Zoning Board of Review Application

Record ID: ZBR-26-24
161 Poppasquash Road Plat 182 Lot

Town of Bristol 7
May 7, 2026
Applicant
Name of Applicant Joseph Brito
Who is Submitting this Applicati Rrchitest
0 is Submitting this ication
& PP If other, Describe:

Owner's Name (If Different than .

. Joseph Brito
Applicant)
Location for Application
Property Type Both
Zoning District R-40

Address Plat Lot
Address, Plat, Lot
161 Poppasquash Road Plat 182 Lot 7

Type of Application

Application Type

Special Use Permit & Dimensional Variance

Proposed

Other (Lot coverage, Parking, etc.)

If other, Detail: Accessory Structure

New Building Type

If other, Detail:

Size of Proposed Building(s)/Addition(s) (If applicable)

Total Square Footage 2,380 feet
Width in Feet 41.1 feet
Length in Feet 44.3 feet
Height Above Grade 31 feet
Number of Stories 2
Setbacks

Front Yard in Feet 0 feet
Rear Yard in Feet 0 feet
Left Side Yard in Feet 0 feet
Right Side Yard in Feet 0 feet
Height in Feet 11 feet

Extension Request

Date of Original Extension

Date of First Extension

IProvisions of Zoning Ordinance (If Known)




Maximum size & height of accessory structure (Article IV Sec. 28-111) and Special Use permit standards for structures in
residential zones in the flood zone greater than 25 feet above grade (Article V Sec. 28-150 eee)

Describe the extent of the proposed alterations and the reasons for the requesting relief

Demolish existing structure (Existing overall building extents: 40-4"x 43'-3 1/2"; Area:1,283 Gross SF; Height:12 feet +/-) &
rebuild to match original footprint with an added second story (Proposed overall building extents: 41'-2"x 44'-4"; Building
footprint: 1,370 SF; Total Building Area: 2,380 Gross SF; Building height: 31 feet +/-). Proposed structure will be elevated to be
located out of the flood zone & moved slightly west to minimize impact on CRMC 50-Ft coastal feature setback.

Relief is requested from Article V Sec. 28-150 eee 4a. The second floor area is greater than two-thirds of the first floor
area. The second floor are is 74% of the first floor area. Although, the overall building design meets the intent of the
provision.

Existing Lot Specifications

Residential

Current Use of Premises -
If other, explain:

Number of Units

Lot Area 6.4
Lot Frontage 464
Lot Depth 712

Existing Buildings & Structures

Structure: Primary Residence Square Footage: 5,157 Building/Structure Detail if Other:

Structure: Accessory Square Footage: 1,283 Building/Structure Detail if Other:
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TRANSMITTAL

TITLE Dimensional Variance Application for Accessory Structure and Special Use Permit

PROJECT PBH | Poppasquash Boathouse

DATE 05/08/2026

TO Edward Tanner & Bristol Zoning Borad of Review
235 High Street
1t floor

Bristol, RI 02809

VIA: O Mail O Courier O Overnight
E-mail O By Hand O Fax O Other
CONTENTS
EXHIBIT IDENTIFICATION DESCRIPTION
A Decision for Variance July 2021 Variance decision
Pages from Zoning Board
B .g m 8 Minutes from July 2021 Variance decision
Minutes
C Authorization of Agent Affidavit form
D Zoning Board Presentation Site plans, Floor plans, Pictures, and 3d renderings

REMARKS

Exhibits A and B are included for reference as this is a resubmittal of a previously approved Zoning
Application !

ISSUED BY

W 5/8/2026

Elliott Richmond DATE
Associate

Union Studio Architecture & Community Design

cc: file

ABC | Project Name, Project # 0000 401.272.4724 | unionstudioarch.com
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EXHIBIT A



Town of Bristol, Rhode Island
Zoning Board of Review

DECISION FOR VARIANCE FILE # 2021-32

RE: Application of:  Joseph M. Brito, Jr.

For proper?r located at 161 Poppasquash Road, in Bristol, Rhode Island (Tax Assessor’s Plat 182, Lot
7) in the following zoning district: Residential R-40.

This matter was heard before the Board at a public hearing on July 12, 2021 upon the Applicant’s
request for DIMENSIONAL VARIAN CESp from the Zoning Ordinance to:

Demolish an existing residential guesthouse structure and construct a 41ft. 2in. x 44ft. 4in.
x 31ft. high accessory bunkhouse / boathouse structure at a size and height greater than
permitted for accessory structures in a residential zoning district.

