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Aaron J. Ley . Melissa Cordeiro
DECISION
Re: Application for Zoning Modifications/ Zone Map Change of
- Author Sullivan, Brady Sullivan Properties, LLC, for Bristol
Yarn Mill Redevelopment, for 125 Thames Street - WPUD (Water
Planned Unit Development - Waterfront Urban Rehab Land

Development Project) seeking modifications to the conditional
zoning changes for density of 98 units to 127 units; for Minimum
Commercial Space of 22,000 square feet to 6,300 square feet; for
off-street parking dimensions of 10 feet wide to 9 feet

wide; for lane parking strips of double line- mar ing to
single line~markings; and the request for ordinance revisions to
Chapter 28, Zoning, Comprehensive Zoning Code & Map Revision,.
Section 28-284 (d)2.

On August 3, 2022, with a.quorum present, the Bristol Town
Council voted on the above-mentioned item as follows:

Sweeney/Ley- Voted unanimously to
adept the amendments to the
Bristol Zoning Map and Bristol
Zoning Ordinance as presented
incorporating the conditions,
recommendations, findings of
facts, and findings of consistency
of the Planning Board, with the
exception of those findings and -
revised conditions related to the
requirement for Affordable
Housing, as further presented in
phe draft decision.

" Attest: (S it A
Melisda C&rdeiro
Council Clerk

10 Court Street, Bristor, RI 02809-2208  401-253-7000 Fax 401-253-2647 www.bristolri.gov
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TOWN COUNCIL MOTION TO APPROVE AMENDMENTS
| TO
BRISTOL ZONING MAP AND BRISTOL ZONING ORDINANCE
AS PRESENTED, BUT SUBJECT TO THE FOLLOWING CHANGES
FOR | |
BRISTOL YARN MILL (A/K/A ROBIN RUG)

A, The Town Council hereby adopts the Findings of the Planning Board as set forth in its
Master Plan Decision and in its Recommendation to the Town Council, dated and recorded May
16, 2022, as attached hereto and to be re-recorded herewith, with the exception of those findings
and revised conditions related to the requirements for Atfordable Housing set forth herein.

B. Section 28-51(2) of the Zoning Ordinance allows the Town Council to make “decisions
that are inconsistent with the findings of the planning board” only if the Town Council “makes
their own findings of facts present in the record, that the findings of the pldnnmw boaxd are in
clear error or clearly exceed their authority.”

C. Therefore the Town Council hereby makes the following of facts which the Town
Council has found in the record, including the various memoranda from the Director of
Community Development and the Assistant Town Solicitor, the previously enacted Zoning
Ordinance and Zoning Map amendments, and tesnmony presented verbally at the extensive
public hearing held on July 13, 2022; by which the Town Council finds that the P anning Board
findings as to the requirements for Affordable Housmg were clearly in ervor.

UNDERLYING FACTS

I. In 2008, the Town Council grantéd a conditional Zone Map Change for the subject property
which, among other conditions, set the requirements for affordable housing to be provided
with a minimum of 10% and a maximum of 20% of the units be cither off-site, on-site, or
fee-in-lieu.

2. This change of zone map runs with the land and would still be applicable if the proposed
development complied with all of the other conditions of that zoning map amendment,
including the number-of units and the amount of commercial use. TOWN COUN(‘ i
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The current developer has made a proposal requesting modifications of some of the
conditions of the 2008 Zone Map Change, including increasing the number of residential
units. : '

The Planning Board’s review of the current proposal included Findings of Fact that would
also modify the 2008 Zone Map Change conditions relative to the affordable housing
requirement such that the minimum amount of affordable housing required would be 15% of
the units (20 units of 127 units).

Additionally, the Planning Board’s Findings further specified such requirement, but
mandated the creation of only 3 off-site units in existing dwellings located to the cast of the
mill building. These units would be in an existing 2-family dwelling on Lot 49 and an
existing I-family dwelling on Lot 50. The balance of the affordable housing would be fee-
in-lieu to be paid to the Town and placed in an affordable housing trust fund.

FINDINGS OF CLEAR ERROR

‘While the Town had no inclusionary zoning requirement in 2008, the Town ol Bristol does
now have inclusionary zoning (Section 28-370) which requires a 20% set aside for
affordable housing units in developments with 5 or more units. The Town Council finds that
it was clear error for the Planning Board to disregard this specific policy choice of the Town,
duly adopted in the Comprehensive Plan and the Zoning Ordinance, and applied to many
developments throughout the Town over the intervening years, and which is necessary if the
Town is ever to reach the level of affordable housing mandated by the State of Rhode Island
and if the Town is to be able to provide its workforce with housing within the Town. This is
further in error because the original 2008 Zone Change had a range of 10% to 20% that thus
included the current 20% minimum within such range.

