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MOUNT HOPE FARM MASTER PLAN 

March 2021 

OWNER/APPLICANT: THE MOUNT HOPE TRUST IN BRISTOL 

 
The following Master Plan provides an update of the Town-approved June 2009 Mount Hope Farm 
Institutional Master Plan and complies with applicable regulatory requirements, including those found 
in Bristol’s Historic Preservation and Conservation Zone. 
 

Mount Hope Farm is located at 250 Metacom Avenue in Bristol, Rhode Island.  The site is part of the 
“Mt. Hope Planning Area” as discussed in the Bristol Comprehensive Plan of 1990, which was adopted 
April 24, 1991, amended through June 1994, and approved by the State of Rhode Island in June 1994.  
The current Comprehensive Plan was updated and adopted by the Bristol Town Council in January 
2017 and approved by the State of Rhode Island in February 2017.   
 

To show the broad context for the Mount Hope Historic District (National) and surrounding areas, Map 
8 Historic Districts, Buildings, and Properties from Bristol’s current Comprehensive Plan is attached 
as Appendix 1.  For an overall map of the Mount Hope Area see page 3 below.  The drawing labelled 
Mount Hope Farm Planning Areas appears on page 4 and shows all areas within Mount Hope Farm, 
which is the main focus of this Master Plan update.  The colored maps in the following text are overlays 
on photographs from Google Earth.   

 
1. Mission Statement of the Trust   As found in the Board-adopted bylaws and updated through 

January 2021, the overall mission of the Trust follows: 
 

The mission of the Mount Hope Trust is to steward the Farm’s land, landscape and 
structures for long-term sustainability while cultivating appreciation of our Agrarian, 
Native American and Colonial history and welcoming visitors.  

 

2. Values   

• Practice prudent fiscal management to enable continuing stewardship and improvement 

of the property 

• Work collaboratively with other historic sites and community groups  

• Encourage appreciation and support of the Farm’s history, landscape, and structures 

• Foster the safety, health, and beauty of the built and natural environments while 

eliminating unsafe conditions, abating hazards, and reducing unsightly conditions  
 

3. Vision of Mount Hope Trust    

• Be recognized within Bristol, the state and nationally as the guardian of Mount Hope 

lands; serve as a resource for the diverse history of the Mount Hope area 

• Achieve a long-term balance among public uses, education, stewardship of the land and 

structures, and revenue-producing activities 

• Become financially self-supporting with full funding for operations, programs, capital 

improvements, and a substantial multi-million-dollar endowment 

• Cultivate teams of leaders, administrators. volunteers, supporters, partners willing to 

develop and sustain programs and policies that carry out the mission of the Trust 
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4. Brief History and National Significance of the Mount Hope Site.  When the Mayflower landed at 
Plymouth in 1620, the Pilgrims were greeted warily by local Indians, who were members of the 
Wampanoag tribe, which was led by the Pokanoket tribal group based in the Sowams area.  Mount 
Hope (“Montaup” in the Pokanoket language) served as the governing seat.  The great Sachem 
Ousamequin, called Massasoit, established tense, but often friendly relations with the English.  The 
first New England Thanksgiving was likely planned at Mount Hope in 1621.  Upon Massasoit’s 
death in 1661 his eldest son Wamsutta (called Alexander by the English – after Alexander the 
Great) became Sachem and lead the Pokanokets until 1662 when he died–likely after being 
poisoned by the English.  From 1662 to 1776 Wamsutta’s younger brother, Metacomet (called 
Philip by the English – after Philip II of Macedon) lead the Pokanokets. 
 

 
 
During the 1660s settlers outnumbered Wampanoags by more than 3 to 1 and relations with the 
English deteriorated.  In 1675 Philip held several council meetings at Mount Hope, and the tribal 
council decided to fight the English, despite believing that they would not win.  Initially, Indians 
won some skirmishes, but the tide turned six months after the start of King Philip’s War.  On 
August 12, 1676 Metacomet was trapped in a wetland and killed on the southern side of Mount 
Hope.  By the war’s end the Pokanokets were decimated.  Of the few who survived most were 
enslaved. Their lands were seized under authority of King James II of England and the Mount Hope 
lands were sold to four investors, who subsequently became leading early benefactors of Bristol. 
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Fields at Mount Hope that were first cleared by the Indians, who cultivated them with the “three 
sisters” — maize (corn), climbing beans, and squash — continued to be planted.  Waters on the 
east and south sides of Mount Hope yielded an abundance of fish and shellfish.  By the 1740s land 
that became Mount Hope Farm was acquired by Isaac Royall, Jr. (1719-1781), a British loyalist.  
Royall was wealthy, the largest slaveholder in Massachusetts; he was also an early philanthropist, 
among the founders of the Harvard Law School.  He also endowed Harvard’s Royall chair of law. 
 

 
 

Isaac Royall, Jr at age 22 – Family Portrait 09.15.1741 by Robert Feke on display at the Harvard Law School 
 

In 1745 Royall, Jr. began building a summer house facing what is now Metacom Avenue.  At the 
start of the Revolutionary War Royall fled Bristol, and his 700-acre property was seized. During 
the War, the house provided quarters for Generals Stark and Sullivan, and the Farm’s fields were 
used as an encampment by the 2nd Rhode Island Continental regiment. George Washington also 
visited the Farm and stayed in the house while his troops camped outside.  
 
