ZBOR Minutes of March 23, 2026

Minutes of the
Newport Zoning Board of Review

A regular meeting of the Zoning Board of Review was held on Monday, March 23, 2026, in the City
Hall Council Chambers, 43 Broadway at 6:00 p.m.

PRESENT:  Wick Rudd, Chair
David Riley, Vice Chair
Russell Johnson, Secretary
Bart Grimes
Nicole Shevory
Melissa Pattavina (Alternate)

ABSENT: Richard Berlinsky (Alternate)

STAFF PRESENT:

Nicholas Armour, Zoning Officer
Kevin Gavin, Assistant City Solicitor
Zachary Cabrera, Assistant Planner

The following meeting minutes were considered an approved by the Board:
e Meeting minutes from December 15, 2025 were approved unanimously.

The following extension requests were considered and approved by the Board:
e Extension request for 98 Roseneath Avenue was approved unanimously.

The following communications were considered and approved by the Board
e Request to withdraw the zoning application for 130 Touro Street was approved unanimously.

e Request to withdraw the application of 0 Pelham Street (73 Pelham Street) was approved
unanimously.

e Request to withdraw the appeal of 18 Barney Street & 3 & 4 Barney Court was approved
unanimously.

e Newport’s 2025 Green and Complete Streets Policy was approved unanimously.
e Special Meeting date — Proposed date: April 13, 2026 was approved unanimously.

DECISIONS

App. #7BR-25-128 PETITION OF BARBARA ]. HUGHES, applicant and owner, 57 Toppa
Boulevard, TAP 11, Lot 573, (R-10A Zone) for a dimensional variance to construct a 48 sq. ft.
addition, increasing the lot coverage from 25% to 26% (20% allowed).

Attorney J. Russell Jackson was present to represent the petition and there was no opposition to the
petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and adopt as the Board’s conclusions of law that the petitioner has
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met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The motion was
approved unanimously. Mr. Jackson to write the draft decision.

Corrected App. #ZBR-25-131 PETITION OF ROBERT E. JUSTUS, applicant and owner, 86-92
Kay Street, Unit 4, TAP 11, Lot 249-4, (R-10 Zone) for a dimensional variance to legalize a
previously-installed 32 sq. ft. accessory shed, located 4° from the right (east) side property line (5’
required), increasing the lot coverage from 33% to 33.3% (20% allowed).

The applicant was present to represent the application and there was no opposition to the petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and adopt as the Board’s conclusions of law that the petitioner has
met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The motion was
approved unanimously. Staff to write the draft decision.

App. #7ZBR-25-134 PETTTION OF KARL PIGHETTI, applicant and owner, 44 Extension Street,
TAP 32, Lot 237, (R-10 Zone) for a dimensional variance to reconstruct and modify an existing one-
story roof, requiring the increase in height of a wall located 0’ from the front property line
(approximately 1’ required).

The applicant was present to represent the application and there was no opposition to the petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and adopt as the Board’s conclusions of law that the petitioner has
met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The motion was
approved unanimously. Staff to write the draft decision.

App. #7ZBR-26-1 PETTTION OF NRI 18 ROSA PARTNERSHIP, applicant and owner, 18 Rosa
Terrace, TAP 02, Lot 028, (R-10 Zone) for a dimensional variance to install a second cutb cut on a
property with a lot frontage of 75’ (100’ required) to provide two new on-site parking spaces.

Attorney Jay Lynch was present to represent the petition and there was one objector present. Prior to
hearing the petition, Mr. Lynch asked the Board to re-order the petitions to speak with the objector
present. Following a conversation with the objector present, Mr. Lynch came to an agreement, which
he presented to the Board that included the petitioner paving the driveway and removing any rocks
from the neighbor’s and the petitioner’s yard.
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Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and on the condition that the petitioner removes any rocks and debris from the neighbor’s
and the petitioner’s driveway, and that the proposed two driveways be paved over, and other
documents and adopt as the Board’s conclusions of law that the petitioner has met their burden of
proof under each element under Chapter 17.108 Variances and Modifications, and that the petition
be granted with the conditions that the project be started and substantially completed within 12
months of the date of the decision or any extension requested in writing to the Zoning Officer prior
to expiration and granted, and that all outstanding invoices for abutter notification be paid prior to
the recording of the decision, seconded by Ms. Shevory. The motion was approved unanimously. Mr.
Lynch to write the draft decision.

