ZBOR Minutes of April 20, 2026

Minutes of the
Newport Zoning Board of Review

A regular meeting of the Zoning Board of Review was held on Monday, April 20, 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
Melissa Pattavina (Alternate)
Richard Betlinsky (Alternate)

ABSENT: Bart Grimes
Nicole Shevory

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

The following meeting minutes were considered by the Board:

e Mr. Riley explained some corrections from the March 23, 2026 Draft Minutes, and
recommended the minutes be sent back to Staff for corrections to be made and presented to
the Board at the May 18, 2026 Zoning Board of Review meeting.

e Mr. Riley made a motion to send the March 23, 2026 Draft Minutes back to Staff for
corrections to made and presented the Board at the May 18, 2026 Zoning Board of Review
meeting, seconded by Ms. Pattavina. The motion was unanimously approved.

The following communications were considered and approved by the Board

e Request to withdraw the zoning application for 12 Goodwin Street was approved
unanimously.

DECISIONSS

A pp. #2BR-26-18 PETTTION OF STEPHEN LANG, applicant, NARRAGANSETT VENTURE
PARTNERS, LLC, owner, 10 Liberty Street, TAP 26, Lot 035 (R-10 Zone) for a dimensional
variance to install two AC condensers 3’ from the right (south) side property line (5’ required).

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
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
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notification be paid prior to the recording of the decision, seconded by Ms. Pattavina. The motion
was approved unanimously. Mr. Jackson to write the draft decision.

A pp. #2BR-25-141 PETITION OF MARK & KATHERINE WATTS, applicants and owners, 64
Bateman Avenue, TAP 40, Lot 160 (R-10A Zone), for a dimensional variance to construct a detached
accessory structure located 14’-10” from the Kerins Terrace front property line (20’ required).

The petitioners were present to represent the application and respond under oath from questions from
the Board. The petitioners explained the project and Mr. Riley asked if they would be addressing
stormwater concerns — the applicants answered that they will be taking measures to address
stormwater concerns.

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. Pattavina. The motion
was approved unanimously. Staff to write the draft decision.

Corrected App. #ZBR-26-4 PETITION OF MEND YOGA, applicant, BJA ASSOCIATES, LL.C,
owner, 283-287 Broadway, TAP 11, Lot 066, (LB Zone) for a special use permit to establish a
commercial indoor recreation facility (yoga studio), and dimensional variances to the parking standards
to not provide the 14 additional parking spaces required and the minimum lot size required for a
commercial indoor recreation facility (3,633 sq.ft. provided where 10,000 sq.ft. is required).

Attorney Beau Akers was present to represent the application and there were no objectors present —
Staff did receive one written letter of objection. The petitioners and owners were present to represent
the application and respond under oath to questions from the Board. Land use expert Jim Houle and
traffic expert Todd Brayton were also present to support the petition and respond under oath to
questions from the Board. Mr. Akers explained the application and responded under oath to questions
from the Board. Following Mr. Akers’ testimony, the Zoning Officer explained the parking situation
at the subject property.

Following the Zoning Officer’s testimony, the applicant testified to the Board and responded under
oath to questions from the Board. Following the petitioner’s testimony, land use expert Jim Houle
testified and responded under oath to questions from the Board. Then, traffic expert Todd Brayton
testified and responded under oath to questions from the Board. Following Mr. Brayton’s testimony,
Mr. Riley proposed two conditions — (1) three bike racks be placed on the curb bump out by the
Broadway front of the property and (2) there be improved signage placed by the existing parking (on
the Friendship Street frontage) to reduce potential vehicular accidents.

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 on the condition that three bike racks be placed on the
Broadway frontage, and improved signage be placed by the existing parking on the Friendship Street
frontage the subject property 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
under Chapter 17.109 Special Use Permits, Category 6, that the petition be granted with the conditions
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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. Pattavina. The Board discussed the petition and a roll call vote was taken, the motion
was approved unanimously. Mr. Jackson to write the draft decision.