Most of the land on and near Mount Hope remained in a natural state or was cultivated from 1745 
to 1950.  Farm structures were added in the 1850s, and the mansion was expanded three times.   
 

The romantic painting Rhode Island Shore (1858, shown below) by noted artist Martin Johnson 
Heade (1819-1904) clearly shows Mount Hope Farm in the foreground with views looking east to 
Church Cove, Mount Hope and beyond.  The bucolic scene shows fields defined in part by stone 
walls, a large haystack (similar to those found in many other works by Heade), grazing sheep, small 
sailboats in the cove, and woodlands on the northwest side of Mount Hope.  By the late 1850s most 
old-growth trees in the area had been removed. The painting does not show any significant buildings 
or roads.  Near the large haystack a stream is depicted flowing south to Church Cove.  100 years 
later that stream was partially blocked by an earthen berm with spillway to create a 2.5+-acre pond. 
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Rhode Island Shore (1858) by Martin Johns on Heade (1819-1904) 
 
By 1916 the farm remained largely intact, and about 550 acres of land was purchased by Karl 
Haffenreffer, II, a prosperous industrialist, who owned the Narragansett Brewery and also bought 
the nearby Mount Hope Bridge in 1931.  During the Great Depression several WPA projects were 
completed at Mount Hope Farm.  Haffenreffer also studied the history of Native Americans and 
built a world-class collection of Indian artifacts and ethnographic materials.  A museum was erected 
at Mount Hope to display and store the collection.   In the 1950s the Haffenreffer family donated 
most of his collection, museum, and over 375 acres of land to Brown University.  In 2020 Brown 
moved the collection to Providence and retained ownership of their holdings at Mt. Hope.  In recent 
years the Pokanoket Tribe has asserted an interest in these lands. 
 
In 1998 the Mount Hope Trust in Bristol, a 501 (c)(3) corporation, was formed and purchased the 
127-acre Farm from the Haffenreffer Estate for $3.3 million, with funds from a Town of Bristol 
bond issue, a Rhode Island State Open Space grant, substantial gifts, and loans.  From 2000 to 2010 
support for the Farm became insufficient to sustain full operations.  In 2010 the Friends of Mount 
Hope Farm was formed to help the Trust develop the financial and human resources needed to 
continue.  A new board was seated and with support from the Town, a new business plan was 
formulated and implemented successfully.  Since 2010 nearly $10 million has been raised for 
capital improvements, operations, and debt retirement.  By 2020 the Farm had less than $40,000 of 
debt, and income sufficient to sustain operations with an annual surplus large enough to undertake 
several capital improvements.  The Trust is generally healthy but seeks to grow to realize the 
Mission fully. 
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5.  Description of Existing Conditions.  To correlate discussion of the Master Plan with the actual site 
and improvements, this Master Plan Update divides the property into planning Areas A-H, Seal 
Island, and MHF Open Space.  These areas correspond to the main physical features and past 
development of Mount Hope Farm.  For reference a map showing Plat and Lot designations is also 
attached as Appendix 2 (page 36). 
 

 

Mount Hope Planning Area with hydric soils, coastal setbacks, and boundaries as shown. 
From Google Earth.  Mount Hope Farm boundaries are shown in yellow; Brown and private 
properties in gray tones. 

 

• Mount Hope Planning Area.  The planning area covers roughly 550 acres.  
Mount Hope Trust owns about 125 acres and Brown University holds about 380 
acres.  Brown’s right to any Mount Hope lands is contested by the Pokanoket 
tribal group, which occupied the site near the museum and King Philip’s Chair 
for many months in 2017.  All interested parties seek an amicable resolution of 
differences that preserves the sacred tribal lands.  Mount Hope is the dominating 
land feature while about 2 miles of undeveloped shoreline define the south and 
east bounds of the planning area.  With the exception of a few museum-related 
structures the Brown property remains mostly undeveloped and in a wild state.  
Trees, streams, marshy areas, 6 modest fields, old stone walls, one Town road 
along with private drives and paths predominate.  Seventy years ago the 
planning area was a single property owned by the Haffenreffer family.  See 
Mount Hope Major Properties map above.  In addition to operating Mount Hope 
Farm, the Trust also manages the Brown property. 
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• Mount Hope Farm.  More than half of the gently rolling land remains in a natural 
state—woodlands, marshy soil, streams, ponds.  Access to the Farm is provided 
by two paved driveways—known as Main Road and South Road—that connect 
to the east side of Metacom Avenue.  In developed areas of the farm, structures 
of historical importance were built, and significant plantings were made.  To 
assist in acquisition of the Farm, conservation easements (see map below) along 
the north and south boundaries were sold in 2000 to the State of Rhode Island 
Department of Environmental Management.  A 350-foot set-back buffer east 
from Metacom Avenue was also provided by the Trust to limit construction in 
historically important areas.  In 2019 Mount Hope Farm was officially 
designated as an arboretum.  

 

 
 

Mount Hope Farm showing easements, setbacks and Bristol Historic District boundary, n.b. 
also a 10-foot easement from Heritage Way cul-de-sac to westside of MHF Open Space. 
 
