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TOWN OF BRISTOL RHODE ISLAND 

Bristol Building Board of Appeals 
  

 

Wednesday February 15, 2023 

at 7:00 P.M. 

Reynolds Conference Room 

235 High Street 
 

 
Scanned copies of all applications and supporting materials will be available on the Town 

of Bristol website at: https://www.bristolri.gov/government/boards/building-code-board-

of-appeals/.  Written comments may be submitted to the Building Code Board of Appeals 

via USPS mail addressed to: Building Code Board of Appeals, Bristol Town Hall, 10 

Court Street, Bristol, RI 02809 or via email to sgreenleaf@bristolri.gov.  Written 

comments should be received no later than 12:00 p.m. on Monday February 13, 2023.   

 

AGENDA 
 

1. PLEDGE OF ALLEGIANCE 
 
2. NEW PETITIONS: 
 
2023-01:  Appeal of Peter and Ellen Grabowski, 3 Fales Road, Plat 79 Lot 488.  The Applicant 

is seeking relief from the determination that the proposed improvements require that the 

structure be elevated or otherwise be brought into compliance with the appropriate flood 

regulations.  The Building Official stated as follows on January 12, 2023: “it is my opinion that 

the improvements proposed to your home at 3 Fales Rd. as detailed in Bristol Building 

Permit 55036, when combined with previous permitted work performed since you 

purchased the property on 1/13/16, constitute a Substantial Improvement as defined in 

Section 28-303 of the Bristol Town Code.” 

 
2023-02 Appeal of Robert Beer II, 825 Hope Street, Plat 5 Lot 17.  The Applicant is seeking 

dimensional relief for the proposed work intended to replace the deteriorated sunroom/deck and 

which has a larger footprint than the structure it is intended to replace.   The Building Official 

stated as follows on January 13, 2023: regarding “your intention to demolish the structure 

attached to the rear (SW corner) of your home at 825 Hope St. and replace it with a new 

structure with second level deck.  Because the proposed structure is larger than the one it 

replaces, it constitutes an addition and is not covered by the “historic” structure 

exemption to the Town Flood Ordinance.”  Without this exemption, the structure must be 

elevated or otherwise be brought into compliancewith the appropriate flood regulations. 
 
3. NEW BUSINESS 
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235 High Street 

 
AGENDA 

 
 
4.  CORRESPONDANCE  
 
5. ADJOURN 
 
DATE POSTED:  February 2, 2023 
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Appendix 1 

Narration setting forth the specific grounds for appeal  

3 Fales Road Bristol  
Owners: Peter and Ellen Grabowski 
 

In 2017 the applicants experienced extensive water damage at their home from a burst pipe. 
The pipe that burst was on the second floor and water damage occurred on the first, second 
and basement floor - refer to Appendix 3 for images that demonstrate the extent of the 
damage. The value of the building permit to restore the home to its original livable condition 
was $155,000. 

In October 5, 2022 the applicants applied for a new building permit for adding a shower to 
the second floor as there is now only one full bathroom in the house.  Other work includes 
adding a second floor deck and a covered front entry porch.  This project was approved by 
the Zoning Board on April 4, 2022 for a South Front and North Side setback variance.  The 
value of this permit is $121,596 

The building permit application was denied in a letter from the Department of Building 
Inspection, dated January 12, 2023.  The  Bristol Building Official states that “the 
improvements proposed to the applicants home at 3 Fales Road and as detailed in Bristol 
Building Permit 55036, when combined with previous work performed since the property was 
purchased on 1/13/16, constitutes a Substantial Improvement as defined in Section 28-303 of 
the Bristol Town Code which states: 

Substantial improvement means any combination of repairs, reconstruction, rehabilitation, 
alterations, additions or other improvements to a structure, taking place during a ten-year 
period, in which the cumulative cost equals or exceeds 50 percent of the market value of the 
structure as determined at the beginning of such ten-year period. This term includes 
structures that have incurred "substantial damage", regardless of the actual repair work 
performed. For the purposes of this definition, "substantial improvement" is considered to 
occur when the first alteration of any wall, ceiling, floor, or other structural part of the building 
commences, whether or not that alteration affects the external dimensions of the structure. 
The term does not, however, include either: 
(1) Any project for improvement of a structure to correct existing violations of state or local 
health, sanitary, or safety code specifications which have been identified by the local code 
enforcement official and which are the minimum necessary to assure safe living conditions…” 

The applicants are appealing this decision so that the the building permit can be issued 
based on the following: 
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The insurable costs incurred and paid for in 2017, by the homeowner's Property 
Insurance carrier, should not be considered in the calculation of Substantial 
Improvement for the proposed 2023 renovation 

Section 106.1 Substantial Improvements of the Rhode Island One and Two Family Dwelling 
Building Code, Chapter 23 General Law“ states: 

“If substantial improvements are made within any twelve month period costing in excess of 
50% of the physical value of the building, this code’s requirements for flood resistant 
construction for new structures shall apply.” 

 The applicant is requesting that this standard be applied to this permit application.  This is 
different from the Bristol town code that requires inclusion of work over a 10 year period. 

The costs of $155,000 were paid by the insurance company and were required to restore the 
home to its original livable condition after the water damage from the burst pipe. Without 
such costs being incurred, the home was a health and safety hazard and did not meet the 
standards of a safe, livable condition. 
  
The FEMA document “ Substantial Improvement/Substantial Damage Desk Reference” 
Section 4.4.8 Costs to Correct Existing Health, Safety, and Sanitary Code Violations states: 

….To exclude certain costs from the SI/SD determination, an official who has the authority to 
enforce the community’s health and sanitary codes must have knowledge of and have 
identified the condition, and must have verified or determined that the condition constitutes 
a violation” 

There is no documentation that states an inspection was done by a building inspector at the 
time when the burst pipe caused all the damage in 2017 but based on the attached 
photographs (appendix 4) it is clear that it was unsafe to live in the home. 

The applicant  requests that the Fair Market Value of the home, be equal to the 4-year 
discounted value of the independent appraisal of the home value received in 2021 of 
approximately $428,996, or equal to $362,500 (using a discount rate of 2.5%, which is 
the 4-year average inflation rate from 2017 to 2021) 

The Building official states in his letter dated 12/5/22 that he is using the 2016 purchase price 
for establishing the market value.  

The FEMA document “ Substantial Improvement/Substantial Damage Desk Reference” states 
that the market value must always be based on the condition of the structure before the 
improvement is undertaken or before the damage occurred (Section 4.5).  The document also 
states “When work is an improvement, the market value is the building’s market value “ before 
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the ‘start of construction’ of the improvement.” However, it does not define the time period of 
when the market value is valid. 

The Rhode Island One and Two Family Dwelling Code Chapter 23 Section 106.5 states that 
the “Physical value of the building or structure shall be based on the current market value. 
Market value shall be established by the owner who shall provide the market value of the 
building or structure prior to alteration, as established by an appraiser, estimator or real 
estate broker.” 

Based on the fact that a time period is not specified in the FEMA section referenced above, 
and because the Rhode island building code references a period of twelve months, the 
applicant is requesting that the 2021 property assessment be used when calculating the 50% 
substantial improvement value for the property.  If this variance is granted, then the cost of 
the addition, falls under the 50% substantial improvement value. 

