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Town of Bristol, Rhode Island 
 

Department of Community Development 
 

10 Court Street 

Bristol, RI  02809 

www.bristolri.us 

401-253-7000 

  
 

TECHNICAL REVIEW COMMITTEE MEETING 

BRISTOL YARN MILL REDEVELOPMENT 

MASTER PLAN APPLICATION 

 

The Technical Review Committee held a meeting for the Bristol Yarn Mill Redevelopment.  The 

meeting was held on December 22, 2021 at 10:00 a.m. on the 2nd floor of the Burnside Building 

400 Hope Street.  

 

Attending: 

Diane Williamson - Administrative Officer 

Edward Tanner – Zoning Officer 

Armand Bilotti – Planning Board Duty Member 

Ory Lima – Historic District Commission Chair 

Greg Marsili – Bristol Harbor Master 

Susan Rabideau – BCWA 

Rob Ferguson – BFD 

Jose DaSilva – BWPCF 

Shealyn Davey – BWPCF 

Bob Sykes – Pare Corporation 

Andrew Teitz – Asst. Town Solicitor 

 

John G. Rego – Applicant’s Attorney 

John McCoy – Applicant’s Attorney 

Shawn Martin – Fuss & O’Neill 

Chris Reynold – Brady Sullivan - Developers 

 

 

Diane Williamson reviewed application process and summarized process and TRC purpose.   

 

Introductions from applicant’s team. Reviewed summary of project.   Proposed redevelopment of 

the Robin Rug complex into 151 residential apartment units and 6,000 s/f of commercial space.  

A decade plus ago the Town approved a plan for this property with 98 residential units.  

Applicant is going back to the Town Council to amend the previous zone change with conditions 

to fit the new design and permit the proposed increased density.  Design features were 

summarized.  Existing roof drains from building that discharge to sanitary sewers will be 

removed.  Parking lot across street will be improved; new paving, landscaping & storm water 

treatment.  CRMC review is required.  A public access walkway is proposed along the harbor 

shoreline.  Walkway will connect from the Town’s Maritime Center south to the Elk’s Club 

property. 

 

Pare Corporation is the Town’s consulting engineer for this application.  Pare has submitted a 

two page memorandum with comments.   
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Harbor Master (Marsili) – No comments at this time. 

 

Fire Dept. (Ferguson) – No comments now until plans are developed. 

 

Bristol County Water Authority (BCWA) (Rabideau) – Discussed domestic and fire service 

needs for water.  There are several water lines entering this property now.  BCWA would like to 

see one new service line for entire building.   

 

Water Pollution Control Dept. (DaSilva & Davey) – There are existing problems in this area with 

inflow and infiltration (I&I) into the Town’s sanitary sewer lines.  Will need a plan for 

disconnections.  Best to have new sanitary sewer service lines for the property to eliminate any 

inflow and infiltration.  Backflow preventers will also be required on the first floor.  Peak 

sanitary flow rate calculations will be needed.  Commercial uses may require grease traps and/or 

other pre-treatment.   

 

The TRC and applicant discussed other issues that have been raised or otherwise need to be 

addressed as follows:   

 

Base flood elevation – some units may be below this elevation.  Town will need elevation 

certificates.  Floors are at different elevations as portions of the mill buildings were built over 

time.  Applicant says no residential units will be below base flood elevation.  More info will be 

coming with design details. 

 

Surface parking lot on east side of Thames – buffering from neighbors, lighting, space allocation.  

Applicant stated that each unit lessee will have a parking pass but spaces within surface parking 

area will be first come-first served, not assigned parking.  Commercial space will have access 

during business hours.  No gate will be installed for entrance-exit.  Parking lot lighting was 

discussed.  Security and safety lighting will be installed, but will not be lighting up the property 

too much.  Shields and light cutoffs will be installed to direct light down.  Lighting will be low 

level pedestrian scale.  Existing vegetation buffer will be maintained and be enhanced.  New 

shade trees will be planted within parking areas.   

 

Dumpsters for the property proposed in parking lot area.  One central location.  TRC would like 

to re-visit the location and consider other options. 

 

There are four buildings located within the parking lot properties east of Thames Street.  

Residential and commercial uses will remain as is. 

 

The application for a zoning change includes re-zoning the parking lot and existing buildings 

into the Rehab Waterfront Planned Unit Development (WPUD) zoning district. This may not be 

necessary as it may complicate future use of existing structures on the east side of Thames Street.  

May require deed restrictions to keep uses as is.   

 

A traffic study was conducted in 2007-2008 era as part of the previous redevelopment proposal.  

TRC will require a revised/new traffic study.  This is a requirement for Preliminary Plan 

Application, not Master Plan, but Planning Board may want it sooner given the increased density 

that is proposed.  May want to wait until Preliminary and warm weather to conduct the study. 
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There is no proposal to install any new utilities on the parking lot parcels.  Existing utilities may 

be in conflict.  Storm water BMP’s may conflict with existing underground utilities.  Locations 

will be investigated further. 

 

Plan from environmental site assessment included with application shows property lot line 

through a portion of a neighbor’s building.  Survey plan shows most accurate lot line locations. 

 

Existing driveway curb-cut at Hope St. will be maintained and improved with new pavement. 

Will be an ‘in’ only from Hope Street and will not be used as an exit.  This driveway is only 11 

feet wide, and could provide pedestrian access through the site.  TRC would prefer that this 

driveway be used as a pedestrian access rather than vehicular.  TRC will also want to see a 

pedestrian circulation plan and path through the parking lot. 

 

Commercial space proposed within this development is less than what was proposed in the 

previous development plan.  Commercial space is envisioned as more professional space, not as 

much retail, as there is not much of a street presence.  Existing commercial building on Hope 

Street is appropriate for retail.  

