessarily participate in the creation of cultural products. The latter contribute to the authenticity
and sustainability of place.

The retrospective signs of post-gentrified neighborhood is a glut of second homeowners,
international investment, and venture capital investment.

A gentrification-fighting planning focus is emerging at the intersection of art, tourism, historic
preservation, housing, sustainability and long-term economic development. The study of how
these variables interact and the development of holistic planning policies that take some or all of
them into account has been named “place making.” The goal of place-making is to create
vibrancy, equity and sustainability through community and planning initiatives. It is not a
product, but a process meant to be the “means to an end: the creation of Quality Places.” 35
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Public policies that incentivizes historic rehabilitation and development projects, affordable
housing, and strategies creating sustainable year-round economic success in the experience
economy are factors that affect the success of the Residency 2020 Project.
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Social trends
Multiple major historical towns worldwide have experienced gentrification from tourism and are
focusing on how to retain its local residents, preserve its cultural resources, stabilize housing
costs, and retain authentic communities (see Appendix A: Newport Art House White Paper on
page 110). Municipalities and their communities’ benefit from a move away from the tourist
economy (service industry) to the experience economy as an investment in its future, and those
that embrace their artist community are likely to be most successful. The experience economy
requires “stagers;” people who juxtapose resources into configurations that fall within the Four
Realms of Experience an (Figure 5). The artist community is expert at staging experiences and are
already utilized by smart businesses to turn a service into an experience, whether the businesses
are aware of it or not.

Figure 5 “The Four Realms of an Experience.” Source: Joseph Pine and James Gilmore, “Welcome to the
Experience Economy,” Harvard Business News; July-August Issue (1998), accessed 2018,
https://hbr.org/1998/07/welcome-to-the-experience-economy
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Music at an eatery or food serving bar, art in café’s, busking in parks, immersive exhibits and
public places are all examples of moving from providing service to creating experience.
A McKinsey consumer survey conducted in 2016 found that “consumers of all ages are opting for
experiences, with millennials leading the charge.” 36

Studies show that the product of experience “is bound to be culturally, historically, as well as
sociologically specific,” making historic places advantageously endowed in the experience
economy. 37 Newport, with its already large number of visitors, its historical resources, and its
artist community is well positioned in the experience economy; growing the artist community will
attract the “creative class” espoused by the municipality (see Local and Regional Factors, p. 44).
It is, however, both unsustainable and predatory to utilize this community for economic growth
without providing the same community the opportunity to remain in Newport year round and
long-term.

There is no doubt that the trend towards the experience economy allows innovators, artists, and
creative capacity an honored seat around the planning process round table not previously reserved
for them. 38 Historic preservation as a field, both as cultural heritage destination and real-estae
development tactic, can expect to serve a greater role in ensuring the equity, diversity,
authenticity, and continued success of places in the experience economy.
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Economic Conditions: Historic Preservation and Affordable Housing
For the field of historic preservation, there is now a huge opportunity to connect the touted
benefits of our practice (economic development, neighborhood revitalization, increased
investment) with the demand created by the expectations of experience economies.
Simultaneously we can utilize the same tactics to create opportunities for intangible heritage
preservation through our expertise in public-private partnerships, community involvement, and
financing problem solving. The field has proven its worth as American cities reenergize through
rehabilitation, and the values of sustainability, long-term thinking, and centralized live-work
situations are becoming increasingly mainstream.

As cities brand for a new sort of tourism promoting their creative class or the experience
economy, preservationists can utilize tax credits, historic district designations, and non-for-profit
grant-fund access to create affordable housing options for the unprotected class of artists, as well
as the poor, the elderly, small business owners, and single parents disproportionately located in
older neighborhoods. 39 The gap between affordable housing and historic preservation is by
necessity closing in places experiencing hot housing markets. It is recognized that the experience
economy, the creative class, and the homogeneity that inherently accompanies venture capital and
long-distance real-estate investment threaten the diversity and community inherent in historical
places.
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Local and Regional Factors
There are multiple local and regional factors that might affect the project at the core of this
feasibility study. These factors range from the Rhode Island state level through its Rhode Island
State Guide Plan to the Newport Comprehensive Plan and its Vision Statement Goals. Each is
addressed in detail below.

The Rhode Island State Guide Plan
The Rhode Island State Guide Plan is a comprehensive document that outlines the economic and
social policy goals for state legislators by the year 2035. Rhode Islanders are unanimous in their
“pride and appreciation for the State’s assets, particularly its great natural environment,
architecture, long-standing institutions, and cultural resources.” 40 In its vision section the Plan
outlines its goals for the state. In the future, Rhode Island wants to be a place where:
● “Individuals, entrepreneurs, and innovators of all backgrounds will want to come,
stay and work, and are supported and encouraged.
● Urban communities are reinvigorated with new investment bringing new jobs and
new housing options, and improving the quality of life for our most disadvantaged
residents without displacement.
● A sustainable economy preserves, sustains, and restores the natural environment,
improves the resiliency of our built environment, and creates green collar jobs.” 41
These three goals demonstrate an encouraging tone towards place-making initiatives. These goals,
combined with the high quality of life accessible in Rhode Island, makes it ripe for innovative
projects that combine historic preservation, housing accessibility, and capacity building for
entrepreneurs and artists.
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The Newport Comprehensive Plan
The City of Newport updated and published its comprehensive plan in 2017. A comprehensive
plan is an in-depth written document that guides a municipality in achieving its planning
objectives by laying out common goals and objectives. Newport’s comprehensive plan projects
out to 2036 and addresses economic development goals, land-use priorities, resource management
identification and stewardship, community demographic goals, as well as cultural priorities.
Comprehensive Plans are developed through multiple public meetings. Once implemented they
then serve as a document by which the community can hold its leaders accountable. In addition,
the plan empowers, and sometimes gives municipalities grounds to fund, projects that align with
the implementation of these goals. The statistics in the plan serve as markers of the city’s success,
as measured by variables of population, economic investment, labor statistics, and more.

Many of the unique economic and demographic challenges facing Newport are outlined in the
Newport Comprehensive Plan. These include attracting the creative class, retaining and attracting
young people, diversifying the labor market, increasing wages, encouraging entrepreneurship,
creating a year-round economy, and providing additional housing. NAH’s Residency 2020 Vision
addresses many of these challenges directly, thus being an appropriate project for the municipality
of Newport, as well as private and public funders interested in achieving these planning goals, to
fiscally and socially support.
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Vision Statement Goals of the Newport Comprehensive Plan
Fourteen of the thirty-two-bullet goals in the “Vision Statement Goals” Section of the Newport
Comprehensive Plan align with the vision statement of the Residency 2020 Project and are copied
below. In 2036 Newport wants to be:
“A Prosperous City:
● Where the community has the resources it needs to provide the…facilities desired.
● Where investment in the future is used as a tool to create value for all.
● Where great paying jobs are available in a diverse range of fields;
● Where a wide-range of businesses and entrepreneurs thrive year-round.
● Where regional and global businesses want to be located.
A Beautiful City:
● Where culture, history and architecture are respected and preserved.
● Where good design and planning enhances the community and preserves its unique
heritage and protects its natural assets.
● Where art in all its forms is found throughout the community;
● Where good design and planning enhances the community and preserves its unique
heritage and protects its natural assets.
A Happy City:
● Where proud citizens celebrate their community’s unique sense of place.
● Where all citizens have equal access to resources and opportunities.
A Collaborative City:
● Where community leaders embrace an integrated, strategic approach to planning,
programming, budgeting and staffing.
● Where communication and community collaboration are the foundation of good
decisions.
A Resilient City:
● Where the built environment, economy, investments and all aspects of the
community are designed, structured and operated to adapt to physical, financial,
social and other challenges.” 42
The Residency 2020 Project outcomes so closely align with these objectives that the use of the
Comprehensive Plan as an advocacy tool for the project renders it invaluable. A major barrier to
reaching these goals relate to demographic and housing challenges outlined in the demographic
data section.
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City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017” (Comprehensive Plan, Newport, RI, 2017), p. 1-8.
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Demographic Data: Newport Population Projections
Many of the challenges perceived in Newport have to do with population: there is a small
community of year-round residents and a large influx of visitors in the summer months. In 2015
the total year-round population was 24,340. Even within the small year-round population, there is
fluctuation due to the presence of two universities, Salve Regina University and the Rhode Island
Community College, and the Newport Navy Station. The Newport Comprehensive Plan outlines
how Newport experiences transience in its population demographics on a yearly basis (Table 1).

Table 1 “Entities Causing Seasonal Population Growth in Newport.” Source: C City of Newport, Zoning &
Inspections Department, “City of Newport Comprehensive Land Use Plan February 2017” (Comprehensive Plan,
Newport, RI, 2017), p. 1-4.

The actual number of year-round residents calculated potentially includes annual and four-to-five
-year residency for college attendance. Holistically, this might mean that there are even fewer
young people in Newport than is being reported, since this population is included in both resident
and seasonal numbers.

Tourists make up a large influx of people who visit Newport with an intentional, short-term
interest. With a very large tourism population, year-round residents represent 1/140th of people
experiencing Newport by living, paying taxes, and sustaining the community in the winter
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months. Only a little more than half of Newport’s 24,000 residents are likely to live in town
longer than 4 years. 43

Figure 6 “Newport’s 2000-2010 Age Distribution Numbers.” Source: City of Newport, Zoning & Inspections
Department, “City of Newport Comprehensive Land Use Plan February 2017” (Comprehensive Plan, Newport, RI,
2017), p. 1-4.

A favorable demographic trend for Newport, as it relates to the values of the Residency 2020
Project and the experience economy, is Newport’s diversity. The Comprehensive Plan states

43

This assumption we arrive upon by adding the Salve Regina University Population and the Active Military
population and subtracting from the total official population number.
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“Newport continues to be primarily white, but continued diversity in the other Race category and
Hispanic or Latino ethnicities can be seen.” 44

These demographic conditions may affect the feasibility or success of the Residency 2020 Project
positively, as there is strong demand for affordable year-round housing attractive to a younger,
year-round demographic.

Newport and Age Demographics
The year-round population has been decreasing and aging significantly since the 1980s according
to the Newport Comprehensive Plan. Projections include both population loss and an aging
community (Figure 7). The issues around mitigating population decline and aging would likely be
a primary focus for the city government if the town did not receive such an influx of tourists
annually. Since visitation is the main economic driver of Newport, it makes the sustainability of
its small, greatly transient year-round residents reliant on the success of creating a year-round
industry and on attracting and encouraging the growth of industries that bring diversifying agegroups interested in long-term residency.
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City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017” (Comprehensive Plan, Newport, RI, 2017), p. 1-6.
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Figure 7 “Trend in Population Decrease.” Source: City of Newport, Zoning & Inspections Department, “City of
Newport Comprehensive Land Use Plan February 2017” (Comprehensive Plan, Newport, RI, 2017), p. 1-5.
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Population Hurdles for Achieving the Comprehensive Plan Goals
The section in the Comprehensive Plan named “City of Newport 2036 Issues” touches on some of
the concerns that emerge when population projections and wider goals are combined. How do we
achieve the “happy city with community pride” the plan envisions if there is a very low number of
permanent residents in it, for example? 45 Many of the goals necessitate a stable population with
long-term interests in the future of the city, including multiple modes of investment, ranging from
economic (taxes, entrepreneurship, historic preservation and cultural resource preservation), to
sweat-equity based investment (preservation of communities, advocacy, retention of authenticity,
and the creation of engagement). The relationship between population variables and the
comprehensive plan goals challenges are clear (Table 2).

Table 2 “City of Newport 2036 Issues.” Source: Listed in the City of Newport, Zoning & Inspections Department,
“City of Newport Comprehensive Land Use Plan February 2017” (Comprehensive Plan, Newport, RI, 2017), p. 1-9.
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City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017,” (Comprehensive Plan, Newport, RI, 2017), p. 1-7.
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The experience economy model necessitates integrative thinking and policy creation that results
in increases of both visiting and permanent resident demographics. Authentic places that include
contemporary culture creators attract cultural tourists, whom are known to spend more time and
more money than other types of tourists and who could be significant contributors to a year-round
tourism economy. A Mandala Research LLC study from 2013 show that the U.S. cultural traveler
spends 60 percent more, approximately $1,319 per trip compared with $820 for domestic leisure
travelers. 46

Places that elevate their arts community and tout diversity of race, age, thought, and economic
standing attract the creative class and sectors that want to locate in places where the creative class
thrives. This increases activity in the year-round economy as well as it elevates the year-round
population.

