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TOWN OF JOHNSTON 
Zoning Board of Review 

100 Irons Avenue, Johnston, RI  02919 

TEL.: (401) 231–4000 FAX: (401) 231–4181

MINUTES 

October 30, 2008 

I. Roll Call 
The October meeting of the Zoning Board of Review was called to order at 7:00 p.m. at the 
Johnston Senior Center, 1291 Hartford Avenue.  

Present:  Anzelone, Caparrelli, Fascia (Vice Chair), Frezza, Jeffrey (Secretary), and Pilozzi.  

Also present:  Joseph Ballirano, Esq., (Counsel) and Bernard J. Nascenzi (Zoning Official).  

(Prior minutes to be submitted at November 20 meeting) 

II. Old Business 

A. Ludlow Street — Metro PCS (ZB’08–40)  

LOCATION:   Ludlow Street, AP 1 – Lot 73 
OWNER: Belo Holdings c/o Belo Corporation 
APPLICANT: Metro PCS, Massachusetts, LLC 
LOT DIMENSIONS: Area: 29.77± acres 
ZONING DISTRICT: R–40 Zone (residential—40,000 sq. ft.) 
ATTORNEY: Jackie Slaga., Esq. 
ARCHITECT: Bay State Design 
EXISTING USE: Wireless communications tower. 
PROPOSAL:  To co-locate 6 Metro PCS antennas on tower and install up to six 

cabinets on the ground for battery back-up and equipment. 

Special Use Permit  petitioned under Article III.D.III–D–1.5.4 —  Co-location of cellular 
antennas on communications tower. 

Request for continuance until November 20, 2008, approved (letter accepted as Exhibit A).  
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B. Putnam Pike — Acosta (ZB’08–44) 

LOCATION:   123 Putnam Pike, AP 39 — Lot 13 
OWNER: Ron Russo 
APPLICANT: Joseph Acosta 
LOT DIMENSIONS: Area: 15,328± sq. ft. 
ZONING DISTRICT: B–2 zone (general business) 
EXISTING USE: Vacant land 
PROPOSAL:  Operate an auto repair facility 

Special Use Permit petitioned under Article III.D.III–D–1.9.7: 

Proposal to begin new operations in existing auto mechanic shop on portion of lot. Discussion: 
no proposed change to size or capacity of facility; electricity; removal of cars for sale by owner 
to allow additional space for new operator; enclosure of dumpster; perimeter fence; congestion of 
vehicles on abutting Town-owned property and on public street; residential neighborhood; 
questionable display by tenants; general appearance of premises. Photos introduced (Exhibit D). 

Applicant was asked to demonstrate compliance with town codes and state regulations, and 
conduct due diligence. Discussion: distinction between businesses on either side of property; 
extent of owner’s responsibility; neighbor complaints and town inspections; dilapidation of area; 
proposed merger with adjacent property; mixed zoning district; Board authority to place 
restrictions on business operations, such as perimeter fence and between business and residential.  

Applicant request for continuance until January 8, 2009, approved with stipulations — no repair 
conducted by applicant on premises; no further continuance; and no vehicles towed to property. 
(60 days deemed sufficient to improve property to Board and Building Official’s satisfaction.) 

C. Hopkins Avenue — Sasa (ZB’08–47)  

LOCATION:   40 Hopkins Avenue; AP 59 — Lot 57 
OWNER/ APPLICANT: Mohamed Sasa 
LOT DIMENSIONS: Area: 3.90 ± acres (width 270’, depth 528’) 
ZONING DISTRICT: R–40 Zone (residential—40,000 sq. ft.) 
EXISTING USE: Single family dwelling with guest house 
PROPOSAL:  Divide lot & construct additional single family dwelling at rear  

Dimensional variance petitioned under Article III.F.III–F–1: 

DIMENSION  
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: —  FRONTAGE 

 —  WIDTH 
140’ 0.0’ 140’ 

Applicant request to continue to November 20, 2008, approved (letter accepted as Exhibit B).  
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III. New Business 
Atwood Avenue — 1302 Associates (ZB’08–52)  

Request to continue to November 20, 2008, approved (letter accepted as Exhibit C). 

A. Anthony St. — Phillips (ZB’08–50) — EXT. OF PRIOR APPROVAL  

LOCATION:   Anthony Street; AP 11 — Lot 230 
OWNER/ APPLICANT: Robert L. Phillips 
LOT DIMENSIONS: Area: 3,562± sq. ft. (width 42’, depth 76’) 
ZONING DISTRICT: R–15 Zone (residential—15,000 sq. ft.) 
EXISTING USE: Vacant land 
PROPOSAL:  Construct single family dwelling with porch 

Dimensional variance petitioned under Article III.F.III–F–1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: — SIZE 15,000’ sq. 3,562 ‘sq. 11,438’ sq.  