In summary, the applicant is requesting that  
• the 21017 repairs be excluded form the value 
• the current market value of the home be used when calculating the value of a Substantial 

Improvement: 

Market value (2021 property assessment)    $428,996 
(See Appendix 4) 
   
  OR 

Market value using the discount rate of 2.5%,    $362,500 
(the 4-year average inflation rate from 2017 to 2021) 

The value of the 2022 permit application:    $121,596 
(This is less than 50% of the market value of the structure using either method) 
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Appendix 2 

History of the property and building permit process 
Note: Owner in this document refers to the Applicant 

January 2016  
Owner acquired 3 Fales Road, Bristol, RI 02809 for $627,000 

March 2017  
• Property incurs water damage throughout the entire house due to a burst water pipe on 

the 2nd floor caused by a power outage during a winter storm, which was discovered 
remotely by owner, when looking at a security camera installed in the house. Neighbor 
was asked to come by and see what had happened. After entering the front door, the 
neighbor immediately exited and called owner, He indicated water was everywhere, and 
he did not enter for fear of being injured.  

• Clean Rite Cleaning and Restoration is hired at the recommendation of Andrade 
Insurance, insurance agent of Owner, to mitigate the water damage caused by the burst 
water pipe. Cost ti mitigate, which is paid by UPC Insurance, the insurer of the property, is 
approximately $60,000. Generators, spider boxes and spider cable had to be used as the 
houses electrical system was impaired and a majority of the personal property, flooring 
and drywall were destroyed.  

• Clean Rite Cleaning and Restoration is asked by owner to provide a quote to restore the 
property ti its condition before the accident. Work is determined to be at approximately 
$171,000.  

• UPS Insurance hires Paul Davis Restoration of Rhode Island to determine the extent of the 
water damage to the property and the provide a quote to restore the property to its 
condition before the accident. Work is determined to be at approximately $155,000.  

• Paul Davis Restoration of Rhode Island is hired by UPC Insurance to restore the property 
to its original condition before the accident and UPC Insurance pays Paul Davis 
Restoration of Rhode Island directly for all work performed. 

Summer 2018  
• Restoration work is completed by Paul Davis Restoration of Rhode Island. 

Spring 2021  
• Owner hires J Hunt Construction to replace existing outdoor first floor deck attached to 

the house for approximately $21,000. Permits are approved by the Town of Bristol and 
project completed. 
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October 2021  
• JPS Construction and Design is hired by owner to explore adding a second floor shower 

to the existing bathroom and a 2nd floor outside deck off of a second floor bedroom. 

November 2021  
• JPS Construction and Design advises owner that since the property is in a flood zone, 

there are specific FEMA rules related to limitations on the amount of property 
improvements that must be adhered to. Based on the work performed in 2017, JPS is 
concerned any work that commences must fall within the FEMA limitations and 
recommends that approval be obtained from the Bristol Building Department before any 
work and costs are incurred in planning and design. 

• JPS also advises that because of the size of the lot, a Zoning Board variance will be 
required for setbacks before construction can commence. 

November 30, 2021 
• Owner has a call with Ed Carusi, of the Bristol Building Department.  Ed sends to Owner a 

section of the Bristol Code of Ordinances related to Development in Areas of Special 
Flood Hazard to review in advance of a call with Stephen Greenleaf, of the Bristol Building 
Department, on December 1, 2021. A discussion about where construction in the house 
would take place and the amount of money to be spent was discussed as the rules have 
limitations around cost and location of construction. 

December 1, 2021  
• Owner has a call with Stephen Greenleaf regarding the Bristol Code of Ordinances and 

specifically with regard to rules around the 50 percent test and the amount of 
improvements that can be made over a 10-year period. Discussion about the different 
methods as to how the value of property is determined was had, including that using a 
property appraisal for determining value is an acceptable method. Further, a discussion 
about the work done in prior years was had and when such costs can be excluded from 
the cost of improvements. Owner is advised that it is important to not have proposed 
improvements equal to “49 percent” of the value of the property as that can create a 
difficult situation for approval.  

December 8, 2021 
• Appraisal of the property is obtained by the owner subsequent to the conversation with 

Stephen Greenleaf about an appraisal being an acceptable method of determining value. 
The independent appraisal values the house at approximately $400,000 and sent to JPS 
Construction and Design. The initial estimate to add a shower and a deck is going to be 
slightly above $100,000 so based on the conversation with Stephen Greenleaf, the project 
will be about 25 percent of the value of the property. 

April 4, 2022  
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• Bristol Zoning Board meeting is held and approval of the project is obtained with respect 
to the request for a Dimensional Variance and lot coverage 

August and September 2022  
• Coastal Resource Management Council Residential Assent is submitted and received with 

respect to the project. 

October 2022  
• Town of Bristol building permits filed and an Elevation Certificate is obtained with respect 

to the project by JPS Design and Construction, with an expected start date of November 
3, 2022. 

November 9, 2022 
• JPS Construction and Design Project Manager advises Owner the project has not 

commenced as permits have not been issued by the Town of Bristol. 
 
November 15, 2022 
• JPS Construction and Design Project Manager meets with the Town of Bristol Building 

Department to understand why permits have not been issued and no communication had 
been received after multiple outreaches.  

• JPS Project Manager is advised the permit is on hold as there is a review of the cost of the 
project and whether it adheres to rules related to property located in a Flood Zone and 
communicates such to Owner. 

 
November 15, 2022  
• Owner speaks to Stephen Greenleaf of the Building Department and is advised the permit 

is on hold as there is a review of the cost of the project and whether it adheres to rules 
related to property located in a Flood Zone and limits as to the amount of improvements 
that can be done over a 10-year period. Owner reminds Stephen that this topic was 
addressed about one year ago. Stephen did not recall the discussions. Owner sent emails 
to Stephen from that time period to refresh his memory and that the Owner was told if an 
appraisal of the property was done and if the cost of the current project was well below 
the 50 percent threshold, then permits would be issued, as the cost of the work done in 
2017 was not considered in the conversation in November 2021. 

November 17, 2022  
• Owner is advised by Stephen Greenleaf that the cost of the improvements done in 2017 

will not be excluded from the calculation of the 50 percent test. 

November 2022  
• Stephen Greenleaf advises JPS Construction and Design that since the total cost of the 

2017 work and current project costs exceed 50 percent of the appraised value of 
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$400,000, the permits will not be issued and that a formal letter will be sent to the Owner 
after being reviewed by the Solicitor. 

November 2022  
• Owner hires Scott Spear, Esq. from Blish & Cavanaugh, to review the facts of the case to 

understand how the FEMA rules related to substantial improvement work, with respect to 
the history of 3 Fales Road. Owner is advised that the cost of work done in 2017 must be 
factored into the total cost of improvements despite the fact that the work was paid for by 
UPC Insurance, as an insurable claim. Owner is advised to wait for the formal letter from 
the Town of Bristol to determine what waivers or variances can be requested to get 
permits issued to do the current project. 

