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C. Elizabeth Gibson 
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AGENDA FOR THE MEETING OF THE 
SELECT BOARD 

JULY 19, 2023 – 5:30 PM 
PSF COMMUNITY ROOM, 4 FAIRGROUNDS ROAD 

AND REMOTE PARTICIPATION VIA ZOOM WEBINAR 
NANTUCKET, MASSACHUSETTS 

 
YOU TUBE LINK FOR VIEWING ONLY: 

https://youtu.be/ZRq2P_snOss 
 

ZOOM WEBINAR REGISTRATION LINK TO VIRTUALLY ATTEND MEETING: 
https://us06web.zoom.us/webinar/register/WN_Z6ay3GsUS82IIPJZmQSmDg 

 
I. CALL TO ORDER 
 
II. SELECT BOARD ACCEPTANCE OF AGENDA 

 
III. ANNOUNCEMENTS 

1. The Select Board Meeting is Being Audio/Video Recorded. 
 
2. Announce Applications Received for 2023 Committee Vacancies – Round 2:  

Agricultural Commission, Cemetery Commission, Council for Human Services, 
Council on Aging, Cultural Council, Finance Committee, Harbor and Shellfish 
Advisory Board, Planning Board Alternate, Real Estate Assessment Committee, 
Town Council Study Committee, Tree Advisory Committee. 

 
3. No Select Board Meeting on Wednesday, July 26, 2023 (Summer Schedule); 

Next Meeting to be Held on Wednesday, August 2, 2023. 
 
4. Select Board Announcements/Comments. 
 

IV. FOLLOW-UP ON COMMENTS FROM PRIOR SELECT BOARD MEETINGS 
 
V. PUBLIC COMMENT* 
 
VI. NEW BUSINESS* 
 
  

https://youtu.be/ZRq2P_snOss
https://us06web.zoom.us/webinar/register/WN_Z6ay3GsUS82IIPJZmQSmDg
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VII. APPROVAL OF MINUTES, WARRANTS AND PENDING CONTRACTS 
1. Approval of Minutes of July 11, 2023 at 9:30 AM; July 12, 2023 at 5:30 PM; July 

13, 2023 at 9:00 AM. 
 
2. Approval of Treasury Warrants for July 19, 2023. 
 
3. Approval of Pending Contracts for July 19, 2023 - as Set Forth on the 

Spreadsheet Identified as Exhibit 1, Which Exhibit is Incorporated Herein by 
Reference. 

 
VIII. CITIZEN/DEPARTMENTAL/COMMITTEE REQUESTS/REPORTS 

1. Resignation Acceptances:  Short-Term Rental Work Group. 
 
2. Update Regarding Short-Term Rental Registration Program. 
 
3. Request for Approval of Application for Change of Manager of Seasonal All-

Alcoholic Beverages Hotel License for Nantucket Island Management, LLC dba 
Brant Point Grill/White Elephant from Bettina Landt, Manager to Bernhard 
Johannes Duermeir, Manager, for Premises Located at 50 Easton Street. 

 
4. Request for Approval of Application for Change of Manager of Seasonal All-

Alcoholic Beverages Hotel License for Nantucket Island Management, LLC dba 
White Elephant Hotel Residences from Bettina Landt, Manager to Bernhard 
Johannes Duermeir, Manager, for Premises Located at 19 South Beach Street. 

 
5. Request for Approval of Application for Change of Manager of Seasonal All-

Alcoholic Beverages Hotel License for Nantucket Island Management, LLC dba 
The Wauwinet Inn from Eric Landt, Manager to Jennifer Mandell Hudson, 
Manager, for Premises Located at 120 Wauwinet Road. 

 
IX. TOWN MANAGER’S REPORT 

1. Continued Review of Potential Warrant Articles for November 7, 2023 Special 
Town Meeting, Including Proposed Short-Term Rental Articles. 

