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Footnote 50

Crossroads Rhode Island, 2020 Return of An Organization 
Exempt From Income Tax at Sched. L p. 2 (Form 990) (2021), 
https://perma.cc/CN74-BSZA. (The filing stated, “The 
organizations [sic] decision to purchase the property was based on 
many factors unrelated to the relationship with its board member.” 
It does not elaborate further.) See also City of Providence, R.I., 
Land Book 12945, 110–12, https://perma.cc/7MP9-PA5S 
(warranty deed).



Total

For Paperwork Reduction Act Notice, see the Instructions for Form 990 or 990-EZ. Cat. No. 50056A Schedule L (Form 990 or 990-EZ) 2020

Part IV Business Transactions Involving Interested Persons.
Complete if the organization answered "Yes" on Form 990, Part IV, line 28a, 28b, or 28c.

Part V Supplemental Information
P id  dditi l i f ti  f  t ti  S h d l  L (  i t ti )

committee?
To From Yes No Yes No Yes No

. . . . . . . . . . . . . . . $
Part III Grants or Assistance Benefiting Interested Persons.

Complete if the organization answered "Yes" on Form 990, Part IV, line 27.
(a) Name of interested person (b) Relationship between

interested person and the
organization

(c) Amount of assistance (d) Type of assistance (e) Purpose of assistance

Page 2

Schedule L (Form 990 or 990-EZ) 2020 Page 2

(a) Name of interested person (b) Relationship
between interested

person and the
organization

(c) Amount of
transaction

(d) Description of transaction (e) Sharing
of

organization's
revenues?
Yes No

(1) MARK STEWART OFFICER AT LARGE OF
CROSSROAD AND CFO
OF BCBS OF RI

723,273 THE ORGANIZATION HAS A
HEALTH INSURANCE PLAN WITH
BLUE CROSS BLUE SHIELD OF RI.
THE ORGANIZATION'S DECISION
TO DO BUSINESS WITH BCBS OF
RI IS BASED UPON THE
COMPETITIVE PRICING AND
TYPES OF PLANS OFFERED THAT
MEET EMPLOYEE NEEDS, AND NOT
THE RELATIONSHIP WITH ITS
BOARD MEMBER.

No

(2) EDWIN SANTOS TREASURER OF
CROSSROADS AND
DIRECTOR OF THE
WASHINGTON TRUST
COMPANY

3,684,877 INVESTED IN VARIOUS FUNDS
HELD BY WASHINGTON TRUST
COMPANY

No

(3) BARBARA COTTAM BOARD MEMBER OF
CROSSROADS AND
HEAD OF CORPORATE
AFFAIRS OF CITIZENS
BANK

3,633,992 THE ORGANIZATION HOLDS A
LINE OF CREDIT, OPERATING
CHECKING ACCOUNT, AND
SAVINGS ACCOUNT WITH
CITIZENS BANK. THE
ORGANIZATION'S DECISION TO
CONDUCT ITS BANKING WITH
CITIZENS IS BASED UPON THE
CONVENIENCE OF AVAILABLE
TERMS AND CONDITIONS, AND
NOT THE RELATIONSHIP WITH ITS
BOARD MEMBER.

No

(4) MATT MARCELLO BOARD MEMBER OF
CROSSROADS AND
OWNER OF HOTEL
ASSOCIATES LLC

700,000 THE ORGANIZATION PURCHASED
A BUILDING AND LAND OWNED
BY HOTEL ASSOCIATES LLC IN
WHICH ITS BOARD MEMBER HAD
A LIMITED INTEREST. THE
ORGANIZATIONS DECISION TO
PURCHASE THE PROPERTY WAS
BASED ON MANY FACTORS
UNRELATED TO THE
RELATIONSHIP WITH ITS BOARD
MEMBER.

No
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Footnote 51

371 Pine St, City of Providence, R.I., Tax Assessment Records, 
https://perma.cc/P93T-QJQ5



Disclaimer. T his information is for tax assessing purposes and 
is not warranted 

Parcel Identification Assessment 

Map/Lot 24-675 Land $82,500 

Account 45405 Building $282,000 

State Code 71 - Charitable Card Total $364,500 

Card 1/1 Parcel Total $364,500 

User Account 02406750000 

Prior Assessments 

Fiscal Land Building Outbuilding Total 
Year Value Value Value Value 

2024 $82,500 $277,800 $4,200 $364,500 

2023 $82,500 $277,800 $4,200 $364,500 

2022 $82,500 $277,800 $4,200 $364,500 

2021 $75,000 $321,400 $3,600 $400,000 

2020 $75,000 $332,200 $3,600 $410,800 

Location and Owner 

Location 371 PINE ST 

Owner Crossroads Rhode Island 

Owner2 

Owner3 

Address 160 Broad St 

Address2 

Address3 PROVIDENCE RI 02903 

Building Information 

Design Office Bldg Base 

Year Built 1955 

Heat Steam 

Fireplaces 0 

Rooms 0 

Bedrooms 0 

Bathrooms 

Above Grade Living Area 5,615 SF 

Sale 
Information 

Sale Date Sale Price Legal Reference Instrument 

11/17/2023 $0 14009-267 DEED 

12/16/2020 $700,000 12945-110 WDEED 

Click To Open Google Maps 

A 
RI 

UnSketched Subareas 
FBA(5597) 

CPY 
CPY 

(48) 
(240) 

---·--

4 

35 

SAS 
USM 

3 
(5615> 

49 

CPY 
(45> 

Building Sub Areas 

Sub Area 

Basement 

Canopy 

FBM Average 

First Floor 

Land Area 

Zoning 

View 

Neighborhood 

Description 

Fence (Chain Link) 

Paving (Asphalt) 

Net Area 

5,615 SF 

333 SF 

5,597 SF 

5,615 SF 

Land 
Information 

11,038 SF 

C-2 

2276 

Yard ltem(s) 

Quantity 

1 

1 

Size Year 

140 1975 

2800 1975 



Footnote 53

City of Providence, R.I., Land Book 13434, 268–69, https://
perma.cc/XZJ4-B6G4.
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Footnote 54

94 Summer St, City of Providence, R.I., Tax Assessment 
Records, https://perma.cc/79JV-HLRB.



Disclaimer. This information is for tax assessing purposes and 
is not warranted 

Parcel Identification Assessment 

Map/Lot 24-640 Land 

Account 13524 Building 

State Code 03 -Apartments Card Total 

Card 1/1 Parcel Total 

UserAccount 02406400000 

Prior Assessments 

Fiscal Land Building Outbuilding 
Year Value Value Value 

2024 $492,300 $856,700 $65,100 

2023 $492,300 $0 $65,100 

2022 $492,300 $0 $65,100 

2021 $188,500 $0 $66,200 

2020 $188,500 $0 $66,200 

Location and Owner 

Location 94 SUMMER ST 

$492,300 

$921,800 

$1,414,100 

$1,414,100 

Total 
Value 

$1,414,100 

$557,400 

$557,400 

$254,700 

$254,700 

Owner Summer Street Housing Partners I LP 

Owner2 

Owner3 

Address 160 Broad St 

Address2 

Address3 Providence RI 02903 

Design 

Year Built 

Heat 

Fireplaces 

Rooms 

Bedrooms 

Bathrooms 

Building Information 

6+ Apts Comm 

2024 

Forced Warm Air 

0 

0 

0 

Above Grade Living Area 

176 Full Bath 

140,960 SF 

Sale 
Information 

Sale Date Sale Price Legal Reference Instrument 

08/17/2023 $0 13941-292 Q DEED 

01/14/2022 $850,000 13434-268 W DEED 

Click To Open Google Maps 

A 
RI 

21 42 21 42 21 3 42 1 42 21 40 

28 

30 

I 

21 
1 

20 

42 3 

FUS 

FUS 

FUS 

F 

19 

i 
36 

Building Sub Areas 

Sub Area Net Area 

112,768 SF 

28,192 SF 

Finished Upper Story 

First Floor 

Land Area 

Zoning 

View 

Neighborhood 

Description 

Fence (Chain Link) 

Kiosk (Retail or Gas) 

Lights 

Paving (Asphalt) 

Land 
Information 

50,583 SF 

C-2

2274 

Yard ltem(s) 

Quantity 

1 

Size Year 

1000 1970 

24 1970 

5 1970 

50000 1970 



Footnote 57

Crossroads operates a homeless shelter in a building that was part 
of the lease obtained through bribery scheme. Tracy Breton, Judge 
Orders R.I. To Pay Rent, For Now, on Controversial Offices, 
PROVIDENCE J., May 20, 1994, at B12. 