December 5, 2022  
• Owner receives a formal letter from Stephen Greenleaf advising that the Market Value is 

$627,000 (Price paid for the house in 2016 when Owner bought the house)  and that the 
work done in 2017 must be considered in determining the 50 percent threshold for 
substantial improvements. Further, any submissions for approval of work performed must 
be submitted according to FEMA guidelines and Owner is asked to rely on outside 
professionals for guidance. 

• Owner sends letter to Scott Spear, Esq., who advises Owner to have JPS Construction and 
Design do the work outlined in the formal letter and that based on the $627,000 Market 
Value, permits should be issued as the total work done in 2017 and the current project is 
less than $300,000. Owner and JPS Construction and Design express confusion and 
skepticism about what Is outlined in the letter and Scott Spear advises that FEMA 
guidelines provide that Market Value can be based on the price paid for property by a 
Buyer from a Seller, which is the $627,000 price from 2016. 

December 29, 2022 
• JPS Construction and Design submits the information required in the formal letter dated 

December 5, 2022 via email and asks that the permits be issued as the project is in 
compliance with FEMA rules based on the letter of December 5, 2022. 

January 6, 2023  
• JPS Construction and Design sends a follow-up email requesting approval after no reply 

or acknowledgement is received regarding the December 29, 2022 submission. 

January 11, 2023  
• Owner stops by Bristol Building Department to receive a status update on the submission. 

Stephen Greenleaf is out of the office and Owner asks for a call from Stephen. 

January 12, 2023  
• Owner stops by Bristol Building Department since there is no communication from 

Stephen. Stephen is in the office and advises he is waiting for the Solicitor to issue a ruling, 
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Owner reminds Stephen that a ruling was issued in early December and that a formal 
letter was sent out. Stephen agrees to look into the matter that day. 

January 13, 2023  
• Stephen Greenleaf calls Owner and then issues a formal letter advising that the Market 

Value of the property will be based on the Tax Assessed Value of the house in 2016, which 
is approximately $144,000. Owner asks Stephen how does that make any sense if the 
restoration work done in 2017 was $155,000 and that work was not a complete build of 
the house. Stephen said we all know insurance companies overpay and replacement cost 
is different than Market Value. Stephen again advises the Owner to hire professional 
advisors to assist in this matter. Owner advises Stephen he is using a design firm led by an 
Architect, Sue Horwitz, who is registered in Rhode Island.  Owner also notes that he has 
consulted with an outside attorney. Stephen concludes by reaffirming he is not issuing 
permits for this project.   
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Appendix 3 

Photos showing flood damage from 2017 
  

3 Fales Road Bristol - 2017 Water Damage Photos (Before Clean Up) 
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3 Fales Road Bristol - 2017 Water Damage Photos (Before Clean Up) 
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3 Fales Road Bristol - 2017 Water Damage Photos (Before Clean Up) 
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3 Fales Road Bristol - 2017 After Clean Rite Cleaning and Restoration
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AppraiseRI

576 Metacom Avenue, Suite 8A Rear

Bristol, RI 02809

(401) 253-9910

12/08/2021

Peter Grabowski

3 Fales Road

Bristol, RI 02809

Re: Property: 3 Fales Rd

Bristol, RI 02809

Borrower:

File No.: SH168221

Opinion of Value: $ 1,008,000

Effective Date: 12/07/2021

In accordance with your request, we have appraised the above referenced property.  The report of that appraisal is 

attached.

The purpose of the appraisal is to develop the cost approach value for the property described in this appraisal report, 

as improved, in unencumbered fee simple title of ownership.

This report is based on a physical analysis of the site and improvements, a locational analysis of the neighborhood and 

city, and an economic analysis of the market for properties such as the subject.  The appraisal was developed and the 

report was prepared in accordance with the Uniform Standards of Professional Appraisal Practice.

The opinion of value reported above is as of the stated effective date and is contingent upon the certification and 

limiting conditions attached.

It has been a pleasure to assist you.  Please do not hesitate to contact me or any of my staff if we can be of additional 

service to you.

Sincerely,

Steven G. Hanson

License or Certification #: CGA.0020043

State: RI        Expires: 11/04/2023

AppraisalOrders@AppraiseRI.biz

APPENDIX 4



APPRAISAL OF REAL PROPERTY

3 Fales Rd

Bristol, RI 02809

Book:1830    Page:309    Date:01/13/2016

Peter Grabowski

3 Fales Road

Bristol, RI 02809

1,008,000

12/07/2021

Steven G. Hanson

AppraiseRI

576 Metacom Avenue, Suite 8A Rear

Bristol, RI 02809

(401) 253-9910

AppraisalOrders@AppraiseRI.biz

Form GA2V - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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SH168221

3 Fales Rd Bristol RI 02809

Peter & Ellen Grabowski Bristol

Book:1830    Page:309    Date:01/13/2016

79-488 2021 8,865

Brookwood/Fales 39300 0309.02

0 0

Develop the cost approach value of the subject.

Peter Grabowski 3 Fales Road, Bristol, RI 02809

181

6,725

435

1

175

75

100

The subject neighborhood is bounded north by Clubhouse Ln, east by Rte 

114, west by The Narragansett Bay, and south by Asylum Rd.

The neighborhood is comprised of a mix of predominately, wood frame, single family dwellings of various ages, styles and 

sizes, many of which are waterfront. All services are available within the Town of Bristol. The Town of Bristol is considered a desirable place to 

live and work.

RI MLS statistics for single family homes in Bristol, comparing the YTD 2021 to 2020, 

indicates a market increase. The median price increased from $352,000 to $435,000 & days on market decreased from 40 to 24 days.  Active 

inventory stands at 11 units with pending at 36 units. Conventional interest rates around 3-4% on a 30 year note

50 X 140 5,533 sf Irregular rectangle Water View

R10 Residential, 10,000 SF minimum

Propane None

VE 44001C0010H 07/07/2014

1.5

Cape

1963

5

816

25

Concrete/Ave

Vinyl Siding

Comp. Shingle

Aluminum-Ave

Insulated-Good

Insulated/Good

Full Screens-Good

Wood/Tile/Good

Plaster/Avg

Wood/ Good

Tile/Good

Tile/Good

Oil 1

Deck

None

0

Vinyl

Front

Generator

2

Asphalt

0

0

7 3 1.1 1,466

The subject property includes a waterfront deck and patio, a propane fired generator, and a 

storage shed.

The subject is a renovated, cape style home that 

was built in 1963. The improvements and the workmanship used in the renovation are of good quality. The subject shows like a modern home 

and has a floor plan that flows well.

AppraiseRI (877) 797-9790
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The purpose of this summary appraisal report is to provide the lender/client with an accurate, and adequately supported, opinion of the market value of the subject property.

Property Address City State Zip Code

Borrower Owner of Public Record County

Legal Description

Assessor's Parcel # Tax Year R.E. Taxes $

Neighborhood Name Map Reference Census Tract

Occupant Owner Tenant Vacant Special Assessments $ PUD HOA $ per year per month

Property Rights Appraised Fee Simple Leasehold Other (describe)

Assignment Type Purchase Transaction Refinance Transaction Other (describe)

Lender/Client Address

Is the subject property currently offered for sale or has it been offered for sale in the twelve months prior to the effective date of this appraisal? Yes No

Report data source(s) used, offering price(s), and date(s).