App. #7ZBR-26-3 PETITION OF STEPHEN LANG, applicant, NARRAGANSETT VENTURE
PARTNERS, LLC, owner, 10 Liberty Street, TAP 26, Lot 035 (R-10 Zone) for a dimensional
variance to construct a second-floor dormer 6.5’ from the north side property line (10’ required).

Attorney J. Russell Jackson and the petitioner were present to represent the application and there was
no opposition to the petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and adopt as the Board’s conclusions of law that the petitioner has
met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The motion was
approved unanimously. Mr. Jackson to write the draft decision.

Amended App. #ZBR-26-7 PETTTION OF 11 GUERNEY LLC, applicant and owner, 11 Guerney
Court, TAP 12, Lot 020, (R-10 Zone, Historic Overlay) for dimensional variances to construct a
chimney addition on the main structure located 2.83 from the north side property line (6.68” required).

The petitioner was present to represent the petition and there were no objections to the petition.
Architect Spencer McCombe was also present to represent the petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and adopt as the Board’s conclusions of law that the petitioner has
met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The motion was
approved unanimously. Staff to write the draft decision.

App. #7ZBR-26-9 PETITION OF TIMOTHY C. TASH, applicant and owner, 10 Bull Street, TAP
21, Lot 015, (R-10 Zone) for a special use permit and dimensional variances to convert a two-family
dwelling into a multi-family dwelling containing three dwellings, without providing a two-way drive
aisle or parking spaces accessed off of a drive aisle, increasing the lot coverage from 20% to 21%.
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Attorney Katherine Norman was present to represent the petition and there were no objections to the
petition. Prior to the Board voting on the petition, Ms. Norman asked the Board to bifurcate the vote.
The Board agreed and proceeded to a vote.

First, Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff
report, application, and other documents and adopt as the Board’s conclusions of law that the
petitioner has met their burden of proof under each element under Chapter 17.108 Variances and
Modifications, and that the petition be granted with the conditions that the project be started and
substantially completed within 12 months of the date of the decision or any extension requested in
writing to the Zoning Officer prior to expiration and granted, and that all outstanding invoices for
abutter notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The
motion was approved unanimously. Ms. Norman to write the draft decision.

Next, Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff
report, application, and other documents and adopt as the Board’s conclusions of law that the
petitioner has met their burden of proof under each element under Chapter 17.109 Special Use
Permits, Category 3, and that the petition be granted with the conditions that the project be started
and substantially completed within 12 months of the date of the decision or any extension requested
in writing to the Zoning Officer prior to expiration and granted, and that all outstanding invoices for
abutter notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The
motion was approved unanimously. Ms. Norman to write the draft decision.

App. #7ZBR-26-13 PETTTION OF CYNTHIA RICH, applicant and owner, 7 Sylvan Terrace, TAP
33, Lot 097 (R-10 Zone) for a dimensional variance to demolish and existing detached carport and
construct a new one car garage, located 1.92” from the right (west) side property line (6.03” required).

The applicant was present to represent the application and there was no opposition to the petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and adopt as the Board’s conclusions of law that the petitioner has
met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The motion was
approved unanimously. Staff to write the draft decision.

App. #7ZBR-25-123 APPEAL OF 4 GOOD LIC, appellants and owners, 4 Goodwin Street, Unit
1, TAP 35, Lot 236-1, (WB Zone) appealing the Zoning Officer’s determination of an incomplete
application (App #ZBR-25-111) requesting dimensional variance relief to exceed the maximum
number of guest house bedrooms for a single property.

Attorney Michael Mineau was present to represent the appellants and there was no opposition to the
appeal. Mr. Mineau explained caselaw as part of his explanation of the appeal. The Zoning Officer
responded to Mr. Mineau.

The applicant and appellees were present, Mr. Riley made a motion to deny the appeal of the Zoning
Officer’s determination of an incomplete application, seconded by Ms. Shevory. The board discussed
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the appeal and a roll call vote was taken. The appeal was unanimously denied. Staff to write draft
decision.

App. #7ZBR-25-124 APPEAL OF DOROTHY C. KOSTEK AND SHANNON K. DUNNIGAN,
appellants and owners, 4 Goodwin Street, Unit 2, TAP 35, Lot 236-2, (WB Zone) appealing the
Zoning Officer’s determination of an incomplete application (App #ZBR-25-112) requesting
dimensional variance relief to exceed the maximum number of guest house bedrooms for a single

property.

