QUONSET DEVELOPMENT CORPORATION
MEETING OF BOARD OF DIRECTORS

ocToBER 20,2020
PUBLIC SESSION MINUTE,S
A virtual meeting of the Board of Directors of the Quonset Development Corporation (the
"Corporation") was held at 5:00 p.m. on Tuesday, October 20,2020, at the offices of the
Corporation located at 95 Cripe Street, North Kingstown, Rhode Island, pursuant to notice to all
members of the Board of Directors and a public notice of the meeting as required by the ByLaws of the Corporation and applicable Rhode Island Law.
The following members constituting a quorum were present and participated throughout the
meeting as indicated: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek, Kerry P.
McKay, Stefan Pryor, Guillaume de Ramel, Job Toll and Richard A. Welch. Absent were: Scot
A. Jones, and Gregory A. Mancini. Present also were: Steven J. King, P.E., Managing Director;
Norine V. Lux, Finance Director; Chelsea Siefert, Planning Director, John R. Pariseault,
Hinckley Allen & Snyder LLP; and Corporation's staff and members of the public.

I.

CALL TO ORDER:

The meeting was called to order at 5:04 p.m. by Chairperson Pryor.

2.

APPROVAL OF MINUTES:

Upon motion duly made by Ms. DeBlasio and seconded by Mr. Welch, the Board:

VOTED: To approve the Public and Executive Session Minutes of the September

15,

2020 meeting as presented.

Voting in favor were: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek, Kerry
P. McKay, Guillaume de Ramel, Job Toll and Richard A. Welch.
Voting Against were: None.
lJnanimously Approved.

3. STAFF RE,PORTS:
Mr. King advised the Board that a virtual workshop for the NEWS Transfer Station project
which involves the "truck to rail" processing of construction waste has been scheduled for
November 19,2020 at 4:00 p.m. In addition, the RI DEM will hold a public hearing on the
project on January 6,2021.

Mr. King reviewed the staff report with the Board of Directors

4.

COMMITTEE REPORTS:

The AudirFinance Committee met on October 15,2020 to review theFY2022 Budget and

will provide a report to the full Board during the approval discussion.
There were no other committee meetings.

5.

APPROVALS:

A. Acceptance of the f Y2022 Operating

Budget:

Ms. Lux reviewed theFY2022 Operating Budget with the Board noting that, primarily due to
the effects of COVID on Port activity, the Corporation has budged only a modest increase in
revenue for FY2022. As in past years, the Corporation takes a very conservative approach to
the budget.
Total expenses are projected to increase by 4.3o/o, with FY2022 Personnel Expenses
increasing by 3.3% and overall Operating Expenses increasing 5.4Yo in over FY202l. Ms.
Lux reviewed in detail the personnel and operating expenses with the Board. Salaries under
Personnel expenses are expected to go down due to attrition and the hiring of a specific
position at a lower rate than previously budged. However, fringe benefits including medical,
life insurance and workers compensation are projected to increase 5.3Yo inFY2022.
Operating Expenses increases were based on historical data and changes in cost; for example,
insurance costs increased due to policy changes around COVID. Other notable changes
included; Chemicals and Additives expenses which increased due to the Water and
Wastewater departments switching from a solid to liquid chemical for processing; Laboratory
Fees and Testing increased due to increased testing requirements to the Water and
Wastewater systems; and Commissions are projected to decrease based on the variability of
projects. Finally, Ms. Lux noted a change in coding processes has reduced Other Operating
Expenses and more correctly categorized a large portion of those costs as Lease Expenses for
FY2022.

Mr. King reviewed the Capital Infrastructure Funding and the FY2022 Capital Projects list
with the Board.
Mr. McKay advised the Board that the Audit Finance Committee had met and reviewed the
FY2022 budget in detail on Thursday, October 15,2020. Mr. McKay stated the Committee
found the budget to be solid and recommended to the full Board approval of the FY2022
budget.
Upon motion duly made by Mr. Gralnek and seconded by Mr. McKay, the Board:

VOTED:

To accept theFY2022 Operating Budget as presented to the Board
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Voting in favor were: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek, Kerry
P. McKay, Guillaume de Ramel, Job Toll and Richard A. Welch.
Voting Against were: None.
lJnanimously Approved.