I did did not analyze the contract for sale for the subject purchase transaction. Explain the results of the analysis of the contract for sale or why the analysis was not

performed.

Contract Price $ Date of Contract Is the property seller the owner of public record? Yes No Data Source(s)

Is there any financial assistance (loan charges, sale concessions, gift or downpayment assistance, etc.) to be paid by any party on behalf of the borrower? Yes No

If Yes, report the total dollar amount and describe the items to be paid.

Note: Race and the racial composition of the neighborhood are not appraisal factors.

Neighborhood Characteristics

Location Urban Suburban Rural

Built-Up Over 75% 25-75% Under 25%

Growth Rapid Stable Slow

One-Unit Housing Trends

Property Values Increasing Stable Declining

Demand/Supply Shortage In Balance Over Supply

Marketing Time Under 3 mths 3-6 mths Over 6 mths

One-Unit Housing

PRICE

$ (000)

AGE

(yrs)

Low

High

Pred.

Present Land Use %

One-Unit %

2-4 Unit %

Multi-Family %

Commercial %

Other %

Neighborhood Boundaries

Neighborhood Description

Market Conditions (including support for the above conclusions)

Dimensions Area Shape View

Specific Zoning Classification Zoning Description

Zoning Compliance Legal Legal Nonconforming (Grandfathered Use) No Zoning Illegal (describe)

Is the highest and best use of subject property as improved (or as proposed per plans and specifications) the present use? Yes No If No, describe

Utilities Public Other (describe) Public Other (describe)

Electricity

Gas

Water

Sanitary Sewer

Off-site Improvements - Type Public Private

Street

Alley

FEMA Special Flood Hazard Area Yes No FEMA Flood Zone FEMA Map # FEMA Map Date

Are the utilities and off-site improvements typical for the market area? Yes No If No, describe

Are there any adverse site conditions or external factors (easements, encroachments, environmental conditions, land uses, etc.)? Yes No If Yes, describe

General Description

Units One One with Accessory Unit

# of Stories

Type Det. Att. S-Det./End Unit

Existing Proposed Under Const.

Design (Style)

Year Built

Effective Age (Yrs)

Foundation

Concrete Slab Crawl Space

Full Basement Partial Basement

Basement Area sq.ft.

Basement Finish %

Outside Entry/Exit Sump Pump

Evidence of Infestation

Dampness Settlement

Exterior Description materials/condition

Foundation Walls

Exterior Walls

Roof Surface

Gutters & Downspouts

Window Type

Storm Sash/Insulated

Screens

Interior materials/condition

Floors

Walls

Trim/Finish

Bath Floor

Bath Wainscot

Attic None

Drop Stair Stairs

Floor Scuttle

Finished Heated

Heating FWA HWBB Radiant

Other Fuel

Cooling Central Air Conditioning

Individual Other

Amenities

Fireplace(s) #

Patio/Deck

Pool

Woodstove(s) #

Fence

Porch

Other

Car Storage None

Driveway # of Cars

Driveway Surface

Garage # of Cars

Carport # of Cars

Att. Det. Built-in

Appliances Refrigerator Range/Oven Dishwasher Disposal Microwave Washer/Dryer Other (describe)

Finished area above grade contains: Rooms Bedrooms Bath(s) Square Feet of Gross Living Area Above Grade

Additional features (special energy efficient items, etc.).

Describe the condition of the property (including needed repairs, deterioration, renovations, remodeling, etc.).

Are there any physical deficiencies or adverse conditions that affect the livability, soundness, or structural integrity of the property? Yes No If Yes, describe

Does the property generally conform to the neighborhood (functional utility, style, condition, use, construction, etc.)? Yes No If No, describe
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SH168221

3 Fales Rd

Bristol, RI 02809

Fee Simple

5,533 sf

Water View

Cape

58

7 3 1.1

1,466

816 Sq.Ft.

25%

1,008,261

Only the cost approach is developed at the clients request. The sales comparison approach and the income approach are not developed in this 

report.

The "as is" value of the cost 

approach of the subject is developed and rounded to the highest value.

1,008,000 12/07/2021

Form 1004 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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There are comparable properties currently offered for sale in the subject neighborhood ranging in price from $ to $ .

There are comparable sales in the subject neighborhood within the past twelve months ranging in sale price from $ to $ .

FEATURE SUBJECT COMPARABLE SALE # 1 COMPARABLE SALE # 2 COMPARABLE SALE # 3

Address

Proximity to Subject

Sale Price $ $ $ $

Sale Price/Gross Liv. Area $ sq.ft. $ sq.ft. $ sq.ft. $ sq.ft.

Data Source(s)

Verification Source(s)

VALUE ADJUSTMENTS DESCRIPTION DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment DESCRIPTION +(-) $ Adjustment

Sales or Financing

Concessions

Date of Sale/Time

Location

Leasehold/Fee Simple

Site

View

Design (Style)

Quality of Construction

Actual Age

Condition

Above Grade Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths Total Bdrms. Baths

Room Count

Gross Living Area sq.ft. sq.ft. sq.ft. sq.ft.

Basement & Finished

Rooms Below Grade

Functional Utility

Heating/Cooling

Energy Efficient Items

Garage/Carport

Porch/Patio/Deck

Net Adjustment (Total) + - + - + -$ $ $

Adjusted Sale Price

of Comparables $ $ $

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

Net Adj. %

Gross Adj. %

I did did not research the sale or transfer history of the subject property and comparable sales. If not, explain

My research did did not reveal any prior sales or transfers of the subject property for the three years prior to the effective date of this appraisal.

Data Source(s)

My research did did not reveal any prior sales or transfers of the comparable sales for the year prior to the date of sale of the comparable sale.

Data Source(s)

Report the results of the research and analysis of the prior sale or transfer history of the subject property and comparable sales (report additional prior sales on page 3).

ITEM SUBJECT COMPARABLE SALE #1 COMPARABLE SALE #2 COMPARABLE SALE #3

Date of Prior Sale/Transfer

Price of Prior Sale/Transfer

Data Source(s)

Effective Date of Data Source(s)

Analysis of prior sale or transfer history of the subject property and comparable sales

Summary of Sales Comparison Approach

Indicated Value by Sales Comparison Approach $

Indicated Value by: Sales Comparison Approach $ Cost Approach (if developed) $ Income Approach (if developed) $

This appraisal is made "as is", subject to completion per plans and specifications on the basis of a hypothetical condition that the improvements have been

completed, subject to the following repairs or alterations on the basis of a hypothetical condition that the repairs or alterations have been completed, or subject to the

following required inspection based on the extraordinary assumption that the condition or deficiency does not require alteration or repair:

Based on a complete visual inspection of the interior and exterior areas of the subject property, defined scope of work, statement of assumptions and limiting
conditions, and appraiser’s certification, my (our) opinion of the market value, as defined, of the real property that is the subject of this report is
$ , as of , which is the date of inspection and the effective date of this appraisal.
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COURT APPEARANCE: AppraiseRI personal, as well as the undersigned appraiser and/or review appraiser is willing and able to represent the client in court proceedings, when required by 

the client or the courts, at an hourly billable rate and minimum appraiser fee of 4 hours.