While the Town’s recently amended inclusionary zoning does not provide for a fee -in -lieu
option, it is noted that the original change of zone conditions which were enacted prior to the
inclusionary zoning does allow this provision. The Town does have a history of providing
financial support for non-profit entities to create affordable housing (especially through
rehabilitation) and thus this is part of a continuing policy of the Town, even if the State-
mandated fees were set artificially low, leading to the removal of the fee-in-lieu option from
the Zoning Ordinance. Therefore, the Town Council finds that it was NOT clear error [or the
Planning Board to allow some portion of theaffordable housing requirement to be satisfied
by payment of a fee-in-lieu by a developer of this project.

While the 2008 Zone Change allowed total flexibility as to the mix of on-site, off-site, and
fee-in-lieu payments, the Zoning Ordinance was subsequently amended (Section 28-370-c) to
provide certain integration requirements for the affordable units, incorporating State and
Town policy that affordable housing units should be integrated with market-rate units, and
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not excluded from any area of Town. The Town Council finds that it was clear error for the
Planning Board to disregard this specific policy choice of the Town, duly adopted in the
Comprehensive Plan and the Zoning Ordinance, and require no affordable units at all in the
same building as the 127 market rate units, and also clear error to require only 3 actual units,
or only 2%, to be physically created by the developer.

REVISED CONDITIONS

9.

10.

12.

13.

14.

All conditions of the Planning Board, as set forth in its Master Plan Decision and in its
Recommendation to the Town Council, dated and recorded May 16, 2022, as attached hereto
and to be re-recorded herewith, are adopted as conditions of the Zoning Map amendment,
with the exception of the following revised conditions, which are also adopted as conditions

of the Zoning Map amendment.

Per the procedures of Section 28-51, the Town Council therefore {inds that the development
shall include a minimum of 20% of the units to be for Affordable Housing, which would

equal 26 units.

. The required Affordable Housing mix shall include 3 off-site units on the east side of

Thames Street, to be located in the existing 2-family dwelling on Assessor’s Plat 10, Lot 49
and the existing 1-family dwelling on Assessor’s Plat 10, Lot 30.

The required Affordable Housing mix shall include 10 units to be incorporated and dispersed
within the mill buildings complex itself on the west side of Thames Street, and shall be in
compliance with Section 28-370(c ) of the Zoning Ordinance.

The required Affordable Housing mix shall include 13 units to be satisfied by paying a fee-
in-lieu, at the fee established by Rhode Island Housing at the time of Master Plan Approval
by the Planning Board, and placed in an affordable housing trust fund.

Although not clear error, it was assumed by both the Town and the Developer that the usual
conditions of Affordable Housing would be in effect, and thus the Town Council hereby
further establishes the explicit condition that all onsite and offsite units shall be in
compliance with the affordability requirements of Section 28-370 (h) regarding the town
approved monitoring agency; the deed restriction; the marketing plan; and the local

preference.

Town Council Findings for Bristol Yarn Mill d4 Clean
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Town of Bristol, Rhfode Island
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Bristol, RI 02809
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, : ' 401-253-7000

|
DECISION OF BRISTOL PLANNING BOARD
|
Bristol Yarn Mill - Major Land Development

Master Plan

- OWNERS: Russ-Realty Co., Russell Karian, Sentier Realty, and Karian Realty, Co.

© APPLICANT: Brady Sullivan Properties, LLC

PROPERTY ADDRESS: 125 Thames Street {

PLAT 10 LOTS 41, 42, 43,44, 49, 50, 60, 61, 62, 68, 71, 73, 74, and 76

Motion: ;

“The Bristo! Planning Board hereby acknowledges the aplphcant $ agreement to an extension of
time frame on the action on the Master Plan for the Bristo] Yarn Mill (a/k/a Robin Rug) for an-
additional 60 days to bring the deadline for actionto June 21, 2022, and grants conditional
approval to the Master Plan as revised April 13, 2022 sub}mltted on April 14, 2022, and
recommends to the Town Council that the 2008 Change of Zone conditions and ordinance text
also be amended to allow a density of 127 residential units and 6,300 squaré foot of commercial
space along with parking spaces being 97 wide in lieu of the required 10" wide and to allow
single — strxped parking spaces in the interior parking lot (see plan entitled “Master Plan Bristol

Yarn Mill - Alternative Parking Plan™) on the east side of Thames Street on Plat 10 Lots 41 1,43
44,49, 50, 68, 71,73, 74, and 76.”

1

Approval is based upon the following findings of fact ang!i conclusions of law
I

I. Procedural History ' f
L. In 2008, the Town Council approved 2 condmona! Change of Zoning Map to apply the
Waterfront — Urban Rehab Land Development “Urban Rehab Land Development” (a/k/a

- Waterfront Planned Unit Development) zone to the mill property at 125 Thames Street,

Plat 10, Lots 42, 60, 61, and 62. Along with the (Phange of Zoning Map in 2008, the
Town Council revised the Zoning Ordinance (Section 28-284 (d)(2) to provide a mix of
residential and commercial uses with a residential|density of 1 unit per 2,250 square feet
of gross floor area. According to the Town of Bristol Tax Assessor’s records, the subject

mill building contains 296,717 square fect of gross floor area (not inc luding the basement

Page 1 of 8
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and the concrete building b'eing demolished) which allows a residential density of 131
dwelling units. However, when the Town Council applied the Zone to the property, they
conditioned the approval on a maximum density Ofl 98 units, along with eight (8) other
development conditions relative to public access to the waterfront, affordable housing,
commertcial space, water-related uses, traffic studyf infrastructure mitigation, off-site
parking, and existing historic buildings.

