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PLANNING BOARD MEETING 

 DRAFT MINUTES 

 

Held Thursday, June 10, 2021 via Video Teleconference  

 

ROLL CALL  

Jerome Squatrito, Chairman; Anthony Murgo, Vice Chairman; Armand Bilotti, Secretary; Board 

Member Charles Millard; Board Member Steve Katz; Alternate Board Member Richard 

Ruggeiro and Alternate Board Member Brian Clark. 

 

Also: Diane Williamson, Administrative Officer/Director of Community Development; Andy 

Teitz, Assistant Town Solicitor. 

 

Chairman Squatrito called the meeting to order at 7:02 p.m. and led the assembly in the Pledge 

of Allegiance. 

 

Approval of Minutes- May 13, 2021  

Secretary Bilotti previously made a statement about the Board. He clarified that the statement 

was in regards to the Mt. Hope Farm Board of Trustees, not the Planning Board.  

A motion was unanimously passed (Bilotti/Murgo) to accept the meeting minutes of May 13, 

2021 as amended. 

 

Chairman Squatrito requested that the Mt. Hope Farm continuance will serve as first agenda 

item. 

 

Mt. Hope Farm - Request for 3- month extension on submission of Preliminary Phase of the Master Plan 

application to September 11, 2021. 

 

The Historic District Commission recently performed a site visit to the property and will have a 

status update on the July agenda. 

 

A motion was made to grant the 3-month extension (Murgo/Katz) on submission of Preliminary Phase of 

the Master Plan application to September 11, 2021. 

In favor: Bilotti, Katz, Millard, Murgo, Squatrito          

Opposed: None 

 

Chairman Squatrito requested that the 1200 Hope Street item will serve as second agenda item. 

 

1200 Hope Street “Longfield” – Status update on the project as requested by the Planning Board.  The 

proposal is to renovate the historic property at 1200 Hope Street known as” Longfield” into 2 dwelling 

units and construct an additional eight (8) dwelling units on the property for a total of ten (10) units under 

the provisions of the Resource Conservation and Creative Development Overlay.  Property located at 1200 

Hope Street. Plat 103 Lot 2. Zoned R-10 and Historic District Overlay. Owner/Applicant: Express Realty 

Trust, LLC Kyle Ritchie, Manager. 
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Applicant Kyle Ritchie (Express Realty Trust LLC, Manager) stated that the most important aspect of the 

project is to prevent any further damage of the property. He believes in affordability in regards to housing 

practices and enjoys seeing properties restored. 

 

Neil Brafman (Palumbo Law), representative of the applicant, stated that although the existing 

approval calls for a payment in lieu of providing 3 units of affordable housing, he would prefer 

to begin the process of providing the 3 units. The applicant also has plans that he would like to 

address. Because of the historic significance of the project, he believes it is important to bring the 

project to fruition. He is requesting a modification from what was previously approved in order 

to immediately begin renovation on the main/historic home of the property. Additionally, he 

would like the Board to consider the additional new units as a second piece of the plans. 

 

The applicant shared a schematic video of the project.  

 

The applicant reiterated that the property consists of 4 buildings totaling 8 units (2 duplex, (2) 2- 

unit building located at the back of the property and one 4-unit building at the south side of the 

property. 

 

Director Williamson commented that the decision granted at final approval stipulated that there 

was an affordable housing fee in lieu of providing the units. The condition was that would be 

paid prior to the issuance of any building permit.  

 

Director Williamson and Board members agreed that construction has always been the preferred 

solution to the property.  

 

Previous owner, Edward Redmond, commented that it is public record that there is an ongoing 

litigation challenging transfer of the title. He wanted to make sure the Planning Board is aware 

that the applicant has disclosed the information.  

 

Vice Chairman Murgo asked the applicant if he is willing to fulfill the affordable housing 

obligation before he is issued a Certificate of Occupancy (viewing a plan or knowledge of new 

occupants) for the existing Longfield property. The applicant responded that it would fall within 

the timetable that he would be interested in and it would be a reasonable request. He commented 

that in his opinion, affordable housing is a benefit everybody including himself. 

 

Chairman Squatrito commented that the project was prolonged for several years and would 

prefer administration approval in order to begin construction/renovation. Vice Chairman Murgo 

and Member Katz agreed.  

