TOWN OF BRISTOL, RHODE ISLAND

TECHNICAL REVIEW COMMITTEE

Technical Review Committee Agenda
Wednesday, September 30, 2026 at 10:00 AM
Department of Community Development, 35 Washington Street,
Bristol, RI 02809

A. Pledge of Allegiance
B. New Business
Bl. Keith N. Johnson - Special Use Permit:

to construct
an approximate 32ft. x 62ft. single-family dwelling at
a height greater than 25 feet above grade in the flood
zone. Located at 13.5 Smith Street; Assessor’s Plat
133, Lot 127; Zone: R-15.

"In no case shall the recommendation of the TRC be
binding on the Board in its activities or decisions."

C. Adjournment

Date Posted: September 18, 2026

Posted By: mbw

10 COURT STREET, BRISTOL, RI 02809-2208  401-253-7000 FAX 401-253-2647  www.bristolri.gov



Item B1.

Record ID: ZBR-26-39

Zoning Board of Review Application

, 13.5 Smith Street 133 127
Town of Bristol

August 10, 2026

Applicant
Name of Applicant KEITH JOHNSON
Attorney

Who is Submitting this Application
& PP If other, Describe:

Owner's Name (If Different than

Applicant) KEITH JOHNSON
Location for Application
Property Type Both
Zoning District R-15
Address Plat Lot

Address, Plat, Lot .

13.5 Smith Street 133 127
Type of Application
Application Type Special Use Permit

Proposed
P If other, Detail:

N Building T
ew Bullding lype If other, Detail:

Size of Proposed Building(s)/Addition(s) (If applicable)

Total Square Footage feet
Width in Feet feet
Length in Feet feet
Height Above Grade feet

Number of Stories

Setbacks

Front Yard in Feet feet
Rear Yard in Feet feet
Left Side Yard in Feet feet
Right Side Yard in Feet feet
Height in Feet feet

Extension Request

Date of Original Extension

Date of First Extension

Provisions of Zoning Ordinance (If Known) J




Section 28-409 (2) and Section 28-150 (eee)
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]

Describe the extent of the proposed alterations and the reasons for the requesting relief

SEE Narrative

Existing Lot Specifications

Current Use of Premises

Residential

If other, explain:

Number of Units

Lot Area 14,679
Lot Frontage 94.8
Lot Depth 118

Existing Buildings & Structures

Structure: Primary Residence

]Square Footage: 1,530

Building/Structure Detail if Other:




Zoning Board Narrative

13 ¥2 Smith Street, Bristol, Ri

The subject property is a 14,679 square foot lot located on an easement from a private
road, known as Kickemuit Anchorage Way. Kickemuit Anchorage Way accesses to Smith
Street. There is currently one single family cottage located on the property, used only for
personal family use, plus an oversize garage/boat storage building with an extended-roof
platform-patio.

We have owned this property for 28 years and during this period have remodeled each
room within the cottage, re-roofed it, installed insulation, installed vinyl siding, and new
double pane windows. Inrecentyears, the property has become the victim of rising tides,
and we have experienced one to two flooding incidents per year, exclusive of tropical
storms. |am attaching several pictures of this flooding, which has reached a height of
about 3 feet above ground level. One of those pictures also shows marks which | have
made on the inside of the garage door which shows the flood level from Hurricane Sandy
(2012) and high tide levels in December 2022 and December 2023.

We have explored the potential to raise the current cottage structure and had a design
developed by Fagan Design of Newport. Attached you will find their 3-dimensional
drawings of the present cottage and their similar drawings for a raised cottage. However,
when we consulted with Principe Engineering of Tiverton about the structural issues of
raising the cottage, their study indicated that it could not be elevated because it had been
constructed at 3 different times, and the additional structures had not been integrated.
Therefore, we have concluded that it is necessary to demolish the existing structures on
the lot and build a new single-family residence which will be elevated so that the first living
flooris 16 feet above mean high tide.