2. The 2008 Town Council adopted changes to the Zoning Ordinance Section 28-284 (d)(2)
specific to this property and also granted 2 Change|of Zoning Map with conditions. These
original zone change conditions run with the land a}md apply to this proposal.

3. InJune 2010, the Planning Board granted Master Plan approval with conditions to the
original proposal; however, that approval has expiried.

4. InMay 2021, a concept review application was submitted by Brady Sullivan Properties,

LLC as the applicant. A public Site Visit was held|on June 8, 2021 and a concept review

meeting with the Planning Board was held on June 10, 2021.

On October 15, 2021, Brady Sullivan Properties, LLC, as the applicant, submitied a

Master Plan application, along with a petition to change certain conditions of the 2008

zone map change. The Master Plan application prléposcd a residential density of 151 units

and a commercial use square footage of 6,300 in the mill, A petition to change the zone
map from Waterfront and Downtown on the surfade parking lot property, located opposite
the mill on the east side of Thames Street, to the \Xf’aterfront Planned Unit Development
was also submitted and later withdrawn. !

0. The application was re-submitted on November 19,2021 to address missing requisites and
the application was certified complete on December 22, 2021, Planning Board action was
needed by March 22, 2022 unless an extension was mutually agreed upon. Two
extensions were mutually agreed upon bringing the deadline for Planning Board action to
June 21, 2022. ‘

7. The applicant requested a waiver of the architectural renderings which were then
submitted on March 3, 2022. The applicant also requested a waiver of the draft legal
documents which will be submitted at the preliminary phase; therefore, a waiver is not
applicable. ‘ |

8. A Technical Review Committee meeting on the I\/Iiaster Plan application was held on
December 22, 2021. i

9. A duly advertised public information meeting was held on January 13, 2022 and continued
to February 10, 2022 and March 10, 2022. .

10. One member of the Planning Board, Charles Mill(lird, recused himself from consideration
of the application. First Alternate Planning Board Member Brian Clark participated in
lieu of Mr. Millard :

I'l. Following the March 10, 2022 meeting, the applicant revised the plans as to the residential
density from 151 to 130 units and made revisions|to the surface parking plan.

12. The Planning Board held a special meeting on March 16,2022, The result of this meeting -
was a 5-0 vote of the Planning Board to direct the Solicitor and the Planner to draft a
motion to deny, unless the applicant agreed to a c[on_tinuance in order to revise its plans.
Following this meeting, the applicant revised the plans for a density of 127 units and made

wn
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further revisions to the surface parking lot plan to climinate any small car parking spaces
and increase the buffer to the neighboring properties.

13. The public information meeting was then re-advertised and re-opened on April 14, 2022.

14. The Director of Comumunity Development recomm%nded approval of the revised plans
with the density of 127 units subject to several con(liitions, including that the applicant
convey the parking lot on the northeast corner of Church and Thames Strects to the Town
for public parking to satisfy the 10% requirement f(l)r land area to be allocated to public or
institutional use in Section 28-284 (g).

15. Upon receipt of this recommendation, the applicantirevised the surface parking plan to
create additional tandem parking spaces and 9 wide small car spaces, while keeping a
buffer greater than the minimum required along the abutting properties; and, agreed that
the parking on the corner of Church and Thames St{rect (Plat 10, Lot 32) be would be
deeded to the Town. The Director of Community Development recommended approval of
the alternate parking plan. :

16. John McCoy, Esq. and John Rego, Esq. appeared as legal counsel on behalf of the
Applicant. Several witnesses were presented in support of the application.

17. Members of the public were also present at each_ofithe public informational meetings and
provided testimony in support and in opposition of the proposcd development for the
Board’s consideration. Written comments in support and in opposition to the proposed
development were also received and entered into the record.