SMOKE & CARBON MONOXIDE:  It is assumed that the subject property complies with current smoke and carbon monoxide detector requirements and appropriate certification is presented 

to the interested parties.

DIGITAL IMAGES: Digital images utilized in this report have not been enhanced or altered.  When applicable, MLS photos may have been utilized to best illustrate the comparable sale during 

the marketing period or time of sale. 

DIGITAL SIGNATURES:  All appraisals submitted by AppraiseRI will be signed by digital signatures.  These signatures are approved by all agencies, and considered to be original signatures.  

Each signature is protected by our office and no unauthorized use is permitted. 

FLOOD ZONE: The appraiser's conclusion as to the location of the subject property, or any portion thereof within a HUD identified Flood Hazard Area is based upon maps prepared and 

published by the United States Government for which the appraiser can assume no responsibility for either the accuracy or the interpretation thereof.  A land surveyor should be contacted to 

determine the exact location of the improvements and the locations of the improvements within a flood zone. 

NOT A HOME INSPECTION: The appraiser is not a home inspector.  This report should not be relied upon to disclose any condition, other than apparent,  present in the subject property.  

The appraisal report does not guarantee that the property is free of defects.  

CERTIFICATION 23:  The Intended User of this appraisal report is the Lender/Client.  The intended Use is to evaluate the property that is the subject of this appraisal for a mortgage finance 

transaction, subject to the stated Scope of Work, purpose of this appraisal, reporting requirements of this appraisal report form, and Definition of Market Value.  No additional Intended Users 

are identified by the appraiser.

SKETCH:  The measurements and dwelling sketch supplied in the appraisal report are for appraiser purpose of comparison to the comparable sales analyzed in the Sales Comparison 

Analysis.  The supplied sketch is not an architectural rendering of the subject dwelling and is not to be considered as such as the appraiser is not a licensed architect.  The Gross Living Area 

stated in this report may or may not agree with the Gross Living Area published by the tax assessor, the MLS or the builder for the subject or for the comparable sales.  Those stated square 

foot areas have no bearing on the comparison/ bracketing/ delimiting of the value range analysis utilized in the Sales Comparison Analysis of this appraisal report.

HIGHEST AND BEST USE:  In general, if the value of a property as improved is greater than the value of the land as though vacant, the highest and best use is the use of the property as 

improved, as is the case with the subject property. 

GLA SF CALCULATIONS:  Gross living areas of the subject & comparables may differ from town & MLS records based on the appraisers interpretation of stories heights, dormers and/or roof 

lines.

APPRAISER INDEPENDENCE: No employee, director, officer or agent of the lender, or any other third party acting as a joint venture partner, independent contractor, appraisal management 

company, or partner in behalf of the lender has influenced or attempted to influence the development, reporting, result or review of this assignment through coercion, extortion, collusion, 

compensation, instruction, inducement, intimidation, bribery or in any other manner. I have not been contacted by anyone other than the intended user (lender/ client as identified on the first 

page of the report), borrower or designated contact to make an appointment to enter the property. I agree to immediately report any unauthorized contacts either personally by phone or 

electronically to partner manager.

The site value is based sales of vacant sites near 

the subject. The comps are utilized for their size, utility, terrain, and location. The estimated market value of the subject site is $600,000.

Cost to Build/Crookston Designs

Good 10/11/2021

600,000

1,466 292.63 428,996

816

428,996

35,735 35,735

393,261

15,000

1,008,261

Basement cost included in the dwelling cost factor. The site "As Is" 

improvements are the patio, shed, driveway, irrigation system and 

generator. The deck is included in the cost of the dwelling.
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COST APPROACH TO VALUE (not required by Fannie Mae)

Provide adequate information for the lender/client to replicate the below cost figures and calculations.

Support for the opinion of site value (summary of comparable land sales or other methods for estimating site value)

ESTIMATED REPRODUCTION OR REPLACEMENT COST NEW

Source of cost data

Quality rating from cost service Effective date of cost data

Comments on Cost Approach (gross living area calculations, depreciation, etc.)

OPINION OF SITE VALUE =$

DWELLING Sq.Ft. @ $ =$

Sq.Ft. @ $ =$

=$

Garage/Carport Sq.Ft. @ $ =$

Total Estimate of Cost-New =$

Less Physical Functional External

Depreciation =$( )

Depreciated Cost of Improvements =$

"As-is" Value of Site Improvements =$

INDICATED VALUE BY COST APPROACH =$Estimated Remaining Economic Life (HUD and VA only) Years

INCOME APPROACH TO VALUE (not required by Fannie Mae)

Estimated Monthly Market Rent $ X  Gross Rent Multiplier = $ Indicated Value by Income Approach

Summary of Income Approach (including support for market rent and GRM)

PROJECT INFORMATION FOR PUDs (if applicable)

Is the developer/builder in control of the Homeowners’ Association (HOA)? Yes No Unit type(s) Detached Attached

Provide the following information for PUDs ONLY if the developer/builder is in control of the HOA and the subject property is an attached dwelling unit.

Legal Name of Project

Total number of phases Total number of units Total number of units sold

Total number of units rented Total number of units for sale Data source(s)

Was the project created by the conversion of existing building(s) into a PUD? Yes No If Yes, date of conversion.

Does the project contain any multi-dwelling units? Yes No Data Source

Are the units, common elements, and recreation facilities complete? Yes No If No, describe the status of completion.

Are the common elements leased to or by the Homeowners’ Association? Yes No If Yes, describe the rental terms and options.

Describe common elements and recreational facilities.
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Uniform Residential Appraisal Report File #

This report form is designed to report an appraisal of a one-unit property or a one-unit property with an accessory unit;
including a unit in a planned unit development (PUD). This report form is not designed to report an appraisal of a
manufactured home or a unit in a condominium or cooperative project.

This appraisal report is subject to the following scope of work, intended use, intended user, definition of market value,
statement of assumptions and limiting conditions, and certifications. Modifications, additions, or deletions to the intended
use, intended user, definition of market value, or assumptions and limiting conditions are not permitted. The appraiser may
expand the scope of work to include any additional research or analysis necessary based on the complexity of this appraisal
assignment. Modifications or deletions to the certifications are also not permitted. However, additional certifications that do
not constitute material alterations to this appraisal report, such as those required by law or those related to the appraiser’s
continuing education or membership in an appraisal organization, are permitted.

SCOPE OF WORK: The scope of work for this appraisal is defined by the complexity of this appraisal assignment and the
reporting requirements of this appraisal report form, including the following definition of market value, statement of
assumptions and limiting conditions, and certifications. The appraiser must, at a minimum: (1) perform a complete visual
inspection of the interior and exterior areas of the subject property, (2) inspect the neighborhood, (3) inspect each of the
comparable sales from at least the street, (4) research, verify, and analyze data from reliable public and/or private sources,
and (5) report his or her analysis, opinions, and conclusions in this appraisal report.