 —  FRONTAGE 
 —  WIDTH 

100.0’ 42.0’ 58.0’ 

 — COVERAGE 25.0% 31.0% 6.0% 
SETBACK: — REAR 45.0’ 8.0’ 37.0’ 

 — LEFT YARD 12.6’ 7.24’ 13.0’ 

Request to withdraw from agenda approved—due to imminent expiration of prior approval and 
issuance of erosion control and foundation permit (within one-year vesting period).  

B. Belvedere Street — Griffin (ZB’08–51) 

LOCATION:   14 Belvedere Street; AP 48 —Lot 347 
OWNER/ APPLICANT: James & Darlene Griffin 
LOT DIMENSIONS: Area: 7,000± sq. ft. (width 70 depth 100 
ZONING DISTRICT: R–20 Zone (residential—20,000 sq. ft.) 
EXISTING USE: Residential 
PROPOSAL:  Replace addition (proposed: 2-story, 3 bedrooms, 1 bath) and add garage 

Dimensional variance petitioned under Article III.F.III–F–1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: — SIZE 20,000’ sq. 7,000’ sq. 13,000’ sq.  

 —  FRONTAGE 
 —  WIDTH 

120’ 70.5’ 49.5’ 
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 — COVERAGE 20% 27.5% 7.5% 
SETBACK: — FRONT 30’ 12.1’ 17.9’ 

 — REAR 50’ 37.5’ 12.5’ 
 — LEFT YARD 25’ 11.2’ 13.8’ 
 — RIGHT YARD 25’ 5.0’ 20.0’ 

Proposal to add garage and 4’x7’ room to rear of existing dwelling with bedroom upstairs for 
additional family, replacing existing structure and extending foundation. Discussion: increase in 
footprint, lack of kitchen; current occupancy, and sewage.  

Dimensional relief approved. 

C. Hayes Avenue — Andrade (ZB’08–53) 

LOCATION:   7 Hayes Avenue; AP 36 —Lot 101 
OWNER/ APPLICANT: José Andrade 
LOT DIMENSIONS: Area: 11,000± sq. ft. (width 110’, depth 100’’ 
ZONING DISTRICT: R–15 Zone (residential—15,000 sq. ft.) 
EXISTING USE: Residential 
PROPOSAL:  Construct 25’ x 26’ (650 sq. ft.) garage with storage above 

Dimensional variance petitioned under Article III.F.III–F–1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: — SIZE 15,000’ sq. 11,000’ sq. 4,000’ sq.  
SETBACK: — FRONT 25’ 22.0’ 3.0’ 

 — REAR 45’ 35.7’ 9.3’ 
 — LEFT YARD 20’ 8.0’ 12.0’ 
 — RIGHT YARD 20’ 19.5’ 0.5’ 

Proposal to build 2-car garage with room above restricted to storage. Discussion: room usage and 
utilities (no heat); distance to nearest properties, and chain-link fence between; no proposed 
business; lack of fire code for unfinished spaces. Public comment requested.  

Dimensional relief approved with stipulation that 2nd floor of garage remain unfinished as 
appropriate to storage space. 

D. Sprague Circle — Cairo (ZB’08–54) — EXTENSION OF PRIOR APPROVAL 

LOCATION:   13 Sprague Circle; AP 7 – Lot 144 
OWNER/ APPLICANT: Valentino A. Cairo 
LOT DIMENSIONS: Area: 15,007± sq. ft.  
ZONING DISTRICT: R–15 Zone (residential—15,000 sq. ft.) 
EXISTING USE: Vacant land 
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PROPOSAL:  Construct single-family dwelling  

Dimensional variance petitioned under Article III.F.III–F–1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
SETBACK: — LEFT YARD 20’ 12.5’ 7.5’ 

One-year extension of dimensional variance to build single-family dwelling requested. 
Discussion: lack of changes to proposal, length of extension allowed. Public comment requested.  

Dimensional relief approved.  

E. Meriline Street — Velasco (ZB’08–55) 

LOCATION:   2 Meriline Street; AP 12 — Lot 62 
OWNER/ APPLICANT: José M. Velasco 
LOT DIMENSIONS: Area: 9,900± sq. ft. (width 110’, depth 90’ 
ZONING DISTRICT: R–10 Zone (residential—10,000 sq. ft.) 
EXISTING USE: Single family dwelling 
PROPOSAL:  Convert existing patio into living space 

Dimensional variance petitioned under Article III.F.III–F–1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: — SIZE 10,000’ sq. 9,900’ sq. 100’ sq.  
SETBACK: — REAR 40’ 20.1’ 19.9’ 

Proposal to enclose existing back deck and convert into living space with small bathroom on rear 
wall. Discussion: utilities, insulation, foundation; conformity with RI building code, inspection 
process, and procedure. Public comment requested.  

Dimensional relief approved.  

IV. Adjournment 
8:14 p.m. 
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