18. At the Planning Board’s April 14, 2022 meeting, a motion was passed on a 3-2 vote to
direct the Director of Community Development and the Town Solicitor to draft a motion
for approval along with recommendations to the To:wn Council for changes to the
conditions of the 2008 zone change. }

I1. Project Description : _
1.~ The proposed project is described on the plans prepa:red by Fuss and O’Neill entitied
Bristol Yarn Mill Master Plan, Shawn Martin, P.E. Sheets G1.01- G1.02, C1.01-C1.03,
revised November 19, 2021 as noted on the cover sheet G.1 .01, and as further amended on
a plan entitled Bristol Yarn Mill Master Plan Altemzlmve Parking Plan, dated April 13,
2021 [sic ~ the correct date is April 13, 2022). Said ’Altemative Parking Plan depicts 151
offsite parking spaces 9’ wide by 18’ long and a totdl parking count of 299 spaces for the
proposed development. Included with the Master Plan are plans entitled Topographic and
Boundary Survey prepared by Charles E. Lent, Registered Professional Surveyor of
Control Point Associates, Sheets 1-3, dated October 1,2021.
2. The subject Mill building property is located at 125 Thames Street and includes surface
- parking lot parcels which extend from Thames Strce;t to Hope Street on : Plat 10, Lots 41,
42,43,44,49, 50, 60, 61, 62, 68, 71, 73, 74, and 76/
The mill buildings will be renovated for the propose:d 127 residential units and 6,300
square feet of commercial spaces. The rehabilitation and reusc of the buildings will be in
accordance with the guidelines of the RI Historical Preservation and Heritage Commission
and the Bristol Historic District Commission. None of the historic buildings are intended

to be removed and no additions or significant modif1 cations to the existing buildings are

(W8]
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proposed. Only the non-contributing concrete masonry block building located near the
Bristol Maritime Center is planned to be razed for the project. ’
4. The property includes residential dwellings on Tharqes Street (a duplex and;a single
- family) as well as 2 commercial buildings on Hope Street and 2 apartments over one of the
commercial buildings. The uses of these buildings afe proposed to remain as existing. The
residential dwellings on Thames Street will be dedicated as off-site affordable housing
units. _ ’

5. The project includes 11 parking spaces on the north side of the mill for the commercial
uses, 137 parking spaces within the mill building and 151 parking spaces in the surface
parking lot on the east side of Thames Street for the fesidential units. In the Waterfront
Zoning District, the Zoning Ordinance allows for 50% of the required parking to be small
car parking spaces. However, all of the parking spaces in the surface parking lot are
proposed to be 9" wide versus the required 10° width. The interior parking spaces are
varying in width due to the columns with the standar’d spaces 9" wide and dhe small car
spaces 8" wide. The exterior surface parking lot will have double striped parking spaces;
however, the interior parking spaces will not be douBle striped.

6. The subject Mill building property is located on the éast side of Bristol Harbor adjacent to
the Town's Maritime Center.

7. The property is also within the Downtown Historic District and subject to the jurisdiction
of the Coastal Resources Management Council.

8. The project contains a segment of the Town’s harbor walk that will extend from the
Maritime Center on the north to the property. of the I%lk’s' Lodge on the South. The
applicant has agreed to partner with the Town in the Town’s negotiations to extend the
walkway to Constitution Street. :

9. The proposal for 127 units is consistent with the residential density of the zoning ordinance
at 1 unit per 2,336 which is greater than the 2,250 square feet of gross floor area required:
however, this density would still require an amendment to the original change of zone
conditions by the Town Council.

10. Along with the density modification to the original cthange of zone from 98 units to 127
units, the applicant is requesting that the minimum c?mmercial space be modified from the
required 22,000 square feet of area to 6,300 square feet of area and that the standard
parking spaces be 9" wide in lieu of the required 10’ width and the interior parking lot
small car spaces be 8' wide in lieu of the required 9’ \wide and none of the interior parking
spaces to be double striped

III.  Findings of Fact and Conclusions of Law

The Board approves this application for the following reasons:

1. The proposed development is consistent with the purpose and objectives of the Urban Rehab
Land Development, as set forth in Section 28-284 “Land Development Projects — Urban
Rehab Land Development Project” because it rehabilitates an under-utilized and inefficient
historic structure and it rehabilitates the urban waterfront. It encourages a design that is

Page 4 of 8 _ J
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O
O

[N
oo

friendly to pedestrians, protects the existing built enwrommnt and character whxcn imparts a
sense of place to the community while allowing bcneumal new uses and [L_]UV snation,
safeguards the physical fabric of the community from neglect and decay and prevents
mcongruous re-development, provides an appropriate change of use that is compatible with
the architecture of the buildings on site and the surrounds; ng neighborhood, and it enhances