B 12 FRIDAY, MAY 20, 1994 

RHODE ISLAND. 

Judge orders R.I. to pay rent, 
for now, on controversial offices 

By TRACY BRETON 
Journal-Bulletin Staff Writer 

PROVIDENCE - A Superior 
Court judge has ordered the state to 
continue to pay - at least for this 
month - occupancy and use 
charges for space it rents down­
town for the Department of Em­
ployment and Training under a con­
troversial lease. 

The ruling, on a request heard 
last Friday in chambers by Judge 
Ronald R. Gagnon, was a victory, at 
least temporarily, for Pine Street 
Realty and Hotel Realty Associates, 
the interconnected partnerships that 
in 1988 won lucrative leases for 
DET's offices at 101 Friendship St. 
and its print shop several blocks 
away, at 371 Pine St. 

Charges that former Governor 
Edward D. DiPrete took a $30,000 
kickback in return for awarding the 
office leases from one of Pine 
Street's partners, Rodney Brusini, 
DiPrete's chief fund-raiser, culmi­
nated April 8 when the Sundlun ad­
ministration notified the building 
owners that it would no longer pay 
the more than $74,800 in monthly 
use and occupancy fees for the 
Friendship Street offices and $8,475 
in monthly rent for the print shop. 

The state wants the court to nulli­
fy the leases based on the bribery al­
legations and because of structural 
and fire-safety deficiencies. 

But based on arguments present­
ed by partnership lawyer Joseph V. 
Cavanagh Jr., Gagnon ruled that the 
state does not have the right to uni­
laterally stop the payments and or­
dered the state to make the May 
payment. 

The judge scheduled a hearing 
June 10 on whether to order anoth• 
er payment, for the month of June. 

One of the three lawyers repre­
senting the state at the proceedings 
before Gagnon was Suzanne Wor­
rell Gemma, who had been advised 
last month by the state Ethics Com­
mission that continuing to work on 
the DET case would be a violation of 
the revolving-door statute. 

Gemma recently stepped down as 
Governor Sundlun's deputy legal 
counsel. The commission, in an ad­
visory opinion, said she should not 
work for the state within a year of 
her departure from the State House. 

Gemma tried yesterday to per­
suade the Ethics Commission to re­
verse its decision but it stood by its 
earlier ruling. 

Gemma said in an interview that 
she believed she had to appear in 
court "because of the emergency 
nature of the action," adding, "I just 
can't leave a client in the lurch." She 
said the state has hired another law­
yer, R. Kelly Sheridan, to take over 
for her if she bows out. 

But Marvin Perry, DET director, 
said after yesterday's Ethics Com­
mission hearing, "we'll talk about 
our options" before deciding what 
tack to take. 

The state is picking up the tab for 
three lawyers to represent it in the 
flap over the DET leases. 

Gemma, Sheridan and lawyer 
Joshua Teverow all appeared before 
Gagnon - which prompted one of 
Pine Street's partners, Joseph Di­
Battista, to call the Journal-Bulletin 
afterwards to complain. 

"She should not have been there, 

period," DiBattista said of Gemma. 
"At least the Ethics Commission 
didn't think she should have . ... 
Why have we been vilified at every 
step of the way and they get away 
with these things and think they can 
get away With these things?" . 

The state paid Teverow $147,922 
between April 1992 and the end of 
1993 for his work for the DET con­
cerning the leases. 

However, Sheridan said that Te­
verow does not consider himself a 
trial lawyer "and the state felt it 
was important to have an experi­
enced trial attorney handle the 
case." Asked how much he would 
be paid for his services, Sheridan 
said "we haven't even discussed" 
that yet. 

Based on the state's failure to 
make the May payment to the land­
lords, Cavanagh asserted that the 
state was in contempt for violating 
a 1993 court order to . pay the 
monthly rent to an escrow agent. 
The escrow agent pays the mort­
gage and operating costs. 

Cavanagh said that if the monthly 
payments don't come in, the part­
nership will have no choice but to 
close the DET offices. 

Since last September, the state 
has been paying tens of thousands 
of dollars less than the lease calls for 
in rent for using the Friendship 
Street space. But in its lawsuit, the 
Pine Street partners .are asking the 
court to force the state to make up 
the difference - an amount that 
Gemma says totals $288,291. 

With staff reports from Kather­
ine Gregg and Thomas Frank. 

DET negotiating for space on Elmwood Avenue 
PROVIDENCE - The state De­

partment of Employment and Train­
ing is negotiating for space in the 
former Elmwood Avenue home of 
the Department of Labor. 

The agency wants the space for 
unemployment insurance counsel­
ors and other staff who were moved 
out of the first floor of the agency's 
headquarters, at 101 Friendship St., 
last September after inspectors 
raised serious structural questions 
about the building. 

 . 

.'-'.'if�/, s-, .-, 
- - -

An advertisement drew three 
bids ranging from $9.54 a square 
foot for 220 Elmwood Ave., former 
home of the Labor Department; 
$12.50 a square foot for 10 Davol 
Square; and $17.93 a square foot for 
100 Dupont Drive, the former C & J 
Jewelry Building. 

The Elmwood Avenue space is 
owned by Thomas Thomasian 
Trust. The trustees include Thomas 
E. Thomasian, Carol Ann (Thoma­
sian) Penatzer and former Cranston 

RAN 

Mayor James Taft. 
The displaced Providence staff 

are doubled up with their Pawtuck­
et colleagues in an office at 101 
Main St. The lease on that space has 
expired and DET officials want to 
move that office to the old Peerless 
store down the street at 175 Main 
St., owned by the Pawtucket Rede­
velopment Agency. 

DET officials won State Proper­
ties Committee approval Tuesday to 
negotiate both leases. 

LL SOLD IN SETS 

EE STORE FOR DETAILS 

THE PROVIDENCE JOURNAL-BULLETIN 
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Footnote 58

See 2023 Audit, supra note 40, at 8–10. 

Footnote 59

Id. (NK Housing, Inc. is the general partner for Kingstown 
Crossings, L.P.; NK Housing II, Inc. is the general partner for 
Kingstown Crossings II, L.P.; TA Housing, Inc. is the general 
partner for Travelers Aid Housing, L.P.; and Summer Street 
Housing I, Inc. is the general partner for Summer Street Housing 
Partners I, L.P.).
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CROSSROADS RHODE ISLAND AND SUBSIDIARIES 
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 

Year Ended December 31, 2023 

8 

1. Nature of Operations

Crossroads Rhode Island (Crossroads) is a not-for-profit corporation that provides a variety
of human service programs to individuals and families of Rhode Island who are in crisis due
to homelessness or other disruptive circumstances. Crossroads' services include shelter and
assessment, housing programs, and education and employment assistance, which are
principally funded by government grants and contracts. Crossroads also provides property
management services to Kingstown Crossings, L.P. (KCI), Kingstown Crossings II, L.P.
(KCII), Travelers Aid Housing, L.P. (TAH), and Summer Street Housing Partners I, L.P.
(SSHPI) and acts as the development manager for real estate development entities.

KCI (a Limited Partnership), which was formed on February 25, 2009, owns and operates a
low-income housing project located in North Kingstown, Rhode Island consisting of 58 low
and moderate-income family housing units (the KCI Project), which is sponsored by
Crossroads. KCI's general partner is NK Housing, Inc. (NKI), a for-profit wholly-owned
subsidiary of Crossroads. NKI is the sole general partner, and owns a 0.01% general
partnership interest, in KCI. The remaining 99.99% interest represents a limited partnership
interest owned by an unrelated party.