App. #7BR-26-14 PETTTION OF AINA & JEFFREY F. PALLIS, applicants and owners, 14-16
Bull Street & 2 Central Street, TAP 21, Lot 032-6, (R-10 Zone) for dimensional variances to expand

an existing, legal, non-conforming, detached 3-car garage by 3’ to the south, raising the garage walls
located 1’ from the right (north) side property line (8.28” required), demolishing a deck and
constructing a new porch connection between the main house and the garage, increasing the lot
coverage from 43.61% to 45.16% (23.44% allowed), and modifying a shed-roof dormer by
reconstructing the dormer roof as a hipped roof, reaching a height of 32’-9” (30” allowed).

Attorney Michael Monti was present to represent the petition and there were no objections to the
petition. The petitioner and the project architect were also present to represent the petition and
respond under oath to questions from the Board. Mr. Monti explained the petition and responded
under oath to questions from the Board.

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. Pattavina. The Board
discussed the petition and a roll call vote was taken, the motion was approved unanimously. Mr. Monti
to write the draft decision.

App. #ZBR-26-16 PETITION OF STAY NEWPORT, LLC, applicants, and THE JEAN M. SMITH
REVOCABLE TRUST 2006, owners, 5 Lees Wharf, TAP 32, Lot 019 (WB Zone), for a dimensional
variance to convert a 3-bedroom Guest House to a 5-bedroom Guest House without providing the
required on-site parking (2 additional spaces required).

The petitioners were present to represent the application and there were no objectors present (Staff
did receive one written objection). Prior to the applicant presenting the application, Mr. Berlinksy
recused himself from adjudicating the petition. The petitioners explained the application and
responded under oath to questions from the Board. Following the petitioners’ testimony, the Board
invited members of the public to testify. Patrick Kilroy testified in support of the petition and
responded to questions under oath from the Board. Mr. Riley recommended the standard conditions
of approval for guest house parking applications — (1) a signed lease for at least two dedicated off-site
parking spaces at Waites Wharf be provided to the Zoning Officer and Short-Term Rental Supervisor
on a yearly basis for approval; (2) and the applicants provide specific instructions for potential guest
house patrons to access off-site parking.

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 on the condition that a signed lease for at least two dedicated
off-site parking spaces within 0.5 miles of the subject property be provided to the Zoning Officer and
Short-Term Rental Supervisor on a yearly basis for approval and the applicants provide specific
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instructions for potential guest house patrons to access off-site parking 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. Pattavina. The Board discussed the petition and a roll call vote was taken, the motion was
approved unanimously. Staff to write the draft decision.

App. #7BR-25-110 PETITION OF 41 WASHINGTON, LILC, applicant and owner, 1 Cherry
Street, TAP 12, Lot 036 (R-10 Zone, Historic Overlay), for dimensional variances to construct an
upper-level greenhouse roof structure reaching a height of 44.2” (30 allowed), to construct a one-story
addition to the east of the existing structure, and an attached deck, located 0.67 from the Cherry Street
front property line (6.92’ required), increasing the lot coverage from 59% to 71.47% (30.77% allowed).

Attorney J. Russell Jackson was present to represent the petition and there were no objectors present.
The petitioner (Patrick Kilroy), real estate expert Jim Houle, and the project architect Chris Fagan
were also present to represent the application and respond under oath to questions from the Board.
Mr. Jackson explained the application and responded under oath to questions from the Board.
Following Mr. Jackson’s testimony, Mr. Kilroy explained the application and responded under oath
to questions from the Board. After Mr. Kilroy’s testimony, Mr. Houle and Mr. Fagan testified to the
Board and responded under oath to questions from the Board.

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. Pattavina. The Board
discussed the petition and a roll call vote was taken, the motion was approved by a vote count of 4-1
with Mr. Riley voting to deny the petition and all other members voting to approve the petition. Mr.
Jackson to write the draft decision.
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