
10 February 2022 
 
 
Bristol Planning Board 
Town of Bristol 
9 Court St. 
Bristol, RI   02809 
 
 
Re:  Bristol Yarn Mill Redevelopment;  Master Plan Application 
 
 
Dear Board members, 
 
I recently moved to Bristol, to a historic house on Hope St., one block away from the 
Yarn Mill complex.  I am a retired architect who has worked on many historic 
preservation projects and served for 5 years as the Boston Society of Architect’s 
representative on the Massachusetts Historic Commission.  As a neighbor and design 
professional, I offer these comments: 
 
1. It is exciting to see that this project will develop rental housing, filling a very strong 

need in town and the region as a whole.  Clearly the current requirement for 20% 
affordable units should be maintained, with no exception made.  Retroactively 
allowing a small fee payment in lieu of completed affordable units would be 
unjustified, and a poor precedent to establish.   

2. The current design squeezes units into the buildings like sardines, and most of the 
apartments have bedrooms without windows.  For example, on the 2nd floor, of the 
52 units on that floor, 37 have only interior bedrooms, thus 71% of the units are, in 
my mind, substandard.   
While the current building code in Rhode Island allows for bedrooms without 
windows, it is not good practice.  In New York City and many states, sleeping rooms 
are required to have exterior windows.  Architects and developers I’ve consulted say 
that such a large proportion of “land locked” bedrooms is unusual and does not 
utilize the historic buildings well.   

3. I would urge the Board to not grant significant exception to the current zoning 
density requirement of 2,250 gsa/du. Their proposal of 941 gross square feet per 
unit is extremely dense~~squeezing in as many studio & 1 BR units as possible.  If 
the current statute density is enforced, then approximately half the number of units 
would “fit”, and the impact on parking, traffic, and city services would be much less 
onerous. 

4. The current Article requiring 25% of the proposed building reserved for commercial, 
institutional, and/or public use is a strong and important clause.  It is reinforced by 
the article which requires 10% of the land area reserved for public or institutional 
use.  I do not believe this application makes an adequate case for justifying 
exception to these rules.   As we know, access and views to the harbor are 
priceless.  We shouldn’t “give away” such an important Bristol amenity. 



5. To me, the parking arrangement on the ground floor of Building 7 seems impossibly 
tight.  There will be many accidents from drivers hitting the ubiquitous columns.  I 
surmise that this plan will require extensive structural modifications if the project 
moves ahead.  I look forward to hearing from the engineering peer review.  Are 
adequate mechanical features allowed for—condensers, etc.?  Will there be the 
necessary fire separation between the parking and residential units?   

6. The developer’s application says that it need not supply exterior elevations because 
they will be reviewed by Bristol and Rhode Island historic commissions.  I question if 
this project will in fact utilize state and federal historic tax credits.  They are more 
and more difficult to obtain, requiring years of review, including interior layout details.  
Your board asks for Exterior Elevations, and you should have them. 

7. The current Seaport Historic District National Register form has surprising little 
information about this mill complex.  It behooves the town to ask for the developer to 
update the historic information on the parcels included.  A credentialed historic 
consultant is needed to determine if the building they plan to demolish is in fact non-
contributing, and if other aspects of the existing building—such as the tall 
smokestack—will be preserved.   

8. I question the financial information supplied with this application, or the fiscal impact 
statement.  They use the figure of $100,000 per unit x 151 units to project total dollar 
value of the completed development, from which they calculate the taxes paid.  That 
indicates that they expect the new assessment to be $ 15.1 mil.   I believe the 
investment required for renovating 178,832 sf will cost over $ 40 million.  How will 
the final tax evaluation be made?  Most likely, the final assessment will be much 
higher than $ 15 m, which will be beneficial to the town, and more than offset any 
increased educational costs.   

 
Thank you for allowing me to share these thoughts regarding this extremely important 
development. 
 

 
Margo P. Jones, FAIA 
256 Hope St. 
   

 
 

 
 