INTENDED USE: The intended use of this appraisal report is for the lender/client to evaluate the property that is the
subject of this appraisal for a mortgage finance transaction.

INTENDED USER: The intended user of this appraisal report is the lender/client.

DEFINITION OF MARKET VALUE: The most probable price which a property should bring in a competitive and open
market under all conditions requisite to a fair sale, the buyer and seller, each acting prudently, knowledgeably and assuming
the price is not affected by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and
the passing of title from seller to buyer under conditions whereby: (1) buyer and seller are typically motivated; (2) both
parties are well informed or well advised, and each acting in what he or she considers his or her own best interest; (3) a
reasonable time is allowed for exposure in the open market; (4) payment is made in terms of cash in U. S. dollars or in terms
of financial arrangements comparable thereto; and (5) the price represents the normal consideration for the property sold
unaffected by special or creative financing or sales concessions* granted by anyone associated with the sale.

*Adjustments to the comparables must be made for special or creative financing or sales concessions. No adjustments are
necessary for those costs which are normally paid by sellers as a result of tradition or law in a market area; these costs are
readily identifiable since the seller pays these costs in virtually all sales transactions. Special or creative financing
adjustments can be made to the comparable property by comparisons to financing terms offered by a third party institutional
lender that is not already involved in the property or transaction. Any adjustment should not be calculated on a mechanical
dollar for dollar cost of the financing or concession but the dollar amount of any adjustment should approximate the market’s
reaction to the financing or concessions based on the appraiser’s judgment.

STATEMENT OF ASSUMPTIONS AND LIMITING CONDITIONS: The appraiser’s certification in this report is
subject to the following assumptions and limiting conditions:

1. The appraiser will not be responsible for matters of a legal nature that affect either the property being appraised or the title
to it, except for information that he or she became aware of during the research involved in performing this appraisal. The
appraiser assumes that the title is good and marketable and will not render any opinions about the title.

2. The appraiser has provided a sketch in this appraisal report to show the approximate dimensions of the improvements.
The sketch is included only to assist the reader in visualizing the property and understanding the appraiser’s determination
of its size.

3. The appraiser has examined the available flood maps that are provided by the Federal Emergency Management Agency
(or other data sources) and has noted in this appraisal report whether any portion of the subject site is located in an
identified Special Flood Hazard Area. Because the appraiser is not a surveyor, he or she makes no guarantees, express or
implied, regarding this determination.

4. The appraiser will not give testimony or appear in court because he or she made an appraisal of the property in question,
unless specific arrangements to do so have been made beforehand, or as otherwise required by law.

5. The appraiser has noted in this appraisal report any adverse conditions (such as needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, etc.) observed during the inspection of the subject property or that he or
she became aware of during the research involved in performing the appraisal. Unless otherwise stated in this appraisal
report, the appraiser has no knowledge of any hidden or unapparent physical deficiencies or adverse conditions of the
property (such as, but not limited to, needed repairs, deterioration, the presence of hazardous wastes, toxic substances,
adverse environmental conditions, etc.) that would make the property less valuable, and has assumed that there are no such
conditions and makes no guarantees or warranties, express or implied. The appraiser will not be responsible for any such
conditions that do exist or for any engineering or testing that might be required to discover whether such conditions exist.
Because the appraiser is not an expert in the field of environmental hazards, this appraisal report must not be considered as
an environmental assessment of the property.

6. The appraiser has based his or her appraisal report and valuation conclusion for an appraisal that is subject to satisfactory
completion, repairs, or alterations on the assumption that the completion, repairs, or alterations of the subject property will
be performed in a professional manner.
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APPRAISER’S CERTIFICATION: The Appraiser certifies and agrees that:

1. I have, at a minimum, developed and reported this appraisal in accordance with the scope of work requirements stated in
this appraisal report.

2. I performed a complete visual inspection of the interior and exterior areas of the subject property. I reported the condition
of the improvements in factual, specific terms. I identified and reported the physical deficiencies that could affect the
livability, soundness, or structural integrity of the property.

3. I performed this appraisal in accordance with the requirements of the Uniform Standards of Professional Appraisal
Practice that were adopted and promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in
place at the time this appraisal report was prepared.

4. I developed my opinion of the market value of the real property that is the subject of this report based on the sales
comparison approach to value. I have adequate comparable market data to develop a reliable sales comparison approach
for this appraisal assignment. I further certify that I considered the cost and income approaches to value but did not develop
them, unless otherwise indicated in this report.

5. I researched, verified, analyzed, and reported on any current agreement for sale for the subject property, any offering for
sale of the subject property in the twelve months prior to the effective date of this appraisal, and the prior sales of the subject
property for a minimum of three years prior to the effective date of this appraisal, unless otherwise indicated in this report.

6. I researched, verified, analyzed, and reported on the prior sales of the comparable sales for a minimum of one year prior
to the date of sale of the comparable sale, unless otherwise indicated in this report.

7. I selected and used comparable sales that are locationally, physically, and functionally the most similar to the subject property.

8. I have not used comparable sales that were the result of combining a land sale with the contract purchase price of a home that
has been built or will be built on the land.

9. I have reported adjustments to the comparable sales that reflect the market's reaction to the differences between the subject
property and the comparable sales.

10. I verified, from a disinterested source, all information in this report that was provided by parties who have a financial interest in
the sale or financing of the subject property.

11. I have knowledge and experience in appraising this type of property in this market area.

12. I am aware of, and have access to, the necessary and appropriate public and private data sources, such as multiple listing
services, tax assessment records, public land records and other such data sources for the area in which the property is located.

13. I obtained the information, estimates, and opinions furnished by other parties and expressed in this appraisal report from
reliable sources that I believe to be true and correct.

14. I have taken into consideration the factors that have an impact on value with respect to the subject neighborhood, subject
property, and the proximity of the subject property to adverse influences in the development of my opinion of market value. I
have noted in this appraisal report any adverse conditions (such as, but not limited to, needed repairs, deterioration, the
presence of hazardous wastes, toxic substances, adverse environmental conditions, etc.) observed during the inspection of the
subject property or that I became aware of during the research involved in performing this appraisal. I have considered these
adverse conditions in my analysis of the property value, and have reported on the effect of the conditions on the value and
marketability of the subject property.

15. I have not knowingly withheld any significant information from this appraisal report and, to the best of my knowledge, all
statements and information in this appraisal report are true and correct.

16. I stated in this appraisal report my own personal, unbiased, and professional analysis, opinions, and conclusions, which
are subject only to the assumptions and limiting conditions in this appraisal report.

17. I have no present or prospective interest in the property that is the subject of this report, and I have no present or
prospective personal interest or bias with respect to the participants in the transaction. I did not base, either partially or
completely, my analysis and/or opinion of market value in this appraisal report on the race, color, religion, sex, age, marital
status, handicap, familial status, or national origin of either the prospective owners or occupants of the subject property or of the
present owners or occupants of the properties in the vicinity of the subject property or on any other basis prohibited by law.