The proposed development is consistent with the approved 2016 Comprehensive Plan which
includes the following references:
‘a. In the Economic Dwelopmcm Element, Action ltem #ED-C-3 states that the Town
should continue to work with the owner of Robin Rug property to encourage and
facilitate the completion of the development proposal for a mixed use devclopment-
residential and commercial. » '
b. Land Use Element - Section 3 references this property and the proposed conversion
of the property into a mixed use development with residential uses on (he upper floors
with commercial and parking on the first floors. (Page 45)
¢. Land Use Element — Section 3 states that the Urban Rehab and Waterfront PUD
which is intended to encourage the rehabxhtatlon of and reuse of deteriorated,
underutilized, and inefficient historic and/or no!numiormmp structures of
conservation concern to the Town [
d. Future Land Use Map designates this property as “Watcrﬁom PUD - waterfront
mixed use commercial and residential”
c. The Housing Element references the proposed Adaptive Re-use of the Robin Rug and
the proposed affordable housing with the statement “While these units have not yet
been built, they were a condition of the zone ch]anve for the re-usc of the mill.”
The proposal comphcs with the deasity requirements in the 7onmg Ordinance of Section 28-
284 (d)(2)). :
The proposal complies with the conditions of the Town Council Zone Change of 2008 other
than to the density and the amount of commercial space which will need further Town
Council action to amend both the zone map and the ordinance text. The density of the
proposed development is not a substantive increase in density, complies with the Zoning
Ordinance, and is appropriate for the site. 1
The Town Council Zone Change of 2008 set the requlrcmems for affordable housing to be
prowded with a minimum of 10% and a maximum of 20% of the units by either off-site, on-

site, or fee-in-lieu. Twenty units (15% of 127 units) fu"e to be for Low-Moderate Income

‘Housing with three of the units to be in existing dwellings on Lot 49 (existing 2 family

|
dwelling) and Lot 50 (existing | family dwelling) and txe balance to be fee-in-lieu (17 x

$40,000 = $680,000) to be paid to the Town and placed in an affordable housing trust fund.
The proposal provides more parking than required by thc Zoning Ordinance. The required
parking is 144 parking spaces and the proposal provides a total of 299 spaces.

The proposal provides a greater buffer between the surface parking area and the abutting
residential properties than required by the Zoning Ordinance. The Zoning Ordinance requires
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a minimum buffer width of 3 (Section 28-251 (10)), and the proposal providés buffers that
range from 5 to25’ wide. ]

The proposal includes the dedication of the existing parking lot at the comer of Church and
Thames to the Town of Bristo! for public parking to partially satisfy the 10% jrcquiremcnt for
Public/Institutional uses per Section 28-284(g). Additional public space is a public walkway
from Hope Street and the public access easement aloné the waterfront where a walkway is
proposed. |
Off-site parking is permitted in accordance with Sectioln 28-255 and will be deed restricted to
be connected with the mill building. The off-site parking design, lighting, drainage, fencing
buffering and landscaping details, will be reviewed by |the Planning Board as part of the
Major Land Development preliminary application. The requirement of this Section fora

separate TRC review is deemed met by the Planning Board review,

. The proposal is consistent with the provisions of the Zoning Ordinance, including Section

28-284 d (2). As stated in this section of the Zoning, the Planning Board may allow the
provision of otherwise allowed nonresidential uses in alternate locations within the building
in lieu of the required retail and restaurant uses on the first floor within 50" of the front lot
line. The Planning Board may also reduce the gross floor area of such required
nonresidential uses by 20 %. When the change of zone was granted in 2008, the Town
Council required 22,000 square feet of commercial space. The current proposal is 6,300
square feet of commercial. The Planning Board may reduce the amount by 20%; however,
this reduction is greater and will require an amendment to the 2008 Change of Zone
conditions. |

. There will be no significant negative environmental impacts {rom the proposed development

as shown on the plan with all required conditions for approval including requirements for

permits from the Coastal Resources Management Council, FEMA compliance for flood
proofing and flood mitigation, compliance with the rcv'icw by the Water Pollution and
Control Facility'(see' letter of 12/24/21), maintenance olfthe proposed drainage by the owner,
and compliance with any requirements of the Phase | and Phase 2 Environmenta) Site

Assessments.

- Sufficient evidence was presented to satisfy the required criteria for Master Plan approval

including a Phase 1 Environmental Site Assessment, agreement for compliance with the
requirements of the Bristol Water Pollution Control Fa}cility that all stormwater currently
going into the Town sewer will be removed, engineered plans that provide drainage
mitigation to demonstrate that there will be no significant negative impacts on the health and
safety of current or future residents of the community, lsubject to the conditions.

The proposed development will not result in the creation of individual lots which such
physical constraints to development that building on those lots according to pertinent
regulations and building standards would be impracticable because no new lots are being
created.
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14. The proposed development will have adequate and pexmanem physical access to a public
street (Thames Street).

15. Section 28-284 (d)(1) of the Lomng Ordinance is not applicable, since the section ofthe
ordinance that controls this proposal is Section 28- 284(d)(2)