After due consideration of the Application, (including the exhibits, testimony of the witnesses, and the
entire record presented to the Board), the Board makes the following findings of fact:

1. The aforementioned hardship is due to the unique characteristics of the subject land and structure, and
is not due to the general characteristics of the surrounding area. The property is currently
nonconforming by use as it contains a second residential dwelling unit within the existing guesthouse
structure. The applicant proposes to demolish this structure and to replace it with an accesso
“bunkhouse” structure that wianot contain a complete dwelling unit. Thus, the nonconforming use wli?i
be eliminated. The existing building, reportedly constructed in the 1950’s, is in need of repair and is
located within the coastal flood zone. The new structure will be moved further from the shoreline and
elevated for flood zone purposes. The proposed structure will occupy a similar footprint as the existing,
but will accommodate the applicant’s needs for additional space for his growing family to use during
VISItS.

2. The hardship is not the result of any prior action on the part of the applicant, nor is it due to any economic
disability on the part of the applicant or any desire on the part of the applicant to realize greater financial
gain. The applicant did not construct the existing guesthouse structure as it existed when he purchased
the property; and he now proposes to remove that nonconforming use and construct a new structure to
accommodate his growing extended family.

3. The granting of relief would not alter the general characteristics of the surrounding area or impair the
intent or purpose of the Zoning Ordinance or the Comprehensive Plan of the Town of Bristol. This
property contains 6.4 acres of land area within a residential neighborhood with many large parcels. The

esthouse building already exists, and the proposed structure would have a similar fgotprint and
ocation as the existing structure. The design of tlllje proposed accessory structure will actually enhance
the surrounding area.

4. The variance granted by the Board is the least relief from the provisions of the Zoning Ordinance
necessary to remove the aforementioned hardship. From an architectural standpoint, the design has
addressed a number of issues, including coastal and flood zone locations, and will still provide the
utilization that the applicant requires while occupying a similar footprint and location to the existing
structure.

5. The hardship that would be suffered by the owner if the dimensional variance were not granted would
amount to more than a mere inconvenience, as the existing structure does not contain sufficient room
for his growing family, and renovation of this structure would not address flood zone issues.

Therefore the Board voted 5 to 0 to approve the application as presented permitting the construction
of a construct a 41’ 2” wide x 44’ 4” long x 30’ high accessory bunkhouse / boathouse structure.

Voting to Approve: Asciola; Burke; Simoes; Brum; and Kern
Voting to Deny: None

Making a part of this Decision the application, along with required materials, plans, and exhibits filed
with the Board at the meeting, and excerpts of the public hearing minutes.

Recorded as the Decision of the Town of Bristol Zoning Board of Review on

This day of , 2021.

Diane M. Williamson, Director of Community Development



EXHIBIT B



12 JULY 2021

4. 2021-32
JOSEPH M. BRITO, JR. 161 Poppasquash Rd.: R-40
Pl 182, Lot 7

Dimensional Variances to demolish an existing residential guesthouse structure
and construct a 41’ 2” x 44’ 4” x 31" high accessory bunkhouse/boathouse structure at a size and
height greater than permitted for accessory structures in a residential zoning district.

Mr. Douglas Kallfelz, Architect and Mr. Joseph Brito presented the Petition to the
Board. Mr. Kallfelz explained that on Mr. Brito’s property has the main house and the property
they would like to renovate is the existing small building down close to the water. The existing
condition is a separate stand-alone residence with a kitchen, bathroom and two bedrooms. That
building is largely used as a guest bunkhouse for his family and guest, which was existing when
he purchased the property years ago. The existing building is in need of repair and more
importantly was set below the existing flood zone and is now in harms way; so, they are looking
to make it more feasible for use as a guest/bunkhouse and also protect it from the coastal
environment. The Brito family has grown, and the two existing bedrooms are not really
sufficient for their needs. The goal is to lift the structure out of the flood zone and expand the
use to accommodate their needs. They would like to keep the footprint largely as it is, not to
expand the footprint of the building in a sensitive coastal environment. Bring the building up
and out of the flood zone and move it back a bit off the CRMC coastal feature and see if they can
improve the location on the site, while providing the amenity that they are looking for. It is
obviously an accessory structure, and the existing footprint is now larger than what the zoning
allows for and they are asking for dimensional relief for the modified footprint of the building.
They have spoken with CRMC and while it is a grandfathered condition and could be left where

it is, they did encourage them to slide it back, which they did with trying to respect the existing

12



12 JULY 2021

conditions on the property. He noted that the height and positioning of the proposed building
will have a de minimis impact on the surrounding neighbors.