 
2. Monthly Town Management Report. 
 

X. SELECT BOARD’S REPORTS/COMMENT 
1. Committee Reports. 
 

XI. ADJOURNMENT 
 
*Identified on Agenda Protocol Sheet 



SELECT BOARD AGENDA PROTOCOL: 

Roberts Rules:  The Select Board follows Roberts Rules of Order to govern its meetings as per the Town 
Code Charter. 

Public Comment:  Public Comment is to bring matters of public interest to the attention of the Board. At 
the Board’s discretion, matters raised under Public Comment may be directed to Town Administration 
or may be placed on a future agenda, allowing all viewpoints to be represented before the Board takes 
action, if any. Except in emergencies, the Board will not normally take any other action on Public 
Comment in its sole discretion.   

To facilitate that any individual who wishes to provide Public Comment has the opportunity and to 
ensure the ability of the Board to conduct its business in an orderly fashion, the following rules and 
procedures are adopted consistent with the United States Constitution and the Massachusetts 
Declaration of Rights. 

The agenda for regular Select Board meetings will include a Public Comment period at the 
beginning of the meeting unless there is more urgent business for the Board to take up first. This 
time is reserved for speakers to address the Board on matters that are not related to any other 
Agenda item. If a speaker wishes to address the Board on a matter that is related to another 
Agenda item, the Chair will accept public comment when that Agenda item is reached during 
the meeting. 

All speakers are encouraged to present their remarks in an orderly and peaceable manner, 
without disruption to other speakers. 

 All remarks will be addressed through the Chair of the meeting. 

The Chair of the meeting may not interrupt speakers who have been recognized to speak, 
except that the Chair reserves the right to terminate speech which is not protected under the 
United States Constitution and the Massachusetts Declaration of Rights because it constitutes 
true threats, incitement to imminent lawless conduct, or engages in conduct that disrupts other 
speakers. 

Each speaker may not exceed three (3) minutes during any Public Comment portion of the 
meeting. 

Disclaimer: Public Comment is not a time for debate or response to comments by the Board. Comments 
made during the Public Comment period do not reflect the views or positions of the Board. Because of 
free speech principles, the Board does not have authority to prevent all speech that may be upsetting 
and/or offensive made during the Public Comment period. 

Unanticipated Business:  Topics not reasonably anticipated by the Chair 48 hours in advance of the 
meeting may be brought up for discussion in accordance with the Open Meeting Law.  

Public Participation:  The Board welcomes valuable input from the public at appropriate times during the 
meeting with recognition from the Chair at his/her sole discretion. For appropriate agenda items, the 
Chair will introduce the item and take public input. Individual Board Members may have questions on 



the clarity of the information presented. The Board will hear any staff input and then deliberate on a 
course of action. 

Select Board Report and Comment:  Individual Board Members may have matters to bring to the 
attention of the Board during a meeting. If the matter contemplates action by the Board, Board 
Members will consult with the Chair and/or Town Manager in advance and provide any needed 
information by the Thursday before the meeting and/or schedule the matter for a future Board meeting. 
Otherwise, except in emergencies, the Board will not normally take action on Select Board Comment. 

 

Approved:  April 26, 2023 



Select Board 
2023 Committee Vacancy Appointments Timeline 

Round 2 
As of 7/6/2023 

 
June 30 – Advertise committee vacancies on Town’s website 
 
July 6 and July 13 – Advertise committee vacancies in the Inky 
 
July 5 and July 12 – Committee vacancies to be added to Select Board agendas as 
announcement 
 
July 17 at 12:00 PM – Deadline for submitting applications for the following committee 
vacancies: 

• Agricultural Commission – one seat, term expires 2026 
• Cemetery Commission – one seat, term expires 2026 
• Council for Human Services – three seats, terms expire 2026 
• Council on Aging - one seat, term expires 2026 
• Cultural Council – two seats, terms expire 2025 
• Finance Committee – one seat, term expires 2024 
• Harbor and Shellfish Advisory Board – one seat, term expires 2025 
• Planning Board Alternate – one seat, term expires 2024 
• Real Estate Assessment Committee – two seats, terms expire 2026 
• Town Council Study Committee – number of seats to be determined 
• Tree Advisory Committee – one seat, term expires 2025 
• Tree Advisory Committee – two seats, terms expire 2026 

 
July 19 and August 2 – The names of applicants who have submitted applications will 
be read aloud and applications will be included in the Board’s packet. 
 