Attorney Michael Mineau was present to represent the appellants and there was no opposition to the
appeal. Mr. Mineau explained caselaw as part of his explanation of the appeal. The Zoning Officer
responded to Mr. Mineau.

The applicant and appellees were present, Mr. Riley made a motion to deny the appeal of the Zoning
Officer’s determination of an incomplete application, seconded by Ms. Shevory. The board discussed
the appeal and a roll call vote was taken. The appeal was unanimously denied. Staff to write draft
decision.

Amended App #2025-May-013 PETITION OF 594-596 THAMES STREET, LLC, applicant and
owner, 594-596 Thames Street, TAP 35, Lot 213, (Limited Business Zone) for dimensional variances
to alter an existing nonconforming development, (parking space non-conformity), by constructing an
addition to the rear of the existing structure, increasing lot coverage from 46% to 60.3% (50%
allowed); providing 2 parking spaces (12 spaces required); and seeking a variance from the commercial
parking standards regarding aisle width and backing into a public right of way.

Prior to hearing the petition, Mr. Riley made a motion to continue the application to the April 13,
2026 Special Meeting, seconded by Ms. Shevory, the motion was approved unanimously.

App. #7BR-25-108 PETTTTON OF CAFE ZELDA PROPERTY, LLC, applicant and owner, 528
Thames Street, TAP 35, Lot 149, (LB Zone) for a Special Use Permit to expand the existing two-

bedroom guest house to a four-bedroom guest house and a dimensional variance to not provide the
required on-site parking (3 additional spaces required).

Attorney Michael Monti was present to represent the application and there was no opposition to the
petition. Mr. Monti explained the petition

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and on the condition that the petitioner provide three dedicated off-site parking spaces
for the proposed guest house (proposed at TAP 35 Lot 253; 0 Spring Street), and that a parking lease
for the proposed three off-site parking spaces be presented to the Zoning Officer and Short-Term
Rental Supervisor for yearly approval, and other documents and adopt as the Board’s conclusions of
law that the petitioner has met their burden of proof under each element under Chapter 17.108
Variances and Modifications, and that the petition be granted with the conditions that the project be
started and substantially completed within 12 months of the date of the decision or any extension
requested in writing to the Zoning Officer prior to expiration and granted, and that all outstanding
invoices for abutter notification be paid prior to the recording of the decision, seconded by Ms.
Shevory. The Board discussed the motion and a roll call vote was taken. The motion was approved
unanimously. Mr. Monti to write draft decision.
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App #7ZBR-25-97 PETITION OF HEIDI WOLLERT, applicant and owner, 26 East Bowery
Street, TAP 33, Lot 008, (R-10 Zone) for a dimensional variance to allow a Home Occupation guest
rental of two bedrooms within the existing single-family dwelling without providing required parking
on the property (2 additional spaces required).

The applicant was present to represent the application and there was no opposition to the petition.
The applicants explained that they hadn’t yet obtained a parking lease, but were working on obtaining
one.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents and that the applicants obtain off-site parking spaces, and submit a
parking lease yearly to the Zoning Office for approval, and adopt as the Board’s conclusions of law
that the petitioner has met their burden of proof under each element under Chapter 17.108 Variances
and Modifications, and that the petition be granted with the conditions that the project be started and
substantially completed within 12 months of the date of the decision or any extension requested in
writing to the Zoning Officer prior to expiration and granted, and that all outstanding invoices for
abutter notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The
Board discussed the motion and a roll call vote was taken. The motion was approved unanimously.
Staff to write draft decision.

App. #ZBR-25-129 PETITION OF MICHELE McCORMACK, applicant and owner, 9 Kay Street,
TAP 25, Lot 018, (R-10 Zone, Historic Overlay) for a dimensional variance to construct a 364 sq. ft.

pool increasing the lot coverage from 22% to 25% (20% allowed)
The applicant was present to represent the application and there was no opposition to the petition.

Mr. Riley made a motion to adopt as the Board’s findings of fact the information in the staff report,
application, and other documents, and adopt as the Board’s conclusions of law that the petitioner has
met their burden of proof under each element under Chapter 17.108 Variances and Modifications,
and that the petition be granted with the conditions that the project be started and substantially
completed within 12 months of the date of the decision or any extension requested in writing to the
Zoning Officer prior to expiration and granted, and that all outstanding invoices for abutter
notification be paid prior to the recording of the decision, seconded by Ms. Shevory. The Board
discussed the motion and a roll call vote was taken. The motion was approved unanimously. Staff to
write draft decision.
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