 
To facilitate discussion of this large, varied site, the Master Plan treats Mount Hope Farm as a 
series of distinct Areas A-H.  These areas reflect physical features, such as topography, streams 
and wetlands, soil types, and actual development, and constraints imposed by setbacks and 
easements.  The creation of lots for taxing and zoning purposes largely ignores such physical 
features and constraints.  Accordingly, this Master Plan update focuses on specific areas of the 
site and their actual development and not on paper lots. 
 

For reference a plat map showing lots in the planning area is also included as Appendix 2. 
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• Area A – Governor Bradford House (3.8 acres).  The most important building 
historically at the Farm is the 2-story Governor Bradford House begun in the 
mid-1740s.  A great lawn flanked by about two dozen mature specimen trees 
defines the main approach to the house, which is set back 350 feet from 
Metacom Avenue.  Well-maintained stone walls define the 16-foot wide paved 
driveway that leads to the colonial house and other parts of the Farm.  Later 
mansion additions include a dining room, kitchen and service area.  The 
mansion contains five bedrooms that now function as the core of inn operations 
on the property.  In 2016 a service office area at the east end of the house was 
converted into a bedroom suite.  Major repairs were made in 2012 and 2013 to 
deteriorated wood sills, studs, and clapboarding.  The building has a sprinkler 
system and meets building and fire codes.  With assistance from the URI Master 
Gardeners Program formal gardens are maintained to the south and east of the 
house.  A modest board-and-batten tool shed sits east of the formal gardens.  To 
the south an historic garden folly Doll House is surrounded by several specimen 
trees.  To the east of the gardens a rectangular lawn area surrounded by stone 
walls and plantings serves as a site for occasional special events. 

 

 
 

Mount Hope Farm Planning Area A showing main entrance to the farm, the Governor Bradford 
House and nearby out buildings and gardens. 
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West Elevation of Governor Bradford House, c. 1745 
 
 

 
 

Governor Bradford House from the southeast 
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Doll House southeast of Governor 
Bradford House 

Doll House view across lawn from 
northeast. 
 

  
Shed east of Governor Bradford House Shed sheathed with vertical board and 

batten near east end of Governor 
Bradford House 

  
Beech Tree near Governor Bradford 
House 

Cobblestone traffic island near Governor 
Bradford House 
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• Area B – Animal Husbandry/Farming (4.3 acres).  Area B serves as the core for 

farming, educational, and administrative activities.  The great Barn, built in the 
1850s, is easily seen from Metacom Avenue and serves many functions – special 
events, Farmers Market, kitchen, equipment storage.  Near the west side of the Barn 
a garage was converted in 2015 into the administrative center for the Farm.  
Additional parking was also provided.  Southeast of the Barn a single-story garage 
was converted into a storage facility and two-story Education Center in 2015/6.  
South of the Education Center are several pens for birds and animals that draw 
visitors on a daily basis.  North of the Education Center a modern greenhouse was 
erected in 2008/9.  North of the Greenhouse the foundation for a new barn to house 
animals and a driveway to the new barn were installed in late 2018.  The Caretaker’s 
House, built in the 1930s, provides security and easy access to all farming activities. 
On the east side of Area B a generous paddock is reserved for animals, and an 
expanded general parking area provides spaces for over 100 cars.  Vehicular safety 
was improved by a paved exit to the Main Road from the southeast corner of Area B.  
Other paved drives provide easy access within this area and to adjacent areas.  A 
grove of cedar trees defines the northwest corner of Area B; while the Main Road on 
the south and woodlands on the east offer additional visual bounds.  Several structures 
in Area B are handicap accessible. 
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Barn facing north.  The white building on the left is a garage that was converted  
in 2015 into the administrative center for the farm. 

 
 

 
 

The Barn – east and north elevation (facing southwest) 
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2nd Floor Education Center east of Barn –
2016 
 

Education Center east of the Barn 

  

Greenhouse–built 2008-9–east of barn 
 

New Animal Barn foundation–poured 2018 

  

Caretaker’s Cottage northwest of Barn, c. 1955 Parking area for 100 cars east of Barn 
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• Area C – North Pasture/Gardens and fields (8.1 acres).  Area C is visually defined by 
walls and trees to the north, Metacom Avenue to the west, Main Road and Area B to 
the south and woodlands to the east.  A two-story residential structure known as North 
Pasture was built in the 1950s and today serves mainly as a four-unit inn facility.  
West of North Pasture formal gardens were begun in 2015.  Fields, beehives, and a 
grove of conifers to the west of the gardens reinforce the agrarian setting for the Farm.  

 

 
 
 

Due to setbacks and easements (as shown on the map on pages 4 and 13) less than one-half of 
this area is suitable for new structures.  About 70% of the easement land in Area C along the 
north border of the Farm is covered by invasives and thousands of “weed” trees.  The stone 
walls north of North Pasture are well maintained and mark the north boundary of the Farm.  
 
North Pasture serves as a charming, rustic inn facility with contemporary amenities.  Four 
bedrooms and common areas were built on two stories. The east elevation (shown below) faces 
paddocks, fields, and woodlands. 
 
Raised flower and vegetable beds with protective (from deer) fencing and two rectangular 
storage sheds were installed in 2016 and provide flowers and food in abundance.  In 2019 alone 
more than 2,300 pounds of food were donated to the Food Bank.  These beds are maintained 
and cultivated primarily by URI Master Farmers and many volunteers. 
 