The KCI Project operates in accordance with the U.S. Department of Housing and Urban
Development's (HUD) Housing Choice Voucher Program and is regulated by the Rhode
Island Housing and Mortgage Finance Corporation (RI Housing) as to rental charges and
operating methods.

The Section 8 Housing Program (the Program) was formed under Section 8 of the United
States Housing Act of 1937 (the Act). The Act provides that housing assistance payments be
made to KCI on behalf of low-income families and elderly eligible tenants. Under the
Program, eligible tenants are required to pay KCI a portion of the rent and HUD or a state
agency pays the difference between the contract rent and the amount due from tenants.
Eligible tenants are required to pay the greater of 30% of their adjusted gross income or 10%
of their gross income as rental payments. During the year ended December 31, 2023,
approximately 73% of KCI's revenue was obtained through housing assistance payments
under this program.

The KCI Project qualifies for the low-income housing tax credit under Section 42(h)(4) of the
Internal Revenue Code (IRC). The tax credit compliance period ends on December 31, 2027.

KCII (a Limited Partnership) was formed on February 25, 2009, to construct and operate a
low-income housing project consisting of 46 low and moderate-income family housing units
located in North Kingstown, Rhode Island (the KCII Project), which is sponsored by
Crossroads. The general partner is NK Housing II, Inc. (NKII), a for-profit wholly-owned
subsidiary of Crossroads. NKII is the sole general partner, and owns a 0.01% general
partnership interest, in KCII. The remaining 99.99% interest represents a limited partnership
interest owned by an unrelated party.



CROSSROADS RHODE ISLAND AND SUBSIDIARIES 
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 

Year Ended December 31, 2023 

9 

The KCII Project is regulated by RI Housing as to rental charges and operating methods. A 
portion of the KCII Project's financing was provided by Home Investment Partnership 
Program (HOME) funds received through RI Housing. Under the agreements related to the 
HOME funds, at least eleven of the rental units must be occupied by HOME-assisted 
individuals with three of the eleven units occupied by individuals whose income is less than 
50% of the area median income, and eight of the eleven units occupied by individuals whose 
income is less than 60% of the area median income.  

The KCII Project also operates in accordance with the HUD Housing Choice Voucher 
Program. During the year ended December 31, 2023, approximately 70% of KCII’s revenue 
was obtained through housing assistance payments under this program. 

The KCII Project qualifies for the low-income housing tax credit under Section 42(h)(4) of 
the IRC. The tax credit compliance period ends on December 31, 2027. 

TAH (a Limited Partnership) was formed on June 13, 2002, to acquire, rehabilitate and 
operate a low-income housing project. On July 12, 2002, TAH acquired the residential unit 
(the TAH Project) which consists of 176 single-resident occupancy (SRO) units, 10 efficiency 
units and six one-bedroom units. 

The TAH Project is sponsored by Crossroads. TAH's general partner is TA Housing, Inc. (TA 
Housing), a for-profit wholly-owned subsidiary of Crossroads. TA Housing, Inc. is the sole 
general partner, and owns a 0.01% general partnership interest, in TAH. The remaining 
99.99% interest represents a limited partnership interest owned by an unrelated party.  

The TAH Project is located in Providence, Rhode Island and is regulated by RI Housing as to 
rental charges and operating methods. A portion of the TAH Project's financing was provided 
by HOME funds received through RI Housing for 32 of the SRO units (the HOME units). 
Under the agreements related to the HOME funds, the HOME units must be occupied by 
individuals whose income is less than the stated percentage of the area median income, as 
follows: three units less than 30%, 24 units less than 50%, three units less than 60%, and two 
units less than 80%.  

TAH receives housing assistance payments under the Program on behalf of eligible tenants 
in the form of 90 project-based Section 8 rental assistance certificates through the Providence 
Housing Authority (PHA), and housing assistance payments for 87 units through RI Housing's 
RoadHome Program. Under this program, eligible tenants are required to pay TAH a portion 
of the rent and HUD or RI Housing pays the difference between the contract rent and the 
amount due from tenants. Eligible tenants are required to pay the greater of 30% of their 
adjusted gross income or monthly rental payments of $25 related to PHA or $60 to RoadHome 
units. During the year ended December 31, 2023, approximately 67% of TAH's revenue was 
obtained through housing assistance payments under this program.  



CROSSROADS RHODE ISLAND AND SUBSIDIARIES 
NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 

Year Ended December 31, 2023 

10 

SSHPI (a Limited Partnership) was formed on September 8, 2022, to acquire, develop, 
rehabilitate, maintain, and operate a low-income housing project. Construction for the project 
started in August 2023, when land was transferred/deeded to SSHPI from Crossroads. The 
SSHPI Project is sponsored by Crossroads. SSHPI's general partner is Summer Street Housing 
I, Inc. (SSH), a for-profit wholly-owned subsidiary of Crossroads. SSH is the sole general 
partner, and owns a 1% general partnership interest, in SSHPI. The remaining 99% interest 
represents a limited partnership interest owned by Crossroads. 

KCI, KCII, TAH, SSHPI, NKI, NKII, TA Housing, and SSH are collectively referred to 
herein as the Subsidiaries. Crossroads and the Subsidiaries are collectively referred to herein 
as the Organization. 

2. Summary of Significant Accounting Policies

This summary of significant accounting policies of Crossroads Rhode Island and Subsidiaries
(collectively, the Organization), is presented to assist the reader in understanding the
Organization's consolidated financial statements. The consolidated financial statements and
notes are representations of the Organization's management, who is responsible for their
integrity and objectivity. These accounting policies conform to accounting principles
generally accepted in the United States of America (U.S. GAAP) and have been consistently
applied in the preparation of the consolidated financial statements.

Principles of Consolidation
The consolidated financial statements include all assets, liabilities and activities of Crossroads
and the Subsidiaries. Intercompany accounts and transactions have been eliminated so as not
to overstate the consolidated change in net assets and financial position.

Comparative Financial Information
The accompanying consolidated financial statements include certain prior year summarized
comparative information in total, without accompanying note disclosures and certain
functional expense information. Such information does not include sufficient detail to
constitute a presentation in accordance with U.S. GAAP. Accordingly, such information
should be read in conjunction with the Organization’s consolidated financial statements and
related notes for the year ended December 31, 2022, from which the summarized information
was derived.

Basis of Presentation
The Organization prepares its consolidated financial statements on the accrual basis of
accounting and, in accordance with authoritative guidance, reports information regarding its
financial position and activities according to two classes of net assets: net assets without donor
restrictions and net assets with donor restrictions.

Net Assets Without Donor Restrictions 
Net assets without donor restrictions are available for use at the discretion of the Board of 
Directors (the Board) and/or management for general operating purposes.  



Footnote 60

Id. at 8, 9, 29. In the case of one partnership, Traveler’s Aid 
Housing, L.P., “profits and losses are allocated 0.01% to the 
general partner and 99.99% to the investor limited partner.” For 
both Kingstown partnerships, profits are “allocated 0.01% to the 
general partner, 99.98% to the investor limited partner, and 0.01% 
to the special limited partner.”
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1. Nature of Operations 
 
Crossroads Rhode Island (Crossroads) is a not-for-profit corporation that provides a variety 
of human service programs to individuals and families of Rhode Island who are in crisis due 
to homelessness or other disruptive circumstances. Crossroads' services include shelter and 
assessment, housing programs, and education and employment assistance, which are 
principally funded by government grants and contracts. Crossroads also provides property 
management services to Kingstown Crossings, L.P. (KCI), Kingstown Crossings II, L.P. 
(KCII), Travelers Aid Housing, L.P. (TAH), and Summer Street Housing Partners I, L.P. 
(SSHPI) and acts as the development manager for real estate development entities.  
 