The creation of a historical rehabilitation project that creates affordable housing for the culture
makers and artists of Newport is to create stability for the makers of experience and contemporary
culture. These populations, in turn, choose to live in Newport because of its architectural beauty,
natural resources, and access to an environment that can be credited to decades of successful
cultural preservation efforts.
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Cheryl Hargrove, “Cultural Tourism: Attracting Visitors and Their Spending,” Americans For the Arts 2014
National Cultural Districts Exchange, accessed May 2018,
https://www.americansforthearts.org/sites/default/files/pdf/2014/by_program/reports_and_data/toolkits/cultural_distri
cts/issue_briefs/Cultural-Tourism-Attracting-Visitors-and-Their-Spending.pdf.
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Employment Data
Rhode Island has struggled with creating labor conditions favorable to lowering its
unemployment numbers. The following paragraph is Rhode Island Housing’s description of wage
trends in Rhode Island:
Wages in Rhode Island are lower than both the national and
regional average… The average wage for a private sector worker in
Rhode Island was $39,827 in 2007, compared to the national
average of $44,355. Three of the state’s five largest industries have
average annual wages lower than the state’s overall average private
sector wage; these include: Health Care & Social Assistance, Food
Service & Accommodations, and Retail Trade. 47
In Newport County, just over 8 percent of residents live below the poverty line, ranking the
county second-highest in the state in rate of poverty after Providence according to a study
conducted in 2010. 48 In the City of Newport, poverty was experienced by 13.3 percent of the
population in 2016. 49 Paradoxically the 2012-2016 US Census estimated a median household
income of $59,794 for the City of Newport. 50 Rhode Island ranks 27th in poverty nationally
according to the 2012-2014 census, with 14.3% of the population living in poverty. 51 The median
household income emphasizes the income inequality in Newport.
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Rhode Island Housing, “State of Rhode Island Consolidated Plan 2010-2015,” (Report, Providence Rhode Island,
2010), p. V5. Accessed February 2018,
http://www.rihousing.com/filelibrary/Ch5_MarketAnalysis_FINAL.pdf
48
Ibid. p. V8.
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United States Census Bureau, “Quick facts; Newport County Rhode Island 2012-2016,” accessed March 2018.
https://www.census.gov/quickfacts/fact/table/newportcountyrhodeisland/HSG860216#viewtop
50
Rhode Island Department of Labor and Training, “Rhode Island City and Town Income American Community
Survey Estimates 2012-2016,” accessed February 2018.
http://www.dlt.ri.gov/lmi/census/inc/towninc.htm
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Paul Edward Parker, “Census: No Progress on R.I. Poverty Rate,” Providence Journal, Sept. 17th, 2015, accessed
May 2018,
http://www.providencejournal.com/article/20150917/NEWS/150919433
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The National Low-Income Housing Coalition estimates that for a renter earning a mean renter’s
wage on Aquidneck Island, where Newport is situated, a 61hour work week is required to afford
the average one-bedroom, 78 hours for a two-bedroom, and 113 hours would be required for a
three-bedroom unit. 52

A Newport resident employed in the service industry should spend approximately $5,913 on rent
annually to be able to enjoy an economically adequate standard of living. For artists moonlighting
in the service industry, the rental burden should not be more than $493 per month. This number
aligns with the conclusion of the National Coalition for Low Income Housing study that estimates
a $632 rental cost as affordable at mean renter wage, and a $499 rental cost affordable to people
working at minimum wage. 53

These numbers allow us to conclude that there is a need for affordable housing in Newport that
accommodate for a $499-$632 rental rate per person. This consideration has been taken into
account in the financial calculations for the Andrews Complex Project.

52

The National Low Income Housing Coalition, “Out of Reach 2017: Rhode Island,” website accessed March 2018.
http://nlihc.org/oor/rhode-island
53
Ibid.
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Labor and the Arts in Newport
Many labor market statistics group the arts with entertainment, recreation, accommodation, and
food service. This makes it difficult for advocates to track the entrepreneurial economic
contribution of what some politicians refer to as “solopreneurs.” 54 This grouped labor force
represented 20.8 percent of the Newport labor market in 2014 according to the Newport
Comprehensive Plan (Figure 8).

Figure 8 “Newport Employment Demographics, by Labor Sector.” Source: City of Newport, Zoning & Inspections
Department, “City of Newport Comprehensive Land Use Plan February 2017,” (Comprehensive Plan, Newport, RI, 2017),
P. 4-3.

The growth sector most attractive to the city is a regional version of the tech industry, which
based on current conditions, continues the trend of focusing on maritime engineering (see quote
from Comprehensive Plan, below). A vision to attract “innovation” and thus high-incomeearning, STEM-based industries is high on the priority list for the city, as these industries will

54

John Florez, “Florez Starts Laying Out his Vision for Rhode Island’s Future,” Newport Buzz Online News.
Accessed May 2018.
http://www.thenewportbuzz.com/florez-starts-laying-out-his-vision-for-rhode-islands-future/11650
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attract such creative class labor groups as engineers, graphic designers, and industrial designers.. 55
The increase of population belonging to this group is inherently the outcome of many of the
projects being spearheaded by the City of Newport, notably the creation of the Innovation Hub
and the Newport TechWorks Innovation Center. 56

The higher echelons of the “creative class” represents a different group than the target
demographic of the Residency 2020 Vision (see Target Market, page 69). They do, however,
represent the group of people who are drawn to neighborhoods who have mastered the experience
economy model, and are in addition likely to be large contributors to the success of the cultural
sector of Newport. The Comprehensive Plan addresses this population with enthusiasm:
73 percent of the civilian workforce at Naval Undersea Warfare
Center (NUWC) was employed in Science, Technology,
Engineering and Math (STEM) occupations. Individual annual
wages are estimated at $110,000. The importance of this facility to
the region and to Newport cannot be overstated. 57
The class espoused in the above statement is the creative class described previously in the
“National Factors” section. These are the consumers of, not the creators of, creative products and
productions.

Findings from the American Community Survey 2005-09 and quarterly census of employment
and wages compiled by the National Endowment for the Arts scratches at the surface of
quantifying the community impact of artists and culture makers and give an idea of the artist
profile.
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Richard Florida, the New Urban Crisis: How Our Cities Are Increasing Inequity, Deepening Segregation, and
Failing the Middle Class - And What We Can Do About It, (New York: Basic Books, 2017).
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Engage Newport, “Technology Business Incubator and Accelerator,” Website, City of Newport, RI, accessed April
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2017,” (Comprehensive Plan, Newport, RI, 2017), p. 4-4.
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Some of the findings were that:
● Artists are highly entrepreneurial. They are 3.5 times more likely than the total US
workforce to be self-employed;
● Artists are generally more educated than workers in their income-range are. Over half
have received at least a bachelor's degree;
● Artists are less likely than other workers to have full-year or full time employment, which
partially accounts for a lower median income than workers with a similar education
level. 58
Artists are educated, entrepreneurial, and flexible in economically difficult economies. This is a
population conducive to the success of the Newport economy.

Part-time wages allow artists to complement the wages made from any creative pursuit. The
practice of working part-time or full-time in addition to a main vocation is called “moon
lighting.” A study named “More than Once in a Blue Moon” communicates the prevalence of
moon lighting within the arts community. The study arrives at the following conclusions:
●
●
●
●

The higher the education level of artists, the higher the rate of moonlighting.
Artists who moonlight tend to be younger people.
Moonlighting artists have a 9-hour longer workweek than single jobholders.
Musicians and composers have the highest rate of Moonlighting of artist categories, at 39
percent of all holding second jobs. (national average under 7 percent 1970-1997)
● Artists most frequently indicated that they [moonlight] to meet regular household
expenses. 59
Newport wants to hold onto its artists and their contribution to the success of the local economy.
There is no affordable housing designated for artists and entrepreneurs in Newport. These
statements contribute to the assessment that there is strong support for the Residency 2020
Project, and that its need is apparent.

58

National Endowment for the Arts, “Artists and Arts Workers in the United States,” (NEA Research Note #105,
Washington DC, 2011) p. 1. Accessed January 2018.
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A study named “Rhode Island Innovates” conducted by the Brooking Institution in 2015 assessed
the economic recovery of the state, with suggestions relating to job-sector growth and other
economic development variables. The report offers “art” as one industry growth opportunity
sector nestled with tourism and hospitality. 60 The plan concludes that “Rhode Island lacks
massive anchors to make strategy simple” but that it can “expand multiple intriguing but small
clusters.” 61
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Mark Muro and Bruce Katz, “Rhode Island Innovates: A Competitive Strategy for the Ocean State,” (slide report,
Brookings Institute, 2016,) slide 18. Retrieved May 2018.
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Target Market
The target market for the rental units available at the Andrews Complex are practicing artists who
can demonstrate need for housing and art-making space, and who comply with the following:
•
•
•
•
•
•
•
•

Demographic: Persons aged 25-45 (NAH age span definition for millennials) interested in
single or double occupancy in efficiency/studio or 1-bedroom units.
Lifestyle: Artists, makers, interested in community. Cohabitating couples, roommates,
other living situation for larger units. 62
Tenancy Preference: Long-term, year-round renter.
In need of inexpensive artist maker spaces available in spaces at 10 Fir Street.
Potentially interested in lease-to-own arrangement.
Interested in fulfilling the mission of nurturing, showcasing and promoting the
contemporary arts of Newport through program development and community outreach
initiatives.
Earning between 50 percent and 60 percent of Area Median Income for affordable units.
Earning above 100 percent of Area Median Income for market rate units.

Artists are not a protected group in federal low-income housing policy. Yet, as has been
mentioned, there has been growth in the development of affordable housing for artists. The nonprofit rehabilitation company Artspace shares their experience:
We begin with an Artist Selection Committee consisting of active artists from the
community who are not candidates to live in the project… In screening potential
residents, we are not curatorial: do not judge the quality of work. We look for
…individuals who have made a sustained commitment to their craft;… who are
excited about participating both in the community of the building and the
neighboring community; and, finally…who are comfortable living in a building
that may be noisier, more lively, and more social than other rental properties.” 63

Newport Art House will develop best practice documents for the selection process of renters
through public meetings.
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According to the US Census Bureau “young adults are still starting relationships at the same age that their parents
did, but they are trading marriage for cohabitation.” Jonathan Vespa, “The Changing Economics and Demographics
of Young Adulthood: 1975-2016,” (Population Report, United States Census, 2017) p. 6, accessed April 2018,
https://www.census.gov/content/dam/Census/library/publications/2017/demo/p20-579.pdf
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Art Space, “Lessons from 30 Years in the Field; Best Practices in Affordable Artist Housing,” (Report,
Minneapolis MN, 2014), p. 6. Accessed 2018,
http://www.artspace.org/sites/default/files/public/downloads/news/best_practices_asp_2014.03.04.web_.pdf
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Profile
“To ensure compliance with Fair Housing Laws, it is extremely important to
develop a transparent, well-documented process for screening applicants. In
Artspace’s practice, we begin with an Artist Selection Committee consisting of
active artists from the community who are not candidates to live in the project. The
committee is facilitated by an Artspace asset manager. In screening potential
residents, we are not curatorial: do not judge the quality of work. Instead, we look
for three things: individuals who have made a sustained commitment to their craft;
individuals who are excited about participating both in the community of the
building and the neighboring community; and, finally, individuals who are
comfortable living in a building that may be noisier, more lively, and more social
than other rental properties.”
- Art Space, “Lessons From 30 Years in the Field.” 64

The Residency 2020 Project at the Andrews Complex target market profile draws on information
collected by Newport Art House survey, studies such as the ones mentioned above, real estate
market analyses, and careful study of the Newport comprehensive plan as it relates to
demographic goals. 65 For the Andrews Complex Residency 2020 Project NAH anticipates
residents who are in the beginning stages of their artistic life and therefore possibly at 50-60

Table 3 “Newport-Middletown-Portsmouth RI HMFA 2017.” Percentage of Wages and Area Median Income Limits
set by HUD. Source: Rhode Island Housing, “FY2017 Rhode Island Income Limits for Low- and Moderate-Income
Households,” (Report, 2017). Accessed 2018, www.rihousing.com/filelibrary/FY17_HUD_Income_Limits_RI.pdf

percent Area Median Income. NAH has designated a majority of our units to align with HUD
requirements for low-income housing despite non-engagement with the low-income housing tax
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Art Space, “Lessons From 30 Years in the Field; Best Practices in Affordable Artist Housing,” (Report,
Minneapolis MN, 2014), p. 6, Accessed Jan. 2018,
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credit because NAH believes that it is the best way to serve the artist community. Table 3, above,
outlines the income ceilings at which residents can apply for their allotted designated low- to
median-income designated units.

