
   
  
 
  
  
  
 
  
   
 
  
  

 

 
Facilities are accessible to the handicapped. Please direct requests for special accommodations 48 hours 
in advance to (401) 231–4135. Persons using TDD equipment may contact Relay RI via (800) 745–6675. 
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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 

November 20, 2008 
The November meeting of the Zoning Board of Review was called to order at 7:00 p.m. at the 
Johnston Senior Center, 1291 Hartford Avenue.  

Members present: Anzelone, Aurecchia (Chair), Fascia (Vice Chair), Frezza, Jeffrey (Secretary) 
and Joseph Ballirano, Esq. (Counsel). Staff: Rian Smith, Zoning Assistant. 

I. Minutes & Meetings  
October 30, 2008, minutes accepted. 2009 calendar of meeting dates approved. Cancellation of 
December meeting approved. 

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:  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, Section D, Table III–D–1.5.4 —              
Co-location of cellular antennas on communications tower. 

Withdrawn at applicant’s request.  

B. Leading Street — Baginski (ZB ’08–57) — EXTENSION OF PRIOR APPROVAL 

LOCATION:   Leading Street; AP 15 — Lot 122 
OWNER: Joseph Baginski, LLC 
APPLICANT: Joseph Baginski 
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LOT DIMENSIONS: Area:  3,600 sq. ft. (width 40’, depth 90’) 
ZONING DISTRICT: R–15 zone (residential—15,000 sq. ft.) 
EXISTING USE: Vacant land 
PROPOSAL:  Construct single-family dwelling. 

Dimensional variances petitioned under Article III, Section F, Table III-F-1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: — SIZE 15,000’ sq. 3,600’ sq. 11,400’ sq.  

 —  FRONTAGE 
 —  WIDTH 100’ 40’ 60’ 

SETBACKS: — REAR 45’ 27’ 18’ 
 — LEFT YARD 20’ 9’ 11’ 
 — RIGHT YARD 20’ 9’ 11’ 

Extension approved. 

Sitting as Johnston Board of Appeal to consider reopening 8/28/08 Zoning Board hearing: 

C. Stonehill Boulevard — 195 Associates & Stonehill Drive (ZB ’08–42a) 

LOCATION:   Vicinity of Stonehill Boulevard & 1380 Atwood Avenue  
 AP 44/2 — Lots 66, 73 + 74 
OWNER/APPLICANT: 195 Associates, LLC & Stonehill Drive, LLC 
APPELLANTS: Anthony Ricci; William Golato; Anthony V. Sauro, Jr.; Shane Pezzulo; 

Philip & Emma Butmarc 
LOT DIMENSIONS: Area: 104.5± acres 
ZONING DISTRICT: B–2 zone (general business) 
ATTORNEY: Anthony DeSisto, Esq. 
EXISTING USE: Commercial and vacant/cleared land  
PROPOSAL:  Develop commercial and retail buildings 

PLANNING BOARD APPROVAL: 1/15/08 — Amended Master Plan  

PLANNING BOARD DECISION: 7/9/08 (Land Evidence Book 1935, p. 277) 

APPEAL FILING DEADLINE: 20 days after decision recorded 

APPEAL FILED: 7/29/08 

APPEAL REGULATIONS: Town of Johnston Subdivision Regulations, Section V, Article 
D.6, and applicable regulations. (RIGL 45.23.66–67) 

Hearing reopened, and application remanded to Planning Board for further public hearing.  
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Sitting as Zoning Board of Review. 

D. Atwood Avenue — 1302 Associates, LLC (ZB ’08–52)  

LOCATION:   1302 Atwood Avenue; AP 44 — Lot 50 
OWNER/ APPLICANT: 1302 Associates, LLC 
LOT DIMENSIONS: Area: 25,350± sq. ft. (width 195’, depth 130’) 
ZONING DISTRICT: R–15 zone (residential—15,000 sq. ft.) & B–1 
EXISTING USE: Vacant land 
PROPOSAL:  Construct single-family dwelling. 

Dimensional variance petitioned under Article III, Section F, Table III-F-1: 

 DIMENSION 
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: —  FRONTAGE 

 —  WIDTH 100’ 50’ 50’ 

Frank Manni, Esq., and Joe Casale, PE, (accepted as expert witness) presented for applicant. 
Construction for retail purpose permitted in front B–1 zone portion; single-family home in rear 
R–15. Floral Drive to be extended 95’; water also to be extended and hydrant installed. 
Discussion re: sewer, traffic—business traffic restricted from residential portion; wall; slope—
commercial below residential, and buffer. 

Letter from abutter (accepted into record as Exhibit A—Colafrancesco) re: distance between new 
dwelling and existing trees; residential portion not to be used for business; and distance from 
septic system to existing homes. Public concerns voiced re: paper street—expenses born by 
applicant (Placella); wall to prevent access of business traffic through residential area unless new 
petition submitted to Board (Bolivar); frontage (Parrillo) and distance to nearest residential 
property (Sara Markert); and lack of access to retail portion from residential, confirmed by Town 
Engineer (Pitochelli) cited as having said that no access possible. Distance from proposed 
dwelling to her house 

Joe Brito, owner, confirmed removal of temporary road after construction; and lack of access 
between front and rear portions. 

Dimensional variance approved. 

E. Hopkins Avenue — Sasa (ZB’08–47)  

LOCATION:   40 Hopkins Avenue; AP 59 — Lot 57 
OWNER/ APPLICANT: Mohamed Y. 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, Table III–F–1: 
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DIMENSION  
MINIMUM 

REQUIRED PROPOSED 
RELIEF 

REQUESTED 
LOT: —  FRONTAGE 

 —  WIDTH 
140’ 0.0’ 140’ 

Applicant cited previous Board approval of converted guesthouse with stipulation that no 
additional house be built on property. Also cited RIGL 45-24-24 and Town Zoning Ordinance, 
Section C, (accepted as Exhibit A); record deed (Exhibit B) and original 40’ access easement 
(Exhibit C). Hardship due to unique characteristic of subject land, illustrated by plat of 
surrounding area (Exhibit D). Board previously granted variance on frontage (7/31/08) for similar 
proposal, Hopkins Avenue — Pilozzi, minor subdivision in effect, usually purview of Planning 
Board. 14th Amendment of U.S. Constitution cited on equal rights and due process (Exhibit E).  

Discussion: precedence of Pilozzi project—Board cited existence of two lots and their 
reinstatement; absences of Pilozzi, Zoning Board member, and Building Official; and role of 
Planning Board. Discussion: extent of Zoning Board authority, and cost of primary structure. 
Solicitor advised case-by-case approach, and ordinance as guide. Discussion: relative sequence of 
request for relief from Zoning and approval of subdivision by Planning Board; and proposed uses 
of current residence and guest house.  

George J. West, Esq., representing abutters, expressed willingness to postpone comments and 
continue public hearing.  

Applicant request to continue to March 3, 2009, meeting approved. 

III. Adjournment 
8:25 p.m. 

Per order of the  
Johnston Zoning Board of Review  

Kenneth Aurecchia, CHAIRMAN 
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