 

For clarity purposes, Secretary Bilotti commented that the Board can issue a permit for the 

existing building but before any new buildings are constructed or permitted, affordable housing 

has to be resolved.  

 

A motion was made (Katz/Murgo) to recommend Administrative Director Williamson to 

approve and issue a minor change administratively for the modification to be requested so that a 
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building permit for the existing building can be issued but before any new buildings are 

constructed or permitted, affordable housing has to be resolved.  

 

In favor: Bilotti, Katz, Millard, Murgo, Squatrito 

Opposed: None 

 

Concept Plan Review/Pre-Application - Major Land Development for the re-development of 

the Robin Rug mill to be known as “Bristol Yarn Mill” at 125 Thames Street for 151 residential 

apartment units and approximately 6,300 square feet of leasable space for commercial uses.  

Proposal also includes a request for an amendment to the original Change of Zone conditions.   

The redevelopment includes the existing building and property located on the west side of 

Thames Street along with the existing parking lot which will remain as parking on the east side 

of Thames Street.    The property is zoned Waterfront Planned Unit Development with 

conditions and within the Bristol Historic District.  Plat: 10, Lots 42, 68, 41, 44, 62, 61, 73, 60, 

43, 49, 74, 76   Owners: Russ-Russ Realty Co., and Karian Realty Co. / Applicant: Brady 

Sullivan Properties, LLC 

 

Chris Reynolds, project manager for Brady Sullivan Properties has been introducing the project 

within the town. He attended a Technical Review Committee meeting along with some members 

of the Planning Board. He hosted a tour at American Tourister for the public to gain knowledge 

of what a similar finished mill looks like.  He will host another tour of Tourister mill as well.  

Mr. Reynolds also hosted a site visit to the facility which will be known as “Bristol Yarn Mill”.  

 

The Concept Plan includes the redevelopment of the parking lots across from the facility. Mr. 

Reynolds exhibited maps indicating the front of the facility which appears as a complete 

building. However, construction through the years took place in different time periods (1850’s, 

1900’s 1920’s, 1940’s, etc.) and is apparent based on the different layouts, materials, window 

sizes, etc. One of the challenges of redeveloping a property this large is to make it all feel one; 

one complex that is uniform, makes sense and good for the residents as well as the community. 

 

There will be parking on the bottom floor. The only building that will be demolished is the 

current block building within the current courtyard. Once the block building is demolished, it 

will reveal the Harbor Master building which is a beautiful stone building. The exterior courtyard 

will be bounded by the stone building.  

 

Within the basement areas, the plan calls to remove the existing floor and use fill materials 

eliminating the need for basements. 

 

The basement and the first floor are in a flood plain. Therefore, the only proposed uses in that 

area would be commercial spaces, parking and amenities and professional offices.  

 

Mr. Reynolds is aware that there are challenges regarding the rules of building code and ADA 

standards. His thought process is that when the floor is removed, they could come off of Thames 

Street at a lower elevation for handicap accessibility and have a ramp to the commercial space. 
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The plan proposes resident amenities such as a game room, workout room and community room. 

A public access boardwalk with sitting areas is part of the plan. Member Clark commented to 

Mr. Reynolds that Planning Board members would probably be looking for a boardwalk similar 

to Stone Harbor in regard to scope and quality. 

 

Mr. Reynolds exhibited the upper floors of the building noting that the key to their 

redevelopment is that he and the applicant are historical renovation contractors. To work well 

with historical commissions is not to demolish but instead re-use and re-purpose the existing 

components of their projects. He stated that he did not have a target number of units in mind or a 

certain threshold for the project. Instead, he examined the layout and what would make sense for 

the project. It was about focusing on the best unit mix for each of the buildings as they are very 

different.  

 

Mr. Reynolds stated that there is poor access throughout the property in terms of stairwells and 

elevators. The plan reflects renovation of these components in order to ensure safety concerns. 

Additionally, he mentioned the installation of a sprinkler system.  

 

In total, the plan reflects 151 units. There are 31 exterior parking spaces on the property and a lot 

across the street on Constitution Street that can house 139 parking spaces and contains two 

entrances. Proposed parking will be inside the building, interior courtyard and across the street 

(133 spaces across the street, 139 spaces inside and 31 exterior totaling approximately 303 

spaces total. Going forward, the amount of parking spaces may change as the project evolves. 