16. The proposed development is consistent with each oftm general purposes of Article | of the
Bristol Subdivision and Devdopmcm Review Regulatlons as follows:

a. It was processed in accordance with the process set forth in the Regulations which
provide for the orderly, thorough, and expeditious review of land dcve‘opmmfs

b. It promotes high quality and appropriate d651gn and construction of land development
projects because it is a redevelopmient and 1ehabmtat10n of an existing historic
waterfront mill such that the building is preserved and restored;

c. It promotes the protection of the existing natural and built environment and the
mitigation of all significant negative impacts on the existing environment, with the
conditions of approval, because it is a redevelopment of the historic waterfront mill;
there will not be any new buildings; it includes|water quality measures for the
drainage; it eliminates existing infiltration into ;the sewer system; and it provides
enhanced buffering and screening from the exmtmg parking lot to the abutting
properties; :

d. It promotes a land development that is well mtclglated into the surrounding
neighborhood with regard to natural and built features and it concentrates th
devel lopment in areas which can best support intensive use because of natura
characteristics and existing infrastructure because it is a re-development [)10‘(3(,( inan
existing mill building with improvements to an existing surface parking lot with
existing utilities that have the capacity for the re-development;

e. Itreflects the intent of the Bristol Comprehensx'vc Plan with regard to the phymal
character of the various neighborhood and planning areas of the Town because it is a
redevelopment of an existing mil! building that|actually establishes the existing
character of the neighborhood area; i

f. The proposal was reviewed by the Planning Board’s Technical Review Committee
and the various Town départment heads and local agencies including the Bristol
County Water Authority:

g The proposal dedicates public land, impact mitigation, and payment in lieu thereof
that is based on clear documentation of needs because it complies with the required
set aside of public land area including walkways a harbor walk, as identified in the
Comprehenswe Plan, and properties for public peu king.

h. The project sites improvements to allow for maximum protection of critical
landscapes and resources as they relate to BrlSt@l s historic and cultural values
because it is the re-development of an existing historic mill building in the National
Register Historic District and the improvement|of the existing surface parking lot
rather than new “greenfield” development.

1. The project continues the Town’s historic polxcy of providing public access to the
water because it includes a public harbor walk alongD the Bristol Harbor shoreline

Page 7 of 8
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along the west side of the mill property from the Bristol Maritime Center to the
Bristol Elks Lodge; , ‘
J- Itwas processed in accordance with the’regulatilons which set forth the procedures for
review and approval;
k. The project promotes sustainable development practices because it re-develops an
existing historic mill, located in the downtown,| provides pedestrian connectivity
and also provides opportunities for alternative transportation use including public
bus, bicycle and boat.
17. Subject to the following Conditions: ,
A. Change of conditions of the 2008 Town Council zoning map approval and ordinance text
including residential and commercial density uses aé well as modification to the width of
the parking spaces and the double striping on the interior parking spaces.
B. Dedication by deed of the parking lot on the northea'st corner of Church and Thames
Street, Plat 10, Lot 32 to the Town of Bristol for public parking as required by the zoning
' that there be 10% of the land area to be set aside for public institutional uses as required
by Section 28-284 (g).
; C. Connection of the public walkway to the Maritime (:Zenter.
D. A Traffic Study to include counts 1o be taken in the Summer months (June, July, August,
or September), and be subject to the peer review of the Planning Board’s consultant
engineer, with the review fee to be reimbursed by the applicant in accordance with the
regulations;
E. Arevised Fiscal Impact Study subject to the peer review of a consultant selected by the
Planning Board with review fee to be reimbursed by|the applicant in accordance with the
regulations;
F. Deed restrictions on both the mill building property and the surface parking lot across
from the mill so that the parking is connected to the mill and cannot be separately
conveyed;
G. Deed restrictions, running' to the Town of Bristol, on the surface parking lot that no
structures be built on this property;
H. Parking spaces in the surface parking lot to be double striped.
All services to the residential units will be private iné:ludixxg; recycling and garbage pick-
up, snow plowing, driveway and drainage maintenance. This shall be a deed covenant in
Land Evidence Records.

—

Motion by Boardmember Anthony Murgo, Seconded by Boardmember Armand Bilotti.
Voting in Favor: Boardmembers Squatrito, Murgd, Bilotti
Voting Against: Boardmember Katz and Alternate Boardmember Clark.
Motion passes.

Being a decision of the Bristol Planning Board on May 12, 2022.

Byjaw UJ BY_. , Diane M. Williamson, Administrative Officer
Date: 02,46S L(@‘ A O '
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PROPOSED AMENDMENTS TO BRISTOL ZONING ORDINANCE

FOR PUBLIC HEARING - JULY 13,2022 - 7:00 pm

Sec. 28-284. - Land development proj ects—Urban rehab land development project.

(a)

Purpose. The rehabilitation of deteriorated, under-utilized and inefficient historic and/or
nonconforming structures of conservation concern is of primary importance to the health, safety
and welfare of town residents. It is vitally important for the economic well:being of town that
these resources be rehabilitated for long term reuse.

(b)

Zones where mandatory and optional.

(D

Mandatory. A rehab LDP shall be mandatory for any development in the rehab LDP overlay
zone. '

)
Optional. A rehab LDP shall be permitted in the M zone or the W zone, but only on & parcel that
contains an existing building formerly used for commercial or manufacturing use, of at least

20,000 square feet GFA. New construction may take place in addition to the existing building,
provided that the existing building is rehabilitated and used as part of the LDP.

