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PLANNING BOARD MEETING 

  MINUTES 

 

Held Wednesday, March 16, 2022 Via Teleconference Video 

 

Present:  

Jerome Squatrito, Chairman; Anthony Murgo, Vice Chairman; Armand Bilotti, Secretary; Member Steve 

Katz, Alternate Member Brian Clark, Alternate Member Richard Ruggiero.  

 

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

M. Tietz Esq.; Assistant Town Solicitor. 

 

Chairman Squatrito called the meeting to order at 7:08 p.m. and led the assembly in the Pledge of 

Allegiance. 

 

Bristol Yarn Mill (Also Known as Robin Rug) - Major Land Development - Continuation of the March 

10, 222 meeting for Planning Board review and possible action by the Board on the Master Plan Review 

of the Major Land Development for the re-development of the Robin Rug mill to be known as “Bristol 

Yarn Mill” located at 125 Thames Street. Proposal is for 130 residential apartment units and 

approximately 6,300 square feet of commercial space in the mill building. Proposal includes parking on 

the east side of Thames Street that is located approximately 130 feet south of the intersection of Church 

and Thames Streets. Planning Board also to make recommendation to the Town Council on the proposed 

Change of Zone request to amend the original zone change conditions on the mill property and to change 

the zone on the parking lot properties to a Waterfront Planned Unit Development. Property currently 

zoned Waterfront Planned Unit Development with conditions, Waterfront, and Downtown Zones and is 

also within the Bristol Historic District. Plat: 10, Lots 41,42,43,44,49,50,60,61,62,68,71,73,74 and 76 

Owners: Russ-Russ Realty Co., and Karian Realty Co. / Applicant: Brady Sullivan Properties, LLC.  The 

purpose of this meeting is to discuss the written and verbal testimony and exhibits in the Record, and to 

direct staff on the preparation of a draft Decision, The Public Informational Meeting portion has been 

closed and no public comment will be taken at this meeting.  

 

Member Millard had previously recused himself from the consideration of the agenda item. 

 

Solicitor Teitz discussed procedural aspects of this meeting and voting.  The Board will likely be asked 

for  “straw” votes tonight and decisions will be prepared by staff and the solicitor’s office for formal votes 

at the next meeting in April.   

 

----------------------------------------------- 

Administrative Officer Williamson reviewed existing zoning and previous zone change approval items 

from 2008 along with Master Plan approval items for this property from 2010.  A chart listing proposed 

items and previously approved items was displayed on video screen.  Discussion items included:  

• Density.  The number of residential units previously approved for the mill property is 98.  

Applicant is now proposing 130 units.  Proposed density equates to 1,748 square feet of lot area 

per dwelling unit.   

 

• Public access to waterfront and public institutional uses.  A boardwalk is to be constructed along 

the Bristol Harbor shoreline with conditions that were discussed.  In addition, the ordinance 

requires that at least 10 percent of land in the development be dedicated for public space or public 

institutional uses (parks, greenspace, buffer areas, etc.).  The current proposal includes 

approximately 5.7 percent of land are for public use via waterfront easement.  Other items that 
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had been discussed by the Board to increase public space in the development include 

incorporating the existing parking lot property at the corner of Thames Street and Church Street; 

the need for pedestrian access plan; and the need for easements on the north side of the mill 

property for public access to Church Street dock areas.    

 

• Affordable housing.  The previous zone change and planning board approvals require that a 

minimum of 10 percent and a maximum of 20 percent of the residential dwelling units be 

dedicated as affordable housing.  These must be actual dwelling units located either on-site or off-

site within Bristol.  The applicant’s current proposal is for 10 percent affordable with 10 units as a 

fee in lieu to be paid to the Town for affordable housing, and for three (3) units of deed restricted 

affordable housing off-site on property to be acquired by the applicant.  The fee in lieu 

calculation is $40,000 per dwelling unit which equals $400,000 to be paid to the Town for 

affordable housing.  Staff recommends that the applicant be made to increase this proposal to 15 

percent of proposed units which would equal 17 units.   