18. My employment and/or compensation for performing this appraisal or any future or anticipated appraisals was not
conditioned on any agreement or understanding, written or otherwise, that I would report (or present analysis supporting) a
predetermined specific value, a predetermined minimum value, a range or direction in value, a value that favors the cause of
any party, or the attainment of a specific result or occurrence of a specific subsequent event (such as approval of a pending
mortgage loan application).

19. I personally prepared all conclusions and opinions about the real estate that were set forth in this appraisal report. If I
relied on significant real property appraisal assistance from any individual or individuals in the performance of this appraisal
or the preparation of this appraisal report, I have named such individual(s) and disclosed the specific tasks performed in this
appraisal report. I certify that any individual so named is qualified to perform the tasks. I have not authorized anyone to make
a change to any item in this appraisal report; therefore, any change made to this appraisal is unauthorized and I will take no
responsibility for it.

20. I identified the lender/client in this appraisal report who is the individual, organization, or agent for the organization that
ordered and will receive this appraisal report.
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Steven G. Hanson

AppraiseRI

576 Metacom Avenue, Suite 8A Rear, Bristol, 

RI 02809

(401) 253-9910

AppraisalOrders@AppraiseRI.biz

12/08/2021

12/07/2021

CGA.0020043

RI

11/04/2023

3 Fales Rd

Bristol, RI 02809

1,008,000

Peter Grabowski

3 Fales Road, Bristol, RI 02809

Form 1004 - "TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE

Uniform Residential Appraisal Report File #

21. The lender/client may disclose or distribute this appraisal report to: the borrower; another lender at the request of the
borrower; the mortgagee or its successors and assigns; mortgage insurers; government sponsored enterprises; other
secondary market participants; data collection or reporting services; professional appraisal organizations; any department,
agency, or instrumentality of the United States; and any state, the District of Columbia, or other jurisdictions; without having to
obtain the appraiser’s or supervisory appraiser’s (if applicable) consent. Such consent must be obtained before this appraisal
report may be disclosed or distributed to any other party (including, but not limited to, the public through advertising, public
relations, news, sales, or other media).

22. I am aware that any disclosure or distribution of this appraisal report by me or the lender/client may be subject to certain
laws and regulations. Further, I am also subject to the provisions of the Uniform Standards of Professional Appraisal Practice
that pertain to disclosure or distribution by me.

23. The borrower, another lender at the request of the borrower, the mortgagee or its successors and assigns, mortgage
insurers, government sponsored enterprises, and other secondary market participants may rely on this appraisal report as part
of any mortgage finance transaction that involves any one or more of these parties.

24. If this appraisal report was transmitted as an “electronic record” containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

25. Any intentional or negligent misrepresentation(s) contained in this appraisal report may result in civil liability and/or
criminal penalties including, but not limited to, fine or imprisonment or both under the provisions of Title 18, United States
Code, Section 1001, et seq., or similar state laws.

SUPERVISORY APPRAISER’S CERTIFICATION: The Supervisory Appraiser certifies and agrees that:

1. I directly supervised the appraiser for this appraisal assignment, have read the appraisal report, and agree with the appraiser’s
analysis, opinions, statements, conclusions, and the appraiser’s certification.

2. I accept full responsibility for the contents of this appraisal report including, but not limited to, the appraiser’s analysis, opinions,
statements, conclusions, and the appraiser’s certification.

3. The appraiser identified in this appraisal report is either a sub-contractor or an employee of the supervisory appraiser (or the
appraisal firm), is qualified to perform this appraisal, and is acceptable to perform this appraisal under the applicable state law.

4. This appraisal report complies with the Uniform Standards of Professional Appraisal Practice that were adopted and
promulgated by the Appraisal Standards Board of The Appraisal Foundation and that were in place at the time this appraisal
report was prepared.

5. If this appraisal report was transmitted as an "electronic record" containing my "electronic signature," as those terms are
defined in applicable federal and/or state laws (excluding audio and video recordings), or a facsimile transmission of this
appraisal report containing a copy or representation of my signature, the appraisal report shall be as effective, enforceable and
valid as if a paper version of this appraisal report were delivered containing my original hand written signature.

APPRAISER

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature and Report

Effective Date of Appraisal

State Certification #

or State License #

or Other (describe) State #

State

Expiration Date of Certification or License

ADDRESS OF PROPERTY APPRAISED

APPRAISED VALUE OF SUBJECT PROPERTY $

LENDER/CLIENT

Name

Company Name

Company Address

Email Address

SUPERVISORY APPRAISER (ONLY IF REQUIRED)

Signature

Name

Company Name

Company Address

Telephone Number

Email Address

Date of Signature

State Certification #

or State License #

State

Expiration Date of Certification or License

SUBJECT PROPERTY

Did not inspect subject property

Did inspect exterior of subject property from street

Date of Inspection

Did inspect interior and exterior of subject property

Date of Inspection

COMPARABLE SALES

Did not inspect exterior of comparable sales from street

Did inspect exterior of comparable sales from street

Date of Inspection
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Subject Photo Page

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Subject Front

Sales Price

Gross Living Area

Total Rooms

Total Bedrooms

Total Bathrooms

Location

View

Site

Quality

Age

3 Fales Rd

1,466

7

3

1.1

Water View

5,533 sf

58

Subject Rear

Subject Street

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Water View from subject View of subject's deck from the waterfront 

patio

Family Room and Dining Room view of the 

water

Living Room

Kitchen Kitchen

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Family Room Dining Room

Full Bath Shower in Full Bath

Bedroom 1, First Floor Half Bath, Second Floor

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Bedroom 2, Second Floor Bedroom 3, Second Floor

Finished basement space. The room lacks 

floor covering.

Service Panel

Boiler Oil tank in basement

Borrower

Lender/Client

Property Address

City County State Zip Code
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Photograph Addendum

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Generator Switch next to electric meter Generator and propane tanks

Borrower

Lender/Client

Property Address

City County State Zip Code
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Building Sketch (Page - 1)

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Borrower

Lender/Client

34'

2
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2
0
'

8' 2
'

34'

2
4
'

4
'

18'

1
7
'

10'

8'

1
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'

Family

Dining

Living

BedroomBathKitchen

Deck

TOTAL Sketch by a la mode, inc. Area Calculations Summary

Living Area Calculation Details

First Floor 976 Sq ft  20 × 8  = 160

 24 × 34  = 816

Total Living Area (Rounded): 976 Sq ft

Non-living Area

Wood Deck 202 Sq ft  10 × 13  = 130

 4 × 18  = 72

Property Address

City County State Zip Code
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Building Sketch (Page - 2)

3 Fales Rd

Bristol Bristol RI 02809

Peter Grabowski

Borrower

Lender/Client

34'

1
3
'

4'

6'

4
'

14'

4
'

6'

4'

1
3
'

BedroomBedroom
Bath (half)

TOTAL Sketch by a la mode, inc. Area Calculations Summary

Living Area Calculation Details

Second Floor 490 Sq ft  6 × 4  = 24

 6 × 4  = 24

 13 × 34  = 442

Total Living Area (Rounded): 490 Sq ft

Property Address

City County State Zip Code



BUDGETED ITEMS
PRICE DESCRIPTION

— Building Permit (Exempt)
$8,785.00 Project Management & Supervision
$2,100.00 Concrete Piers
$1,750.00 Waste Removal (For Demolition Only)
$6,860.00 Protection and Demolition Labor
$23,385.94 Rough Materials
$24,775.00 Rough Carpentry
$3,450.00 Plumbing
$2,890.00 Insulation
$2,352.00 Sheet and Plaster
$1,172.38 Finish Materials
$2,520.00 Finish Labor
$5,680.00 Painting Labor

— Clean Up (Exempt)
$85,720.32 SUBTOTAL
$8,572.03 10% OVERHEAD
$4,286.02 5% PROFIT

$98,578.37 TOTAL

Construction Estimate #21347.02 for:
Peter and Ellen Grabowski
3 Fales Road
Bristol, RI 02809

Renovation
December 29, 2022

Please contact us with any questions.