KCI (a Limited Partnership), which was formed on February 25, 2009, owns and operates a 
low-income housing project located in North Kingstown, Rhode Island consisting of 58 low 
and moderate-income family housing units (the KCI Project), which is sponsored by 
Crossroads. KCI's general partner is NK Housing, Inc. (NKI), a for-profit wholly-owned 
subsidiary of Crossroads. NKI is the sole general partner, and owns a 0.01% general 
partnership interest, in KCI. The remaining 99.99% interest represents a limited partnership 
interest owned by an unrelated party.  
 
The KCI Project operates in accordance with the U.S. Department of Housing and Urban 
Development's (HUD) Housing Choice Voucher Program and is regulated by the Rhode 
Island Housing and Mortgage Finance Corporation (RI Housing) as to rental charges and 
operating methods.  
 
The Section 8 Housing Program (the Program) was formed under Section 8 of the United 
States Housing Act of 1937 (the Act). The Act provides that housing assistance payments be 
made to KCI on behalf of low-income families and elderly eligible tenants. Under the 
Program, eligible tenants are required to pay KCI a portion of the rent and HUD or a state 
agency pays the difference between the contract rent and the amount due from tenants. 
Eligible tenants are required to pay the greater of 30% of their adjusted gross income or 10% 
of their gross income as rental payments. During the year ended December 31, 2023, 
approximately 73% of KCI's revenue was obtained through housing assistance payments 
under this program.  
 
The KCI Project qualifies for the low-income housing tax credit under Section 42(h)(4) of the 
Internal Revenue Code (IRC). The tax credit compliance period ends on December 31, 2027. 
 
KCII (a Limited Partnership) was formed on February 25, 2009, to construct and operate a 
low-income housing project consisting of 46 low and moderate-income family housing units 
located in North Kingstown, Rhode Island (the KCII Project), which is sponsored by 
Crossroads. The general partner is NK Housing II, Inc. (NKII), a for-profit wholly-owned 
subsidiary of Crossroads. NKII is the sole general partner, and owns a 0.01% general 
partnership interest, in KCII. The remaining 99.99% interest represents a limited partnership 
interest owned by an unrelated party.  
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The KCII Project is regulated by RI Housing as to rental charges and operating methods. A 
portion of the KCII Project's financing was provided by Home Investment Partnership 
Program (HOME) funds received through RI Housing. Under the agreements related to the 
HOME funds, at least eleven of the rental units must be occupied by HOME-assisted 
individuals with three of the eleven units occupied by individuals whose income is less than 
50% of the area median income, and eight of the eleven units occupied by individuals whose 
income is less than 60% of the area median income.  
 
The KCII Project also operates in accordance with the HUD Housing Choice Voucher 
Program. During the year ended December 31, 2023, approximately 70% of KCII’s revenue 
was obtained through housing assistance payments under this program. 
 
The KCII Project qualifies for the low-income housing tax credit under Section 42(h)(4) of 
the IRC. The tax credit compliance period ends on December 31, 2027. 
 
TAH (a Limited Partnership) was formed on June 13, 2002, to acquire, rehabilitate and 
operate a low-income housing project. On July 12, 2002, TAH acquired the residential unit 
(the TAH Project) which consists of 176 single-resident occupancy (SRO) units, 10 efficiency 
units and six one-bedroom units. 
 
The TAH Project is sponsored by Crossroads. TAH's general partner is TA Housing, Inc. (TA 
Housing), a for-profit wholly-owned subsidiary of Crossroads. TA Housing, Inc. is the sole 
general partner, and owns a 0.01% general partnership interest, in TAH. The remaining 
99.99% interest represents a limited partnership interest owned by an unrelated party.  
 
The TAH Project is located in Providence, Rhode Island and is regulated by RI Housing as to 
rental charges and operating methods. A portion of the TAH Project's financing was provided 
by HOME funds received through RI Housing for 32 of the SRO units (the HOME units). 
Under the agreements related to the HOME funds, the HOME units must be occupied by 
individuals whose income is less than the stated percentage of the area median income, as 
follows: three units less than 30%, 24 units less than 50%, three units less than 60%, and two 
units less than 80%.  
 
TAH receives housing assistance payments under the Program on behalf of eligible tenants 
in the form of 90 project-based Section 8 rental assistance certificates through the Providence 
Housing Authority (PHA), and housing assistance payments for 87 units through RI Housing's 
RoadHome Program. Under this program, eligible tenants are required to pay TAH a portion 
of the rent and HUD or RI Housing pays the difference between the contract rent and the 
amount due from tenants. Eligible tenants are required to pay the greater of 30% of their 
adjusted gross income or monthly rental payments of $25 related to PHA or $60 to RoadHome 
units. During the year ended December 31, 2023, approximately 67% of TAH's revenue was 
obtained through housing assistance payments under this program.  
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15. Equity Contributions, Partnership Profits and Losses, and Distributions

Kingstown Crossings, LP:
KCI's net cash flow shall be distributed from time to time at the discretion of the general
partner (but not less often than annually within 90 days after the end of each fiscal year) in
the following order of priority:

(1) To a company related to the investor limited partner in payment of the asset management
fee.

(2) To the investor limited partner in payment of any taxable income priority amounts.
(3) To the investor limited partner in payment of any tax credit adjustment amounts.
(4) To the repayment of operating deficit loans.
(5) To the general partner as a special cash distribution in the amount of $5,522.
(6) Fifty percent (50%) of any net cash flow available pursuant to the Partnership Agreement

shall be applied to the payment of any outstanding amounts under the AHP Loan, and then
the repayment of principal on the TCAP Mortgage Loan.

(7) Eighty percent (80%) of any balance shall be applied as follows: (a) first, to the payment
of the development fee until payment in full of the development fee, and (b) second, to
make a special distribution to the general partner in an amount equal to the Partnership
Management Distribution for such year, and

(8) The balance, if any, to the partners, pro rata in accordance with their interests.

Profits and losses are generally allocated 0.01% to the general partner, 99.98% to the investor 
limited partner, and 0.01% to the special limited partner.  

During the year ended December 31, 2023, no net cash flow distributions were applied to the 
payment of the outstanding amount of the TCAP Mortgage note.  

Kingstown Crossings II, LP 
KCII's Partnership Agreement requires KCII to make annual deposits into the replacement 
reserve of the greater of $13,800, or such other amount required under the Mortgage notes.  

All profits and losses are allocated 0.01% to the general partner, 99.98% to the investor 
limited partner, and 0.01% to the special limited partner.  

Traveler's Aid Housing, LP 
TAH's profits and losses are allocated 0.01% to the general partner and 99.99% to the investor 
limited partner. 

Under agreements related to the notes payable, RI Housing's prior written approval is required 
to make or receive any distribution of assets or income from the Project. Distributions are 
applied in the following order: 



Footnote 61

See, e.g., Kingstown Crossings, L.P. Certificate of Limited 
Partnership, STATE OF RHODE ISLAND AND PROVIDENCE 
PLANTATIONS (2009), https://perma.cc/WTB9-6EHJ.



RI SOS    Filing Number: 200942957530    Date: 02/25/2009 2:31 PM







Footnote 62

2023 Audit, supra note 40, at 29.
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15. Equity Contributions, Partnership Profits and Losses, and Distributions 
 
Kingstown Crossings, LP: 
KCI's net cash flow shall be distributed from time to time at the discretion of the general 
partner (but not less often than annually within 90 days after the end of each fiscal year) in 
the following order of priority: 
 
(1) To a company related to the investor limited partner in payment of the asset management 

fee. 
(2) To the investor limited partner in payment of any taxable income priority amounts. 
(3) To the investor limited partner in payment of any tax credit adjustment amounts. 
(4) To the repayment of operating deficit loans.  
(5) To the general partner as a special cash distribution in the amount of $5,522. 
(6) Fifty percent (50%) of any net cash flow available pursuant to the Partnership Agreement 

shall be applied to the payment of any outstanding amounts under the AHP Loan, and then 
the repayment of principal on the TCAP Mortgage Loan.  

