
 

 

April 25, 2022  

   
Mr. Dustin Dezube  
Providence Living 
Via email   
   
RE:144 Benefit Street 
   
Dear Dustin:   
   
Thank you for coming to the Providence Preservation Society’s Planning and Architectural 
Review Committee (PAR) on April 14 with your attorney Dylan Conley and your architect 
Kevin Diamond to present the project proposal at 144 Benefit Street. This letter contains a 
summary of our comments. 
  
We are pleased to see a preservation and reuse plan for the former Old Court Bed & 
Breakfast that was, of course, originally the St. John’s Rectory designed by Alpheus Morse 
and dating to 1863. This is a well known and highly visible building on Benefit Street at the 
corner of North Court Street; the location is an asset but also poses challenges for adaptive 
reuse– which in this case are largely tied to zoning and reallocation of interior space. 
  
Our comments below in response to your proposal are based upon our understanding of 
current conditions: 

•You received a unanimous positive recommendation to the City Council from the CPC in 
January for a zone change from R-2 to C-2 with uses limited to two, three, and multifamily 
dwellings. This petition is currently at the City Council’s Ordinance Committee awaiting 
action.  

•Your application for referral heard by the CPC included 12 dwelling units.  

•You have since conversed with the Mile of History Association and agreed to reduce the 
number of dwelling units to 10; we understand they want to see no more than five units. 

•The building currently has ten en suite bedrooms.  

•The legacy “group quarters” legal nonconforming use would be grandfathered in if the R-2 
zoning remains in place.  

•The change to C-2 zoning– which exists across the street to the south (across North Court 
Street)-- with the restriction to have residential use only nullifies the group quarters use.  

•In your proposal, the current number of bedrooms (10) would not change, but units would 
become private and a kitchen would be added to each unit.  
  
Based on the project proposal that you presented to PAR, we can support the adaptation of 
the building from the legal nonconforming use of “group quarters'' under R-2 to private 
residential dwellings. Increased density (above single and two-family allowed in R-2) would 
be achieved through the zoning change to C-2– restricted to allow only residential use and 
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two, three, and multifamily dwellings. A building of this size (over 5,000 square feet of living space) at this 
location at this time is unlikely to revert to a single family residence. Continuation of the group quarters use 
under current zoning could encourage private student housing in a true dormitory-like fashion, a less than 
optimal housing typology for this setting. 

PPS does not customarily comment on density. We recognize that density is of great concern to neighbors, in 
addition to questions of parking and student housing and/or short term rental use. Our concern for density 
relates to the effect that it will have on the exterior of the building in terms of alterations and, but not limited 
to, HVAC components, waste management, and access to the property, which is located in a dense portion of 
the neighborhood and on a highly visible corner lot.  

Parking concerns by residents who live with the everyday pressures of a densely-built urban neighborhood 
should be taken into account by the City as it discerns how to increase the number of housing units in all 
parts of the City. 
  
Since this property is located within the College Hill local historic district, exterior alterations to the building 
will be reviewed and approved by the HDC. We trust that if the zone change is approved at City Council that 
you will continue to work with the HDC and neighbors to mitigate the concerns noted above and their impact 
on the built environment— which in this case is the College Hill National Historic Landmark District of 
outstanding historical significance.  
  
Again, we appreciate you coming to us with your proposal for this project, and we welcome you back for 
further conversation and feedback. We strongly urge you to continue engagement with neighbors, 
neighborhood organizations, and City Council as this project moves forward. 
  
Best regards, 
  
  
Brent 
  
Best regards, 

  

Brent Runyon 
Executive Director 