As shown in a photograph below the Farm also produces honey. 
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North Pasture overlooking fields and woods 
 
 

 

North Pasture main entrance 

  
 

Raised beds provide flowers and vegetables. 
 
 

 

Raised beds were first planted in 2016. 

  
 

2,300 pounds of food were produced in 2019 
and donated to the Food Bank. 

 

Bees living in beehives provide honey and 
distribute pollen around the neighborhood. 
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• Area D – Farming (9.3 acres).  Most of Area D falls within the conservation 

easement and setback buffer.  South Road, which was improved in 2020 and 
widened from a 12-16-foot paved surface to 20-22 feet in width in order to serve 
two-way car traffic and bicyclists safely. A gate connects to Metacom Avenue. 
The fields north of South Road offer space for the Farmers Market in summer 
months.  The fields south of South Road produce hay and serve as a practice 
area for avid polo players. 
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South Road as viewed in 2019 was 12-16 feet wide; in 2020 the drive was resurfaced and 
widened to 20-22 feet for two-way traffic.  A gate provides connection to Metacom Avenue. 
 
 

 
 

A Farmers Market utilizes the field north of 
South Road in warm weather months. 

 Polo on a late summer day. 
 

 
• Area E – South Pasture (3.6 acres).  The former Pool House, now known as South Pasture, 

currently serves as part of the Farm’s inn operations.  For many years South Pasture, which 
abuts the south side of Main Road, served as the pool house for a residential in-ground 
swimming pool.  The 1,600 s.f. two-story structure was built in the 1950s and has dressing 
rooms, a bathroom, and utility area on the ground level and rooming quarters on the 
second floor.  The structure needs repairs to windows, siding and flooring.  To eliminate 
a hazardous condition, the pool, which still exists below grade, was filled in with gravel 
and soil in 2012; it is presently covered with lawn and served by driveways on the east 
and west sides.  A stone wall and specimen trees separate Areas E and A.  A parking lot 
with a capacity of about 60 cars is located 150 yards south of South Pasture.  Dense 
woodlands flourish east of the lot, and fields are found on the south and west sides.  The 
parking lot serves many Farm visitors daily, especially those who walk their dogs.  It is 
handicap accessible. 
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South Pasture viewed from the south. 
 
 

 

 
 

South Pasture (viewed from the east) holds three inn rooms and common area. 
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• Area F – Ponds/Wetlands (34.8 acres).  Area F remains largely in a natural state 

of woodlands, wetlands, and ponds.  This area offers good habitat for many bird 
species and small animals.  The large pond on the north side of Main Road is 
surrounded by a trail.  Waterflow through the ponds is poor and partially 
obstructed; this condition promotes eutrophication and allows invasive species 
to flourish.  In 2019 the drainage system for the large pond was not working 
properly, and improvements were made to control flow.  The pond is shallow – 
3’ or less in depth – due in part to decades of siltation. 
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Along the Main Road stone walls incorporate 
rock outcroppings in a landscape design that 
includes many specimen trees. 
 
 
 

Meadow on the way to the main pond. 

  

Many woodland paths lead to the south pond. The spillway at the south end of the south pond 
was repaired and improved in early 2019. 
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South pond is the largest of the three ponds in Area F. 

 

 
 

Church Cove is visible from the south pond. 
 



 

Mount Hope Farm Master Plan 

Modification & Update March 2021 Page 22 of 64 

• Area G – Fields/Farming (53 acres).  Area G contains three hay fields, 
woodlands, and several trails.  The southeast corner of the area is bounded by 
shoreline and has marvelous views of Church Cove and Mount Hope Bay.  This 
area is a favorite place for visitors, walkers, dogs, and wildlife. 
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At the south end of Area G a path leads to Church Cove and an extensive saltwater marsh. 
 
 

 
 

At least 6 WPA projects were undertaken in the 1930s near Main Road. 
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• Area H – Cove Cabin (2.7 acres).  Area H is not contiguous to the rest of Mount 
Hope Farm; Brown property provides a link by way of an access easement from 
Main Road.  The Cove Cabin site is used mainly for events and visitors.  Cove 
Cabin is a rustic retreat built in the 1940s; the site has a boat dock in need of 
substantial repair.  A service shed is located in the east part of the area.  The site, 
which is partially handicap accessible, has splendid views and a special charm.   

 

 



 

Mount Hope Farm Master Plan 

Modification & Update March 2021 Page 25 of 64 

 
 

 

 
Cove Cabin 2019 view from the southwest.  In 2020 the existing L-shaped deck (shown) was 
repaired and upgraded structurally. 
 
 

• Seal Island (.5 acre).  The name Seal Island is fitting and is located about two 
tenths of a mile from shore in Church Cove of Mount Hope Bay.  The island is 
protected by a conservation easement. 
 

• MHF Open Space (10 acres).  On the west side of Metacom a ten-acre parcel of 
undeveloped woodlands is owned by the Trust, but a conservation restriction 
was deeded in 2010 to the Town of Bristol.  The land will remain in a natural 
state.  Adjacent to this parcel the Trust owned land on Heritage Way with a 
caretaker’s house.  This parcel was subdivided and sold in 2014, and a portion 
of proceeds was used to retire a $200,000 obligation held by the Town.  As a 
requirement of the subdivision, a 10-foot walkway was created from the east 
side of the Heritage Way cul-de-sac to the Open Space on the west side of 
Metacom. See map of Easements and Setbacks on p. 4.  
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6. National Register and Bristol Historic District — In 1976, Mount Hope Farm and 
portions of the adjacent Brown property were listed in the National Register of Historic 
Places. (Appendix 3 provides the entire National Register Nomination.)  Additionally, 
most of Mount Hope Farm is an individually listed property within the jurisdiction of the 
Bristol Historic District Commission. (See maps on p. 5 and p.24, which show the 
Town’s HDC boundaries in red line.)   
 