(7) Eighty percent (80%) of any balance shall be applied as follows: (a) first, to the payment 
of the development fee until payment in full of the development fee, and (b) second, to 
make a special distribution to the general partner in an amount equal to the Partnership 
Management Distribution for such year, and  

(8) The balance, if any, to the partners, pro rata in accordance with their interests.  
 

Profits and losses are generally allocated 0.01% to the general partner, 99.98% to the investor 
limited partner, and 0.01% to the special limited partner.  
 
During the year ended December 31, 2023, no net cash flow distributions were applied to the 
payment of the outstanding amount of the TCAP Mortgage note.  
 
Kingstown Crossings II, LP 
KCII's Partnership Agreement requires KCII to make annual deposits into the replacement 
reserve of the greater of $13,800, or such other amount required under the Mortgage notes.  
 
All profits and losses are allocated 0.01% to the general partner, 99.98% to the investor 
limited partner, and 0.01% to the special limited partner.  
 
Traveler's Aid Housing, LP 
TAH's profits and losses are allocated 0.01% to the general partner and 99.99% to the investor 
limited partner. 
 
Under agreements related to the notes payable, RI Housing's prior written approval is required 
to make or receive any distribution of assets or income from the Project. Distributions are 
applied in the following order: 
 

  



Footnote 63

Notably, the land for the Kingstown developments was purchased 
from the Department of the Air Force in 2010 for $99,000. City of 
North Kingstown, R.I., Land Book 2495, 247. Senator Jack Reed’s
efforts were described as vital to securing the land for Crossroads. 
Chris Church, Work Begins on Kingstown Crossing Affordable 
Housing, THE INDEPENDENT (Aug. 19, 2010), https://
perma.cc/2J8U-RW7M.
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Footnote 64

KAHN, LITWIN, RENZA & CO., LTD., Crossroads Rhode Island 
and Subsidiaries Consolidated Financial Statements and 
Supplementary Information Year Ended December 31, 2021 at 41–
42 (2022), https://perma.cc/FC8A-KFRC.
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Crossroads KCI KCII TAH NKI NKII  TA Housing Eliminations Total
Assets

Current Assets:
Cash and cash equivalents 3,565,331$           286,627$              197,621$              8,562$                  -$                    -$                    -$                     -$                    4,058,141$           
Accounts and tenant receivables, net 62,191                  8,720                    5,880                    56,583                  100                       100                       149                       (857)                     132,866                
Pledges receivable 100,000                -                      -                      -                      -                      -                      -                      -                      100,000                
Grants receivable, net 4,324,010             -                      3,483                    5,741                    -                      -                      -                      (206,497)              4,126,737             
Prepaid expenses and other assets 130,029                1,709 26,709                  1,708                    -                      -                      -                      -                      160,155                

Total current assets 8,181,561             297,056                233,693                72,594                  100                       100                       149                       (207,354)              8,577,899             

Other Assets:
Escrows 25,635                  1,269,370             348,729                180,531                -                      -                      -                      -                      1,824,265             
Tenant security deposits 3,209                    56,145                  39,654                  19,782                  -                      -                      -                      -                      118,790                

Total other assets 28,844                  1,325,515             388,383                200,313                -                     -                     -                     -                     1,943,055             

Note Receivable 3,177,187             -                      -                      -                      -                      -                      -                      (3,177,187)           -                      
Investments 4,077,085             -                      -                      -                      -                      -                      -                      -                      4,077,085             
Investment in Subsidiary (560,820)              -                      -                      -                      936,622                (414,436)              (137,444)              176,078                -                      
Cash, restricted by donor for property and equipment 63,631                  -                      -                      -                      -                      -                      -                      -                      63,631                  
Property and Equipment, net 18,842,358           8,192,794             7,311,810             3,190,099             -                      -                      -                      -                      37,537,061           

Total Assets 33,809,846$         9,815,365$           7,933,886$           3,463,006$           936,722$              (414,336)$            (137,295)$            (3,208,463)$         52,198,731$         

Liabilities and Net Assets

Current Liabilities:
Debt, current portion 5,995$                  71,599$                14,932$                60,670$                -$                    -$                    -$                    -$                    153,196$              
Accounts payable 501,504                35,094                  23,082                  190,711                -                      -                      -                      (206,391)              544,000                
Accrued expenses 1,029,226             189,428                32,575                  154,814                -                      -                      -                      (964)                     1,405,079             
Deferred revenue 2,354,689             4,501                    7,279                    5,746                    -                      -                      -                      -                      2,372,215             
Tenant security deposits payable 3,209                    54,741                  38,516                  19,287                  -                      -                      -                      -                      115,753                

Total current liabilities 3,894,623             355,363                116,384                431,228                -                     -                     -                     (207,355)              4,590,243             

Debt, less current portion and unamortized 
debt issuance costs 12,925,640           9,319,184             2,374,541             5,280,558             921,088                24,823                  -                      (3,177,187)           27,668,647           

Total liabilities 16,820,263           9,674,547             2,490,925             5,711,786             921,088                24,823                  -                     (3,384,542)           32,258,890           

Net Assets:
Without donor restrictions 14,651,959           140,818                5,442,961             (2,248,780)           15,634                  (439,159)              (137,295)              176,079                17,602,217           
With donor restrictions 2,337,624 -                      -                      -                      -                      -                      -                      -                      2,337,624             

Total net assets 16,989,583           140,818                5,442,961             (2,248,780)           15,634                  (439,159)              (137,295)              176,079                19,939,841           

Total Liabilities and Net Assets 33,809,846$         9,815,365$           7,933,886$           3,463,006$           936,722$              (414,336)$            (137,295)$            (3,208,463)$         52,198,731$         

CROSSROADS RHODE ISLAND AND SUBSIDIARIES
CONSOLIDATING STATEMENT OF FINANCIAL POSITION

December 31, 2021

See accompanying independent auditors' report. 41



Crossroads KCI KCII TAH NKI NKII TA Housing Eliminations Total
Changes in Net Assets Without Donor Restrictions:

Support and Revenue:
Grant income 11,973,047$            -$                       -$                     -$                     -$                       -$                     -$                     -$                       11,973,047$               
Contributions 3,557,066                -                         -                       -                       -                         -                       -                       -                         3,557,066                   
PPP loan forgiveness 1,578,000                -                         -                       -                       -                         -                       -                       -                         1,578,000                   
Program income 251,510                   -                         -                       -                       -                         -                       -                       (186,273)                  65,237                        
Special event income, net of expenses of $26,901 207,196                   -                         -                       -                       -                         -                       -                       -                         207,196                      
Rental income 632,472                   1,097,209                557,800                 1,301,122              -                         -                       -                       -                         3,588,603                   
Investment income 453,438                   (1,676)                      (423)                       (113)                       (40)                           (25)                         (70)                         270                          451,361                      
Other income 409,109                   3,545                       16,755                   68,748                   -                         -                       -                       -                         498,157                      
Net assets released from restrictions 907,226                   -                         -                       -                       -                         -                       -                       -                         907,226                      

Total support and revenue 19,969,064              1,099,078                574,132                 1,369,757              (40)                           (25)                         (70)                         (186,003)                  22,825,893                 

Expenses:
Program expenses 15,389,899 1,498,999 827,083 2,071,414 -                         -                       -                         (186,274)                  19,601,121                 
Management and general 1,337,635 -                         -                       -                       -                         -                       -                       -                           1,337,635                   
Fundraising 1,475,352 -                         -                       -                       -                         -                       -                       -                           1,475,352                   

Total expenses 18,202,886              1,498,999                827,083                 2,071,414              -                         -                       -                       (186,274)                  22,414,108                 

Distributions paid -                           (66,353)                    (46,898)                  -                       -                         -                       -                       61,691                     (51,560)                      

Change in net assets without donor restrictions 1,766,178                (466,274)                  (299,849)                (701,657)                (40)                           (25)                         (70)                         61,962                     360,225                      

Changes in Net Assets With Donor Restrictions:
Contributions 265,386 -                         -                       -                       -                         -                       -                       -                         265,386                      
Net assets released from restrictions (907,226)                  -                         -                       -                       -                         -                       -                       -                         (907,226)                    

Change in net assets with donor restrictions (641,840)                  -                         -                       -                       -                         -                       -                       -                         (641,840)                    

Change in Net Assets 1,124,338                (466,274)                  (299,849)                (701,657)                (40)                           (25)                         (70)                         61,962                     (281,615)                    

Net Assets, beginning of year 15,865,245              607,092                   5,742,810              (1,547,123)             15,674                     (439,134)                (137,225)                114,117                   20,221,456                 

Net Assets, end of year 16,989,583$            140,818$                 5,442,961$            (2,248,780)$           15,634$                   (439,159)$              (137,295)$              176,079$                 19,939,841$               

CROSSROADS RHODE ISLAND AND SUBSIDIARIES
CONSOLIDATING STATEMENT OF ACTIVITIES

Year Ended December 31, 2021

See accompanying independent auditors' report. 42
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Footnote 66

KAHN, LITWIN, RENZA & CO., LTD., Crossroads Rhode Island 
and Subsidiaries Consolidated Financial Statements and 
Supplementary Information Year Ended December 31, 2020, at 
34–36 (2021), https://perma.cc/P7NE-ZB8Y.