B. Appointment

of the Officers of the Ouons DeveloDment Corooration in Accordance
with the By-Laws of the Comoration and acceptance of the 2QLl Meetine Schedule:

Upon motion duly made by Mr. Gralnek and seconded by Mr. Toll, the Board

VOTED:

That the following persons are hereby elected to the offices set forth
opposite their names, to hold such offices until the time fixed in
accordance with the By-Laws of the Corporation for the next annual
meeting of the Board of Directors of the Corporation, and thereafter until
their successors shall have been duly elected and qualified:
Name

Office

Steven J. King
Norine V. Lux
Kerry P. McKay
Jill C. Sherman
Christine Andrews

Managing Director
Finance Director
Vice Chairman
Secretary
Assistant Secretary

Voting in favor were: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek,
Guillaume de Ramel, Job Toll and Richard A. Welch.
Abstaining: Kerry P. McKay
Voting Against were: None.
[Jnanimously Approved.

C. Approval of Ground

Lease with Green Development:

Mr. King reviewed the Request for Board Authorization noting that Green Development,
LLC is proposing to lease site readiness parcels 22 and23 (5.6 acres) for 25 years to build a
warehouse and energy construction staging area for their solar installs and wind farms. The
warehouse will employee approximately 50 people at Quonset.
Mr. David DeQuattro, Architect for Robinson Green Beretta, gave an overview of the
proposed building and shared several schematics. Mr. King stated that building design
review is not typically part of a Board transaction; however, since this building will be
a

J

visible from the Bike Path, the Corporation asked Green Development to share their building
design. Design elements such as the placement of truck loading docks away from the view
of the Bike Path were included to reduce impact on neighboring community.
Mr. Ramel asked about the cost of the capital improvements on the lots including the
building. Mr. King estimated the costs around $7 million. Mr. Ramel asked if there were
any lease renewals beyond the 25 years indicated on the transaction sheet. Mr. King stated
the Corporation typically offers 5-year extensions but that option has not been negotiated.
Mr. Welch asked about control of light from the building into the surrounding
neighborhoods. Mr. King stated Green Development, LLC will be fully in compliance with
the development rules but the Corporation will discuss with Green Development, LLC
options to further increase their awareness of this issue.
Mr. McKay asked about the dimensions of the building. Mr. DeQuattro stated that the
building is approximately 100 feet wide, 500 feet long and 30 feet high (at its highest point)
Mr. King stated that the trees along the Bike Path have matured and are 15-20 feet in height
already so no additional berm is necessary at this time.
Upon motion duly made by Ms. DeBlasio and seconded by Mr. Ramel, the Board:
VOTET)

The Corporation, acting by and through its Chair, Vice-chair, Managing
Director or Finance Director, each of them acting alone (the "Authorized
Officers"), is hereby authorized to lease land to, and enter into, execute
and deliver a Ground Lease (the "Ground Lease") (and related instruments
as deemed appropriate by the Authorized Officers) with, Green
Development, LLC, or an affiliate, for a renewable energy construction
staging warehouse facility on those certain parcels currently designated as
North Kingstown Tax Assessor Plat l9l, Lots ll and 13 (also known as
Site Readiness Parcels 22 and 23), the terms of such Ground Lease to be
substantially in accordance with the Request for Board Authorization
presented to the Board (the Ground Lease and such related documents are
referred to herein collectively as the "Agreements").

VOTE,D:

That each of the Authorized Officers, acting singularly and alone, be and
each of them hereby is authorized, empowered and directed to effectuate
the intent of the foregoing resolutions by executing, delivering and
performing any and all modifications, renewals, confirmations and
variations of the Agreements or as any of the Authorized Officers acting
singularly and alone shall deem necessary, desirable and without further
specific action by this Board, and empowered and directed to prepare or
cause to be prepared and to execute, perform and deliver in the name and
on behalf of the Corporation the Agreements and/or all related and
ancillary agreements and documents in connection with the terms and
conditions to be effectuated by the Agreements, including any and all

agreements, contracts, certificates, licenses, assignments,
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and

memorandums upon such terms and conditions and with such changes,
additions, deletions, supplements and amendments thereto as the
Authorized Officer executing or authorizing the use of the same and shall
determine to be necessary, desirable and appropriate and in the best
interest of the Corporation.