Mr. Kallfelz reviewed the site plans in detail with the Board.

Mr. Asciola stated that from the plans it seems that Mr. Brito wants to make this
less non-conforming, which the Board is always looking for and is a plus. This is a small very
modest, 87 square feet from the original house.

Mr. Burke stated that the total property seems to be 6.2 acres and then two other
addresses that abut the property. Mr. Kallfelz stated that he believes that is the case and how it is
listed on the tax card. Mr. Burke stated that it is a substantial property and for him, he agrees
that the application has plenty of information in it and has no further questions.

Mr. Kern asked if the proposed positioning of the house would bring it out of the
flood zone. Mr. Kallfelz explained that they have elevated the bunkhouse above the flood zone
and again reviewed the site plan showing the proposed location.

In response to questioning by Mr. Simoes on the height, Mr. Kallfelz explained
that it will not be within the height limit for an accessory structure, which is 20’; and this is a
two-story structure and will be taller than but will bring it out of the flood zone at 31°.

Mr. Greg Snider, Architect stated that he thinks the proposed structure is beautiful
and thinks it will enhance the regional vernacular of Poppasquash Road and is in favor.

Mr. Burke stated that there was a similar application similar to this an oversized
accessory structure and they weren’t receptive. However, that was new construction. This is a
legal non-conforming use and as pointed out it is asking for renovation. The applicant does need
more space and its actually reducing the non-conformity and its addressing both the flood zone

and the CRMC issues.

13



12 JULY 2021

Mr. Brum stated that to confirm that the property is proposed to be strictly
domicile with no kitchen, its just bathrooms and bedrooms and living space. And it is replacing
an existing structure and is only 87 square feet larger than the existing structure. The change in
elevation would strictly be by gradient higher up in the lot. The first floor itself wouldn’t be
raised up any higher, there wouldn’t be any change in grade or anything to that effect. Mr.
Kallfelz stated that the first floor of the structure will be raised from existing, because the first
floor of the structure is currently below the flood elevation, and they are trying to mitigate that
by lifting it out. Mr. Brum stated that what he meant was that by moving it forward, away from
the water, it is elevating the house without changing the grade of the property. Mr. Kallfelz
stated he was correct.

Mr. Burke mentioned that there will be no kitchen facility and that’s another
reason he would support it.

Mr. Tanner noted to clarify when talking about building height. It was mentioned
that the maximum height for an accessory structure is 20°, which is correct in most of Bristol.
However, State Law changed a year or so ago and the Town has now incorporated it into the new
Zoning Ordinance Amendment that was adopted by the Council in January. When you have a
structure in the flood zone, by Law, building height is measured at the base flood elevation with
up to five feet of free board. By his calculations, he believes that their maximum height without
any variance will be 26’ because of the flood zone elevation. He believes this would only
require five feet of relief.

XXXXXX
MR. BURKE: Mr. Chairman, I’ll make a motion to approve application 2021-32, Joseph

M. Brito, Jr. at 161 Poppasquash Road to demolish an existing residential

14



12 JULY 2021

guest house and construct a 41° 2” x 44’ 4” x 30’ high accessory
bunkhouse and boathouse structure, at a size greater than permitted for
accessory structures in a residential zoning district. In this zone, the actual
accessory structure dimensions are 26’ x 28’; therefore, in two dimensions
it would be a 15° and a 16’ variance required. And the height, given the
new flood zone regulations, it requires a 5-foot height variance. The
hardship from which the applicant seeks relief is due to the unique
characteristics of the subject land or structure and not to the general
characteristics of the surrounding area, or to an economic disability of the
applicant. What the applicant is doing as he renovates this building that
was built according to the testimony, built in the 1950’s, he’s also
addressing flood zone issues. The hardship is not the result of the prior
action of the applicant and does not result primarily from the desire of the
applicant to realize greater financial gain. We heard testimony that it’s to
accommodate his growing extended family. That the granting of the
requested dimensional variance will not alter the general characteristics of
the surrounding area or impair the intent or purpose of the Zoning
Ordinance or the Comprehensive Plan of the Town Bristol. This is a 6.4-
acre parcel, the building already exists, and as was pointed out by some of
the comments, it will actually enhance the surrounding area. That the
relief requested to be granted is the least relief necessary. From an
architectural standpoint, they have addressed a number of issues and will

still provide the utilization that the applicant requires. The hardship that
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12 JULY 2021