 

• Commercial space.  The previous zone change and planning board approvals require a minimum 

of 22,000 square feet within the mill buildings be dedicated for commercial space.  The 

applicant’s current proposal is for 6,300 square feet of commercial space.   

 

• Water related uses.  The previous zone change and planning board approvals require that a 

portion of the commercial space be reserved for water-related uses such as marine trades 

industries, marine related retail, etc.  The applicant has not proposed to reserve any space for 

water-related uses.   

 

• Traffic study.  The previous zone change required a traffic study which would be required at the 

Preliminary Plan review phase.  The applicant has submitted a traffic study report from 2008 that 

includes proposed conditions from the previous proposal for the property.  A new traffic study 

will need to be submitted using current conditions and reflecting the current proposed 

development conditions.  The new study should also use summer traffic conditions.   

 

• Infrastructure mitigation.  The previous zone change and planning board approvals include 

conditions requiring upgrades to the sanitary sewer system.  In addition, Town ordinance requires 

that inflow and infiltration (I&I) fees, based on the number of units proposed, be paid at the time 

of building permit application.  Another condition requires that all roof drains on the mill 

buildings be disconnected from the sanitary sewers.   

 

• Off-street parking.  The previous zone change required that existing off-site parking lots located 

on the easterly side of Thames Street be part of any application to improve the mill property.  The 

previous zone change also requires that the number of off-street parking spaces within the lots on 

the easterly side of Thames Street also be counted as part of the development.  The existing 

parking lot at the corner of Thames Street and Church Street is not included in the current 

proposal.  The required number of off-street parking spaces for the current proposal is 130 spaces 

for the residential use of the mill buildings (one space per dwelling unit) and 11 spaces for the 

commercial space within the mill.  The applicant proposes a total of 308 off street parking spaces, 

with 137 spaces within the mill building, 11 spaces on the north side of the mill building 

property, and 160 spaces on the surface parking lot at easterly side of Thames Street across from 

the mill building.  Zoning dimensional variances will be required for some parking space and 

travel aisle dimensions.  More off-street parking is currently proposed than is required by zoning.  

Staff recommends that parking areas be re-configured to eliminate the need for zoning variances.  

Staff also recommends that the surface parking lot areas have appropriate landscaping and buffer 
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screening between neighboring residents, and low level lighting.  A management plan for parking 

lot maintenance, storm preparedness and snow removal should also be presented to the Board.  In 

addition, a pedestrian circulation plan should be prepared depicting pedestrian access and 

identifying the driveway from Hope Street as a pedestrian walkway only.  Finally, the applicant is 

proposing a zone change for the parking areas on the easterly side of Thames Street across from 

the mill property from the current Waterfront (W) and Downtown (D) zoning to the Waterfront 

PUD zone.  Staff does not believe that this is necessary or desirable.   

 

• Existing historic buildings.  The previous zone change and planning approvals are tied to the 

preservation of the existing historic buildings.  None are to be demolished.   

 

----------------------------------------------- 

Chairman Squatrito then opened up the meeting to individual Board members for a general discussion on 

the project.   

 

Member Katz discussed his thoughts on the project and noted that he has 10 issues to he wishes to see 

addressed.  He would like to see actual affordable housing units, not payments in lieu.  He believes that 

the proposed residential density is too high.  Many of the interior units within the mill building would not 

have windows, which he feels is undesirable.  He stated that there are too many parking spaces proposed 

and that they could be made to be code compliant with no need for zoning variances.  He also would like 

to see a contingency plan for the parking lot under the mill building in times of flooding; and a deed 

restriction to prohibit any future above ground level parking in the lot on easterly side of Thames Street.  

Additional buffering needs to be provided between the parking lot and neighbors to limit light, noise, etc.  