As required by Section 106 of the National Historic Preservation Act, if any Federal 
funds are used for projects that might impact a listed property or properties that meet the 
criteria for listing, then an assessment would be required to show that no substantial 
adverse impact on historical character will result from use of those funds. 
 
 

 
Map showing area included in the 1976 National Register nomination for Mount Hope 
Farm. 
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7. Long-term Goals.  In the 2009 update of the of the Master Plan the following 20-40-year 

goals were listed.  This section discusses progress on and/or modification of those goals. 

• The 2009 goal states, “The uses must preserve the historic and natural beauty of 
the property as well as provide for public access to most of the site and most 
buildings,” and is modified as follows:  

Uses of facilities or land must preserve the historic character and natural beauty 
of the property as well as provide for substantial public access; 

Since 2010 the Trust has actively pursued and will continue to pursue this goal.  
The buildings and land are well maintained, and with few restrictions the public 
enjoys the buildings and grounds daily.  To expand public access the Trust plans 
to make more areas of the Farm and buildings handicap accessible. 

• The 2009 goal states, “Maximize the existing strengths of the property, pursue 
the most reasonable solution options available and plan to execute prudent ‘asset 
plays’ using the Trust’s equity in the property,” and is modified as follows: 

Utilize and enhance existing strengths of the property; pursue reasonable, low-
risk capital investments that support the mission of the Trust; 

Since 2010 the Trust has actively pursued the modified goal to try to define and 
realize best stewardship practices as applied to the farm and Mount Hope lands 
under Trust management. 

• The 2009 goal states, “Use the property in a mixed use fashion creating as many 
‘revenue centers’ as possible and intelligently program the property for year 
round activity;” and is modified as follows: 

Use the property in a mixed-use fashion creating several revenue centers; and 
prudently program the property for year-round operations; 

Mount Hope Farm actively seeks financial support from a mix of revenue 
generating activities — private events, corporate events, fund-raiser events, Inn 
operations, memberships, donations, grants, etc.  Since 2010 annual revenues 
have nearly doubled.  At this point the Farm is self-supporting, and additional 
sources of revenue are being sought. 

• The 2009 goal states, “Serve existing market needs to generate some income 
streams as soon as possible; and,” and is modified as follows:  

Adjust income-producing programs and uses to reflect market needs to generate 
stable income streams; and, 

This goal is being implemented; market conditions help inform Master and 
Strategic planning; adjustments are made as conditions evolve.  

• Produce a product, which is simple and compatible with the operation of the 
other revenue centers.  Be sure that this product can be sold in many forms, in 
both wide and local market places and can benefit from e-commerce distribution.  
Products should not be capital or labor intensive and must not have a long lead-
time before contributing positive cash flow. 

In 2009 the goal to “produce a product” seemed smart and achievable, but such 
a product has not been found. This goal is no longer has a high priority. 
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8. 5-year Objectives   The 2009 Master Plan update stated, “The following are the 12 5-year 
objectives of the Trust.”  This section of the 2020 update provides the original 2009 
objectives/strategies in italics and offers 2020 comments on them in boldface. 

Strategy 1: Sell Caretaker's House on Heritage Court. 

 The property and building on Heritage Court may be sold as a revenue generator 
for the Trust. The property, located at the end of Heritage Court, is in the R-15 zone 
and is currently improved with a single-family dwelling. This property contains 1.7 
acres and as such could be subdivided with an extension of Heritage Court. It is in 
the long-range plans to sell this property and use the proceeds for the endowment. 

The property on Heritage Court was sold in 2014; a portion of the proceeds were 
used to retire a $200,000 note held by the Town of Bristol. 

Strategy 2: Lease land, on the main property, for the independent development and 
operations of a guesthouse with 20 to 25 rooms. 

 This was part of the original implementation strategy; however, this has been 
modified such that the guest rooms will be incorporated into the existing buildings 
and future buildings owned by the Trust with a maximum of 6 8 rooms per building. 
The Trust may still have management of the guest rooms by a separate entity. 

Mount Hope Farm does not currently plan to build new structures to expand its 
inn capacity. 

 

Strategy 3: Develop an on-going capability to generate unearned income in the form 
of grants and donations. 

 The Trust has made many applications for grants over the past several years. 
Recently, the Trust was awarded grants from Champlin Foundation, Ocean State 
Charities, and Hoffman Foundation, Providence Journal Charitable Trust, the 
1772 Foundation. These monies are for capital improvements in the barn and the 
main house, greenhouse, farm equipment, etc.  In the past five years more than 
$300,000 has been generated in donations. 

The Trust actively continues to apply for grants and to seek donations. 

Strategy 4: Develop an on-going capability to generate non-cash donations in the form 
of volunteer labor, furnishings, and other equipment or supplies. 