Footnote 67

Id. at 33.
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INDEPENDENT AUDITORS' REPORT ON INTERNAL CONTROL OVER FINANCIAL 
REPORTING AND ON COMPLIANCE AND OTHER MATTERS BASED ON AN AUDIT 

OF FINANCIAL STATEMENTS PERFORMED IN ACCORDANCE WITH 
GOVERNMENT AUDITING STANDARDS (Continued) 

 
 
 

Our consideration of internal control was for the limited purpose described in the first paragraph of 
this section and was not designed to identify all deficiencies in internal control that might be material 
weaknesses or significant deficiencies and therefore, material weaknesses or significant deficiencies 
may exist that have not been identified.  We did identify a deficiency in internal control, described in 
the accompanying schedule of findings and questioned costs as item 2020-001, that we consider to 
be a material weakness.  
 
Compliance and Other Matters 
 
As part of obtaining reasonable assurance about whether the Organization's consolidated financial 
statements are free from material misstatement, we performed tests of its compliance with certain 
provisions of laws, regulations, contracts, and grant agreements, noncompliance with which could 
have a direct and material effect on the determination of consolidated financial statement amounts. 
However, providing an opinion on compliance with those provisions was not an objective of our 
audit, and accordingly, we do not express such an opinion. The results of our tests disclosed no 
instances of noncompliance or other matters that are required to be reported under Government 
Auditing Standards. 
 
Response to Finding 
 
The Organization's response to the finding identified in our audit is described in the accompanying 
schedule of findings and questioned costs.  The Organization's response was not subjected to the 
auditing procedures applied in the audit of the consolidated financial statements and, accordingly, we 
express no opinion on it.  
 
Purpose of this Report 
 
The purpose of this report is solely to describe the scope of our testing of internal control and 
compliance and the results of that testing, and not to provide an opinion on the effectiveness of the 
Organization's internal control or on compliance. This report is an integral part of an audit performed 
in accordance with Government Auditing Standards in considering the Organization's internal control 
and compliance. Accordingly, this communication is not suitable for any other purpose. 
 
 
 
 
 
June 29, 2021 
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INDEPENDENT AUDITORS' REPORT ON COMPLIANCE FOR EACH  
MAJOR FEDERAL PROGRAM AND ON INTERNAL CONTROL OVER COMPLIANCE  

REQUIRED BY THE UNIFORM GUIDANCE 
 
 
 
To the Board of Directors of 
Crossroads Rhode Island and Subsidiaries: 
 
Report on Compliance for Each Major Federal Program 
 
We have audited Crossroads Rhode Island and Subsidiaries' (the Organization) compliance with the 
types of compliance requirements described in the OMB Compliance Supplement that could have a 
direct and material effect on each of the Organization's major federal programs for the year ended 
December 31, 2020. The Organization's major federal programs are identified in the summary of 
auditors' results section of the accompanying schedule of findings and questioned costs.  
 
Management's Responsibility 
Management is responsible for compliance with federal statutes, regulations, and the terms and 
conditions of its federal awards applicable to its federal programs.  
 
Auditors' Responsibility 
Our responsibility is to express an opinion on compliance for each of the Organization's major federal 
programs based on our audit of the types of compliance requirements referred to above. We 
conducted our audit of compliance in accordance with auditing standards generally accepted in the 
United States of America; the standards applicable to financial audits contained in Government 
Auditing Standards, issued by the Comptroller General of the United States; and the audit 
requirement of Title 2 U.S. Code of Federal Regulations Part 200, Uniform Administrative 
Requirements, Cost Principles, and Audit Requirements for Federal Awards (Uniform Guidance).  
Those standards and the Uniform Guidance require that we plan and perform the audit to obtain 
reasonable assurance about whether noncompliance with the types of compliance requirements 
referred to above could have a direct and material effect on a major federal program occurred.  An 
audit includes examining, on a test basis, evidence about the Organization's compliance with those 
requirements and performing such other procedures as we considered necessary in the circumstances. 
 
We believe that our audit provides a reasonable basis for our opinion on compliance for each major 
federal program. However, our audit does not provide a legal determination on the Organization's 
compliance. 
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INDEPENDENT AUDITORS' REPORT ON COMPLIANCE FOR EACH  
MAJOR FEDERAL PROGRAM AND ON INTERNAL CONTROL OVER COMPLIANCE  

REQUIRED BY THE UNIFORM GUIDANCE (Continued) 
 
 
 
Opinion on Major Federal Programs 
In our opinion, the Organization complied, in all material respects, with the types of compliance 
requirements referred to above that could have a direct and material effect on each of its major federal 
programs for the year ended December 31, 2020. 
 
Report on Internal Control over Compliance 
 
Management of the Organization is responsible for establishing and maintaining effective internal 
control over compliance with the types of compliance requirements referred to above. In planning 
and performing our audit of compliance, we considered the Organization's internal control over 
compliance with the types of requirements that could have a direct and material effect on each major 
federal program to determine the auditing procedures that are appropriate in the circumstances for 
the purpose of expressing an opinion on compliance for each major federal program and to test and 
report on internal control over compliance in accordance with Uniform Guidance, but not for the 
purpose of expressing an opinion on the effectiveness of internal control over compliance. 
Accordingly, we do not express an opinion on the effectiveness of the Organization's internal control 
over compliance. 
 
A deficiency in internal control over compliance exists when the design or operation of a control over 
compliance does not allow management or employees, in the normal course of performing their 
assigned functions, to prevent, or detect and correct, noncompliance with a type of compliance 
requirement of a federal program on a timely basis. A material weakness in internal control over 
compliance is a deficiency, or combination of deficiencies, in internal control over compliance, such 
that there is a reasonable possibility that material noncompliance with a type of compliance 
requirement of a federal program will not be prevented, or detected and corrected, on a timely basis. 
A significant deficiency in internal control over compliance is a deficiency, or a combination of 
deficiencies, in internal control over compliance with a type of compliance requirement of a federal 
program that is less severe than a material weakness in internal control over compliance, yet 
important enough to merit attention by those charged with governance. 
 
Our consideration of internal control over compliance was for the limited purpose described in the 
first paragraph of this section and was not designed to identify all deficiencies in internal control over 
compliance that might be material weaknesses or significant deficiencies. We did not identify any 
deficiencies in internal control over compliance that we consider to be material weaknesses. 
However, material weaknesses may exist that have not been identified. 
 
The purpose of this report on internal control over compliance is solely to describe the scope of our 
testing of internal control over compliance and the results of that testing based on the requirements 
of the Uniform Guidance.  Accordingly, this report is not suitable for any other purpose. 
 