August 16 – Meeting for applicants to introduce themselves and review their 
applications; committee appointments made. 
 



2023 Committee Vacancy Applicants: 

As of 7/18/2023 at 11:57:29 AM 

Agricultural Commission # 
1 Seat Available; 1 Applicant 
1 Seats  Term Ends 2026 

Current Committee Members: 
Posie Constable    2024 
Charity Benz     2025 
Pamela Perun     2025 
Jacob Tinkhauser    2026 
VACANT     2026 

Applicants: 
Kelly Steffen – new applicant 

 
# Pursuant to Article 65 passed by 2022 Annual Town Meeting, “To the extent available and 
willing to serve, the [Agricultural] Commission shall consist of a minimum of three members 
whose prime source of income is derived from farming or agricultural-based enterprises in 
Nantucket and another two who are interested in farming. If the foregoing are neither available 
nor willing to serve, then any member may be appointed from the community who has an interest 
in agriculture.” 
 
Cemetery Commission 
1 Seat Available; 1 Applicant 
1 Seat  Term Ends 2026 

Current Committee Members: 
Lee W. Saperstein    2024 
Frances Karttunen    2024 
Barbara A. White    2025 
Scott McIver     2026 
VACANT     2026 

Applicants: 
Allen Reinhard – incumbent but applied late for annual appointments 

 
Council for Human Services 
3 Seats Available; 3 Applicants 
3 Seats  Terms End 2026 

Current Committee Members: 
Athalyn Sweeney    2024 
Sue Mynttinen     2024 
Veronica Bolcik    2024 
Suzanne Keating    2025 
Amanda Wright    2025 
Tara Restieri     2025 
VACANT     2026 
VACANT     2026 
VACANT     2026 

Applicants: 
Claudia Valle – incumbent but applied late for annual appointments 
Sarah Wright – new applicant 
Kelly Steffen – new applicant 



2023 Committee Vacancy Applicants: 

As of 7/18/2023 at 11:57:29 AM 

Council on Aging 
1 Seat Available; 0 Applicants 
1 Seat  Term Ends 2026 

Current Committee Members: 
Judith Perkins     2024 
Linda Williams    2024 
Arlene O'Reilly    2024 
Robert M. Kucharavy    2025 
Erin Lynch     2025 
Abigail (Abby) Camp    2025 
Mary Anne Easley    2026 
Anthony “Rocky” Fox   2026 
VACANT     2026 

Applicants: 
None 

 
Cultural Council ^ 
2 Seats Available; 0 Applicants 
2 Seats  Terms End 2025 

Current Committee Members: 
Tony Wagner     2024 
Ava Rollins     2024 
Sarah C. Ellis     2025 
VACANT     2025 
VACANT     2025 
Emma Young     2026 
Michael Kopko    2026 

Applicants: 
None 

 
^ Pursuant to the Massachusetts Cultural Council’s Local Cultural Council Program Guidelines, 
“The term of membership for a council member is three years; members can serve a maximum of 
two consecutive terms, or a total of six years, unless the appointing authority removes a member 
before the expiration of a term. Members must remain off the council for a one-year interval 
before serving additional terms.” 
 