MR. BRUM:

MR. ASCIOLA:

MR. BURKE:

MR. SIMOES:

MR. BRUM:

MR. KERN:

MR. ASCIOLA:

will be suffered by the owner of the subject property if the dimensional
variance is not granted will amount to more than a mere inconvenience,
because the flood zone issues will not be addressed. As a condition, per
the application, there will be no kitchen facility in the newly constructed
residence. I so move.
I’ll second.
All in favor? (Roll Call)
Aye.
Aye.
Aye.
Aye.
Aye.
XXXXXX
(THE MOTION WAS UNANIMOUSLY APPROVED)

(Petition Granted)
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EXHIBIT C



AFFIDAVIT OF AUTHORIZATION OF AGENT
FOR VARIANCE APPLICATION

State of Rhode Island
County of Bristol

[, Joseph Brito (“Owner”), the legal owner of the property located at 161
Poppasquash Road, Bristol Rhode Island (Assessors Plat/Lot: 182-7) “The
Property” hereby authorize Union Studio Architecture and Community design
(the “Agent”), an architecture firm with a principal place of business at:

160 Mathewson Street, Suite 201, Providence, RI 02903,

to act as my authorized agent relating to the preparation & submission of an
application for a dimensional variance before the Town of Bristol Zoning Board
of Review.

1. Scope of Authority
This authorization includes, but is not limited to, the authority to:

o Prepare and submit all required applications, plans, and supporting
documents;

o Communicate with municipal staff, boards, and officials;
o Attend hearings and meetings on my behalf;

2. Term of Authorization
This authorization shall remain in effect until the conclusion of the
zoning application process, unless earlier revoked by me in writing.

el 27 W/ 5-Y1-2026

Owner Signature Date:

JOSEPH M. BRITO, JR.

Printed Name
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| 161 Poppasquash Road |
& Town of Bristol, RI 'IeChr}E)logleS
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www.cai-tech.com

Data shown on this map is provided for planning and informational purposes only. The municipality and CAl Technologies are not responsible for any use for other purposes
or misuse or misrepresentation of this map.
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i 161 Poppasquash Rd - 300' Radius

E Town of Bristol, RI
! 1inch = 282 Feet
564

Technologies

www.cai-tech.com

\ portside 82— —— /

— ; s

Data shown on this map is provided for planning and informational purposes only. The municipality and CAl Technologies are not responsible for any use for other purposes
or misuse or misrepresentation of this map.




Subject Property:

300 feet Abutters List Report

Bristol, Rl
May 11, 2026

Parcel Number: 182-7 Mailing Address: BRITO, JOSEPH M JR - TRUSTEE
CAMA Number: 182-7 JOSEPH M BRITO JR FAMILY TRUST
Property Address: 161 POPPASQUASH RD 161 POPPASQUASH RD

BRISTOL, RI 02809
Abutters:
Parcel Number: 178-110 Mailing Address: WHELAN, JOSEPH D & CATHLEEN A TE
CAMA Number: 178-110

Property Address:

12 PORTSIDE DR

12 PORTSIDE DR
BRISTOL, Rl 02809

Parcel Number: 178-9 Mailing Address: GLASER, SCOTT TRUSTEE

CAMA Number: 178-9 165 POPPASQUASH RD

Property Address: 165 POPPASQUASH RD BRISTOL, Rl 02809

Parcel Number: 182-12 Mailing Address: GRANOFF, EVAN J.