 

Parking lot design within the mill property on the west side of Thames Street was discussed. 

TRC discussed parking space configuration, aisle width and circulation concerns.  Some 

dimensional variances will be required from the zoning board, mostly within the proposed 

parking area on the mill property, as many of the spaces would be within lower level of the 

building.  There is also another outdoor surface lot proposed on the mill property.  TRC engineer 

requested more information on the parking lot designs.  Interior spaces beneath the building will 

be assigned to individual residents so more familiarity for users.  Applicant will provide more 

details.  Exterior parking will all be impervious.   

 

TRC discussed density that was approved by zone change in 2008.  At that time the Town 

approved approximately 100 units, with the final plan designed for 98.  The density was 

calculated based upon gross floor area (G.F.A.) of the mill buildings, not on the size of the lots.  

This calculation is used to determine the number of units in the building, but not the size of 

individual units.  The existing building is several hundred thousand square feet – many times 

larger than the lot.  Going forward the TRC will want to see that infrastructure can support the 

number of units proposed.  That is the most important aspect to consider (water, sewer, parking, 

etc.).  Any approval of the zone change application that will be presented to the Town Council 

will dictate the number of units and overall density. 

 

Electrical transformer located in parking lot was discussed. 

 

Proposed storm water management in parking lot on east side of Thames Street was discussed.  

Stormwater will be collected, treated and discharged into a new drain pipe system to be installed 

in Thames Street to a new outfall at the end of Constitution Street into Bristol Harbor.  

Stormwater management will focus on water quality treatment.  Not much volume will be 

infiltrated, but a soil survey investigation will be conducted.  Sand filter beds will be used to 

filter stormwater. 

 

Roof drain storm water runoff from the mill buildings will go to the west side of the mill lot to 

bio-retention areas and may also need to be piped to Bristol Harbor.  Design for roof drains is not 

yet complete.  Storm water will also need to be mitigated to avoid conflict with fire department 

access on west side of the building. 
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The applicant has no proposal for “Green Roofs” or solar panels on roofs of the buildings. 

 

North side of mill lot survey shows the property line located within the access driveway to the 

Town’s Maritime Center and marina.  Town will need an access easement to formalize existing 

public access to Town facilities. 

 

TRC discussed public access corridor and walkway along the waterfront.  There is a potential 

route shown on the plans, but will need more details where public walkway connects to Town 

property at the Maritime Center and also at the southern end near the Elks property.  An existing 

fire access easement across the Elks property may be an opportunity to negotiate public access 

from Constitution Street.  Applicant will work with the Elks on public access issues.  The 

applicant will submit additional details to help TRC visualize connections along with new 

marina. 

 

Proposed dog walk/run area shown on plans near the pedestrian waterfront walkway may be 

perceived as a conflict.  Pet amenities are something that the applicant needs for building 

residents but the design is not complete yet. 

 

Will need an agreement (similar to existing Stone Harbour Agreement) to detail access and 

maintenance of the public boardwalk.  No gates are proposed on the boardwalk. 

 

The applicant’s fiscal impact study was discussed.  Questions on how the numbers were derived. 

Applicant needs to explain calculations to the Town.  Existing report shows negative impacts to 

the Town from this development. 

 

Coastal Resources Management Council (CRMC) permits will be required, and the applicant 

will need to evaluate impacts from sea level rise and incorporate adaptation strategies into the 

design.  CRMC process is public, an Assent will be required.  Public comments will be accepted.  

State Historic Preservation Office will review the application also during CRMC review process. 

 

Applicant stated that there are no modifications to the exterior of existing mill buildings 

proposed.  The only demolition proposed would be to the existing block building located at north 

end of property near the Maritime Center.  Exterior of the mill buildings will be restored to 

historical style.  ADA access will need to blend in as best they can to meet access requirements.  

Applicant may also propose some awnings and the like over doors.  Existing loading doors will 

remain. 

 

Affordable Housing requirements were discussed.  The applicant is proposing a payment to the 

Town in lieu of building affordable housing units for the 10% of units proposed.  This payment 

calculation per the 2008 agreement with original zone change.  Formulas for determining amount 

of fee in lieu for affordable housing are different now.  TRC noted that this development is not 

vested to the old agreement if they are building more than the 98 units previously approved.  

Bristol’s current zoning ordinance does not allow payment in lieu for affordable housing.  This 

property may have vested rights to a payment in lieu if developing 98 units, but since 151 units 

are now proposed this payment may not be vested, and units would need to be dedicated 

affordable either within the property or off-site.  It was noted that the property contains several 

existing residential structures on the easterly side of Thames Street that could be made available 

for affordable housing.  This is a policy issue that needs to be worked out with Planning Board 

and Town Council. 
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The property will be developed with the benefit of State Historic Preservation Tax Credits, so 

State Historic Preservation Office will review project and may be more stringent than the local 

Bristol Historic District Commission (HDC) requirements. 

 

Next step for this proposal is to the Planning Board when applicant is ready.  TRC is ok with that 

along with the concurrent application to the Town Council for a zoning change.  Planning Board 

Master Plan decision will have conditions and recommendations to the Town Council on the 

zone change application.  Next Planning Board meeting is January 13, 2022.  There will be 

public notice for the Planning Board public hearing, including advertising, posting requirements, 

and signage on the property.   

 

The Planning Board application should include a written response to comments from the TRC 

for Planning Board to review. 

 

Motion to send to Planning Board: 

- 1st Ory Lima 

- 2nd Armand Bilotti 

- All In Favor 

 

Meeting adjourned at 11:32 am 

 

Notes by Ed Tanner  