Relief is being requested of the Zoning Board pursuant to SECTION 28-409 (2) and
SECTION 28-150 (eee )

A Special Use Permitis requested due to the proposed structure being over 25’ in a flood
zone. The proposed house will be 35’ above the existing mean grade of 5’ foot and 33’ feet
7 3/8” above the proposed final grade. The design complies with all standards of Section
28-150 (eee) and, we believe, the spirit of the standards in Section 28-150.
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(1) The construction will conform to all building code requirements in a flood zone. The

lower level will be properly flood vented and engineered per requirements for residences in

the AE Zone with limited wave action.
(2) Roof pitches are greater than 4/12 except for the small 3 season room off the dining
area and the laundry room, which has a pitch is 3/12. All main roof trusses have a roof

pitch of 10/12 or 12/12.

(3) The structure is within all set-back designations which are 20’ minimum on all sides.

(4) Building size is as follows:

Lot Size: 14,679 sf

Proposed Footprint:
Foundation Area: 1,364 sf
15t Floor Living Area: 1,772 sf
2" Floor Living Area: 1,060 sf
2" Floor Ratio to 1% Floor Living Area: 59.8%
Deck Area w/o stairs: 456 sf=16.1% of Living Area on Floors 1 & 2

The Lower level has an elevated front-door room (522 sf) for a stairway, lift, and slider
access to the patio. If this room is included as Living Space, the 456 sf of deck equals
13.6% of Living Areas. This is a single deck, which overlooks the Kickemuit and not any
adjoining residences. properties.

A key concern is whether or not this Special Use request will change the nature of the
Smith Street neighborhood. We do not think this will be the case, for the following

reasons:

The closest point on the structure is approximately 160’ from Smith Street.
e Adjacent to Smith Street is a tall evergreen hedge which is approximately 20’ tall.

See the attached photo. Just beyond the evergreen hedge is a large weeping willow

tree which further blocks any sight line in the direction of the proposed structure.
e The adjoining property, to the East, is the Kickemuit River. See photo
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a.

The adjoining property to the North is Common Land of the Anchorage Court
Association which is used for boat storage and access to their dock. Beyond this is
protected wetland and the Kickemuit. See photo

The adjoining property to the West is common land of the Anchorage Court
Association which is used for boat and boat trailer storage. A high hedge and trees
separate this lot from that property. See Photo

The adjoining property to the South (33 Smith Street) is owned by the same family
trust which owns this property.

There is one neighboring structure to the South/East which is Lot# (51Smith
Street). This is an elevated house with the first living floor at least 10’ above ground
level. It does not meet the present Code Standards because it has equal areas on
the 1% and 2" living levels. Several pictures of this house are attached.

The adjacent house to the east is 53 Smith Street. Itis also an elevated structure
with the 1% living floor at least 8’ above ground level. See attached pictures of this
structure. Elevated structures are common to the immediate neighborhood.

. SECTION 28-409 1(c) Dimensional Variance

That the hardship from which the applicant seeks relief is due to the unique
characteristics of the subject land or structure and not to the general
characteristics of the surrounding area, and not due to an economic disability of the
applicant. Because the existing grade is far below BFE, the house needs to be raised
significantly to comply with FEMA flood zone requirements and the recommended
added freeboard per CRMC.

That such hardship is not the result of any prior action of the applicant. The existing
property presents this hardship, and the existing dwelling needs to be replaced as it
is in disrepair and well below BFE.

That the granting of the requested variance will not alter the general characteristic of
the surrounding area or impair the intent or purpose of this chapter or the
comprehensive plan of the town. In contrast, this design has deep eaves and a
street side articulation that maintains the spirit of the provision. SEE VARIOUS
PHOTOS ATTACHED as evidence of “character” of surrounding properties.
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Item B1.

2. In granting a dimensional variance, that the hardship that will be suffered by the owner
of the subject property is the dimensional variance is not granted shall amount to more
than a mere inconvenience, meaning that relief sought is minimal to a reasonable
enjoyment of the permitted use to which the property is proposed to be devoted. The fact
that a use may be more profitable or that a structure may be more valuable after the relief
is granted shall not be grounds for relief.

The primary motivation of the Project although it will enhance the property value is to make
the property more functional and comply with current codes related to flood hazard zones.
The current structure is not compliant with FEMA regulations.