APPENDIX 5



ALLOWANCES
PRICE DESCRIPTION
$2,878.03 Skylight and Exterior Door (Material Only)
$1,550.00 Heating and Venting (Labor + Material)
$3,500.00 Electrical (Labor + Material)
$9,410.38 Tile (Labor + Material)
$1,177.00 Plumbing Fixtures (Material Only)

— Interior Doors (Material Only) - Reuse Existing
— Vanities (Material Only) - Reuse Existing

$1,500.00 Paint and Consumables (Material Only)
$20,015.41 SUBTOTAL
$2,001.54 10% OVERHEAD
$1,000.77 5% PROFIT

$23,017.72 TOTAL ALLOWANCES

$121,596.09 TOTAL OF PROJECT

Please contact us with any questions.





Town of Bristol, Rhode Island 

Department of Building Inspection 

 

 

10 Court Street 

Bristol, RI  02809 

bristolri.gov 

401-253-7000 

Date 12/5/22  
 
 
Peter and Ellen Grabowski, 
3 Fales Rd. 
Bristol, RI 02809 
 
 
Dear Mr. and Mrs. Grabowski, 
 
It is my opinion that the improvements proposed to your home at 3 Fales Rd. as detailed in 
Bristol Building Permit 55036, when combined with previous work performed since you 
purchased the property on 1/13/16, constitute a Substantial Improvement as defined in Section 
28-303 of the Bristol Town Code, (available at Bristolri.gov).  It is also my opinion that the 
work performed in 2017 in response to water damage from a burst pipe constitutes Substantial 
Damage under the Town Code and cannot be discounted under the exceptions to Substantial 
Improvement as defined. 
 
This opinion is based on establishing a Market Value using the 2016 purchase price of 
$627,000.00.  Section 28-303 requires inclusion of work over a 10-year period.  FEMA allows 
specific alternative methods of establishing Market Value but whichever method is used, it 
needs to provide a value prior to any flood damage.  If the 2016 purchase price is to be used 
instead of using other methods, your written acknowledgement is required. 
 
I have preliminarily determined the cost of improvements based on permits granted and pending 
since you purchased the property.  With your concurrence, I am willing to accept these costs for 
all permits prior to those for the present permit application (55036). The cost of the presently 
proposed work, including MEP permits, will need to be detailed according to methods 
acceptable under FEMA regulations.  These are described in the Substantial 
Damage/Substantial Improvement Desk Reference which is available online at  
https://www.fema.gov/sites/default/files/documents/fema_nfip_substantial-improvement-substantial-damage-desk-
reference.pdf.. 

The FEMA website provides many other sources of information to assist you in this process. 
 

 



Market Value and improvement costs need to be provided to allow for my formal decision 
before any appeal or variance requests will be considered.  The FEMA desk reference above 
covers Appeals, (Chapter 5.6.6), and Variances, (Chapter 5.6.7).  Variances are also covered in 
Section 28-310 of the Town Code.  Finally, here is a link to the Building Code Board of 
Appeals application form.  https://www.bristolri.gov/government/boards/building-code-board-
of-appeals/ 
 
 
 
Best regards 

 
Stephen Greenleaf - Building Official 

 



Town of Bristol, Rhode Island 

Department of Building Inspection 

 

 

10 Court Street 

Bristol, RI  02809 

bristolri.gov 

401-253-7000 

 
 
Date 1/12/23  
 
 
Peter and Ellen Grabowski, 
3 Fales Rd. 
Bristol, RI 02809 
 
 
Dear Mr. and Mrs. Grabowski, 
 
 
As stated previously in my letter dated 12/5/22, “it is my opinion that the improvements 
proposed to your home at 3 Fales Rd. as detailed in Bristol Building Permit 55036, when 
combined with previous permitted work performed since you purchased the property on 
1/13/16, constitute a Substantial Improvement as defined in Section 28-303 of the Bristol Town 
Code.” 
 

Substantial improvement means any combination of repairs, reconstruction, rehabilitation, 

alterations, additions or other improvements to a structure, taking place during a ten-year 

period, in which the cumulative cost equals or exceeds 50 percent of the market value of the 

structure as determined at the beginning of such ten-year period. This term includes structures 

that have incurred "substantial damage", regardless of the actual repair work performed. For 

purposes of this definition, "substantial improvement" is considered to occur when the first 

alteration of any wall, ceiling, floor, or other structural part of the building commences, whether 

or not that alteration affects the external dimensions of the structure. The term does not, 

however, include either:  

(1) Any project for improvement of a structure to correct existing violations of state or local 

health, sanitary, or safety code specifications which have been identified by the local code 

enforcement official and which are the minimum necessary to assure safe living conditions; or  

 



(2) Any alteration of a "historic" structure, provided that the alteration will not preclude the 

structure's continued designation as a "historic structure".  

 
The earliest work or transaction within the past 10 years was the purchase of the property.  To 
clarify, only the price of the improvements is used when determining the 50% limit.  The 
assessed value of the improvements (building) at the end of 2016 is $144,400.00.  If I compare 
this to the permit costs since then of $155,000.00, the 50% figure of 144,400/2 of $72,200.00 
has been exceeded.  These are my rough numbers before the proposed new work and the basis 
for denying the permit 
 
 
I will attach an application for the Bristol Building Code Board of Appeals if you still wish to 
pursue a Variance.  If that is the case, I am in receipt of your proposed additional improvement 
cost estimate.  In addition, please provide your Market Value determination or, if you are 
comfortable using the figures above, please confirm that is the case.  FEMA allows other 
approved methods of determining Market Value that you are welcome to submit as an 
alternative.  Otherwise, I would advise planning to either bring the structure in to compliance or 
delaying the project. 

Variance means a grant of relief by a community from the terms of the floodplain management 

ordinance that allows construction in a manner otherwise prohibited and where specific 

enforcement would result in unnecessary hardship.  

The FEMA desk reference, https://www.fema.gov/sites/default/files/documents/fema_nfip_substantial-

improvement-substantial-damage-desk-reference.pdf. is the best source for determining the required cost 
figures along with acceptable flood resistant construction practices.  Also, licensed design and 
legal professionals are the best source of advice in this matter.   
 
Best regards,  
 

 
 
Stephen Greenleaf - Building Official 

 














