Target Market Profile for the market units are:
•
•
•
•
•

Demographic: artists and families ages 25 and up.
Lifestyle Condition: Artist, makers, designers, architects, established practice, creative
class. Person(s) interested in being “close to the action” and close to the cultural center of
Newport.
Life Stage: Patron or current maker of arts interested in being part of a unique
development.
Qualify for unity at market rate.
Interest in unit ownership encouraged and contingent on financial qualification.

Standard measurements of economic qualification apply to the market units, as well as a fair
artistic screening process.

Commercial Tenant Profile:
The structure at 8 Fir Street will be rehabilitated to be utilized as a commercial rental asset. The
commercial tenant would be one:
•
•
•
•

Interested in a long-term triple net lease of 2,590square feet (100 percent of building) or
short term modified gross lease (3-5 years) in exchange for affordable rental rate.
Rental rate of $1.24/sq. ft. per month (see market analysis on p.69) 66
A retail occupant with daytime hours, with a preference for a coffee or daytime dining
experience.
Possibly an artisan occupant, maker space renter, or other arts retail use with permeable
frontage.

This usage update will be part of the comprehensive permit application process.
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MG Commercial, “RI Market Analysis 2018,” website accessed April 2018.
http://www.mgcommercial.com/ri-market-analysis
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Space and amenity preference
“A developer motivated by profit may think of ‘density’ as the opportunity to
maximize the rentable units in a limited space. ArtSpace thinks of density as the
opportunity to create dynamic social exchange. We prioritize non-revenue
generating spaces like community rooms; we stretch living space to double as
studios; we turn hallways into well-lit galleries. While these enhancements limit
income, they help build better communities. “
-ArtSpace, “Lessons from 30 Years in the Field.” 67

The space and amenity preferences for the Residency 2020 Project at the Andrews Complex is
modeled after the “survey of Creative Individuals’ Space Needs and Preferences” findings: 68
•
•
•
•

Residences for creative individuals and their families, specially designed to provide both
live and work space;
Studio and working spaces for creative individuals and enterprises to rent on an ongoing
or occasional basis;
Permanent spaces for cultural/arts organizations, creative enterprises and… businesses;
Shared performance-, production-, exhibit-, office-, incubator-, educational- and other
types of space for creative organizations, businesses, and individuals to rent on a shortterm or occasional basis. 69

The Residency 2020 Project will include affordable studio, one bedroom and two-bedroom rental
units. Each will have a designated studio space at the low additional cost of $100/ month with
monitoring responsibilities. One US Census study shows the social change that “alongside the rise
of living together without being married, there are more young adults today who are choosing
to…move in with roommates…or live with other family members. 70 This move away the nuclear
family is conducive to multi-unit dwelling with shared common areas proposed for this project.
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Real Estate Market Analysis
Housing Unit Inventory
Newport County has 39,563 housing units according to the US Census. Closer analysis shows that
the largest unit type available in the county is the seven-roomed unit: 12,807, or 32.37 percent, of
all total housing units belong to this category. 71
Newport County boasts an array of historical apartment layouts, which accounts for the difference
in the “unit type” count and the “number of rooms” count. A two-bedroom can be a two-roomswith-a-living-room-unit totaling a number of three rooms, or it can be a two-bedroom unit with a

Table 4 “Unit Type in Newport County, by title and room count.” Compiled from US Census Information. Source:
United States Census Bureau, “Physical Housing Characteristics -All Housing Units: 2000, Census 2000, ID QTH4,” (population statistics portal, Washington DC, 2000), retrieved April 2018.
www.factfinder.census.gov
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United States Census Bureau, “Physical Housing Characteristics -All Housing Units: 2000, Census 2000, ID QTH4,” (population statistics portal, Washington DC, 2000), retrieved April 2018.
www.factfinder.census.gov
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living room, a dining room, and study making it a five-room unit. For this reason, both ways of
looking at housing becomes necessary (Table 4).
Without focusing in on the City of Newport, the lack of studios and one-bedrooms, regionally,
becomes apparent. These are generally the most affordable units that allow artists to rent
secondary spaces for their creative practice.
Demographic studies project a loss of year-round residents and an increased summer population
in 2040, creating seasonal housing shortages and increasing the “Dark House” phenomena in the
off-season. 72 The Newport comprehensive plan grapples this issue by stating that:
“Based on U.S. Census data, State population projections show decreases in
Newport’s population through the year 2040. Specifically, the population in
Newport is projected to be 18,758 in 2040. This means that around 9,195 housing
units will be required to house the projected population, significantly less than the
13,170 that Newport had in 2014.” 73
With an aging population, it will be young people and millennials leaving Newport causing the
population decline (people aged 25-35 for the purposes of this paper). This group’s housing
requirements include a need for low-cost centralized housing with access to the experience
economy (living with parents or sharing housing in un-married arrangements are common, see
Target Market, Profile section). For millennials with families, Newport will likely be a favorable
market for home-buying larger units since it is projected that there will be vacancies, and since
the largest inventory exists in the two, three, and four-bedroom unit categories.
Millennials are having fewer children and doing so later in life. This makes studio and onebedroom arrangements ideal for single as well as coupled artists.
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City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
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The City of Newport’s Comprehensive Plan recognizes the difficulty facing residents, listing five
related “Housing issues in Newport that transcend economic levels:”
●
●
●
●
●

“Difficult credit availability and housing affordability for middle-income families.
The gap between the cost of housing and the household income needed to purchase
housing in Newport.
The gap between the cost of Newport rents and the income required at fair market
rent.
Housing and rental costs are elevated by the seasonal rental market and off-campus
housing for students.
Newport citizens aging in place.” 74

Out of all types of housing unit structure sizes, the most prevalent one in Newport is the singleunit, detached home, at 43 percent of inventory in 2014. Ten- to 19-room unit structures
comprised the smallest permanent structure category, at 5.2 percent, followed by 20-plus unit
structures at 6.8 percent of all inventory. 75
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Vacancy
Newport’s vacancy rate statistics are confusing. The seasonal nature of Newport’s real estate
market allows for a glut of vacant units in October through May, and an extremely tight market in
May through October. Many units are therefore only available for nine-month leases, making the
year-round renters’ housing crisis a consistent experience. The 2014 vacancy rate was at 19.3
percent (Table 9). Renters also outnumber owners at 57.4 percent. No numbers are available to
calculate the vacancy curve for year-round lease occupancy in Newport.

Figure 9 “City of Newport Housing Occupancy Status.” Source: City of Newport, Zoning & Inspections Department,
“City of Newport Comprehensive Land Use Plan February 2017,” (Comprehensive Plan, Newport, RI, 2017), p. 5-6.

An in-depth market analysis of vacancy rates that accounts for each type of occupancy (ownership
and rentals) by lease duration and year-round occupancy would be useful, as the current statistics
under-represent the nuances of the Newport housing market.
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Renting in Newport
The official statement from the City on its housing inventory is that “Private and public initiatives
in the last 20 years have improved the overall condition of housing in Newport with the exception
of rental housing, which deserves additional policy action.” 76 The plan states, “The City of
Newport is investing resources in improving the quality of its housing stock across all income
levels and maintains affordable housing.” 77
Housing Works Rhode Island numbers show that:
•
•
•

Fifty-nine percent of current Newport residents rent.
Forty-six percent of its current renters are considered “cost burdened;” paying more than
30 percent of their wages in rent. 78
For an average two- bedroom apartment to be affordable in Newport in 2016, a resident
need to make above $100,000 per household, per year.

Despite Newport having affordable housing units above federal and state required numbers, the
supply does not meet the demand. In addition, the important variable of sustainability inherent in
year-round occupancy is not measured. The Department for Housing and Urban Development fair
market rents rates for reimbursement of low-income housing unit development in the NewportMiddletown-Portsmouth area for 2018 are:
Type of Unit
Zero-bedroom / efficiency:
One-bedroom:
Two-bedroom

Price
$831
$1021
$1303

Incomes Required at Market Rent
29,916
$36,756
$46,908.

Table 5 “FY18HUD Income Levels Rhode Island.” Source: Rhode Island Housing. FY18 HUD Income Levels
Rhode Island. Web portal, 2018, accessed May 2018,
www.rihousing.com/filelibrary/FY18_HUD_Income_Limits_RI.pdf
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Incomes required at market rent rates are calculated at the federal standard of a 30% rent burden.
Creating studio and one-bedroom rental units in Newport will fill a need. The average rent for a
two bedroom within the City of Newport was $1,424 in 2014. 79
Creating low-median income studio, or efficiency, and one-bedroom units with studio space
allocation within the proposed project complex will complement the goal of retaining millennials
and artists and will have market value because of the scarcity of affordable smaller units in
Newport.
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Magnitude of Market Rentals
Census data shows that there are 643 year-round studio or efficiency units in the City of Newport.
The construction of 13 units of this size will increase the total number to 656 units.
The Andrews Complex unit will represent 2 percent of all units of this size available.
The rental one-bedroom units built at the Andrews Complex will represent 1.77 percent of the
market.

Capture Rates/Absorption Estimate
A real estate market analysis by a real estate professional is necessary to estimate the current
absorption rates for this development. Christian Belden, a development professional, estimated
that “an affordable housing development focused on housing artists, such as the NAH Residency
2020 Project, would be even more desirable than a typical affordable rental development in
Newport. Therefore, I would estimate 100 percent rent up within three months of Certificate of
Occupancy.” 80

80

Christian Belden, “Thesis Notes” (Personal email, in Author’s Possession, May 15, 2018).
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Commercial Rentals in Newport
Commercial land use represents 5 percent of Newport’s total land use. 81 Commercial rentals vary
in price by location, and area numbers are not easy accessible. At the Andrews Complex there are
2,590 square feet of commercial space available for rent. Newport Art House hopes a single renter
will occupy the entirety of the commercial lease space.

Comparable properties for rent in May 2018 within five blocks of the Andrews Complex and their
rental rate per square footage are:
•
•

7-11 Bowler Lane, Newport RI. $1.29 per square foot / month
130 Bellevue Avenue, Newport RI. $2.03-$2.31 per square foot / month

For the commercial use at the Andrews Complex, the rate of $1.24 per square foot / month has
been set to be able to receive multiple proposals and achieve a triple net (NNN) long term lease.
This price appears competitive.

81

City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017,” (Comprehensive Plan, Newport, RI, 2017), 3-1.
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Architectural Assessment
Current Use:
The Andrews Express and Storage Warehouse Complex comprises three structures on four lots
facing Fir Street. Currently owned by Harry W. Andrews, the structures continue in their original
use as a professional storage facility complex.

Fir Street is a short street between Catherine Street and Old Beach Road. The complex’s land use
designation was grandfathered in as it continues its historical use of providing professional
storage facility services. Originally, horses and carriages were used to provide the service (Figure
10). Today the Andrews Express and Storage Warehouse is a subsidiary of the Mayflower
Moving Company, which uses large trucks to conduct their business of moving and storing
furniture. Large trucks turning, loading, and offloading therefore often obstruct Fir Street.