The above Dimensional Variance discussion is in the event the Board discerns a need for a
Dimensional Variance such as height of the structure.
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13 .5 Smith St, Bristol, Rl
Technologies

Map/ LOt: 133‘127 Precision Mapping. Geospatial Salutions
1inch = 25 Feet
25 50

S

September 15, 2026

www.cai-tech.com

Data shown on this map is provided for planning and informational purposes only. The municipality and CAI Technologies are not responsible for any use for other purposes
or misuse or misrepresentation of this map.
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13.5 Smith Street - 300" Radius

- e Town of Bristol, RI TeChHOlOgleS
: Linch = 141 Feet www.cai-tech.com
September 15, 2026 0 141 282 423
\

20 SEWER EASEMENT

#15\ ,\\
\ y —

205 - s o \ X T
134 ;\ \g #17 L
68900 sf & \ \‘) . » _
TR e E _ o
o W )l&/
be 5N 3 i Yo
B4 sf #19 > \\ | & seviea
T 46/
g 124
o e \ 9776 st / oa
’)%‘\\ /\7‘ ’a‘ﬁ
125 \ A 18 7 123
10957 sf o 8289
Y woramace/ N
e EASEMENT
N
.\ #4g #44
126 % o\ 2308
8425 sf | [
#1
48 2 863 8
. = 2
X - #14 g '7>0
|\ 8299 o, Q s}
|l | 2 S
; 13 9 %\
E\ 8230sf @

10 WALKING

EASEMENT 1
#5355
s #99
\\ \i‘\’ 747
‘ \ ¥ 0 sf 7500 sf

21345

#1160 0 RN el — e 180
21345 st M#

\ 2342 | 71006
l//%'* 4 #
104 "_\ “,E ”5'7"77?:"9}!“ J—
\ x\ 43 #10
\ \ - . 5 e 7290 s 3
= " | y #A1NE 4coos ™ 8 o —
& \? % \ \ 4500 st g0 4= 64 , 42 #16
\ © e 133 | # s ‘ i
- \ o |3 \ 8 2 2 9850 f 1981 g 8100sf
\ L R 4 Pt . _w T a2a
\ - q . e
| \ P # 3\ 76 # # e
& : o B Ve sast 9000 st _—
= \ e ccc N b w40 #20 #18
= 1 - 1! —=asd o = 5 |

Data shown on this map is provided for planning and informational purposes only. The municipality and CAl Technologies are not responsible for any use for other purposes
or misuse or misrepresentation of this map.




300 feet Abutters List Report
Bristol, RI
September 15, 2026

Item B1.

Subject Property:

Parcel Number: 133-127 Mailing Address: JOHNSON, KEITH N DEANNE M

CAMA Number: 133-127 TRUSTEE & DEANNE & K

Property Address: 13 .5 SMITH ST 547 WOONSOCKET HILL ROAD
NORTH SMITHFIELD, RI 02896

Abutters:

Parcel Number: 133-105 Mailing Address: WEINSTEIN, JUNE T.

CAMA Number: 133-105 31 SMITH ST

Property Address: 31 SMITH ST BRISTOL, RI 02809

Parcel Number: 133-117 Mailing Address: RUDE, ROBERT T & DEBORAH TE

CAMA Number: 133-117 37 SMITH ST

Property Address: 37 SMITH ST BRISTOL, RI 02809

Parcel Number: 133-118 Mailing Address: WALLACE-TOOHEY, KATHRYN D.

