
City of Providence, RI April 29, 2026

Record No:
ZBR-26-14

Zoning Board of
Review Application

Status: Active

Submitted On: 4/15/2026

Primary Location

11 De Soto St
Providence, RI 02909

Owner

No owner information

Applicant

Jose Francisco Huarancay

Owners and Applicants Information

Who is Submitting this Application?*

Other

Name and Professional Title of Person Submitting
the Application*

Jose Francisco Huarancay - Architectural
Drafter

Owners Name*

Michael Pimentel

Owner Mailing Address*

Owner Email* Owner Phone*

Name of Applicant, if different than owner Applicant Mailing Address, if different than owner

Applicant Email, if different than owner Applicant Phone, if different than owner

Attorney Name Attorney Mailing Address

Attorney Email Attorney Phone
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Subject Property Information

Address of Subject Property*

11 DE SOTO ST. PROVIDENCE

Plat*

33

Lot(s)*

660

Existing Zoning Use of the Property*

Industrial - General

Proposed Zoning Use of the Property*

Other

Other Proposed Zoning Use*

Dwelling-Three Family + ADU

Base Zoning District*

R-3 Residential District

Base Zoning District 2 (if applicable)

–

Overlay Zoning District (if applicable)

–

Overlay Zoning District 2 (if applicable)

–

Overlay Zoning District 3 (if applicable)

–

Date Owner Purchased the Property*

07/23/2018

Start Date of Lessee's Occupancy

–

Are there outstanding violations concerning the
Property under the City of Providence Zoning
Ordinance?*

No

Are there outstanding violations concerning the
Property under the RI State Building or Property
Maintenance Code(s)?*

No
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Proposed Lot Width

–

Existing Lot Area*

4227

Proposed Lot Area

–

Existing Building Coverage

–

Proposed Building Coverage

–

Existing Total Impervious Coverage

4210

Proposed Total Impervious Coverage

3407

Existing Rear Yard Impervious Coverage

482

Proposed Rear Yard Impervious Coverage

0

Existing Front Yard Impervious Coverage

1020

Proposed Front Yard Impervious Coverage

673

Number of Existing Parking Spaces

–

Number of Proposed Parking Spaces

–
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Appendix A: Application for Variance(s)

1. What is the specific hardship from which the applicant seeks relief?*

The applicant seeks relief from the dimensional requirement that limits the
property to a single curb cut, due to the existing layout of the property and
physical limitations of the lot. The property has an existing building placement
and limited space within the site, which restricts how vehicles can safely
move, turn, and exit. With only one curb cut, vehicles would be required to
share a single access point, creating conflicts between entering and exiting
traffic and forcing turning movements within a tight area. This condition
increases the likelihood of vehicles backing into the public street and creates
safety concerns for both drivers and pedestrians. Additionally, the property is
proposed to include more than one residential unit, making a single access
point insufficient for safe and efficient circulation.

A second curb cut is proposed to allow for separate entry and exit, improving
circulation and reducing the need for unsafe vehicle movements, including
backing into the public street. The proposed configuration provides a safer,
more organized access layout and represents a minimal and reasonable
adjustment necessary for the proper functioning of the site.
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2. Specify all unique characteristics of the land or structure that cause the hardship:*

The hardship is caused by the following unique characteristics of the
property:

Limited space for safe vehicle movement, where using only one curb cut
would require vehicles to turn within a tight area or back into the street,
creating unsafe conditions

Existing building placement, which limits how vehicles can circulate within
the site

Limited lot frontage (80 feet) along De Soto Street
Tight urban lot conditions, where the size and layout of the property do

not allow for safe entry and exit using a single driveway

These conditions are specific to the property and result in a situation where a
single curb cut would create unsafe and inefficient vehicle movement, so a
second curb cut is needed to provide safe and functional access.

3 (a) Is the hardship caused by an economic
disability?*

No

3 (b) Is the hardship caused by a physical disability?*

No

3 (c) If the response to subsection (b) is “yes,” is the
physical disability covered by the Americans with
Disabilities Act of 1990 (ADA), 42 U.S.C. § 12101 et
seq.? *

No

4. Did the owner/applicant take any prior action with
respect to the Property that resulted in the need for
the variance requested? (Examples include, but are
not limited to, any changes the owner/applicant
made to the structure(s), lot lines, or land, or
changes in use of the Property)?*

No

5. If you are seeking a USE VARIANCE, set forth all facts that demonstrate that the Property cannot have any
beneficial use if you are required to use it in a manner allowed in the zoning district:*

No use variance is requested. The proposed residential use is permitted within
the R-3 zoning district.
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6. If you are seeking a DIMENSIONAL VARIANCE, set forth all facts that indicate that if the variance is not
granted, the hardship the owner/applicant will suffer is more than a mere inconvenience:*

The hardship amounts to more than a mere inconvenience because if the
variance is not granted, the property would be limited to a single curb cut,
which would create unsafe vehicle conditions. Due to the limited space on site
and the existing building placement, vehicles would be required to turn within
a tight area or back into the public street, increasing the risk of conflicts with
other vehicles and pedestrians.

The proposal represents the minimum relief necessary and significantly
improves existing conditions by:

Allowing separate entry and exit, reducing vehicle conflicts
Eliminating the need for backing movements into the street
Improving overall vehicle circulation within the site
Enhancing safety for both drivers and pedestrians
Providing a more organized and functional access layout

If the variance is not granted, these improvements cannot be made, and the
property would remain with a single curb cut that forces unsafe and
inefficient vehicle movement, including turning conflicts and backing into
the street. This condition would continue to create safety concerns for both
drivers and pedestrians and would not allow the site to function in a safe and
practical way for its intended residential use. 
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