Figure 10 “Current Owner of the Andrews Complex with Historical Image.” Left: un-labeled newspaper cut out of
Andrews Express & Storage Company horse and buggy, crew. Source: Photo by Tracy Jonsson.
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Site Map
The Complex located at 7-10 Fir Street comprises four lots with three improvements (Figure 11).

Figure 11 “Site Map of Current 7-10 Fir Street.” Source: Tracy Jonsson.

The properties associated with the complex all face Fir Street and stand immediately across from
each other, creating a natural node.
•

Lot 1 is an empty property ideal for parking.

•

7-9 Fir Street are two connected structures with interior access located on the west side of
the street.
8 Fir Street is a single-story garage, and 10 Fir Street is a single-story structure with a twostory façade addition.

•

Nodes are conducive to planning and designing for lively and active artist enclaves as they create
connectivity and centralized destinations for art and cultural experiences.
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Figure 12 “Site Plan of Andrews Complex.” Source: Tracy Jonsson.
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Architectural Description
The Andrews Complex is listed as part of the inventory of structures in the Kay Street-Katherine
Street-Old Beach Road Historic District on the National Register of Historic Places, but require a
determination of eligibility for all structures. 82 For more information on the Kay Street-Katherine
Street-Old Beach Road Historic District see the Historic District Section. It is likely only 7-9 Fir
Street will qualify for this tax credit and that has been reflected in the basis calculating for this
project. A request for determination of eligibility, and an application for registration, is required. 83

7 Fir Street
The National Registration for Historic Place describes the two buildings at 7 & 9 Fir Street as one
entity addressed 7 Fir Street, a concrete and wood frame building combined, as follows:
“7 (NC) Warehouse (ca 1930): A 4-and-3½-story ferro-concrete
building in two discrete sections: the northern section has exposed
skeleton with fenestration now completely filled with brick; the
southern section has exposed skeleton on the 1st story supporting a
wood-frame 19th-century barn-like building and a blind asbestos
shingle-covered south elevation.” 84
Although the above description attributes the concrete section (7 Fir Street) as
“ferro-concrete” it is most likely constructed using a cast concrete method.

82

National Register of Historic Places, “Newport’s Kay Katherine Old Beach Road Historic District, Newport, Rhode
Island,” (National Register Nomination, Providence RI, 2018) p. 79. Retrieved April 2018.
http://www.preservation.ri.gov/pdfs_zips_downloads/national_pdfs/newport/newp_kay-catherine-old-beach-rdhd_text.pdf
83
U.S. Department of the Interior, National Parks Service, “Guidelines for Completing National Register of Historic
Places Forms, Part B; How to Complete the National Register Multiple Property Documentation Form” (Bulletin,
Washington DC, 1999), accessed April 2018.
https://www.nps.gov/nr/publications/bulletins/pdfs/nrb16b.pdf
84
National Register of Historic Places, “Newport’s Kay Katherine Old Beach Road Historic District, Newport, Rhode
Island,” (National Register Nomination, Providence RI, 2018) p. 79. Retrieved April 2018.
http://www.preservation.ri.gov/pdfs_zips_downloads/national_pdfs/newport/newp_kay-catherine-old-beach-rdhd_text.pdf
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9 Fir Street
The wood structure that is the southern half of the complex 7-9 Fir Street (9 Fir Street) was built
in 1881 as a horse and wagon barn for the Andrews Express Co. moving operations. It was a twoand-a-half-story, wooden post and beam construction structure with a gabled roof in on a its
north/ to south orientation intersected by a low-sloping cross gable roof on an east/west
orientation (Figure 13). This structure was elevated in 1914 with the insertion of a cast concrete
first floor added as part of the building of the adjacent cast concrete building at 7 Fir Street.

Figure 13 “Exterior Photograph of 9 Fir Street facing North East” Exterior photograph of 9 Fir Street facing north
east, showing original 19th century roof construction and fenestration pattern. Source: Tracy Jonsson.
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Figure 14 Left: “Existing Interior Conditions at 7 Fir Street,” 3rd floor looking up at exposed roof structure.
Right: Original treenails seen on structural beams at 7 Fir Street. Source: Tracy Jonsson.

The interior of 9 Fir Street’s top floors retain its original truss system from 1881. Heavy timber
construction with roughhewn structural members are apparent throughout in the two-and-a-half
story structure (Figure 14, Left and Right). The upper most half story is a large, undivided space
open to the rafters and crisscrossed with collar-beams. On the street level, 9 Fir Street has the
poured concrete addition associated with building 7 Fir Street, described in the next few pages.

The 1891 Sanborn map shows the 9 Fir Street structure standing three (technically two-and-ahalf) stories on the street level, and the back crossrear-ell gable having two stories. It was labeled
“W.B. Andrews Express Barn / Wagon House, 1st / storage above.” The lot adjacent to this wood
building had previously had an unlabeled structure on it of two stories (Figure 15, Left.)
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The poured concrete structure at 7 Fir Street was built in 1914, a bit earlier than described in the
National Register nomination. In this year, the descendants of W.B. Andrews inherited a divided
estate, which according to deed evidence, they then sold back to the company.

Figure 15 “Historical Refferences: Sanborn Map and Building Contract for 7 Fir Street.” Left: Newport May 1891,
Sanborn Map Sheet 19 showing Andrews Express Barn.”Left: Newport May 1891, Sanborn Map Sheet 19 showing
Andrews Express Barn on Fir Street. Source: Sanborn-Perris Map Company, “Newport, Rhode Island, 1981,” Sheet
19, p. 19. Accessed April 2018, www.sanborn.umi.com
Right: Excerpt from "The American Contractor," in the Providence RI Section. The paper lists recent projects and
indicates that Architect Thomas Pierce awarded the building contract for the concrete addition to the 7 Fir Street
building to Thos. F. Cullinane of 86 Weybossett Street in 1914. Source: American Contractor Publishing Company,
“The American Contractor” Vol. 3, No 14. (1914): p. 84.

At this time, the two lots were put out to bid for a concrete structure addition, which was won by
a Providence contractor (Figure 15, Right). 85

85

Thomas Pierce, the architect for the 7 Fir Street building, is listed as operating out of Providence and might be the
same Thomas Pierce that built the Strand Theater in Providence in 1916; a three-story brick-and-stone sheathed, steel
frame building on 85 Washington Street.85 The same year construction was put out to bid on 7 Fir Street, Mr. Pierce
was active in the designing and building of three school buildings in the state at Lakewood, Conimicut and Warwick,
Rhode Island.
Source: American Contractor Publishing Company, “The American Contractor” Vol. 3, No 14. (1914): p. 84,
accessed April 2018. www.books.google.com
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This new storage structure is the poured-concrete, brick-faced structure we find at 7 Fir Street
today. The first story of the 1914 structure extends into the 9 Fir Street lot and provides a new
first story upon which the wooden original barn was elevated and placed. According to the current
owner, the concrete addition was made as an investment in the use of automobiles as part of the
express company business model, as well as a need for fireproofing. 86

The structure’s original use might not have necessitated large floor- to- ceiling fenestration and
could have used brick as is an original treatment. Blind openings are apparent for randomly
placed fenestration on all facades of 7 Fir Street, (Figure 16, Left).

Figure 16 “Existing Exterior and Interior Conditions at 7 Fir Street.” Left: Exterior north facing façade indicating
multiple fenestration patterns. Source: Tracy Jonsson.
Right: Interior 1st floor ceiling with exposed poured concrete ceiling and structural members. Source: Tracy Jonsson.

On the interior of 7 Fir Street the poured concrete frame structure is exposed, showing the
patterns of the mold on interior columns and ceilings (Figure 16, Right).

86

Mr. Andrews (current owner of the Andrews Complex) in discussion with the author, March 2018.
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8 and 10 Fir Street
The two structures at 8 and 10 Fir Street are concrete block structures. Both were built before
1903 and were utilized as an early garage and car show room, respectively.

8 Fir is a garage with “a parged-concrete-block 1-story, hipped-roof building with 1 pedestrian
and 1 vehicular entrance on the façade.” 87 Although it is described as parged-concrete it is more
closely described as a stuccoed façade (Figure 17, Left). The National Register nomination
designates an estimated 1920’s construction date. It has a wood truss roof structure and open,
undisrupted interior floor plan (Figure 17, Right). The 1903-August 1950 Sanborn Map indicates
that this structure had a 25-car capacity, steam heat, and electric lights. 88

Figure 17 “Existing Conditions at 8 Fir Street.” Left: 8 Fir Street Façade. Source: Photo by Tracy Jonsson.
Right: Interior image of 8 Fir Street with wood roof-truss system. Source: Tracy Jonsson.
87

National Register of Historic Places, “Newport’s Kay Katherine Old Beach Road Historic District, Newport, Rhode
Island,” (National Register Nomination, Providence RI, 2018) p. 79. Retrieved April 2018.
http://www.preservation.ri.gov/pdfs_zips_downloads/national_pdfs/newport/newp_kay-catherine-old-beach-rdhd_text.pdf
88
Sanborn-Perris Map Company, “Newport, Rhode Island, 1903-August 1950,” Sheet 29, p. 29. Accessed April
2018,
www.sanborn.umi.com
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Ten Fir Street is a concrete block structure with a hipped-roof building with and a square flatroofed, second- floor addition on the street facing façade. This exterior has an off-center vehicular
entrance and irregularly spaced, glass block and paired one-over-one sash windows, glass block
and paired 1-over-1 sash on the second story. 89

It The building has an trussed roof system spanned by 2 two-foot- thick steel I beams, indicative
of an intention to build a second floor with structural capacity for a large collection of motor
vehicles (Figure 18 and 19).

Figure 18 “Existing Exterior Conditions at 10 Fir Street.” Façade, 10 Fir Street. Source: Photo by Tracy Jonsson.

89

National Register of Historic Places, “Newport’s Kay Katherine Old Beach Road Historic District, Newport, Rhode
Island,” (National Register Nomination, Providence RI, 2018) p. 79. Retrieved April 2018.
http://www.preservation.ri.gov/pdfs_zips_downloads/national_pdfs/newport/newp_kay-catherine-old-beach-rdhd_text.pdf
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Figure 19 “Existing Interior Conditions at 10 Fir Street.” Interior pictures of 10 Fir Street. Note steel truss roof
system. Source: Photo by Tracy Jonsson.
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Historic District
The National Register of Historic Places nomination for the Kay Street- Katherine Street- Old
Beach Road Historic District describes the southernmost part of the district, in which the Andrews
Complex is located, in the following manner:
“The area between Catherine Street and Memorial Boulevard includes the
district’s largest lots, which are occupied by ample, high-style summer houses,
especially on the blocks east of Cottage Street and Tews Court and west of Gibbs
Avenue. Many of these houses remain in single-family use but are more often
occupied year-round than when first built. While there are a few smaller vernacular
mid-19th century houses, this area contains the greatest concentration of buildings
by nationally and regionally important American architects, including Richard
Morris Hunt, Peabody & Stearns, Sturges & Brigham, George Champlin Mason &
Son, Irving Gill, and McKim, Mead & White. The last-named firm was
responsible for the designs for six houses 3 spanning a quarter of a century, all
concentrated around the intersection of Red Cross Avenue and Old Beach Road.
While some of the large estates in this part of the district have been slightly eroded
around their edges by smaller-scale, mid-20th-century houses, their grounds retain
a high degree of integrity and project the feeling and association of their original
appearance.”90
The structures located at the Andrews Complex do not represent architectural high-styles of their
time, but instead speak to the auxiliary functions that supported the life-styles of the Newport
summering elite surrounding the business. The stories of servants, chefs, coachmen, grounds
keepers, and maids, the people that made the stories of great industrialists successful, have been
gaining recognition by historians and is an area of American historical interst. The servants tours
at the Newport Preservation Society mansions are a geat local example. The Andrews Complex
provides an important contribution to this narrative.