 
 
June 29, 2021 



Footnote 77

Scott MacKay, State to Move 95 Workers Out of Defective 
Building, PROVIDENCE J., Sept. 04, 1993, at A3 (“However, 
Marcello said two others close to DiPrete, Henry Fazzano … who 
served as DiPrete’s Chief of Staff, and Rodney Brusini…once 
DiPrete’s top political fund-raiser, are still partners in the building…
The federal government is now demanding penalties of up to $6.3 
million from the state because of multiple violations of state and 
federal bidding laws.”).
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Footnote 79

Dean Starkman, The Done Deal: How the State Surrendered a 
Sweetheart Lease to Joe Mollicone and His Well-Placed Partners, 
PROVIDENCE J., May 19, 1991, at A1, A10.
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Footnote 80

City of Providence, R.I., Land Book 3301, 125–133.
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Footnote 81

City of Providence, R.I., Land Books 1736, 98; 2031, 255; 3351, 
214.
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Footnote 82

Dean Starkman, The Money Trail May Be Tough, Costly to Track * 
Almost From the Day Joseph Mollicone Disappeared, the Question 
Has Been: What Happened to the Money?, PROVIDENCE J., Apr.
25, 1993, at A1, A6, https://perma.cc/6NQY-6JS7 ($511,000 to 
Hotel Associates; $3,512,000 to Pine Street Entities; etc.).
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Footnote 83

Tracy Breton, Solomon Sues to Cancel Mollicone Lease, 
PROVIDENCE J., Feb. 26, 1991, at E3 (“When asked who signed 
Mollicone’s name to the discharge papers — Mollicone’s signature 
looks significantly different from the one that appears on the lease 
with Solomon — Marcello said that DiBattista signed Mollicone’s 
name to the discharge ‘at Mollicone’s direction’ before Mollicone 
disappeared”).
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Footnote 84

City of Providence, R.I., Land Book 3074, 177.





Footnote 85

City of Providence, R.I., Land Book 3301, 125.
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Footnote 86

City of Providence, R.I., Land Book 3301, 136–54.











Footnote 87

Id. at 148–54.

















Footnote 88

Id. at 146–47.
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Footnote 89

These transactions include the transfer of a $1.5 million promissory 
note from Hotel Associates Realty Trust to Hotel Associates, LLC 
via intermediary Virginia corporations and Delaware partnerships, 
the termination of mortgages and easements linking Marcello 
companies with companies involved in the DiPrete scandal, and 
property transfers from old Marcello companies to new ones, all in
a several month span. See, e.g., City of Providence, R.I., Land 
Books 3303, 288–300 (April 1996 promissory note transfer via 
Delaware partnership and Virginia corporation); 3303, 302–05 
(April 1996 temporary termination of parking easements and 
leases on Crossroads parcels for the benefit of building at center of 
bribery scandal); 3351, 214 (June 1996 termination of mortgage 
linking Pine Street Realty Associates, LP and Hotel Associates 
Realty Trust); 3301, 125–26 (March 1996 mortgage assignment 
from Hotel Associates Realty Trust to Marcello–linked Jesse 
Metcalf Associates, LLC); 3301, 134–35 (same–day discharge of 
mortgage); 3074, 177 (January 1995 transfer of property from 
Hotel Associates Realty Trust to newly-formed Hotel Associates, 
LLC); see also Breton, supra note 83.
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Footnote 90

City of Providence, R.I., Land Book 7701, 84–101.
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Footnote 91

101 Friendship St, Providence, RI, GOOGLE ST. VIEW, https://
perma.cc/K7CD-3HCV; Contact us, DEPT. OF CHILD., YOUTH, & 
FAMS., https://perma.cc/2439-T7B3. While the building currently 
uses the 101 Friendship address, it is taxed as 140 Pine. Compare 
140 Pine St, City of Providence, R.I., Tax Assessment Records, 
https://perma.cc/6VDR-VBBX, with City of Providence, R.I., Land 
Book, supra note 90, at 100, and City of Providence, R.I., Tax Plat 
020 Lot 378, https://perma.cc/86RW-SJKF.
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Footnote 92

City of Providence, R.I., Land Book 12488, 145–48.
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Footnote 95

City of Providence, R.I., Land Book 11915, 18–20.
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Footnote 96

City of Providence, R.I., Land Book 11915, 31–33. See Grover v. 
Sattar, No. 18-2402, 2019 WL 835686 (E.D.N.Y. Dec. 16, 2019) 
(discussion of Cedar Rock’s questionable real estate practices).
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Footnote 97

City of Providence, R.I., Tax Plat 024, https://perma.cc/YK7J-MJ57.
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Footnote 98

City of Providence, R.I., Land Book 12322, 117.
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Footnote 99

City of Providence, R.I., Land Book 12919, 23–26.
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Footnote 100

Tracy Breton, Judge Orders R.I. To Pay Rent, For Now, on 
Controversial Offices, PROVIDENCE J., May 20, 1994, at B12.



B 12 FRIDAY, MAY 20, 1994 

RHODE ISLAND. 

Judge orders R.I. to pay rent, 
for now, on controversial offices 

By TRACY BRETON 
Journal-Bulletin Staff Writer 

PROVIDENCE - A Superior 
Court judge has ordered the state to 
continue to pay - at least for this 
month - occupancy and use 
charges for space it rents down­
town for the Department of Em­
ployment and Training under a con­
troversial lease. 

The ruling, on a request heard 
last Friday in chambers by Judge 
Ronald R. Gagnon, was a victory, at 
least temporarily, for Pine Street 
Realty and Hotel Realty Associates, 
the interconnected partnerships that 
in 1988 won lucrative leases for 
DET's offices at 101 Friendship St. 
and its print shop several blocks 
away, at 371 Pine St. 

Charges that former Governor 
Edward D. DiPrete took a $30,000 
kickback in return for awarding the 
office leases from one of Pine 
Street's partners, Rodney Brusini, 
DiPrete's chief fund-raiser, culmi­
nated April 8 when the Sundlun ad­
ministration notified the building 
owners that it would no longer pay 
the more than $74,800 in monthly 
use and occupancy fees for the 
Friendship Street offices and $8,475 
in monthly rent for the print shop. 

The state wants the court to nulli­
fy the leases based on the bribery al­
legations and because of structural 
and fire-safety deficiencies. 

But based on arguments present­
ed by partnership lawyer Joseph V. 
Cavanagh Jr., Gagnon ruled that the 
state does not have the right to uni­
laterally stop the payments and or­
dered the state to make the May 
payment. 

The judge scheduled a hearing 
June 10 on whether to order anoth• 
er payment, for the month of June. 

One of the three lawyers repre­
senting the state at the proceedings 
before Gagnon was Suzanne Wor­
rell Gemma, who had been advised 
last month by the state Ethics Com­
mission that continuing to work on 
the DET case would be a violation of 
the revolving-door statute. 

Gemma recently stepped down as 
Governor Sundlun's deputy legal 
counsel. The commission, in an ad­
visory opinion, said she should not 
work for the state within a year of 
her departure from the State House. 

Gemma tried yesterday to per­
suade the Ethics Commission to re­
verse its decision but it stood by its 
earlier ruling. 

Gemma said in an interview that 
she believed she had to appear in 
court "because of the emergency 
nature of the action," adding, "I just 
can't leave a client in the lurch." She 
said the state has hired another law­
yer, R. Kelly Sheridan, to take over 
for her if she bows out. 

But Marvin Perry, DET director, 
said after yesterday's Ethics Com­
mission hearing, "we'll talk about 
our options" before deciding what 
tack to take. 

The state is picking up the tab for 
three lawyers to represent it in the 
flap over the DET leases. 

Gemma, Sheridan and lawyer 
Joshua Teverow all appeared before 
Gagnon - which prompted one of 
Pine Street's partners, Joseph Di­
Battista, to call the Journal-Bulletin 
afterwards to complain. 

"She should not have been there, 

period," DiBattista said of Gemma. 
"At least the Ethics Commission 
didn't think she should have . ... 
Why have we been vilified at every 
step of the way and they get away 
with these things and think they can 
get away With these things?" . 

The state paid Teverow $147,922 
between April 1992 and the end of 
1993 for his work for the DET con­
cerning the leases. 