CAMA Number: 133-118 34 ANCHORAGE CT

Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

34 ANCHORAGE CT

133-119
133-119
36 ANCHORAGE CT

133-120
133-120
38 ANCHORAGE CT

133-121
133-121

40 ANCHORAGE CT

133-122
133-122
42 ANCHORAGE CT

133-123
133-123
44 ANCHORAGE CT

133-127
133-127
13 .5 SMITH ST

133-128
133-128
61 SMITH ST

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

&’I‘suh: wlog ies

www.cai-tech.com

BRISTOL, RI 02809

LUDES, JOHN T. JR TRUSTEE & LUDES,
ANNE W. (1/2) T

36 ANCHORAGE CT

BRISTOL, RI 02809

FERREIRA, PAUL J & KENDRA J -
TRUSTEES WESTVIEW REALTY TRUST
38 ANCHORAGE CT

BRISTOL, RI 02809

TAMBASCIO, LAWRENCE J. & LAURA K.
TE

40 ANCHORAGE CT

BRISTOL, RI 02809

FINKENSTAEDT, TIMOTHY & MARY JO
TE

42 ANCHORAGE CT

BRISTOL, RI 02809

WALDEN, CHRISTOPHER S. KATHLEEN
JT

44 ANCHORAGE CT

BRISTOL, RI 02809

JOHNSON, KEITHN DEANNE M
TRUSTEE & DEANNE & K

547 WOONSOCKET HILL ROAD
NORTH SMITHFIELD, RI 02896

DAHL, DOUGLAS M & SUSANE TE
C/O DOUGLAS DAHL 84 BAY STATE RD
WESTON, MA 02493

Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies

9/15/2026

are not responsible for any use for other purposes or misuse or misrepresentation of this report.

Abutters List Report - Bristol, RI

Page 1 of 3




Bristol, Rl
September 15, 2026

Parcel Number: 133-129
CAMA Number: 133-129
Property Address: 57 SMITH ST

Parcel Number: 133-18
CAMA Number: 133-18
Property Address: 55 SMITH ST

Parcel Number: 133-19
CAMA Number: 133-19
Property Address: 59 SMITH ST

Parcel Number: 133-20
CAMA Number: 133-20
Property Address: 53 SMITH ST

Parcel Number: 133-21
CAMA Number: 133-21
Property Address: 56 SMITH ST

Parcel Number: 133-22
CAMA Number: 133-22
Property Address: 22 SMITH ST

Parcel Number: 133-23
CAMA Number: 133-23
Property Address: 33 SMITH ST

Parcel Number: 133-27
CAMA Number: 133-27
Property Address: 52 SMITH ST

Parcel Number: 133-46
CAMA Number: 133-46
Property Address: 33 WILCOX ST

Parcel Number: 133-47
CAMA Number: 133-47
Property Address: 14 SMITH ST

Parcel Number: 133-48
CAMA Number: 133-48
Property Address: 30 SMITH ST

Parcel Number: 133-49
CAMA Number: 133-49
Property Address: 11 SMITH ST

300 feet Abutters List Report

Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:

Mailing Address:

@TJHH!AJMJA» S

www.cai-tech.com

GUERRERA, MATTHEW S
220 MORRISON AVE
MIDDLETOWN, RI 02842

MATRONE, CHRISTINE F & RICHARD M
TE

104 KICKEMUIT AVE

BRISTOL, Rl 02809

BIELECKI DENNIS D JANET MAY TE
570 MADISON AVE
ANGOLA, NY 14006

BIELECKI, DENNIS & JANET TE
53 SMITH ST
BRISTOL, RI 02809

DAHL, DOUGLAS SUSAN
84 BAY STATE RD
WESTON, MA 02493

QUINN, JOHN T SR LE QUINN, JOHN T
JR & AZZARONE, JUNE MARIE TC

22 SMITH ST

BRISTOL, RI 02809

JOHNSON, KEITH N. DEANNE M., CO
TRST & KEITH N

547 WOONSOCKET HILL RD

NORTH SMITHFIELD, RI 02896

NYBERG, PETER H. DINGEE, SANDRA
M. TE

52 SMITH ST.

BRISTOL, RI 02809

KICKEMUIT COVE, LLC
c/o Susan Dahl 84 Bay State Road
Weston, MA 02493-2172

ROCHA NORMA TRUSTEE ROCHA
FAMILY REVOOCABLE TRUST

100 BEECHWOOD DRIVE
CRANSTON, RI 02921

RZEGOCKI, JANE E
133 MIDDLE RD
PORTSMOUTH, RI 02871

BORGIA, MELISSA TRUSTEE
11 SMITH ST
BRISTOL, RI 02809

Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies

9/15/2026 are not responsible for any use for other purposes or misuse or misrepresentation of this report.

Abutters List Report - Bristol, RI

Item B1.