The location of parking spaces for Prudence Island ferry passengers also needs to be addressed.  A traffic 

study needs to be prepared that addresses the density that the Board approves for this development.  The 

fiscal impact to the town cannot show negative revenue, and must be positive or neutral.  A lighting plan 

needs to be submitted.  More commercial space is needed in the mill building.  Additional public access 

and public use space is needed to meet the 10 percent requirement.   

 

Secretary Bilotti discussed the zone change request for the parking lot on east side of Thames Street.  He 

questioned whether it is really necessary and why the applicants want the zone change.  The Waterfront 

PUD zoning is geared more for the mill rehabilitation, and the parking lot property could be regulated 

with a deed covenant tying it to the mill development as parking.  He stated that the density calculation 

using square footage numbers from the original proposal is not needed.  The number of affordable 

housing units should not be tied to the previous 2008/2010 decisions as this application is an entirely new 

proposal.  Affordable housing units should be provided as actual dwelling units, not as a fee in lieu.   

 

Vice Chairman Murgo discussed the proposed residential density and suggested that the number of 

residential dwelling units be reduced to 100.  He suggested that the proposed affordable housing 

requirement of $400,000 as fee in lieu and three off-site units be maintained.  He also suggested that the 

parking lot property at Thames Street and Church Street be provided for public off-street parking via a 

long-term lease to the Town.   

 

Member Clark discussed the number off residential dwelling units, parking and affordable housing 

considerations.  He stated that he would approve of less than 10 percent affordable housing units and that 

a fee in lieu is acceptable to him.  He has concerns regarding the parking lot across Thames Street from 

the mill as it may be used to charge others for off-street parking.  He does not want to see tenants of the 

mill property being charged to park as this may lead to residents parking in the street and causing 

conflicts with the neighborhood.  The number of free resident tenant spaces should be tied to the unit 

count.  He does not want to see any parking space dimensional variances as there is room to properly 
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configure the off-street parking.  The proposed residential density of 130 units is too many.  He would 

support density closer to 100 dwelling units.  He is not opposed to the amount of commercial space 

proposed as many commercial spaces may stay vacant.  He is also not opposed to residential units without 

windows.   

 

Alternate Member Ruggiero stated that he would prefer to see residential units being sold as owner 

occupied rather than rentals.   

 

Chairman Squatrito stated that the number of residential dwelling units should be lower than currently 

proposed.  He would support a density closer to 100 units.  He stated that the affordable housing should 

be more than the minimum of 10 percent.  He would support 15 to 20 percent and would like to see actual 

dwelling units dedicated for affordable housing rather than the fee in lieu.   

 

Member Katz noted that the public had discussed past lawsuits and the history of the developer.  He does 

not feel that this is part of the Board’s review or jurisdiction, but that the Town needs protection in the 

event there are problems with the development.   

 

Solicitor Teitz stated that past practices by the developer are not relevant to the Board’s review of this 

application.  He stated that windows in units and bedrooms is not something the Board can regulate as 

that is a building code issue.  He noted that a contingency plan for the parking spaces proposed beneath 

the mill building is appropriate to ask for.  The Board is not bound by its 2010 decision, but the Board is 

bound by the 2008 zone change decision from the Town Council unless that decision is changed.   

 

Vice Chairman Murgo inquired about the timeframe for the Board to make a decision in this matter.  

Director Williamson stated that the Board must make a decision by April 22, 2022 unless the applicant 

provides an extension.  She also noted that any zoning variances that may be needed could be 

incorporated into a zone change amendment for the property so that there may not be a need for the 

applicant to petition the zoning board for any variances.   

 

------------------------------------- 

 

The Planning Board discussed a draft motion in this matter and the need to provide guidance to the 

applicant.   

 

Member Clark stated that the Board should provide guidance to the applicant.  Guidance should include a 

request for less residential density with a unit count around 105 units.  No zone change for the parking lot 

property across from the mill.  5.7 percent public use of land is ok.   