2023 Committee Vacancy Applicants: 

As of 7/18/2023 at 11:57:29 AM 

Finance Committee 
1 Seats Available; 1 Applicant 
1 Seat  Term Ends 2024 

Current Committee Members: 
Jeremy Bloomer    2024 
VACANT     2024 
Peter N. Schaeffer    2024 
Stephen Maury    2025 
Christopher A. Glowacki   2025 
Jill Vieth     2025 
Denice Kronau    2026 
Rob Giacchetti    2026 
Joanna Roche     2026 

Applicants: 
Joseph H. Wright – new applicant  

 
Harbor and Shellfish Advisory Board † 
1 Seat Available; 1 Applicant 
1 Seat  Term Ends 2025 

Current Committee Members: 
Andrew Lowell    2024 
Ginger Andrews    2024 
Scott Anderson    2025 
David Bossi     2025 
VACANT     2025 
Peter Brace     2026 
David Fronzuto    2026 

Applicants: 
James Sjolund – new applicant 

 
† The Harbor and Shellfish Advisory Board is an elected public body. However, one of its 
members resigned. Pursuant to Chapter 270 of the Acts of 1979, vacancies on the Harbor and 
Shellfish Advisory Board shall be appointed by the Select Board for the remainder of the 
unexpired term. 
 



2023 Committee Vacancy Applicants: 

As of 7/18/2023 at 11:57:29 AM 

Planning Board Alternate 
1 Seat Available, 3 Applicants 
1 Seat  Term Ends 2024 

Current Alternate Committee Members: 
VACANT     2024 
Abby De Molina    2025 
Stephen Welch    2026 

Applicants: 
John Kitchener – new applicant 
Cameron Murphy – new applicant 
Kelly Steffen – new applicant 

 
Real Estate Assessment Committee 
2 Seats Available, 1 Applicant 
2 Seats  Terms End 2026 

Current committee Members: 
Thomas Barada    2024 
John B. Brescher, Esq.   2024 
Lee W. Saperstein    2025 
VACANT     2026 
VACANT     2026 

Applicants: 
Nathaniel E. Lowell – new applicant 

 
Town Council Study Committee 
Number of Seats and Terms to be Determined 

Applicants: 
Peter N. Schaeffer 
Michael L. Alvarez 
Jerico Mele 
Beau Barber 
Curtis Barnes 
Donna Martino (ACNVT) 
Jill Vieth 
Jeff Carlson 
John Riccio 
Hillary Hedges Rayport 
Kelly Steffen 
Joseph T. Grause Jr. (applied late) 
Caroline Baltzer (applied late) 

 



2023 Committee Vacancy Applicants: 

As of 7/18/2023 at 11:57:29 AM 

Tree Advisory Committee 
3 Seats Available, 2 Applicants 
1 Seat  Term Ends 2025 
2 Seats  Terms End 2026 

Current Committee Members: 
Ben Champoux    2024 
Judy Deutsch     2025 
VACANT     2025 
VACANT     2026 
VACANT     2026 

Applicants: 
Whitfield C. Bourne – incumbent but applied late for annual appointments 
Mary Longacre – new applicant 

 





































































From: Joseph Grause
To: Erika Mooney
Subject: Re: Committee Interest Form
Date: Monday, July 17, 2023 3:55:25 PM

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.

I understand.