 Generous in-kind donations have been made as well. by a local antique dealer to 
provide furnishings for the Governor Bradford house. Donations from Citizens 
Bank have furnished the guesthouse, known as "North Pasture". In the summer of 
2001, the rooms were updated with fresh paint and wallpaper and new appliances 
for the Showcase Tour. This was a fundraising event for the Trust as well. 

Volunteer labor, furnishings, donated equipment and supplies continue to be 
generously given to the Farm.  These donations have helped create and 
upgrade several gardens and building interiors, especially in the Governor 
Bradford House.  Both corporate and private donations of labor, equipment 
and materials have added to the Farm’s assets and given thousands of visitors 
an enhanced appreciation of place.  In addition, many parties, including 
members of the Pokanoket tribal group, have shared their local knowledge 
and values with visitors.  For each of these excellent donations the Trust 
remains most grateful. 
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Strategy 5: Develop a fundraising events capability as a revenue center for the Farm. 

 The Trust has a program of quarterly fundraisers such as: Feast in the Fields Garden 
& Antiques Fair, Summertime Cool Jazz at Cove Cabin and Cinco de Mayo. Other 
fundraisers have included will include an auction and a wine tasting. 

Fundraising events continue with great success on many levels. 

Strategy 6: Continue to develop a weddings rental capability as a revenue center for 
the Farm. 

 The farm is currently being rented for weddings and conferences. The guest room 
use that is part of this Master Plan request will enhance that since wedding guests 
will now be able to stay overnight on the property. The farm is currently loosing 
(sic) wedding bookings since there is a shortage of overnight accommodations in 
the area. 

Rentals for private and corporate events continue to be major sources of revenue 
for the Farm.  To expand these streams of income the Trust purchased tents 
and demountable flooring, which can be leased directly to event sponsors and 
not by third parties. 

 

 
 

 

As shown on the left in a 2019 photo, the tent 
and a temporary modular flooring system that 
were purchased in 2020 are similar in size and 
type to the event facilities that have been used 
for decades at the Cove Cabin site.  This 
facility is also handicap accessible. 
 
 
 
 
 
 
 
 

 
Strategy 7: Develop a special/corporate events capability as a revenue center for the 

Farm. 

 The farm is currently being rented for special and corporate events. The guest room use 
that is part of this Master Plan request will enhance this. use since these corporate guests 
will now be able to stay overnight on the property. Without this providing these guest 
rooms, the farm will lose bookings due to the shortage of overnight accommodations in 
the area. 
 



 

Mount Hope Farm Master Plan 

Modification & Update March 2021 Page 30 of 64 

Inn bookings for the existing 12-room inn have increased since 2009 and provide 
significant income to the Farm. 

 With increased activity relating to farming, part of our mission is to educate people 
with various farming techniques and resources including: canning, "too many 
tomatoes", the 50" mile potluck (sic), cooking classes and other related activities. 
All of these events are open to the public. 

Special and corporate events, lectures, and camp educate participants while 
generating income.  These activities are consistent with the mission. 

 

Strategy 8: Allow the farm to become more sustainable by returning to its original 
purpose of growing and producing agriculture. 

 In order to increase the sustainability of the farm, a portion of the property to the 
south of the main pond and to the north of the pond will be returned to its original 
purpose: i.e. farmland. With an increased need and desire to grow and purchase 
locally, it is our intention to grow crops for purchase and consumption. 

The cost/benefit economics of farming in Rhode Island are complicated, 
especially on a site such as Mount Hope Farm where wetlands, hydric soils, 
stones, and woodlands are found on more than 50% of the land.  
Nevertheless, the Trust continues to seek ways to incorporate farming as a 
significant revenue-generating activity. 

Presently the Farm earns minimal income from haying operations and from 
beekeeping, but fields and water resources (for fishing) remain underutilized.  
Discussions on how to increase farming output and revenue continue with 
possible partners, such as RWU, DEM, URI, National Resources 
Conservation Services – NRCS – and other stakeholders.   

 

Strategy 9: Four season farming — Greenhouses 

 I Strategicaly (sic) and economically, it makes more sense to construct facilities 
that will enable the farm to grow produce on a year-round basis. To accomplish 
this goal, it is necessary for the building of greenhouses. The premise is that they 
may vary in size, dimension, construction and design. In most cases and in the 
initial stages of development the green houses envisioned will be your standard 
polypropylene material with a dirt floor. As we advance, platform flooring may be 

installed in future greenhouses. We anticipate using any and a number of sources 
for producing energy, heat and water. They include, but are not limited to: 
propane, oil, gas, wood burning, geo-thermal, solar, wind turbines, electric and 
possibly desalinization. 

The utilization of greenhouses to expand farm production, perhaps on a year-
round basis, may succeed once a critical mass is achieved where income 
exceeds cost.  A single greenhouse with a 2,700 s.f. floor area does not come 
close to achieving a critical mass in the Bristol market.  The Trust will continue 
to explore ways to make greenhouse farming feasible.  Utilization of many, 
affordable high tunnels is under review. 

 

 



 

Mount Hope Farm Master Plan 

Modification & Update March 2021 Page 31 of 64 

 

 

 

Strategy 10: Pet Cemetery— 

> Adjacent to the south wall and east of the children's dollhouse, there exists a small 
pet cemetery that has been there for decades. It is our intention to expand this 
parcel to enable the community a place to inter their "pets" which wi// (sic) be 
limited to dogs and cats. A suitable grave (internment) marker will be installed and 
we anticipate it will be a ground level not to detract from the setting of the property. 
The fees generated from this endeavor will be used to sustain the site and provide 
added income to the farm. The site is envisioned to be on the scale of the new 
crematoria located at North Burial Ground. 