VOTET)

That in connection with any and/or all of the above resolutions, the taking
of any action, including the execution and delivery of any instrument,
document or agreement by any of the Authorized Officers in connection
with the implementation of any or all of the foregoing resolutions shall be
conclusive of such Authorized Officer's determination that the same was
necessary, desirable and appropriate and in the best interest of the
Corporation

Voting in favor were: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek, Kerry
P. McKay, Guillaume de Ramel, Job Toll and Richard A. Welch.
Voting Against were: None.
Unanimously Approved.

D. Approval of Amendment to Ground

Lease and Sale of Buildine with Electric Boat:

Mr. King reviewed the Request for Board Authorization for the sale of the building (also
known as G2 or the former Lowes Building) at 1530 Davisville Road for $7.7 million to
Electric Boat ("EB"). The transaction also includes amending EB's existing lease (expiring
in 2038) to add the 12.8 acres of land associated with building G2 at a cost of $198,400 per
year. Mr. King stated EB will be working with the Town of North Kingstown to amend their
PILOT agreement to include the newly acquired building. Mr. King also noted that the use of
that parcel will be light industrial use which is consistent as the parcel was previously
amended for a former user of the building.
Mr. King detailed for the Board how the funds from the sale of the building to EB would be
used; to meet the $6 million match to the recently awarded $l 1.14 million grant to the US
DOT Maritime Administration's Port Infrastructure Development Program; to fund some
engineering work related to that grant; and fund the rehab of the roof on warehouse building
E319.

Finally, Mr. King noted that the commission to CBRE would be split between QDC and EB
Mr. Welch asked how many EB employees would work at the location and if it was increase
in EB's overall employment level. Mr. King stated 100 employees will be working at 1530
Davisville Road and that they would be part of EB's incremental increases already projected
Upon motion duly made by Mr. McKay and seconded by Ms. DeBlasio, the Board:
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VOTtrD:

The Corporation, acting by and through its Chair, Vice-chair, Managing
Director or Finance Director, each of them acting alone (the "Authorized
Officers"), is hereby authorized to sell that certain building situated on the
property currently designated as North Kingstown Tax Assessor Plat 190,
Lot 101 (also known as Building G2) to Electric Boat Corporation, and
lease to Electric Boat Corporation said land on which the building is
situated for light industrial purposes, and in connection therewith to
execute and deliver such agreements, documents and instruments,
including without limitation bills of sale and deeds, leases, and lease
amendments, as are necessary or appropriate to effectuate such transaction
(collectively, the "Sale and [,ease Documents"), the terms of such sale and
amendment to be substantially in accordance with the Request for Board
Authorization presented to the Board (the Sale and Lease Documents, and
such related documents are referred to herein collectively as the
"Agreements").

VOTED:

That each of the Authorized Officers, acting singularly and alone, be and
each of them hereby is authorized, empowered and directed to effectuate
the intent of the foregoing resolutions by executing, delivering and
performing any and all modifications, renewals, confirmations and
variations of the Agreements or as any of the Authorized Officers acting
singularly and alone shall deem necessary, desirable and without further
specific action by this Board, and empowered and directed to prepare or
cause to be prepared and to execute, perform and deliver in the name and
on behalf of the Corporation the Agreements and/or all related and
ancillary agreements and documents in connection with the terms and
conditions to be effectuated by the Agreements, including any and all

agreements, contracts, certificates, licenses, assignments, and
memorandums upon such terms and conditions and with such changes,
additions, deletions, supplements and amendments thereto as the
Authorized Officer executing or authorizing the use of the same and shall
determine to be necessary, desirable and appropriate and in the best
interest of the Corporation.