However, Sheridan said that Te­
verow does not consider himself a 
trial lawyer "and the state felt it 
was important to have an experi­
enced trial attorney handle the 
case." Asked how much he would 
be paid for his services, Sheridan 
said "we haven't even discussed" 
that yet. 

Based on the state's failure to 
make the May payment to the land­
lords, Cavanagh asserted that the 
state was in contempt for violating 
a 1993 court order to . pay the 
monthly rent to an escrow agent. 
The escrow agent pays the mort­
gage and operating costs. 

Cavanagh said that if the monthly 
payments don't come in, the part­
nership will have no choice but to 
close the DET offices. 

Since last September, the state 
has been paying tens of thousands 
of dollars less than the lease calls for 
in rent for using the Friendship 
Street space. But in its lawsuit, the 
Pine Street partners .are asking the 
court to force the state to make up 
the difference - an amount that 
Gemma says totals $288,291. 

With staff reports from Kather­
ine Gregg and Thomas Frank. 

DET negotiating for space on Elmwood Avenue 
PROVIDENCE - The state De­

partment of Employment and Train­
ing is negotiating for space in the 
former Elmwood Avenue home of 
the Department of Labor. 

The agency wants the space for 
unemployment insurance counsel­
ors and other staff who were moved 
out of the first floor of the agency's 
headquarters, at 101 Friendship St., 
last September after inspectors 
raised serious structural questions 
about the building. 

 . 

.'-'.'if�/, s-, .-, 
- - -

An advertisement drew three 
bids ranging from $9.54 a square 
foot for 220 Elmwood Ave., former 
home of the Labor Department; 
$12.50 a square foot for 10 Davol 
Square; and $17.93 a square foot for 
100 Dupont Drive, the former C & J 
Jewelry Building. 

The Elmwood Avenue space is 
owned by Thomas Thomasian 
Trust. The trustees include Thomas 
E. Thomasian, Carol Ann (Thoma­
sian) Penatzer and former Cranston 

RAN 

Mayor James Taft. 
The displaced Providence staff 

are doubled up with their Pawtuck­
et colleagues in an office at 101 
Main St. The lease on that space has 
expired and DET officials want to 
move that office to the old Peerless 
store down the street at 175 Main 
St., owned by the Pawtucket Rede­
velopment Agency. 

DET officials won State Proper­
ties Committee approval Tuesday to 
negotiate both leases. 
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Footnote 101

City of Providence, R.I., Land Book 12945, 109.
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Footnote 102

Minutes of the Providence, R.I., City Planning Commission (May 
21, 2021), https://perma.cc/YC3Y-NTYM.



 

 
 
 

 

PROVIDENCE CITY PLAN COMMISSION 

NOTICE OF REGULAR MEETING 

 
TUESDAY, MAY 25, 2021, 4:45 PM 
The virtual meeting can be accessed using the Zoom webinar platform at:  
https://us02web.zoom.us/j/87233568540 
 

For participation using video and audio, a computer with webcam and microphone is required. The 
following numbers may be used for participation via telephone: 833 548 0276 or 833 548 0282 or        
877 853 5247 or 888 788 0099  
 
All are Toll Free  
 
Dial and enter the webinar id when prompted: 872 3356 8540 
 
OPENING SESSION 

 Call to Order 
 Roll Call 
 Approval of minutes from the April 20, 2021 meeting 
 Director’s Report - Discussion on scheduling special meetings to address changes to the Land 

Use and Sustainability chapters of the Comprehensive Plan 
 
REQUEST FOR EXTENSION 
1.  Case No. 16-048MA – 371 Pine Street 
 Applicant: Hotel Associates LLC 
 The applicant is requesting a third one-year extension of the vesting of the preliminary 

plan approval for the subject land development project. The Commission may grant extensions for 
good cause shown – for action (AP 24 Lot 674, Upper South Providence) 

 
CAPITAL IMPROVEMENT PLAN 
2.  Review of the Capital Improvement Plan for the 2022-2026 fiscal period, which has been updated 

since it was last presented – for action 
 
CITY COUNCIL REFERRAL 
3. Referral 3491 – Abandonment of a portion of Bay Street 
 Petitioner: EW Audet and Sons 
 The petitioner is requesting to abandon the portion of Bay Street that abuts property owned by them 

– for action (Lower South Providence) 
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MINOR SUBDIVISION – UNIFIED DEVELOPMENT REVIEW 
PUBLIC HEARING 
4.  Case No. 21-007 UDR – 40 Seamans Street 
     Applicant: Joseph Colaluca c/o Admiral Properties LLC 
 The applicant is requesting to subdivide a lot measuring 8,000 SF into two lots of approximately    

4,000 SF with 40 foot widths in the R-2 zone. The minimum lot size for new subdivisions is 5,000 SF 
with a width of 50 feet. Pursuant to Unified Development Review, the applicant is seeking 
dimensional variances from minimum lot area and minimum lot width – for action (AP 79 Lot 11, 
Wanskuck) 

 
MAJOR LAND DEVELOPMENT PROJECT – UNIFIED DEVELOPMENT REVIEW 
PUBLIC HEARING 
5.  Case No. 21-009 UDR – 288 Kinsley Ave and 153 Harris Ave 
     Applicant: OGN LLC 
 The applicant is proposing to redevelop the site, which will involve construction, in two (2) phases, of 

a multi-use commercial and residential development consisting of a gas station/convenience store 
with drive-through in the first phase, and a residential/office building with associated parking, 
landscaping and drainage infrastructure in the second phase. The applicant is seeking master plan 
approval for the entire development and combined master/preliminary approval for the first phase.  
Pursuant to Unified Development Review, a special use permit for a drive through in an M-1 Zone 
(per table 12-1 of the City of Providence Zoning Ordinance) and a dimensional variance for curb cut 
width (relief requested from section 1202-P-4 of the City of Providence Zoning Ordinance) is 
requested.  
The applicant is requesting waivers from submission of certain items from Section 506 of the 
Commission’s Development Review Regulations’ preliminary plan submission requirements. 
Waivers/modifications are being requested from submission of all state approvals at the preliminary 
plan stage, erosion and sediment control plan, detailed landscape plan, grading plan, traffic study, 
drainage plan, lighting plan and a utility plan. The waiver would allow the applicant to submit the 
items at the final plan stage. The applicant is in possession of the subject components from a 
previously proposed plan for the site, which will be modified to reflect the proposed development – 
for action  
(AP 26 Lot 234 zoned M-MU 75; AP 27 Lots 36 and 269 zoned M-1, Smith Hill) – continued from the 
April 20, 2021 meeting 

 
MINOR LAND DEVELOPMENT PROJECT 
6. Case No. 21-017MI – 49 Westfield Street 
 Applicant: 49 Westfield LLC c/o K&S Development LLC 
 The applicant is proposing to add a third story to a former industrial building that will be redeveloped 

as a mixed-use building. The addition will have an area of approximately 10,690 SF and yield 12 
dwelling units. Parking will be provided in adjacent lots which are also part of the application – for 
action (AP 30 Lots 284, 285, 307, 308, 334, 338, 339, 344 and 355, West End)  

 
 



 
 

ADJOURNMENT 
 
IMPORTANT INFORMATION 

 Documents for the agenda items may be accessed at: 

http://www.providenceri.gov/planning/city-plan-commission-cpc/.  

Those who cannot access the documents electronically may call 401-680-8525 to make other 
arrangements. 

 The public will have the opportunity to comment during the meeting through the electronic 
platform and by telephone. Public comment may also be submitted prior to the meeting by email 
to cmanjrekar@providenceri.gov or by telephone at 401-680-8525.  

 Hard copies of comments may be delivered to the drop box at 444 Westminster St., next to the 
back entrance off of Greene St. 

 The Commission encourages comments to be submitted at least 24 hours before the meeting. 
Comments accepted via email, drop box and telephone will be read into the record and discussed 
at the meeting. 

 Contact Choyon Manjrekar with the Department of Planning and Development at 
cmanjrekar@providenceri.gov if you have any questions regarding this meeting. 

 

 