CAMA Number: 182-12 163 POPPASQUASH RD

Property Address: 171 POPPASQUASH RD BRISTOL, Rl 02809

Parcel Number: 182-15 Mailing Address: WESTCOTT, JIL & BELL, JOHN G. TE
CAMA Number: 182-15 411 WALNUT ST. UNIT 6451

Property Address: 153 POPPASQUASH RD GREEN COVE SPRINGS, FL 32043
Parcel Number: 182-18 Mailing Address: AUSTIN, EDWARD A Il TRUSTEE
CAMA Number: 182-18 EDWARD A AUSTIN Il REVOCABLE

Property Address:

Parcel Number: 182-21 Mailing Address: MACDONALD, MARLIES H TRUSTEE &
CAMA Number: 182-21 MACDONALD, SUMNER B TRUSTEE
Property Address: 12 WEST HARBOR RD 12 WEST HARBOR RD

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

6 WEST HARBOR RD

182-22
182-22
8 WEST HARBOR RD

182-23
182-23
163 POPPASQUASH RD

182-24
182-24
POPPASQUASH RD

182-28
182-28
159 POPPASQUASH RD

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

LIVING TRUST
C/O 45 HIGH ST
BRISTOL, RI 02809

BRISTOL, RI 02809

LEVICK, REBECCA A. TRUSTEE
REBECCA A. LEVICK REV TRUST -

8 W HARBOR RD
BRISTOL, Rl 02809

GRANOFF, EVAN J. ETUX TE C/O

GRANOFF ASSOCIATES
163 POPPASQUASH RD
BRISTOL, RI 02809

BRITO, JOSEPH M JR - TRUSTEE
JOSEPH M BRITO JR FAMILY TRUST

161 POPPASQUASH RD
BRISTOL, RI 02809

THREEACRES LLC C/O MARK WILCOX

159 POPPASQUASH rd
BRISTOL, RI 02809

&'I‘a(:h: 10logies

www,cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies
are not responsible for any use for other purposes or misuse or misrepresentation of this report.
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Abutters List Report - Bristol, RI



Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

182-6
182-6
4 WEST HARBOR RD

182-7
182-7
161 POPPASQUASH RD

182-8
182-8
POPPASQUASH RD

300 feet Abutters List Report

; Bristol, Rl
May 11, 2026

Mailing Address:

Mailing Address:

Mailing Address:

a'[‘m:hnulcg:&s

www.cai-tech.com

WATT, DAVID B & DEBORAH TE
4 WEST HARBOR RD
BRISTOL, Rl 02809

BRITO, JOSEPH M JR - TRUSTEE
JOSEPH M BRITO JR FAMILY TRUST
161 POPPASQUASH RD

BRISTOL, RI 02809

KINDER, JANICE S - TRUSTEE JANICE S
KINDER LIVING TRUST

43 QUAIL ROAD

PORTSMOUTH, RI 02871

Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies
are not responsible for any use for other purposes or misuse or misrepresentation of this report. page 20of 2
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Abutters List Report - Bristol, Rl



AUSTIN, EDWARD A Ill TRUS
EDWARD A AUSTIN Il REVOC
C/O 45 HIGH ST

BRISTOL, Rl 02809

BRITO, JOSEPH M JR - TRUS
JOSEPH M BRITO JR FAMILY
161 POPPASQUASH RD
BRISTOL, Rl 02809

GLASER, SCOTT TRUSTEE
165 POPPASQUASH RD
BRISTOL, RI 02809

GRANOFF, EVAN J.
163 POPPASQUASH RD
BRISTOL, RI 02809

GRANOFF, EVAN J. ETUX TE
C/O GRANOFF ASSOCIATES
163 POPPASQUASH RD
BRISTOL, Rl 02809

KINDER, JANICE S - TRUSTE
JANICE S KINDER LIVING TR
43 QUAIL ROAD
PORTSMOUTH, RI 02871

LEVICK, REBECCA A. TRUSTE
REBECCA A. LEVICKREV TRU
8 W HARBOR RD

BRISTOL, RI 02809

MACDONALD, MARLIES H TRUS
MACDONALD, SUMNER B TRUST
12 WEST HARBOR RD

BRISTOL, RI 02809

THREEACRES LLC
C/O MARK WILCOX
159 POPPASQUASH rd
BRISTOL, RI 02809

WATT, DAVID B &
DEBORAH TE

4 WEST HARBOR RD
BRISTOL, RI 02809

WESTCOTT, JIL & BELL, JOH
411 WALNUT ST. UNIT 6451
GREEN COVE SPRINGS, FL 32043

WHELAN, JOSEPH D & CATHLE
12 PORTSIDE DR
BRISTOL, Rl 02809