Joe

> On Jul 17, 2023, at 3:44 PM, Erika Mooney <emooney@nantucket-ma.gov> wrote:
>
> ﻿Hi Joe:
> Unfortunately, the deadline is firm for committee applicants. I will hold your application, though, in case the
Board wants more applicants.
>
>
> Erika
>
> Erika D. Mooney
> Operations Administrator
> Town of Nantucket
> 16 Broad Street, Room 113
> Nantucket, MA 02554
> 508-228-7266
>
> This electronic message and any attached files contain information from the Town of Nantucket that may be
privileged and/or confidential. The information is intended for the recipient named above, and use by any other
person is not authorized. If you are not the intended recipient, any disclosure, distribution, copying, or use of this
information is strictly prohibited. If you have received this message in error, please notify the sender by e-mail
immediately. Also, please be advised that the Secretary of State's office has determined that most e-mails sent to and
from municipal officials are considered to be public records and consequently may be subject to public disclosure.
>
> -----Original Message-----
> From: JOE GRAUSE <joe.grause@gmail.com>
> Sent: Monday, July 17, 2023 2:48 PM
> To: Erika Mooney <EMooney@nantucket-ma.gov>
> Subject: Committee Interest Form
>
> CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless
you recognize the sender and know the content is safe.
>
> Hi Erika,
>
> I am interested in serving on the Town Council Study Committee. My Interest form is attached.
>
> I recognize that the due date was today at noon - rats! But please accept this submission in the hope that the SB
needs to review additional candidates.
>
> Thanks,
> Joe
>
> ________________________

mailto:joe.grause@gmail.com
mailto:EMooney@nantucket-ma.gov
















From: notifications@typeform.com
To: Erika Mooney
Subject: Typeform: New response for Town of Nantucket Volunteer Talent Bank
Date: Wednesday, July 5, 2023 11:38:41 PM

CAUTION: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.
Your typeform Town of Nantucket Volunteer Talent Bank has a new response:

First and last name:

Caroline Baltzer

Email:
caroline.baltzer@gmail.com

Occupation / Title (Registered Nurse, Retired Engineer, etc.):
Clinical Psychologist

Education (i.e. Bachelors Degree, Certifications, etc.): 
Ph.D.

Are you seeking a:
Full member position

Committees of Interest:
Coastal Resiliency Advisory Committee, Town Government Study Committee, Board
of Health

If you are not appointed to this Board/Committee, please list in order of
preference, what other Board/Committees you are willing to be considered for: 
Town Council Study Committee

How long have you lived on Nantucket?
All my life as a seasonal resident; since September 2020 as a voting resident.

Are you registered to vote on Nantucket?
Yes

How did you hear about the Board/Committee?
Dawn Hill Holdgate

Why are you seeking an appointment?
I’d like to find ways to be helpful to the Town of Nantucket since it is my home, and
because it’s a unique a complex place.

What is your experience or knowledge regarding the duties of this
Board/Committee?
I read the report made by the Town Government Study Committee

mailto:caroline.baltzer@gmail.com
mailto:EMooney@nantucket-ma.gov


Please list any education, experience, professional achievement, previous
occupation, skills, or special interests you may have that will assist you with this
Board/Committee: 
I was a philosophy double major in college; I have expert knowledge of small group
process; sociometry, and social psychology; I have studied the TON in the last 2 years
and been involved in the STRWG as “the member of the public” and in other ways. I am
the Secretary of the Brant Point Association.

How many times in the last year have you attended or watched a meeting of the
Board/Committee to which you would like to be appointed? 
I believe this is a newly forming committee. But I sat in on every STRWG meetings
save for one. I have also attended a couple of Select Board meetings.

Would there be a possible conflict of interest if you were appointed to this
Board/Committee?
No

Have you ever had an application before the Board/Committee to which you are
requesting an appointment?
No

Please list all other Board/Committee's on which you have served in other towns:
None

New Committee - Not Listed Above:
Town Council Study Committee

Log in to view or download your responses at
https://admin.typeform.com/form/TFsmVsMW/results

zq9v09v1rnq64k23htzq9v09v57sktuy

Typeform sent you this email on behalf of a typeform creator. We aren't responsible for its content. If you
suspect abuse, like suspicious links, please report it here.

If you are the owner of this typeform you can edit or turn off email notifications here.