(©)

Permitted uses. The following uses shall be permitted in a rehab land development project,
subject to the planning board's determination that such uses as proposed form a harmonious
mixture for the subject site: '

()

Residential: Multi-household dwelling, nursing home " congregate care facility, hotel,
community residence.

Note— ™ A nursing home is not permitted in a V or A zone floodplain.



Institutional and governmental services: Medical clinic, hospital ¥, family day care home with
six or less persons, day care facility with more than six persons, church, synagogue or religious
educational building, civic/convention center and assembly hall, library, museum, fire station,

‘government office building, schools: K-12, commercial or technical trade school.

Note— " A hospital is not permitted in a V or A zone floodplain.
(3)

Office uses: Office of a professional or business agent, or political, labor or service association
including the following: insurance agent, insurance adjuster, investment agent, bonding agent,
finance agent, accountant, advertising agent, architect, artist, dentist, chiropractor, engineer,
government, landscape architect, lawyer, massage therapist, office business machine agent,
physician, optician, optometrist, realtor, employment agent, travel agent. veterinarian or bank.

(4)

Service business: Restaurant, cafe, or deli without liquor sales, restaurant, cafe, or deli with
liquor sales, tavern/bar/nightclub, catering, sign painting, laundry, sclf-service, drycleaning
without on-site plant, appliance repair, mechanical equipment repair, printing, blueprinting and
photocopying, photographic development, hairdresser/barber.

()

Retail business: Antique store, appliance store, auto parts sales—new, bait shop, bakery, book
store, book store/cafe, clothing sales, convenience store, florist, fumiture store, general
merchandise store, gift shop, grocery store, liquor store, mechanical equipment sales. Hewsstand.
pharmacy, shopping center (>2 stores), variety store, video rental and sales.

(6)

Wholesale business: Wholesale trade within enclosed structure, warchouse/distribution facility.

(7)

Industrial: Food and kindred products-manufacturing including canning or packaging, processing
of bakery products, textile mill products and apparel manufacturing, lumber and wood products,
fumniture and fixtures manufacturing, rubber and miscellaneous plastic products manufacturing,
stone, clay, and glass products manufacturing, pottery products manufacturing, fabricated metal
products manufacturing, boat building and repairs, instruments and scientific equipment
m'an‘ufacturing, jewelry, silverware, plated ware, costume jewelry manufacturing, manual
assembly of jewelry parts and crafts, lighting manufacturing.
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(8)
Recreation: Bowling alley, skating/rolling rink, pool room, health club, theater, playground/park,
open space, nonprofit community center, boat yard, marina, yacht club,

©

i

Marine trade industrics. The design, fabrication, construction, maintenance, transport, storage,
and retail and wholesale sale of boats and other marine products, cquipment, systems and parts:

(d)

Density. The density for a urban rehab land development project shall be as follows:

(1

Residential density. Density shall not exceed the existing residential density of the surrounding
neighborhood, if not further defined by this chapter or the comprehensive plan, including any site
specific reuse plan or neighborhood plan adopted by the town for inclusion in the comprehensive
plan. Residential density for projects with an underlying "W" zone shall be based on the
requirements of dimensional table C in this chapter. Other factors to be considered in
determining density will be the ability of infrastructure, town services and the environment to
accommodate such density. Even in a predominantly residential development, the ceveloper will
be required to use at least 25 percent of the site for commercial, institutional,. and/or public use:

(2)

Residential density for historical buildings greater than 100,000 square feet in the W zone.
Contributing buildings on the National Historical Register located in the W zone that are in
excess of 100,000 square feet of gross floor area shall have no a minimum GFA/DU (gross floor
area per dwelling unit)-e£2;250-square-feet-per-dweking-unit, but residential density shall be
determined based-upon the ability of the infrastructure (including water, sewer, other utilitics,
roadway system and traffic handling mechanisms), town services. and the environment to
accommodate such density. In such buildings, in lieu of required retail and restaurant uses on the
first floor within 50 feet of the front lot line (see footnote to section 28-82 table A in the W-
zone), the planning board may allow the provision of otherwise allowed nonresidential uses in
alternate locations within the building. See subsection (4) below for The-plannineboard-may
alse-reduce-the-gross-floorarea-ofsuch-required nonresidential densily. uses-by-up-to-20-percent.

3

Nonresidential density. Number and type of manufacturing, commercia{l, institutional and public
uses shall be guided by the ability of the site and the surrounding area to accommodate parking,
projected traffic levels, noise, sewer, water and storm drains. In a predominantly commercial
development, the developer will be strongly encouraged, but not required, to usc at least 25
percent of the site for residential use.
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Nonresidential density for historical buildings ereater than 100.000 square feet in the W zone.
Contributing buildings on the National Historical Register located in the W zone that arc in
excess of 100,000 square feet of gross floor area shall thL no required minimum percentage of
-non-residential (including commercial) use, but such non-residential density shall be determined
based upon the ability of the infrastructure (including water, sewer. other utilities. ro: adway
system and traffic handling mechanisms). town services, and the environment to accommodate
such density, alono with the ability of the mmketplace to absorb and utilize such non-residential
uses,