VOTED:

That in connection with any and/or all of the above resolutions, the taking
of any action, including the execution and delivery of any instrument,
document or agreement by any of the Authorized Officers in connection
with the implementation of any or all of the foregoing resolutions shall be
conclusive of such Authorized Officer's determination that the same was
necessary, desirable and appropriate and in the best interest of the
Corporation.

Voting in favor were: Susan Leach DeBlasio, Donald D. Gralnek, Guillaume de Ramel, Job
Toll and Richard A. Welch.
Abstaining: Jeffrey B. Cianciolo
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Voting Against were: None.
IJnanirnous ly Approved.

E.

Approval of "Lease to Own" Lease with Newton Properties:

Mr. King explained to the Board that Agenda items 6 (Approval of "Lease to Own" Lease
with Newton Properties) and 7 (Approval of Option to Easement and Utility Permits for
Revolution Wind) are related and would be taken as one vote.
Mr. King reminded the Board members that the State of Rhode Island entered into a Power
Purchase Agreement with Revolution Wind in2019 and relatedly, the Quonset Development
Board of Directors approved the substation at Quonset to include the laying of cable to
connect the off-shore wind farm to the substation. RI Department of Environmental
Management had objections to the initial proposed cable route to the substation and a new
route was proposed.
The Corporation proposes an ilrangement with Newton Properties (a new real estate entity
created by Doug Riggs, owner of Vantage Point Properties) to purchase land in Kiefer Park
adjacent to Vantage Point Properties from J. Goodison Company; the new cable route would
run along the perimeter of both properties. Quonset Development Corporation would enter
into a "lease to own" agreement with Newton Properties for a portion of the property
purchased by Newton Properties; the Corporation would demolish the existing buildings and
improve the property. The cost of the lease would be offset by the Revolution Wind lease
option for first 2 years and then by the Easement and Utility Permit fee thereafter. This
agreement will allow for Vantage Properties to potentially building a second building on
their reconfigured land, allow for Revolution Wind to run the necessary cable to the
substation, and allow Quonset Development Corporation to obtain additional property in
Kiefer Park at no cost to the Corporation.

Mr. King reviewed the financing details and the terms of the agreements with the Board as
outlined in the Request for Board Authorizations.
Mr. Gralnek questioned what was the impact to the agreement with Revolution Wind if
Newton Properties decided to terminate the lease agreement with Quonset Development
Corporation ("QDC") in the first 8 years which is an option as outlined in the agreement.
Mr. King explained that even if Newton Properties terminated the option agreement to pursue
their own development project on the property that the easement is a permanent easement so
it would have no effect on Revolution Wind. Mr. King also noted that Newton Properties
would have to credit QDC $729,000 in order to cancel the option.
The Board discussed the possibility of the Revolution Wind project falling through and the
impact on the Corporation. Mr. King explained that likelihood is low given the power
purchase agreement is in already place with the State of Rhode Island. However, Revolution
Wind will escrow $1.59 million to the Corporation in event the option to the Easement and
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Utility Permit

are not executed which is approximately the sum of the option payments less

the value of the land.

Upon motion duly made by Mr. Ramel and seconded by Mr. Toll, the Board:

VOTE,D:

The Corporation, acting by and through its Chair, Vice-chair, Managing
Director or Finance Director, each of them acting alone (the "Authorized
Officers"), is hereby authorized to lease, as lessee, those certain parcels of
land with all improvements thereon, being currently designated as North
Kingstown Tax Assessor's Plat 185, Lots 1 and 4, and in connection
therewith, execute and deliver a lease with a purchase option (collectively,
the "Lease Documents") (and related instruments as deemed appropriate
by the Authorized Officers) with Newton Properties, LLC, the terms of
such Lease Documents to be substantially in accordance with the Request
for Board Authorization presented to the Board (the Lease Documents and
such related documents are referred to herein collectively as the
"Agreements").