This email was scanned by Bitdefender

https://www.typeform.com/help/report-abuse/
https://admin.typeform.com/form/TFsmVsMW/create?notification-settings=show






EXHIBIT 1 
AGREEMENTS TO BE EXECUTED BY TOWN MANAGER 

UNLESS RESOLUTION OF DISAPPROVAL BY SELECT BOARD 
July 19, 2023 

 
Type of 

Agreement/Description Department With Amount Other Information Source of Funding Term 

Training Agreement Town Admin/ 
Police Dept. John L. Hutchinson 

$4,000 plus 
employee 

compensation 
and expenses 

Agreement to sponsor 
employee to attend 

Police Academy; to be 
reimbursed by 
employee after 

appointment as full-time 
police officer 

Police Dept. 
Budget 

July 19, 2023 – 
July 18, 2026 

License Agreement  Town 
Administration 

Woods Hole 
Oceanographic 

Institute  
N/A 

License Agreement for 
placement of additional 
equipment at Surfside 
Wastewater Treatment 

Facility to conduct 
additional experiments 

by WHOI for US 
Department of Energy 

N/A July 1, 2023 – 
Dec. 31, 2024 

Lease Agreement Town Admin 
Richmond 

Meadows Two 
P3P4, LLC 

$49,400 
Lease of 2-bedroom 
apartment located at 
49 Beach Grass Rd 

Housing Office 
Budget 

August 1, 2023 – 
June 30, 2024 

Lease Agreement Marine 
Department 

Maria Mitchell 
Association $48,000 

Lease of 31 
Washington Street 

residence for 
Lifeguards 

Marine Department 
Budget 

June 1, 2023 – 
May 31, 2024 

Professional Service 
Agreement 

Our Island 
Home EF & Associates $99,300 

Business Office training 
and support, including 

travel expenses 

OIH Operational 
Fund Budget 

July 1, 2023 – 
June 30, 2024 

Professional Service 
Agreement 

Our Island 
Home EF & Associates $294,950 

Business Office 
Resident Assessment 
(MDS) & Multifactorial 
Memory Questionnaire 
(MMQ), including travel 

expenses 

OIH Operational 
Fund Budget 

July 1, 2023 – 
June 30, 2024 

Professional Service 
Agreement 

Our Island 
Home EF & Associates $128,800 

Operational oversight, 
including travel 

expenses 

OIH Operational 
Fund Budget 

July 1, 2023 – 
June 30, 2024 

Professional Service 
Agreement 

Our Island 
Home EF & Associates $43,100 

Program Management 
of new OIH building, 

including travel 
expenses 

OIH Operational 
Fund Budget 

July 1, 2023 – 
June 30, 2024 



Professional Service 
Agreement 

Our Island 
Home EF & Associates $197,600 Interim Administrator OIH Operational 

Fund Budget 
July 1, 2023 – 
June 30, 2024 

Professional Service 
Agreement 

Our Island 
Home EF & Associates $197,600 Interim Director of 

Nursing 
OIH Operational 

Fund Budget 
July 1, 2023 – 
June 30, 2024 

 



Short-Term Rental Work Group (estab. 9/21/2022)   

  John Kitchener At-large, Primary 

  Jim Sulzer At-large, Primary 

  Karen Zagayko At-large, Primary 

  David Iverson Planning Board, Primary 

  Peter N. Schaeffer FinCom, Primary 

  Peter Kahn ACNVT, Primary 

  Julia Lindner ACK Now, Primary 

  Kathy Baird Nantucket Together, Primary 

  Thomas Dixon 
Aff. Housing Advocate, 
Primary 

  VACANT BOH designee (non-voting) 
 

Short-Term Rental Work Group (Alternates) (estab. 
9/21/2022)   

  Jonathan W. Delano At-large, Alternate 

  Barry Rector Planning Board, Alternate 

  William Gardner ACNVT, Alternate 

  Carl Jelleme ACK Now, Alternate 

  Robin Nydes Nantucket Together, Alternate 

  Joseph T. Grause, Jr. 
Aff. Housing Advocate, 
Alternate 

 