Page 2 of 3




Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

133-51
133-51
51 SMITH ST

133-58
133-58
SMITH ST

133-60
133-60
60 SMITH ST

133-65
133-65
8 WILCOX ST

133-69
133-69
MASTERSON LN

300 feet Abutters List Report

Bristol, RI
September 15, 2026

Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
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Item B1.

PRINCIPE, ELIN A LE MASSA, MELONIE
E

51 SMITH ST

BRISTOL, RI 02809

DAHL, DOUGLAS & SUSAN TE
84 BAY STATE RD
WESTN, MA 02493

GRAY, ELANIE M. TRUSTEE
P.0. BOX 812340
WELLESLEY, MA 02482

VAUGHN, MICHAEL D. TRUSTEE
8 WILCOX ST
BRISTOL, RI 02809

VAUGHN, MICHAEL D. TRUSTEE
8 WILCOX ST
BRISTOL, RI 02809

Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies

9/15/2026

are not responsible for any use for other purposes or misuse or misrepresentation of this report.
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BIELECKI DENNIS D
JANET MAY TE

570 MADISON AVE
ANGOLA, NY 14006

BIELECKI, DENNIS & JANET
53 SMITH ST
BRISTOL, RI 02809

BORGIA, MELISSA TRUSTEE
11 SMITH ST
BRISTOL, RI 02809

DAHL, DOUGLAS
SUSAN

84 BAY STATE RD
WESTON, MA 02493

DAHL, DOUGLAS & SUSAN TE
84 BAY STATE RD
WESTN, MA 02493

DAHL, DOUGLAS M &
SUSANE TE

C/O DOUGLAS DAHL
84 BAY STATE RD
WESTON, MA 02493

FERREIRA, PAUL J & KENDRA
WESTVIEW REALTY TRUST
38 ANCHORAGE CT

BRISTOL, RI 02809

FINKENSTAEDT, TIMOTHY & M
42 ANCHORAGE CT
BRISTOL, Rl 02809

GRAY, ELANIE M. TRUSTEE
P.O. BOX 812340
WELLESLEY, MA 02482

GUERRERA, MATTHEW S
220 MORRISON AVE
MIDDLETOWN, RI 02842

JOHNSON, KEITH N

DEANNE M TRUSTEE & DEANNE
547 WOONSOCKET HILL ROAD
NORTH SMITHFIELD, RI 02896

JOHNSON, KEITH N.

DEANNE M., CO TRST & KEIT
547 WOONSOCKET HILL RD
NORTH SMITHFIELD, Rl 02896

KICKEMUIT COVE, LLC
c/o Susan Dahl

84 Bay State Road
Weston, MA 02493-2172

LUDES, JOHN T. JR TRUSTEE
36 ANCHORAGE CT
BRISTOL, RI 02809

MATRONE, CHRISTINE F & RI
104 KICKEMUIT AVE
BRISTOL, RI 02809

NYBERG, PETER H.
DINGEE, SANDRA M. TE
52 SMITH ST.

BRISTOL, RI 02809

PRINCIPE, ELIN A LE
MASSA, MELONIE E
51 SMITH ST
BRISTOL, RI 02809

QUINN, JOHN T SR LE
QUINN, JOHN T JR & AZZARO
22 SMITH ST

BRISTOL, RI 02809

ROCHA NORMA TRUSTEE
ROCHA FAMILY REVOOCABLE T
100 BEECHWOOD DRIVE
CRANSTON, RI 02921

RUDE, ROBERT T & DEBORAH
37 SMITH ST
BRISTOL, RI 02809

Item B1.

RZEGOCKI, JANE E
133 MIDDLE RD
PORTSMOUTH, RI 02871

TAMBASCIO, LAWRENCE J. &
40 ANCHORAGE CT
BRISTOL, Rl 02809

VAUGHN, MICHAEL D. TRUSTE
8 WILCOX ST
BRISTOL, Rl 02809

WALDEN, CHRISTOPHER S.
KATHLEEN JT

44 ANCHORAGE CT
BRISTOL, Rl 02809

WALLACE-TOOHEY, KATHRYN D
34 ANCHORAGE CT
BRISTOL, Rl 02809

WEINSTEIN, JUNE T.
31 SMITH ST
BRISTOL, Rl 02809
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