No market demand exists for a pet cemetery at Mount Hope Farm. 

Strategy 11: Wind Turbine — 

With an increase in electric costs and the expansion of farming operations, it is 
necessary for us to look at alternate sources of energy. Wind turbines is the top of 
everyone list from the state to the cities and towns and beyond. Mount Hope Farm 
is in a position to take advantage of this potential due to the nature of its size and 
location. Two sites are under consideration for this endeavor: 1. Along the waters' 
edge near the existing pump house or 2. In the Southeast corner of our fields north 
of the main pond. 

This strategy is not financially feasible with present wind turbine technology.  
Turbines depend on wind resources, and surveys of average annual wind speed 
on land in Rhode Island show overwhelmingly that few onshore sites in the 
state can support wind turbines.  Mount Hope Farm is not one of those sites. 

Strategy 12: Pad — 

 Cove Cabin is our primary location for events and while it is the perfect setting, the 
constant use requires constant maintenance of the grounds. Further, as the economy is 
in a constant state of flux, our competitive edge with facilities similar to ours requires us 
to look at alternatives to reduce costs for our clients. Installing a concrete pad on the 
grounds of which a 50' X 100' seasonal tent would be installed can satisfy part of that. 
This would significantly reduce the wear and tear on the grass and improve the setting 
immensely. A smaller pad of approximately 20' X 20" (sic) may also be installed to 
accommodate a catering tent. In both cases, the tents would be temporary and be up for 
the season only (usually mid-April to ear/y November). Note: While this is sometime in 
the future, we may also consider the installation of a pad in close proximity to the 
Pokanoket House for a similar purpose. 

The pad strategy is sound, but purchase of a tent and a temporary modular 
flooring system is better economically.  In 2019/2020 the Trust bought their 
own 110-foot by 50-foot tent with a temporary, pervious modular floor over 
which the seasonal tent can be placed.  The tent lowers costs for events while 
increasing revenues directly to the Farm.   In addition, in Spring 2021 the deck 
at Cove Cabin was repaired and upgraded structurally. Safety and 
functionality were improved without increasing stormwater runoff. 
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9. Proposed Changes in land holdings  In 2009 the Master Plan update stated in part, 
“There are no long range plans to acquire additional property. Nor are there any 
intentions to propose new streets on the farm property.”  
  
By 2019 these plans were modified.  The Trust currently owns most of the Mount Hope 
lands covered by the listing in the National Register.  Brown owns the remainder.  Given 
the proximity of the Brown land to the Church Cove shore and the poorly drained hydric 
soils and given the interests of the Pokanokets, development of Brown property within 
the National Register boundary is most unlikely.  Mount Hope Trust seeks to acquire the 
National Register portion of the Brown land, provided terms and conditions are 
acceptable to interested parties. 
   

Also, as stated above in 5. Description of Existing Conditions, the Trust manages the 
Brown property in the Mount Hope Planning Area.  Currently, vehicular circulation and 
paths in the Area are limited.  Discrete drive and path extensions would improve links 
between the Farm and the Brown property; these extensions would improve safety and 
aid in the stewardship of the lands.  Plans are being developed to expand handicap 
accessibility for structures, parking, and most trails.  Site designs are being prepared to 
expand the trail system and make portions of the site safely accessible to bicycle riders. 
 

10. Proposed Changes in Land Use within the Campus and Grounds.  As stated in the 2009 
update and reaffirmed here with minor modification, the primary use of the Mount Hope 
Farm is public open space with limited roads and walking trails. The farm is currently 
rented for events, weddings, meetings, seminars, conferences, and parties. Additionally, 
the farm conducts its own events for fundraising activities.  Expanding the Inn 
occupancy rate while also expanding farming operations will complement current uses. 
 

11. Existing Building and Site Uses  See 5. Description of Existing Conditions above.  In 
addition, repairs will be made to existing structures as needed.  At Governor Bradford House, 
North Pasture, South Pasture and the Old Barn windowsill and trim repair/replacement in 
kind are planned. Roofs, gutters and downspouts will be maintained and repaired as needed.  
Markers outlining property history or providing directions and regulations may be added.  

 
12. Proposed Capital Improvements - 

Additional landscaping will provide security and privacy for new and existing structures. 

Appropriate farming-related structures will be added as needed.  Animal husbandry has 
grown at the Farm in recent years, and a new barn (on a 40’ x 60’ foundation installed in 
2018) is planned as shown in Area B to provide space for the increased population. 

As farming operations expand, produce may be cultivated in existing fields in Areas C, D, 
and G.  That cultivation may be aided by digging new wells and the use of new high tunnels 
or similar structures located in those areas.  The Trust plans to give priority to people 
interested in buying locally grown produce.  Sales will be conducted either within existing 
buildings in Area B, such as, a shed, the old barn, or the greenhouse.  To facilitate animal 
husbandry and equipment protection, two 200-600 sf utilitarian structures may be installed in 
Area B.  In recent years operations of the Farmers Market have shown that existing parking 
areas are sufficient for customers. 