(e)

i
Objectives. These land development projects are designed to encourage the rehabilitation of
urban waterfront and industrial areas of historic and/or conservation concern by pursuing the
following objectives:

(1

Minimizing traffic congestion and maximizing energy savings by reducing the number and
length of automobile trips and by encouraging design friendly to pedestrians:

(2)

Promoting greater independence for the elderly, the young and physlcally or mentally
handicapped individuals by providing greater accessibility and by bringing needs for daily life
within walking distance ofnelg,hborhoods

3)

Enriching community identity by providing the opportunity for a broad ran ge of housing types
and work places consistent with traditional town character;

4

Protecting aspects of the built and natural environment and character which impart a sense of
place to the community while allowing beneficial new uses and rejuvenation;

(%)

Safeguarding the physical fabric of the community from neglect and decay and preventing
incongruous development and redevelopment;
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(6)

Ensuring that changes of use, where they are allowed to occur, are appropriate and compatible
with the architecture of the buildings on-site and the surrounding neighborhood:;

(7
Protecting the character of the area by encouraging development or fedevelopmcnt that does not

generate excessive vehicular activity, noise or other nuisances, and which may jeopardize the
contmumg occupation and use of the neighboring propertics.

(8)

For those rehab land development projects within the waterfront zone, maintaining and

.enhancing public access to the water{ront.

M

Minimum requirements. These land development projects are designed for mixed use which
encourages the reuse of older structures or older areas within designated areas in town. Fach
rehab land development project shall be guided by the mix of uses of the surrownding arca or
district. The developer shall demonstrate to the satisfaction of the planning board the availability
and adequacy of public and/or private circulation systems, scrvices and utilities. The planning
board may approve a phasing plan for the development based upon the avaxlablllty of such
services. The planning board may grant waivers for the design and layout of parki Ng §DACes,

parking lot aisles, and driveways. The planning board may require parking spaces in excess of
that required in section 28-252 of this ordinance, but may not allow less than the required
minimum number of parking spaces. The entire tract of land may either be one lot or a series of
lots. If buildings straddle lot lines, the developer shall be encouraged to reconfigure the lots so
that buildings do not straddle lot lines. Each lot must have access to a public street or publicly
accessible area. '

(g)

Public or institutional use. At least ten percent of the land area must be allocated for public or
institutional use including, but not limited to, public parking, publicly accessible parks, squares,
green spaces, waterfront access, interior spaces, public view corridors and buffer areas. The
purpose for this public space is to promote and enhance the vitality of the project and the
neighborhood, while also achieving public health, safety and welfarc standards.”
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TOWN oF BRISTOL
PUBLIC HEARING op PETITION TQ AMEND zong USE Map
AND ORDINANCE TEXT
UNDER THE ZONING ORDINANCE

The Bristo] Town Council wilf hold a pubiic hearing on Wednesday 8vening,
July 13, 2022, at 7:00 ppm irt the Bristg) Town Hall, Coungil Chambers, 10 Court
L. Bristol, Rl for an amendment tg the Bristol Zoning Map ang Ordinance

Plat 10, Lots 42,60, 61, 62, 73, and the requsst for ordinanca revisions (o
Chapter 28, Zoning, Comprehensive Zoning Cods & Map Revision, Section
2 4,

of the conditions of the zone change. This amendment inglygas {1) change

In the number of units from ag units to 127 units; (2) thanges tha Minimum
Commercia Space of 22,000 SQuare feet tg minimum of 6,300 square feat; &

side of ThamesStre'et, ‘these iots will remain subject to conditions of the 2058
amendment except as hereby s'peciﬁcaﬂy amended

The Proposal alsg fequests ordinance text revisions tq Chapter 2g, Zoning, 4

, Comp(ehensive Zoning Code & Map Ravision, Section 28-284, pertaining to

the residentia) density, commercial - nop residentla| density, ang parking

space layout and size raquiremants for an urban rehap land development
t. :

Property ang Map described ag follows: A Speciilc area of land be!onging to
Robin-lndustﬁe& Inc., located on Thamas Streat.

All interesteg parties may raview and examing a Copy of the proposed Zoning
map amendment and ordinance toxt amendments at www.bn‘stolri.gov and at
the Bristoj Town Clerk's Office between the hours of 8:0¢ AM and 4:0g PM,
Monday through Friday, Copies of the Proposed ordinance can be obtained
from the Town Clerk's Office at cost,

|

The Proposal méy Be éltered or amended prior to the close of the public hear-
ing without further adverﬁsing, as a result of further study aor because of the

for comment in the caurse of sajd 'heanng. |
. Per Order of the Town Council , 3

Melissa Cordeiro

Council Clerk

June 23, 30, g July 7, 2022

Il

|

‘views expressed at the public hearing. Any Such alteration Mmust ba presenteq ‘“‘Té‘

item 81,
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