 

Solicitor Teitz stated that the applicant’s current proposal and the wishes of the Board members are so far 

apart that they should discuss the drafting of a motion to deny the project rather than try to draft an 

approval with so many conditions that it becomes difficult to understand.   

 

Board members discussed ownership versus rental units and affordable housing requirements and the pros 

and cons of units versus fee in lieu.   

 

The Board agreed to direct the solicitor to draft a motion to deny the application for the Board’s 

consideration at the next meeting in April unless the applicant requests a continuance to amend proposed 

plans.  Board members discussed specific issues to be included in the draft motion to deny.   

• Density should be no more than 105 residential units. 

• No less than 16 affordable housing units which equals 15 percent.  The Board would accept a 

payment in lieu totaling $520,000 for 13 of the units and three deed restricted affordable units to 
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be located off-site at property to be acquired by the applicant on the easterly side of Thames 

Street.   

• No zone change should be permitted on the parking lot property across from the mill.  If a zone 

change is permitted by the council is should be heavily conditioned.   

• Public institutional space needs to be at least 10 percent of the project area.  The Board is ok with 

using the waterfront boardwalk and the Church Street parking lot property to meet this 

requirement.  The Board wants more public access to the property, but it is up to the developer to 

propose how to do this.  Additional public access to pedestrians could also be used as options to 

meet this requirement.   

• Parking spaces must be allocated for each residential unit without any separate parking fee.  

There needs to be a deed restriction detailing how spaces are to be allocated so that tenants are 

not parking in the street due to a desire to not pay for off-street parking.  No zoning variances 

should be needed for parking areas as there is space to design without the need for zoning relief.   

• A traffic study needs to be prepared and based upon a density of 105 units.  The study will be 

peer reviewed at the Master Plan review phase.   

• Buffering must be provided for the parking areas across Thames Street from the mill property.  

Fencing and plantings will be required to buffer noise and light from the parking lot.  A lighting 

plan for the parking lot needs to be prepared and submitted for review and approval.  Space for 

landscaping and buffer areas needs to be included in an overall master plan for the parking lot 

property.   

• A financial impact statement needs to be prepared that addresses concerns for negative revenue to 

the Town resulting from the proposed development.  The financial impact report is to be third 

party peer reviewed.   

• A restriction must be added to the parking lot property across from the mill specifying that no 

above ground deck or parking garage be constructed there.   

• A detailed boardwalk design plan depicting connections at each end of the structure will be 

required at the Preliminary Plan design phase.   

 

Solicitor Teitz summarized the procedure for this application moving forward.  He will draft a motion to 

deny the application per the Board’s directions.  If the applicant wishes, they can request a continuance 

and come back with revised plans.  The Board will and has provided direction for how to get to an 

approval.  If nothing is received from the applicant, the Board will vote to deny at the April meeting.  To 

summarize what the Board is looking for in this development:  105 residential units; 13 affordable units 

as payment in lieu and 3 physical units to be provided on east side of Thames Street; parking lot 

landscaping and deed restrictions along with landscaping and lighting plans; public and open space to be 

at least 10 percent of property with developer to propose how; an economic impact plan for peer review; 

an updated traffic study; commercial space acceptable as proposed; design and construction details for 

waterfront boardwalk to be provided at Preliminary Plan phase; and boiler plate conditions to be included 

in any Master Plan approval for what will be required at Preliminary.   

 

 

Motion was made (Clark/Katz) to direct the solicitor to prepare a decision to deny this application unless 

the applicant submits a request to continue or with revised plans to address concerns discussed this 

evening.   

Roll call: 

In favor: Squatrito, Bilotti Murgo, Katz, Clark  

Opposed: None. 

 

 

Motion was made (Clark/Katz) to adjourn at 9:07 p.m. 
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In favor: Squatrito, Bilotti Murgo, Katz, Clark  

Opposed: None. 

 

 

 