90

National Register of Historic Places, “Newport’s Kay Katherine Old Beach Road Historic District, Newport, Rhode
Island,” (National Register Nomination, Providence RI, 2018) p. 6. Retrieved April 2018.
http://www.preservation.ri.gov/pdfs_zips_downloads/national_pdfs/newport/newp_kay-catherine-old-beach-rdhd_text.pdf
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Nationally there is a move to highlight the lives and contributions of servants and the support
services of the Newport Victorian and gilded age elite. The storage of furniture and cars are an
unglamorous necessity in a late nineteenth– early twentieth century Newport. The history of car
ownership, electricity, and the technological progress of concepts like paved roads, fast bicycles
and even gas lighting as it was explored by Newport summer families would not be possible
without the careful caretaking and stewardship of these luxury items by locals in the off-season.
As has been mentioned the progression of service technology followed the trajectory of the clients
it served: from horse and buggy provided storage and moving services, to automobile truck
service, car storage, sales, and servicing.

The interior of 10 Fir Street (ca. 1920), for example, indicates an intention for a two-story carshow room or early garage;. 91 Newport was one of the first places in the US to receive paved
roads and a place that hosted the elite early adopters of casual automotive-ownership. The large
steel roof truss system was constructed by the owner as an investment in the need for automotive
storage in Newport and originally was intended to hold up a second story with the capacity to
store more automotive vehicles. 92

Although the structures at the Andrews Complex are classified storage warehouses and garages,
they represent a time in local and national history associated with the domestication of automotive
use and the story of a family run business serving a significant role in supporting the seasonal
economy of Newport for 130 consecutive years.

91

Sanborn Map Company, “Atlas of Newport, Jamestown, Middletown and Portsmouth Rhode Island, 1921,” Sheet
8a, p. 8. Accessed Aril 2018. www.sanborn.umi.com
92
Mr. Andrews (current owner of the Andrews Complex) in discussion with the author, March 2018.
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Building Condition
The buildings at the Andrews Complex at preliminary visual assessment during walk-through:

Preliminary Building Condition Assessment at the Andrews Complex, by Address.
Exterior
Condition

Roof

7 Fir Street
-Concrete
deterioration
apparent.
-Efflorescence
present on brick
exterior
treatment.
-Fenestration
covered with
brick treatment.

-Flat roof in
good condition.

8 Fir Street
-Exterior façade in
fair condition;
cosmetic repairs
recommended and
possible stuccoing.

-Needs assessment
for replacement
and/or repair
Interior
-Fireproof bricks -Currently open
walls
and asbestos
space.
present.
-Wall
demolition
recommended.
Structural
-Recommend
-Recommend
Assessment assessment with assessment with
engineer.
engineer.

9 Fir Street
-Asphalt covered
wood
shingling/weather.
-Removal of asphalt
shingling on east
facing façade, and
asbestos
weatherboards on
South and West
facing facades
recommended.
-Replace with
historically
appropriate materials
(wood shingle).
-Fenestration in need
of restoration.

10 Fir Street
-Exterior façade in
fair condition;
cosmetic repairs
recommended.

-Needs assessment
for replacement
and/or repair.
-Wood divisions
delineating storage
facility areas; easily
dismantled.

-Needs assessment
for replacement
and/or repair
-Currently open
space.
-Interior insulation
recommended.

-Recommend
assessment with
engineer.

-Recommend
assessment with
engineer.

Table 6 “Preliminary Building Condition Assessment at the Andrews Complex, by Address.” Source: Tracy Jonsson.

Professional structural and architectural assessment planned for all buildings involved.
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Regulatory and Legal Compliance
A preliminary assessment of the legal limitations for the Andrews Express and Storage
Warehouse Complex was conducted through chain of title research and consultation with the
Planning Department and the Economic Development Department at the City of Newport.

Chain of Title, Deed, and Land Record Research
The Andrews Express and Warehouse Company, owned and operated by Mr. Harry W. Andrews,
was founded in 1881. The first structures owned by the company were 7 and 9 Fir Street. Founder
Mr. Williams Andrews deeded all land to six descendants in 1914, dividing the holdings equally.
These six deeded all property back to the company. The Andrews Express and Warehouse
Company purchased the properties currently at 10 and 8 Fir Street in 1950.

Land evidence research yielded no active liens on the property, no divisions of interest, no
covenants or restrictions, no use restrictions, or easements restricting use or access. A detailed
transcript of the title research results can be found in Appendix B, Chain of Title Research, on
page 115.

A second title search by a legal professional is planned as part of moving forward with this
development.
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Land Use
Historic Designation
The Andrews Complex is located within the limits of the Kay Street-Katherine Street-Old Beach
Road National Register Historic District and its structures are included in the Section 7 Inventory
of the National Register nomination for this district. Each building at 7-9, 8, and 10 Fir Street is
listed as non-contributing. 93 The assumption is that the Andrews Complex qualifies as
contributing structures to the existing historic district based on the important history of Gilded
Age auxiliary services in Newport such as storage, automotive history, and the history of driving.
The cost basis determining the tax credit availability reflect the assumption that this complex can
have its status changed from non-contributing to contributing trough an amendment to the district
nomination via a determination of eligibility process. This process involves review by the
Newport Historic District Commission, whereby a recommendation forwarded to the State
Historic Preservation Office. A Rhode Island historic resource evaluation report prepared by a
consultant would initiate this process. The properties are most likely to qualify for inclusion
through Criteria A of the National Register Criteria for Evaluation, which includes resources;
“That are associated with events that have made a significant contribution to the
broad patterns of our history.” 94
The feasibility of the Andrews Complex rehabilitation project hinges on the property’s
change in status from non-contributing to contributing in the historic district designation.

93

National Register of Historic Places, “Newport’s Kay Katherine Old Beach Road Historic District, Newport, Rhode
Island,” (National Register Nomination, Providence RI, 2018) p. 79. Retrieved April 2018.
http://www.preservation.ri.gov/pdfs_zips_downloads/national_pdfs/newport/newp_kay-catherine-old-beach-rdhd_text.pdf
94
National Register of Historic Places, “National Criteria for Evaluation” (Bulletin, Washington DC, 2002), accessed
April 2018,
https://www.nps.gov/nr/publications/bulletins/nrb15/nrb15_2.htm
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Arts and Entertainment District
This project occurs within the Arts and Entertainment District, where artists are encouraged to
participate in entrepreneurship related to their art making and to participate in the sale of their
product tax-free.

The comprehensive plan describes the district in the following way:
In 2013, the Rhode Island State Council on the Arts made the sale of all original
works of art that were created within Newport’s Arts and Entertainment District
exempt from state sales taxes and personal income taxes. Additionally, art galleries
located within the Arts and Entertainment District are exempt from state sales
taxes on their sales. 95
This has implications for both the making and exhibiting of art at the Andrews Complex.

95

City of Newport, Zoning & Inspections Department, “City of Newport Comprehensive Land Use Plan February
2017,” (Comprehensive Plan, Newport, RI, 2017), p. 3-13.
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Zoning
The Residency 2020 Project at the Andrews Complex would require Newport Zoning Board of
Review, and possibly an application for a special-use permit. Item 1.A. of the General
Requirements Section in the Newport Zoning Ordinance states that no building should be used,
altered, or erected without conforming to the regulations specified for the district in which it is
located. 96 The Andrews Complex is located in an R-10 district, where “community residences”
are permitted, but special-use permits are required for multi-use family buildings above double
occupancy and occupancy by charitable organizations. 97 Non-conforming uses will be included in
the Comprehensive Permit Application.

The Andrews Complex is a commercially zoned node located in the middle of an R-10
Residential zoning district. This is a unique opportunity, as such complexes are rare. In addition,
there is an inherent net increase opportunity for the structure at 7-9 Fir Street, as it exceeds height
limitations by nearly double the current allowable height in R-10 districts. In other words,
structures of this size could not easily be built in this neighborhood today.

The density requirement for the R-10 zones in Newport are as follows:
“A minimum lot area of ten thousand (10,000) square feet is necessary for
multifamily housing dwellings. The maximum allowable density is one dwelling
unit per two thousand five hundred (2,500) square feet of lot area. 98
This development requires a Comprehensive Permit to allow for proposed uses, as it does not
comply with the current density, parking, and usage zoning regulations active for an R-10 zone

96

City of Newport, “Newport Ordinances: Title 17. Zoning” (Web-portal, Newport RI 2017), 17.04.050. Section 1.A.
General Requirements. Retrieved April 2018. http://www.rizoning.com/research/nptzord.html
97
Ibid. 17.20.020.
98
City of Newport, “Newport Ordinances: Title 17. Zoning” (Web-portal, Newport RI 2017), 17.20.070. Density
requirement, item D. Retrieved April 2018 http://www.rizoning.com/research/nptzord.html#c20
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(see Proposed Use Section, page 90). These considerations grouped with the intention of
providing a significant low and affordable housing allocation makes a Comprehensive Permit
application necessary. The application requires:

“a sample land lease or deed restriction with affordability liens that will restrict use
as low and moderate income housing in conformance with the guidelines of the
agency providing the subsidy for the low and moderate income housing, but for a
period of not less than thirty (30) years.” 99
A Letter of Eligibility stating eligibility to apply for a Comprehensive Permit is from Rhode
Island Housing, the mortgage lender for this project, according to Rhode Island General Law 4255-5.3. 100

99
State of Rhode Island, “Statutes, Title 45-53, Low and Moderate Income Housing,” (Web Portal, Providence RI
2004), Section 45-53-4, (a) (1) (iv), accessed May 2018.
http://webserver.rilin.state.ri.us/Statutes/TITLE45/45-53/45-53-4.HTM
100
Rhode Island Housing, “Letters of Eligibility for Comprehensive Permits,” (Web Document, Providence RI,
2018), accessed May 2018.
https://www.rihousing.com/sp.cfm?pageid=557
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Building Code
As the use of the Andrews Complex changes, it will be an opportunity to ensure complete code
compliance for all structures. It is anticipated that none of the buildings in their current condition
meet the requirements for meeting the Rhode Island State Building Code.Environmental
Constraints

Environmental Constraints
The structures located at 8 and 10 Fir Street have been utilized as garages and therefore are likely
candidates for environmental remediation. This has been accounted for as a line item in the
development pro-forma.
The housing units at 9-7 Fir Street will be tested for lead and asbestos once the interior has been
demolished, but it is not expected to be a significant issue.
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Proposed Use
“In most cases, artist housing works best in a mixed-use building with ground floor
spaces leased to creative enterprises, such as galleries, art supply stores, artsoriented nonprofits, coffee shops, education and classroom spaces, and maker
spaces. These additions help build a connection between the residents and the
neighborhood, and stretch the capacity of the project to influence positive changes
beyond its walls.”
-ArtSpace, “Lessons from 30 Years in the Field” 101

Building and Site Attributes
A creative milieu is one of the staples of a successful experience economy, and is defined as:
a place – either a cluster of buildings, a part of a city, a city as a whole or a
region – that contains the necessary preconditions...to generate a flow of
ideas and inventions. Such a milieu is a physical setting where a critical
mass...can operate in an open-minded, cosmopolitan context and where
face to face interaction creates new ideas, artefacts, products, services and
institutions and as a consequence contributes to economic success. 102

The massing of structures around Fir Street makes it conducive to a “creative cluster” design.
Although there is no universal definition of the term “creative cluster,” it generally refers to “a set
of observable spatial and social phenomena” in urban design that puts mixed uses, creative
activities, and access to interaction within close proximity. 103 The orientation of entrances on this
quiet street facilitate the exit of artists from their homes to cross the streets into the 10 Fir Street
common making areas and gallery. A multi-unit complex creates density and opportunity for

101

Art Space, “Lessons from 30 Years in the Field; Best Practices in Affordable Artist Housing,” (Report,
Minneapolis, MN, 2014), p. 5. Accessed Jan. 2018,
http://www.artspace.org/sites/default/files/public/downloads/news/best_practices_asp_2014.03.04.web_.pdf
102
Charles Landry, the Creative City: A toolkit for Urban Innovators, (London, Earthscan, 2000).
103
Quentin Stevens (ed.), Creative Milieux: How Urban Design Nurtures Creative Clusters, (New York, Routledge,
2016), p 2.
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interaction both within the buildings, in the common areas, within the commercial use, especially
if it is a café or restaurant, as well as on the street itself.