VOTE,D:

That each of the Authorized Officers, acting singularly and alone, be and
each of them hereby is authorized, empowered and directed to effectuate
the intent of the foregoing resolutions by executing, delivering and
performing any and all modifications, renewals, confirmations and
variations of the Agreements or as any of the Authorized Offrcers acting
singularly and alone shall deem necessary, desirable and without further
specific action by this Board, and empowered and directed to prepare or
cause to be prepared and to execute, perform and deliver in the name and
on behalf of the Corporation the Agreements and/or all related and
ancillary agreements and documents in connection with the terms and
conditions to be effectuated by the Agreements, including any and all

agreements, contracts, certificates, licenses, assignments,

and

memorandums upon such terms and conditions and with such changes,
additions, deletions, supplements and amendments thereto as the
Authorized Officer executing or authorizing the use of the same and shall
determine to be necessary, desirable and appropriate and in the best
interest of the Corporation.

VOTED:

That in connection with any and/or all of the above resolutions, the taking
of any action, including the execution and delivery of any instrument,
document or agreement by any of the Authorized Officers in connection
with the implementation of any or all of the foregoing resolutions shall be
conclusive of such Authorized Officer's determination that the same was
necessary, desirable and appropriate and in the best interest of the
Corporation.

AND
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F.

Approval of Option to Easement and I-ltilitv Permits for Revolution Wind:
VOTE,D:

The Corporation, acting by and through its Chair, Vice-chair, Managing
Director or Finance Director, each of them acting alone (the "Authorized
Officers"), is hereby authorized to grant easement rights relating to routing
of cable to connect off-shore wind development to a proposed substation
over certain portions of the parcels currently designated as North
Kingstown Tax Assessor's Plat 185, Lots I and 4, and within the existing
right-of-way of Burlingham Avenue and Circuit Drive, and in connection
therewith, to enter into, execute and deliver an Easement and Utility
Permit Option Agreement and related Easement Agreement (collectively,
the "Easement Agreements") (and related instruments as deemed
appropriate by the Authorized Officers) with Revolution Wind, LLC, the
terms of such Agreements to be substantially in accordance with the
Request for Board Authorization presented to the Board (the Easement
Agreements and such related documents are referred to herein collectively
as the "Agreements").

VOTED:

That each of the Authorized Offtcers, acting singularly and alone, be and
each of them hereby is authorized, empowered and directed to effectuate
the intent of the foregoing resolutions by executing, delivering and

performing any and all modifications, renewals, confirmations and
variations of the Agreements or as any of the Authorized Officers acting
singularly and alone shall deem necessary, desirable and without further
specific action by this Board, and empowered and directed to prepare or
cause to be prepared and to execute, perform and deliver in the name and
on behalf of the Corporation the Agreements and/or all related and
ancillary agreements and documents in connection with the terms and
conditions to be effectuated by the Agreements, including any and all
agreements, contracts, certificates, licenses, assignments, and
memorandums upon such terms and conditions and with such changes,
additions, deletions, supplements and amendments thereto as the
Authorized Officer executing or authorizing the use of the same and shall
determine to be necessary, desirable and appropriate and in the best
interest of the Corporation.

VOTED:

That in connection with any and/or all of the above resolutions, the taking
of any action, including the execution and delivery of any instrument,
document or agreement by any of the Authorized Officers in connection
with the implementation of any or all of the foregoing resolutions shall be
conclusive of such Authorized Officer's determination that the same was
necessary, desirable and appropriate and in the best interest of the
Corporation.

Voting in favor were: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek, Kerry
P. McKay, Guillaume de Ramel, Job Toll and Richard A. Welch.
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Voting Against were: None.
[Jnanimously Approved.

7.

ADJOURNMENT:

Upon motion duly made by Mr. McKay and seconded by Mr. Ramel, the meeting adjourned at
6:l I p.m.

Voting in favor were: Jeffrey B. Cianciolo, Susan Leach DeBlasio, Donald D. Gralnek, Kerry
P. McKay, Guillaume de Ramel, Job Toll and Richard A. Welch.
Votin g Against were: None.

[Jnanimously Approved.

Respectfully submitted

By

:

0
Secretary

l0