Chairman Squatrito asked the size of the parking spaces and if they are compact spaces. Mr. 

Reynolds replied that they are traditional spaces. 

 

Chairman Squatrito asked if Mr. Reynolds has plans for the roof. He responded that a roof deck 

would be a great amenity for residents to gather (not for units/penthouses).  

 

Alternate Board Member Brian Clark commented that obviously there are questions about 

accessing parking from Constitution Street, traffic, congestion, implications to the neighbors, etc. 

However, it can be addressed in the future. He is sure that there will be an impact of some sort. 

Member Katz agreed and commented that conceptually, it’s a good plan but going forward, the 

Board will have questions. Vice Chairman Murgo believes a traffic study is a reasonable request. 

 

Member Katz stated that based on some of the correspondence from residents, he believes Board 

members would want to have the developer address certain aspects of the project including the 

parking lot that is currently a dirt lot, how it’s going to be managed, what kind of lighting that 

may affect the abutting neighbors, number of units, etc.  

 

Chairman Squatrito stated that in 2008, when the project was first presented to the Board, the 

number of units were 98, parking was a garage on the bottom floor in addition to the lot across 

the street. Because the current concept contains 151 units, he is confused about how a high 

number of vehicles will be possible. He recommended that the developer address the parking 

plan. 
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Vice Chairman Murgo asked Mr. Reynolds what his plan is for affordable housing requirements. 

Mr. Reynolds replied that the applicant would follow the current approved zoning amendment 

which would be payment in lieu at 10% of the units. Chairman Squatrito does not agree with 

those terms because in 2008 the applicant dropped the project when it was 10% and now it is 

20%. Because this a new contract, it should be 20% unless the Town Council approves 10%.   

 

Chairman Squatrito is in favor of the project despite some apprehension. Member Millard 

commented that 20% for 150 units is unreasonable. Solicitor Teitz commented that the actual 

number will be decided at a later stage of the project. 

 

Alternate Member Clark agrees with Member Millard. This has been a maintained property for 

years but many have wanted to see something done with the property. The development team is 

capable but he wants to make sure that major issues are addressed. He feels that the Board should 

support the project along. Member Katz agrees with member Millard and member Clark. He 

believes that ultimately, the matter would be the decision of the Town Council. 

 

Solicitor Teitz advised that the Zoning amendment does not allow for more than 98 units. The 

applicant can go to the Town Council for an amendment and that will be part of the decision 

from the Council. A zoning amendment will then go to the Planning Board for review, 

recommendation and finding consistency with the plan. The presentation is just a concept plan 

review. At this point, Board Members are communicating their concerns to the developer. 

  

Director Williamson stated that following the concept phase, the next step for the developer 

would be the master plan phase application and submission. The master plan phase submission 

will trigger a public informational meeting in which residents within the radius will be notified 

and invited to attend.   

 

Secretary Bilotti mentioned the 2008 zone change and its additional considerations. He asked if 

it would be possible to acquire that information at master plan submission in order to compare 

the differences from 2008 to present time and to provide a reasonable recommendation to the 

Town Council.  

 

 Director Williamson requested that Mr. Reynolds provide renderings of the building including 

the back of the building as well as the parking areas. A fiscal impact study is required for major 

land development of over 20 units.  She believes it would be very helpful to have that 

information available for the Board. A traffic study and operations of parking management was 

discussed. Refuse, recycling and snow plowing will be private. 

 

Secretary Bilotti believes that it is helpful information to know more or less the amount of 

parking spaces if the developer follows the existing ordinances. Alternate Member Clark 

commented that there is significant increase in density that the Board needs to examine closely. 

Director Williamson explained that it would be helpful to look at the previous plan and examine 

the differences. The concept plan provides guidance and sharing of information to the developer. 

 

Member Millard believes it is important that the Planning Board do whatever they can do to 

encourage a profitable project. 
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Vice Chairman Murgo declared the video conference adjourned at 8:32 p.m. 

 

 

Respectfully Submitted, Sandra S. Allen, Recording Secretary 

     

Approved by Planning Board 

Planning Board Secretary _____________________________ 

Date Approved: ________________________ 

 