Fir Street itself is located close to the main thoroughfare Bellevue Avenue, where the Newport
Art Museum and the Redwood Library are located. The possibility for cross=marketing is
tremendous, as these cultural institutions receive significant pedestrian patronage.
Minimal site improvements would have a large effect on the phenomenological experience of the
Andrews Complex. Catherine Street to the north and Old Bath Road to the south are both shaded
in canopies of large historical trees. Fir Street lacks any plantings. Planting street trees and
reimagining Fir Street as a “complete street” would be an innovative restoration to the
characteristic calm of the Kay-Catherine District. Complete streets are streets designed and
operated to enable safe use and support mobility for all users. 104

Creating small residential units in this neighborhood will also attract younger people. The gallery
and café will welcome the community, and the placement of all these uses on one street will
contribute to the success of the creative cluster. These variables interacting are a great example of
place making.

104

U.S. Department of Transportation, “Complete Streets,” Web-page edited October 26th, 2015. Accessed July
2018.
https://www.transportation.gov/mission/health/complete-streets
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Space Allocation Proposal
The proposed use for the Andrews Complex is a mixed-use structure with 36 residential rental
units, 40 percent of which are below 60 percent of Area Median Income (AMI) and the remainder
rentable at market rates. The structure will also host offices, a commercial rental, and communal
residency spaces for artistic production with a public gallery.

The total Andrews Complex square footage from Newport tax assessor documents are presented
below (Table 6). Note that the living area is higher in the tax assessment due to assumption of full
square footage of fourth level of 9 Fir Street; this area is located under the roof eves and therefore
does not provide vertical wall space, which decreases the maximized use of the floor volume.
Proposed Living Area. indicates square footage after buildout of 7 Fir Street.

Address
7 & 9 Fir Street
8 Fir Street
10 Fir Street
Fir Street Lot
Total

Lot Size
(acres)
0.20
0.08
0.10
0.09
0.04

Gross Area
(square feet)
31,056
2,590
4,956
4,000
42,602

Living Area
(square feet)
26,827*
2,590
4,956
None
34,373

Proposed
Living Area
29,120
2,590
5,841
None
37,551

Acquisition
Cost
$1,122,100
$187,800
$282,700
$122,500
$171,5100

*Actual number of living area skewed because assumption of flat roof line for 9 Fir Street structure.
Table 7 “Andrews Complex Property Lot Size, Gross Area, Living Area, and Costs.” Source: Compiled by
Tracy Jonsson from City of Newport Tax Assessors Database. Accessed February 2018.
www.gis.vgsi.com/newportri/
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Usage allocations for the Residency 2020 Andrews Complex Project are as follows:
•

14,768 sq. feet of low- to moderate-income housing for 60 percent of AMI renters
proposed. Although this project does not take advantage of the Low-Income Tax Credit,
these rates reflect affordability based on statistics from the target market profile (see page
44)

•

9,400 sq. feet of complex dedicated to market rate apartments,
o 4,400 sq. feet of market rate units built with intention to sell at affordable
homeownership rates,

•

1,711 sq. feet of complex utilized as Newport Art House office and music studio,

•

4,130 sq. feet of designated common area with gallery and rentable studios,

•

2,590 sq. feet designated commercial or possibly indoor parking rental,

•

4,950 sq. feet divided between hallways, staircase, elevator shafts, bike storage, and nonexistent fourth floor under roof of 9 Fir Street,
4,000 sq. feet designated parking.

•

Unit sizes were based on HUD Requirements for low-income housing tax credits as reference. 105
The development includes a total of 36 housing units housed in the structures at 7 and 9 Fir Street
with affordable studio spaces for rent at $100 per month on the ground floor of the bright and
built out 8 Fir Street Structure. The front of this space will be a shared gallery and event space
available to residents and managed by Newport Art House, which will have offices and a music
studio on the second floor of this same structure. The project hopes to attract a street-enhancing
commercial activity such as a café or artist maker for the building at 10 Fir Street.

105

Rhode Island Housing, “Guides for Development, Section 3,” Rhode Island, 2015, p. 24, accessed April 2018,
http://www.rihousing.com/filelibrary/2015_DH_Sec3.pdf
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The proposed use at the Andrews Complex includes Low Income housing for residents making
below 50 percent of Area Median Income (AMI) and residents making below 60 percent of AMI,
for tenants that can afford market units, and commercial, office, making and music studios, and a
gallery space (Table 8).

Table 8 “Proposed Usage distribution for the Andrews Complex development.” Note that the office square footage
has been doubled in size where the roof needs to be replaced at 10 Fir Street. Source: Tracy Jonsson.

Income limits for 2018 are a nominal amount higher and can be accessed through the HUD webportal. 106 Rents for the Andrews Complex Project are set at 2018 HUD Income Limits (Table 9).

106

Rhode Island Housing, “FY18 HUD Income Levels Rhode Island,” (Web portal, 2018), accessed May 2018.
https://www.rihousing.com/filelibrary/FY18_HUD_Income_Limits_RI.pdf
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Exactly 50 percent of this development qualifies for low- to median-income units, with 13
studio/efficiency units affordable for 50 percent AMI persons, 17 one-bedroom units affordable
for double occupancy at 60 percent AMI (not affordable for single occupancy) and a combined 8
units and common spaces at market rates. HOME Fund units utilize a higher AMI and units are
accounted for. 107 This project exceeds expectations for the 40 percent at 60 percent of AMI
required by the Low-Income Tax Credit application despite it not being applied here. 108
Income Limits with Eligible Unit Type at Andrews Complex Rents set in 2020.
Number
60% of AMI
Rent allowable at Max rent
Eligible
Rent at
Occupancy
Income Limit
30% of income
per month
Unit type
ACR2020
Single
$39,360
11,808 /year
$984
Studio
$823-$831
Double
$45,000
13,500 / year
$1,125
1 BR
$1021
Triple
$50,000
15,192 / year
$1,266
None
$1320
Table 9 “Income Limits with Eligible Unit Type at Andrews Complex Rents set in 2020.” Source: Tracy Jonsson.

107

FY2017 numbers for HOME Income limits start at $55,445 for efficiency/studio units in moderate-income housing
developments.
Natasha Copeland, “Department of Housing and Urban Development, [Docket Number FR-6045-N-01] Annual
Indexing of Basic Statuary Mortgage Limits for Multifamily Housing Programs,” Federal Register, Vol. 82, No. 214
(2017); p. 51368, accessed April 2018.
https://www.gpo.gov/fdsys/pkg/FR-2017-11-07/pdf/FR-2017-11-07.pdf#page=96
108
Rhode Island Housing, “FY18 HUD Income Levels Rhode Island,” (Web portal, 2018), accessed May 2018.
https://www.rihousing.com/filelibrary/FY18_HUD_Income_Limits_RI.pdf
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Partners
“The most viable artist housing projects are those that serve both an arts agenda
and complementary public goals, such as transit oriented development, economic
development and job creation, historic preservation, cultural preservation, and
public safety. By overlapping your work with these complementary efforts, you
can build a broader stakeholder team, and you will create opportunities to tap into
multiple funding sources.”
– ArtSpace, “Lessons from 30 Years in the Field” 109

A public summoning of partners will be conducted at the publication of this feasibility study with
the intention of securing multiple formal partners.

NAH anticipates that this project will attract funding sources that favor partnerships. Shared-use
space for programming in the common areas at 10 Fir Street is an easy way to create partnerships
and connections with other organizations like the Newport Art Museum, the Island Moving
Company, the Newport Arts and Cultural Alliance and other cultural and social institutions. These
partners will also be instrumental in minimizing the vacancy of units and in renting up the
development.

The Rhode Island Council for the Arts will be instrumental in assisting with foundational support,
both logistically and financially. Other partnerships are anticipated with organizations like Bike
Newport in creating bike storage infrastructure, and others.

109

Art Space, “Lessons From 30 Years in the Field; Best Practices in Affordable Artist Housing,”(Report,
Minneapolis MN, 2014), p. 4, accessed Jan. 2018,
http://www.artspace.org/sites/default/files/public/downloads/news/best_practices_asp_2014.03.04.web_.pdf
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The commercial tenant at 8 Fir Street is expected to be a partner in the vision of place making for
the Andrews Complex. Therefore, it is desired that it is an employer of artists, and a place where
residents and visitors alike will gather. Anticipated commercial partners include:
•

Empire Tea and Coffee

•
•

Le Petit Gourmet
JP Murton (The Shop in Providence, Stoneacre Brasserie).
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Financial Synthesis
The following pages outline the financial variables determining the feasibility of this project,
including a Capital Cost Budget, a list of Sources and Uses of Funds, and the project’s Operating
Statement.
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Capital Costs Budget

Table 10 “Andrews Complex Development Uses” outlining capital costs by funding sources. Source: Compiled by
Tracy Jonsson. This development uses capital costs budget sheet is a draft that is “working as good as it needs to and
shows an understanding few who don’t work in the field would have” according to a consultant. Source of comment:
Christian Belden, “Thesis Notes” (Personal correspondence email, in Author’s Possession, May 15, 2018).
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Source and Uses of Funds
Although the pricing may be equal on a square footage basis, quality artist housing generally
costs more on a per unit basis, as the units tend to be larger to accommodate working space. The
cost difference can be 10 percent to 15 percent per unit….If properly planned, artist housing
projects can access philanthropic dollars that can help cover this gap…The scope of benefits
generated through these additional costs is substantial.
-ArtSpace, Lessons from 30 Years in the Field.” 110

Table 11 “Sources of Funds Table for Andrews Complex Project.” Source: Compiled by Tracy Jonsson.

Descriptions of each funding source utilized in the Andrews Complex pro-forma can be found in
Appendix C: Descriptions of Sources of Funding, found on page 117.The Rhode Island Housing
Pre-Development Loan Program could be of interest to Newport Art House. The funds offer
“critical, short-term financing to qualified non-profit developers to cover pre-closing costs
incurred in determining development feasibility and obtaining site control.” 111

110

Art Space, “Lessons From 30 Years in the Field; Best Practices in Affordable Artist Housing,”(Report,
Minneapolis MN, 2014), p. 5. Accessed Jan. 2018,
http://www.artspace.org/sites/default/files/public/downloads/news/best_practices_asp_2014.03.04.web_.pdf
111
Rhode Island Housing, “Pre-Development Loan Introduction,” Rhode Island Housing website, accessed 2018.
https://www.rihousing.com/sp.cfm?pageid=551
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Operating Statement

Table 12 “Operating Statement for the Andrews Complex Project.” Compiled by Tracy Jonsson.
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Stabilized Year

Table 12 “Andres Complex Operating Proforma.” Source: Developed by Tracy Jonsson.
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Multi-Year

Table 13 “Multi Year Operating Statement for the Andrews Complex Project.” Source: Developed by Tracy Jonsson.
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Conclusions
Comparison of Achievable Results with Owner Objectives
The Residency 2020 Project had the following non-financial objectives:
Non-Financial Objectives of the Residency 2020 Project, with Interventions.
Objective

Intervention that Met Objective

To create a hub for artistic experience that
includes housing, working, and public access.

Identified Andrews Complex as zoning
conducive and capable of including
residential, common making space,
gallery and commercial use.

To create an affordable housing situation for
the living artist in Newport, whether that be
the visual artist, musician, dancer, literary
composer, culinary innovator, sculpture artist,
digital artist, or any other medium currently
and actively pursued and to be redefined.

Model affordable housing units to HUD
standards and create economic model that
enables protection of the unprotected
class “artists” without the use of Low
Income Tax Credits.

To provide non-predatory opportunities for
the creation, sale, marketing, showcasing, and
sharing of contemporary culture and cultural
products, as defined by the artist, through
access to individual studio and/or maker
spaces in a commercially zoned building.

Implementation of gallery at 10 Fir Street.

To increase access to community organized
curation through creation of Newport Art
House exhibition spaces, offices, and event
spaces.
To create a model that allows for the funding
of Newport Art House annual staffing
expenses, in turn sustaining artist aligned
advocacy and programing.

Implementation of communal space at 10
Fir Street.