Special events, such as weddings and private gatherings, remain strong.  In the past sponsors 
of such events have rented space from the Trust, but the use of tents and temporary flooring 
have been contracted with third parties.  In 2020 the Trust purchased its own tent(s) and 
temporary flooring.  This will increase income to the Farm without adding costs to renters.  
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One tent is planned for the Area H, in the field near Cove Cabin.  Other suitable tent sites are 
in Area E south of South Pasture or in the south field of Area G.  Service structures and 
sanitary facilities at Cove Cabin may be expanded if permitted. 

13. Buffer  

In 2000 RIDEM purchased a restrictive conservation buffer on the north and south sides of 
the property and extending east from Metacom Avenue.  Buffers and easements are shown 
on pages 4 above.  Within the buffer on the east side of Metacom, as trees and other plantings 
need to be replaced, tree species and locations will be selected so that clear views from 
Metacom to the mansion and barn will be maintained. 

 

14. Building Plans. 

When structures that fall within the jurisdiction of the Historic District Commission are ready 
for modification or construction, the Trust will submit plans for review and approval in 
accordance with all requirements.  Over time the Trust will endeavor to improve energy 
efficiency and handicap accessibility within existing structures.    

 
15. Proposed demolition or relocation of any buildings 

No demolition of existing structures is planned, except for the two sheds north of the new 
barn foundation in Area B.  The small shed on the east will be demolished and the one on the 
west will be relocated to the south of the greenhouse as shown by the map on p.10.  Neither 
shed is identified in the National Register nomination as a contributing structure, but Bristol 
Historic District Commission review and approval will be sought as may be required. 
 

16. Circulation Plan  

No significant change from the vehicular circulation plan presented in the traffic study with 
the Original Master Plan of 2002 is anticipated.   Internal circulation will be monitored, 
however, and improvements made, such as an electric gate for access to Cove Cabin, to 
increase efficiency and safety. Lighting will be installed along pedestrian paths and drives as 
needed for safety. As needed repairs to existing hardscape will be made. Ramps and safety 
railings, in a manner consistent with the historic character, may be added as safety requires. 

Note:  The pavement of the Main Drive is approximately 16 feet wide with uneven 
shoulders–see pages 5 and 6 for location.  The pavement on South Drive in 2019 was about 
12-16 feet wide, also with uneven shoulders–see pages 14 and 15.  Both private drives allow 
two-way traffic.  As resources permit and to improve safety, the shoulders on both drives will 
be filled and made even with the pavement. South Drive was resurfaced and widened to 20-
22 feet in mid-2020 to accommodate two-way traffic and bicyclists safely. 

17. Parking Plan  

It is the intent of the Trust to keep the amount of parking to the minimum required. The guest 
rooms in existing buildings utilize existing parking areas. The location of parking is shown 
on Area plans–see pages 8 and 15.  If demand for additional parking develops, existing lots 
will be expanded as needed.  The existing parking area behind the greenhouse can be 
enhanced and centered.  Because some events and the Inn function at nighttime, adequate 
lighting for safety and security will be provided along drives and in parking areas and walks 
leading to buildings. 
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18. Proposed Activity that would require an action by the Town to implement. 

With the exception of the new barn and repairs as described herein, no current or planned 
activities require an action by the Town to implement.  The zoning amendments adopted in 
September and October of 2001 adequately address the needs of the Farm at this time. 

 

19.`Proposed Landscape Design 

While sections 11 – 18 above separately address important planning concerns, Mount Hope 
Farm lacks a comprehensive Landscape Design.  As noted on page 6, the Farm is now 
officially recognized as an arboretum due only to the many species of trees.  The pieces of a 
great landscape design – buildings, stone walls, gardens, fields, specimen trees, woodlands, 
streams, ponds, saltwater marshes, rock outcroppings, lighting, lanes, paths – are found at the 
Farm.  Many natural and built details appear as uncoordinated but happy accidents.  A good 
landscape design should utilize these elements, bring them together and extend them as a 
coherent, edifying whole that provides enjoyment along with a deep sense of place and 
history. 

 
 
 
 
 
 
 
Note:  Colored maps/drawings in the text above incorporate GIS information superimposed 

on an aerial photograph from Google Earth.  Most overlay materials, such as contours, 
hydric soils, wetlands, easements, and HDC boundaries were provided by the Town of 
Bristol.  The assistance of Mr. Edward M. Tanner, Principal Planner and Zoning 
Enforcement Officer, in providing these and other materials is most appreciated.  

 

Comments and guidance by other Town officials, especially Ms. Diane M. Williamson, 
AICP, CFM, Director of Community Development, is also most appreciated.   
 

Professional computer drafting assistance was patiently, diligently, tirelessly, 
generously provided by Ms. Elizabeth Flynn, and proofreading and editing were offered 
by Ms. Susan Meyer.  Mount Hope Trust offers their great thanks to each of them.  The 
text, with edits provided by Ms. Sheri St. Germain and Mr. Jon Feinstein, was written 
by Mr. Merritt Meyer, who also took all photographs, unless otherwise noted, and 
created all map overlays. 
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Appendices 
 
Appendix 1.  Comprehensive Plan Map 8 Historic Districts, Buildings, and Properties 
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Appendix 2.  Plat and Lot designations at Mount Hope Farm 
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Appendix 3.  National Register Nomination for Mount Hope Farm – 28 pages 
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