To preserve a cultural resource of Newport
that fit the appropriate use objectives of the
project.

Utilize historic tax credits and rehabilitate
according to the Secretary of the
Interior’s Standards for the Treatment of
Historic Properties.

Including programing line item in
operating statement.

Table 14 “Non-Financial Objectives of the Residency 2020 Project, with Interventions.” Source: Tracy Jonsson.

All financial objectives were met.
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Comparison of Achievable Results with Investor/Developer Objectives
Investors’ objectives might be:
•
•
•
•

To create a beautifully restored mixed-use property to diversify portfolio holdings and
establish a reputation of capacity in quality yet cost effective historic building
rehabilitation.
To establish a company’s reputation in local markets as community minded and interested
in the well-being of low-income residents, artists, or both.
To encourage a company or individual image of being innovative thinking, millennialpositive, and/or forward thinking.
To show tangible support for the well-being of a future Newport, populated with artists,
creatives, and employers attracted to this labor pool.

Measures will be implemented to make sure above objectives could be met in the event an outside
investor shows interest in this project. In addition to requirements, oversight, and reporting
required by investors, NAH will have the Residency 2020 Committee regularly make sure goals
and objectives are being met.

Comparison of Achievable Results with Third Party Objectives
This project identified the following as possible third-party objectives:
•
•
•
•

Long-term return on investment in the form of increased labor market.
Increased tax base associated with increased business activity.
Increased tourism revenue from experience economy-based initiative.
Increased real estate tax base from year-round residents created through year-round
economy efforts.

These long-term objectives cannot be guaranteed, however, it is NAH’s position that this project
will facilitate reaching these goals by increasing the sustainability of a population shown to
contribute to the successful meeting of these objectives.
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Recommendations
Recommended next steps are:
•
•
•
•
•
•
•
•
•

112

Create NAH Residency 2020 committee and development intermediary for managing
project. 112
Inform all potential stakeholders that the Residency 2020 Project of the implementation of
the feasibility study and sharing of findings.
Initiate long-term approach for creating financial documents (consult with lending
institution)113
Incorporate funding plan.
Approach all source of fund partners to initiate conversation.
Secure contract with patient property owner to initiate financing.
Identify architect, engineer, design- and development- partners and consultants.
Implement marketing and community outreach for creating tenant list.
Create NAH Artist Selection Committee for leasing policy.

Maria Rosario Jackson and Florence Kabwasa-Green, “Artist Space Development; Making the Case” (Washington
D.C.: Urban Institute, 2007), p 19. Accessed April 2018.
https://www.urban.org/sites/default/files/publication/31226/1001176-Artist-Space-Development-Making-theCase.PDF
113
Pacific Continental Bank, “Purchasing Real Estate as a Nonprofit,” (White paper, 2013), p. 5.
https://www.therightbank.com/sites/www.therightbank.com/files/files/Business%20Resources/White%20Papers/Non
profit/white-paper-purchasing-real-estate-as-nonprofit.pdf
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Appendices
Appendix A: Newport Art House White Paper
“The atmosphere in the neighborhood is very different now,” Iping continues. “Shops for local
people have been replaced by shops that cater solely to tourists. It makes you feel like a visitor in
your own neighborhood. Even the tourists have started to complain now – because all they get to
see is other tourists.” 114
NEWPORT ART HOUSE WHITE PAPER
Newport and the arts, tourism, and how we see its future.
Artists have always flocked to Newport and the reasons remain the same:
● The size, infrastructure and compact layout of Newport is conducive to creative interaction,
ease of access to business and transportation services, and other variables that influence the
success of freelancers and entrepreneurs.
● The stunning natural landscape inspires artists and are a motivating driver for creating
permanent residencies.
● The proximity to patrons, venues, and business opportunities locally and regionally are
attractive growth markets. Newport is located between the two large art hubs New York and
Boston.
● The standard of living-to-cost of living is relatively low compared to regional metropolises.
● A sense of access to multiple layers of artistic experience and expression in the form of
history and cultural resources is tangible; i.e. past, present established, and emerging artistic
communities reside here together.
● The value added from past artistic sweat-equity and investment is clear to anyone who visits:
there is a sense that art and culture matters to Newport: many of us artists care about living in
communities in which we sense we have and can continue to be valuable contributors.
● Since time immemorial, artists who have seen Newport have grown a steadfast belief in its
potential to become an important cultural and artistic hub because of above-mentioned
variables.
In other words, Newport has both the natural and built amenities attractive to artists and
innovators. 115
114
115

https://www.theguardian.com/cities/2017/nov/01/amsterdam-tourists-worst
For definitions of natural and built amenities see p 371, Currid / art, Culture, and economic Development
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Newport Art House is a 501 c 3 non-profit organization founded in 2015 in the interest of creating
voice for the arts community of Newport County RI. Our Mission is to Nurture, showcase, and
Promote the Contemporary Arts of Newport County, RI, and our goals are multitude but focus on
modeling and institutionalizing non-predatory opportunities for arts practitioners year-round. This
White Paper Relates to our Residency 2020 Project, an initiative to establish sustainable livework artist spaces by the year 2020.

“Just as the presence of historic buildings does not guarantee community economic development
outcomes, their presence does not automatically influence quality of life. Residents and other
community stakeholders may not have the ability to access, enjoy or use historic resources—just
because these resources exist in a community does not mean it positively impacts residents'
quality of life (Phillips and Budruk 2010).
Newport Art House has positioned itself at the overlap of the experience economy, the concerns
of the artist community, and the cultural narrative of sustainability and historic preservation. In
Newport, historical architecture dominates the public sphere, unavoidably placing art history in
the forefront of any public space planning or peacemaking discussion. We have retained a rich
historic cultural landscape and associated infrastructure that includes narrow streets lined with
preserved properties, trees of significant age, centralized municipal, social, and natural resources,
and a town center compact enough, and stocked with, sufficient mixed zoning to sustain a
pedestrian and bike-friendly lifestyle. Newport is, in other words, a physically convenient and
beautiful place to live ripe for experience economy investment. The City of Newport, and other
municipalities with significant cultural resources, are focusing on heritage tourism as major
economic drivers. There is a growing understanding of the benefits of cultural tourism, with
sources confirming that heritage visitors tend to shop more, tend to spend more money, and plan
longer stays than other types of visitors (Chhabra 2010; Rypkema and Wiehagen 1998).
Newport is one of many cultural destinations that has looked to tourism as a solution to economic
depression. In a sense, we’ve done this more than once! With the advent of the global economy
and ease of travel, however, many culturally rich cities experiencing success with tourism are now
planning for ways to mitigate the negative effects of becoming cultural destinations. Today we
give rise to terms such as “the global tourism crisis” and its opponent “sustainable tourism.”
Some initiatives include outlawing short-term rentals and visitor accommodations that prevent or
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make uncomfortable year-round residency (separate discussions are happening in Amsterdam and
Barcelona, the latter in response to riots protesting the influx of tourists).116 117 118 Barcelona, like
Newport, is fighting AirBnB as well as the influx of investment property interests “tourist flats
bring insecurity and property speculation to the neighborhood.” 119
Venice, for example, struggles with a small year-round population of 54,500 residents and
receives 30 million visitors. Although Newport has a long way to go to reach those visitation
numbers, a comparison of geographic size and existing tourism statistics shows that Newport
struggles with twice the density of tourists than Venice does. (Newport is 11.3 square miles and
receives 3.8 mil visitors, Venice is 160 square miles and receives 30 million). 120 The issues are
comparable: a seasonal economy influenced by cruise ship schedules, homes being replaced with
hotels, struggles with infrastructural issues, and cultural conservation. 121 The seasonality of cruise
ships alone, and the effect of this seasonality on economics, has merited isolation for focused
academic research. 122
Every cultural city has its unique economic development goals, tourism initiatives, issues, and
opportunities. At Newport Art House we have experienced a repeating chorus that “Newport is
not [insert any town that is not Newport]” and therefore can not be compared. We want to
compare so we can fight the ugly foe that is homogeneity in the people that can afford to live
here, slow the slide towards a homogenous Disney World, or Las Vegas, versions of ourselves.
Venice, to some, already feels this way. 123 Italy’s cultural minister Mr. Franceschini raises the
red-flag we focus on a NAH, cultural preservation of resident communities, stating that “the
beauty of Italian towns is not only the architecture, it’s also the actual activity of the place, the
stores, the workshops. We need to save its identity.” 124 Venice, Amsterdam, Newport, Barcelona;
we want to place ourselves in this line up, we want to gain world heritage site designation, and we
do not want to be at risk of losing the residents and cultural authenticity that comes with a sense
of place.
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https://www.theguardian.com/world/2017/sep/11/amsterdam-to-increase-tourist-tax-to-reclaim-city-for-residents
officialhttps://elpais.com/elpais/2014/08/21/inenglish/1408633977_166018.html
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https://www.theguardian.com/cities/2017/nov/01/amsterdam-tourists-worst
119
http://blogs.elpais.com/trans-iberian/2015/05/barcelona-residents-are-in-revolt-against-the-citys-tourismmonoculture-.html
120
Tourism controls may be on the agenda but the city is timorous about bolder, revenue-raising measures, with funds
used for conservation.
https://www.theguardian.com/travel/2017/may/26/venice-tourists-cruise-ships-pollution-italy-biennale
121
https://www.nytimes.com/2017/08/02/world/europe/venice-italy-tourist-invasion.html
122
Seasonality: A factor of Crisis or Development in Cruise Tourism?
https://link.springer.com/chapter/10.1007/978-3-8349-6871-5_2
123
https://www.nytimes.com/2017/08/02/world/europe/venice-italy-tourist-invasion.html
124
https://www.nytimes.com/2017/08/02/world/europe/venice-italy-tourist-invasion.html
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Having a sustainable home for artists in Newport is beneficial for everybody. Newport Art House
seeks to support emerging classically trained and outsider-art practitioners who are willing to
contribute to the cultural life of Newport as part of their affordable rent. Although studies
concludes that “the unique class position of artists render them well suited in the eyes of public
officials to play a transformative role in urban neighborhoods,” NAH believes that this group
deserves to be treated as a resource beyond the realm of economics. 125 In the interest of creating
non-predatory opportunities for artists, we emphasize the benefit of an artist residency as a
community anchor in contrast with the use of utilization of artist communities as “creative class
magnet.” 126
Burt Crenca, the founder of a successful artist residency non-profit organization in Providence RI
named AS220, advised participants in Practice/Practice, a conference targeting arts
administrators and leaders, to acquire ownership of real estate in the interest of artist. Owning real
estate under the leadership of a non-profit organization ensures sustainability of non-predatory
housing for artists, and value-driven use of profit through programming. We believe in the rights
of artists to live and practice in Newport and to be seen as more than “the silver bullet [used] to
attract the skilled human capital that drives the postindustrial economy” and that, without
proactive initiatives, no doubt will drive these same artists out. 127
As we move away from the service economy and into the experience economy we hope to
contribute to the future of Newport by successfully implementing our Residency 2020 Vision. We
approach the economic development goals of our city by addressing the issue of affordable
housing because we feel the current approach is misguided. Population increases, the creative
economy, tourists, they we come and they will be more mindful consumers if we create
sustainability for what makes Newport an authentic place to be. Scholars like Richard Florida
named a new class of people the “creative class,” indicating a class of people who are cultural
creators. Later this term was corrected to signify an economic stratum of upper middle class
individuals identifiable by their interest in consuming creative products and living in creative
places. The production of those products, and the regeneration of a sense of “culture” lay in the

125

Elizabeth Strom, “Artist Garret as Growth Machine? Local Policy and Artist Housing in U.S. Cities,” Journal of

Planning, Education, and Research, Vol 29, Issue 3.
http://journals.sagepub.com/doi/abs/10.1177/0739456X09358560
126
For more critical insight on this dichotomy, see James Murdoch III, et. Al. “The Importance of Neighborhood
Context in Arts-Led Development: Community Anchor or Creative Class Magnet?” Journal of Planning, Education,
and Research, Vol. 36 (1), 32-48.
http://journals.sagepub.com/doi/pdf/10.1177/0739456X15599040
127
Elizabeth Currid, Bohemia as Subculture; “Bohemia” as Industry, Art, Culture, and Economic Development”.
Journal of Planning Literature, vol. 23, 4 (2009): pp. 369.
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hands of artists. Fostering this community is the means to an attractive end for the City of
Newport, and permanent artist residencies ensure that this population isn’t exploited then
forgotten. We agree with some aspects of Kotkin’s assessment, quoted in “Bohemia as
Subculture” that:
Cities striving to be “boutique cities”—those trying to attract the
elite and the wealthy through chic place marketing, artistic scenes,
and museums—or, even worse, Potemkin cities (those trying but
failing to emulate the boutique cities) are actually losing population.
Kotkin argues that the real winners (as defined by increases in
population and job growth) are cities that incorporate basic services
such as transportation, good schools, and affordable middle-class
housing into their economic development schemes.” 128
With the advent of the experience economy, the well-supported, well-populated, authentic
community will be the thing that separates Disney World from places that are truly enjoyed for
their people, history, and cultural assets.

128

P 372 Kotkin (2006) quoted in Elizabeth Currid's "Bohemia as Subculture; ‘Bohemia’ as Industry, Art, Culture,
and Economic Development,” Journal of Planning Literature, vol. 23, 4 (2009): pp. 368-382.
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Appendix B: Chain of Title Research
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Notice of Tax Lien for Andrews Express Issued December 1997 for properties at 26/016,
25/095 and any and all real and personal property” of Andrews Express & Storage
Warehouse. 129 Discharged Lien: December 1997. 130
Mortgage Discharge Citizens Bank: Andrews Express and Storage Warehouse paid in full,
August 22, 1996. 131
Assignment of Mortgage from “Bank of New England – Old Colony N.A. (BNE), holder
and owner of mortgage given by Andrews Express and Storage Warehouse Inc. dated
February 6, 1986” to Citizens Bank, on November 25th, 1991. 132
Discharge of Lien: Department of Labor and Training. 133
Notice of Lien: Department of Labor and Training tax lien under Title 28, Chapter 40 of
the General Laws of Rhode Island for properties Andrews Express and Storage
Warehouse (described as but without limitation to: Plat 25, Lots 32, 35, 95). 134
Notice of Tax Lien for Andrews Express Issued July, 1990. 135 Discharged 12/21/1990. 136
Mortgage Deed; Bank of New England- Old Colony, N.A. 137
Notice of State Tax Lien 10/21/1974. 138 Discharged 11/13/1974. 139
Deed: Grantor: Harry G Andrews Jr., Grantee: Andrews Express and Warehouse, empty
lot at Fir Street.
Deed of Sale 10 & 8 Fir Street, 1963: Grantor: Edward B Lawson, Grantee: Andrews
Express and Storage Warehouse of land formerly Lawson Chevrolet Co. two parcels (10
and 8 Fir Street structures) conveyed to Edward B Lawson by deed of Lawson Chevrolet
Co. Feb 28, 1950. 140

Doc 58595, Book: 00789, Page 234, 12/24/1997. City of Newport, Office of Recorded Land.
Doc 58308, Book: 00787, Page 368, 12/12/1997. City of Newport, Office of Recorded Land.
131
Doc 47951, Book: 00736, Page 132, 8/22/1996. City of Newport, Office of Recorded Land.
132
Doc 91137364, Book: 00524, Page 404, 11/27/1991. City of Newport, Office of Recorded Land.
133
Doc 90026966, Book: 00005, Page 462, 12/21/1990. City of Newport, Office of Recorded Land.
134
Doc 90026865, Book: 00005, Page 321, 7/31/1990. City of Newport, Office of Recorded Land.
135
Doc 90124652, Book: 00475, Page 74, 7/23/1990. City of Newport, Office of Recorded Land.
136
Doc 90026966, Book: 00005, Page 462, 12/21/1990. City of Newport, Office of Recorded Land.
137
Doc 86097739, Book: 00354, Page 52, 2/6/1986. City of Newport, Office of Recorded Land.
138
Doc 108287, Book: 00243, Page 303, 10/21/1974. City of Newport, Office of Recorded Land
139
Doc 108340, Book: 00243, Page 393, 11/13/1974. City of Newport, Office of Recorded Land.
140
Doc 90837, Book: 00208, Page 459, 5/15/1963. City of Newport, Office of Recorded Land.
130
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Appendix C: Descriptions of Sources of Funding

Rebuild Rhode Island
The Rebuild Rhode Island tax credit is generally known as a provisionary tax credit put in place
to soothe advocates for the allocation of funds towards the State Historic Preservation Tax Credit.
“If a real estate project cannot raise sufficient funding, or is at risk of locating in another state,
Rebuild Rhode Island can fill the financing gap with redeemable tax credits covering up to 20
percent – and, in some cases, 30 percent – of projects costs. Commercial office,
industrial, residential, mixed use development, ground-up construction and historic rehab can
qualify. A minimum project cost of $5 million and certain square footage/project size minimums
may apply. Approved projects can also be exempted from sales tax on construction materials,
furnishings and equipment.” 141 One of the target industries for this tax credit is the arts.
Building Homes Rhode Island (BHRI): Forgivable Loans.
“In November 2016, voters approved Question 7, Housing Opportunity Bonds - $50
million. These funds will support the construction and preservation of affordable housing,
support urban revitalization and blight remediation. The State will use $40,000,000 to develop
and implement affordable housing opportunity programs through the redevelopment of existing
structures and/or new construction. The remaining $10,000,000 will be used to provide funding to
develop and implement programs for the improvement of properties that are blighted or in need of
revitalization, including residential and commercial properties and public and community spaces.
Funding from past affordable housing bonds has been used to create over 1,900 affordable homes
and apartments for families, seniors and veterans in 31 communities across Rhode Island.” 142

Community Development Block Grants (CDBG) (Entitlement)
“Provides annual grants on a formula basis to entitled communities to carry out a wide range of
community development activities directed toward neighborhood revitalization, economic
development, and improved community facilities and services…All CDBG activities must meet
at least one of the following national objectives: benefit low- and moderate-income persons; aid
in the prevention or elimination of slums and blight; or meet certain urgent community
development needs…The CDBG program requires additional certifications, including that not
less than 70 percent of the funds expended over a period specified by the grantee, not to exceed 3
years, must be used for activities that benefit low- and moderate-income persons..” 143

141
Rhode Island Commerce Corporation, “Rebuild Rhode Island Tax Credit,” (Website, 2018), accessed May 2018.
http://commerceri.com/finance-business/taxes-incentives/rebuild-rhode-island-tax-credit/
142
Rhode Island Office of Housing and Community Development, “Public Notice of Proposed Rulemaking, Identifier
860-RICRI-10-00-1,” (Regulation, Rhode Island 2017), accessed 2018.
http://ohcd.ri.gov/community-development/bhri/documents/proposed-rules-packet.pdf
143
P. 7 https://www.hud.gov/sites/dfiles/Main/documents/HUDPrograms2017.pdf

118
HOME Funds
“Participating jurisdictions may use HOME funds for a variety of housing activities, depending
on local housing needs. Eligible uses of funds include tenant-based rental assistance; housing
rehabilitation; assistance to homebuyers; and new construction of housing. HOME funding may
also be used for real property acquisition, site improvements, demolition, relocation, for both new
construction and rehabilitation projects the costs to meet property standards, including
accessibility requirements, and other necessary and reasonable activities related to the
development of non-luxury housing. Funds may not be used for public housing development,
public housing operating costs, or for Section 8 tenant-based assistance, nor may they be used to
provide non-federal matching contributions for other federal programs, for operating subsidies for
rental housing, or for activities under the Low-Income Housing Preservation Act.” 144
“All housing funded under the HOME program must serve low- and very low-income families.
For rental housing, at least 90 percent of the families benefited each fiscal year must have
incomes at or below 60 percent of the HUD-adjusted area median income; the remaining 10
percent of the families benefited each fiscal year must have incomes at or below 80 percent of
area median income.” 145 Developers should not use HOME Funds for more than eleven units per
development.
HOME Units must be rented at below high-rent limits set for the state of Rhode Island

Affordable Housing Program, Federal Home Loan Bank of Boston
“In 2004, Rhode Island passed a Comprehensive Permit measure designed to increase the supply
of affordable housing in communities across the state. In response to this development, the Bank
has established an additional eligibility track for the use of New England Fund (NEF) advances.
Members can now request NEF funding from the Bank for a development financed under Rhode
Island's Comprehensive Permit law, which is similar to Massachusetts' 40B. The Rhode Island
144

p 19, Participating jurisdictions may use HOME funds for a variety of housing activities, depending on local
housing needs. Eligible uses of funds include tenant-based rental assistance; housing rehabilitation; assistance to
homebuyers; and new construction of housing. HOME funding may also be used for real property acquisition, site
improvements, demolition, relocation, for both new construction and rehabilitation projects the costs to meet property
standards, including accessibility requirements, and other necessary and reasonable activities related to the
development of non-luxury housing. Funds may not be used for public housing development, public housing
operating costs, or for Section 8 tenant-based assistance, nor may they be used to provide non-federal matching
contributions for other federal programs, for operating subsidies for rental housing, or for activities under the LowIncome Housing Preservation Act.
145
p 19, https://www.hud.gov/sites/dfiles/Main/documents/HUDPrograms2017.pdf
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law sets a 20 percent affordability threshold for units affordable to households earning at or below
80 percent of the area median income.” Affordable Housing Program Funds are accessed through
Rhode Island Housing.

Housing Trust Fund: Grant
“The Housing Trust Fund (HTF) is a new affordable housing production program that will
complement existing Federal, state and local efforts to increase and preserve the supply of decent,
safe, and sanitary affordable housing for extremely low- and very low-income households,
including homeless families.” 146
“The Housing Trust Fund (HTF) provides funding to construct, rehabilitate and preserve
permanent rental and homeownership housing, primarily for extremely low-income families. At
least 80 percent of the funds must be used for the production, preservation, rehabilitation, or
operation of rental housing. Up to 10 percent can be used for the following homeownership
activities for first-time homebuyers: production, preservation, and rehabilitation; down payment
assistance, closing cost assistance, and assistance for interest rate buy-downs. 147

Rhode Island Housing Property Acquisition and Revitalization Program (ARP)
“The Acquisition and Revitalization Program (“ARP”) aims to stabilize neighborhoods and
communities by strategically targeting foreclosed and/or blighted residential and commercial
properties and vacant lots in need of redevelopment. Approximately $10 million in funding is
available to redevelop foreclosed and/or blighted properties; 75 percent of the funding is set aside
for urban communities. Financing is available to non-profit and for-profit developers,
municipalities and public housing authorities.” 148 See Summary Guidelines for more
information. 149

Section 8 Project-Based Rental Assistance
Nature of Program: HUD renews Section 8 project-based housing assistance payments (“HAP”)
contracts with owners of multifamily rental housing. The project-based rental assistance makes up
the difference between what an extremely low-, low-, or very low-income household can afford
and the approved rent for an adequate housing unit in a multifamily project. Eligible tenants must
pay the highest of 30 percent of adjusted income, 10 percent of gross income, or the portion of
welfare assistance designated for housing or the minimum rent established by HUD. Originally,
the assistance was provided in connection with new construction or substantial rehabilitation or to
support existing projects. Authority to use project-based rental assistance in connection with new
146

https://www.rihousing.com/filelibrary/RFP_Ancillary_Financing_10-2017.pdf
https://www.rihousing.com/sp.cfm?pageid=442
147
p 22 https://www.hud.gov/sites/dfiles/Main/documents/HUDPrograms2017.pdf
148
ARP Program Introduction, Rhode Island Housing website. https://www.rihousing.com/sp.cfm?pageid=551
149
P 1 http://www.rihousing.com/filelibrary/ARP_Program_Scoring_Criteria_Draft.pdf
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construction or substantial rehabilitation was repealed in 1983. While funding is no longer
available for new commitments, funding is available for the renewal of Section 8 HAP contracts
for units already assisted with project-based Section 8 renewal assistance.