From: JAMES SULZER
To: Dawn Hill Holdgate; Erika Mooney
Subject: Statement to the Select Board from 6 Former Members STRWG
Date: Monday, July 17, 2023 1:18:19 PM
Attachments: to SB Statement from 6 former members STRWG.docx

CAUTION: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.
Dear Dawn,
Thank you in advance for accepting this statement, for the entire Board, from six
former members of the STRWG.
The statement is attached.
All best,
Jim Sulzer

This email was scanned by Bitdefender

mailto:sulzer@comcast.net
mailto:dhillholdgate@nantucket-ma.gov
mailto:EMooney@nantucket-ma.gov

To: Dawn E. Hill Holdgate

      Chair, Select Board, Town of Nantucket

      on behalf of the entire board



We, the undersigned former members of the STRWG, would like to offer an explanation from our perspective about what has taken place in the last nine months and during the last week.



First, we would all like to express our heartfelt appreciation to the numerous people who have helped and supported the STRWG for the past 9 months. Town employees Megan Trudel, Adrian Rodriquez, and Erika Mooney have been extremely helpful and responsive in facilitating communication and logistics. Our town counsel, John Giorgio and planning consultant, Judi Barrett, have worked tirelessly to help us understand very complicated issues. Matt Haffenreffer and Alex Judge at Process First have gone above and beyond to respond in real time, eking out every possible data point that they could give us.  We would also like to thank Penny Dey and NAREB for sharing their data to augment our understanding of the rental picture.  Moderator Stacie Smith and Simenesh Semine from the Consensus Building Institute (CBI) have given us valuable guidance throughout the process.



We would also like to thank the Select Board for initiating this process and supporting our endeavors through the investments they have provided.  Finally, we would like to thank members of the public who have participated in this process to date. Your input has been essential to our understanding of this complex issue.  



The 9 people plus alternates who have been serving on the STRWG for the past 9 months have poured our hearts and souls into this process.  In addition to more than 25 lengthy meetings, we have all spent time reading everything we could find about STRs and analyzing all of the nuances and subtleties of the data and a variety of possible regulations.  Our primary focus has been about understanding and considering the families that love Nantucket, both year-round and seasonal, and how they would be impacted by the policies we propose.   



Despite claims to the contrary, we have spent quite a lot of time considering whether it would be best to use a primary or accessory use zoning approach. We had numerous discussions about the idea of accessory use, and we received feedback multiple times from town counsel and our planning consultant.  Both of these experts repeatedly recommended primary use zoning. The fact of the matter is that 7 (and really 8) out of the 9 of us, despite coming from a variety of perspectives and backgrounds, took in all of the data and considerations and came to the conclusion that the best way to proceed was to allow STRs as a primary use, but only with significant regulations through the general bylaw. Those who have been adamant about allowing STRs as only an accessory use had 9 months to convince us that this was the best policy. Despite requests, they declined to provide specifics and details about how accessory use would work and what the implications of this approach would be for Nantucket families.  They seemed unwilling to even consider the other approach.  In the end, they were not able to offer a compelling enough argument to convince even one of us.  Perhaps this means that the majority’s conclusion should be respected rather than dismissed.  



To be clear, this workgroup was comprised of local year-round and seasonal residents who love Nantucket. Some have rented their homes, and some have not. Eight out of the 9 were volunteers, people who devoted hours and hours to learning about this issue from every possible angle.  Our proposed package is the byproduct of 9 months of hard work, negotiation, and compromise.  In fact, this process has provided evidence that people can work together and develop solutions if they can listen to each other with open minds. The claim that the group was biased from the start is patently untrue. None of us would have predicted what this package would have looked like at the start of this process. None of us would say that this package offers the perfect solution, because that is not possible.  All of us have some ongoing concerns, but we feel that this combination of regulations is a good start for addressing the goals that have been identified.  The systems that would be put in place as a result of these policies would provide data for decisions going forward for many years into the future.  



Since we know that there is no perfect solution to the issues that confront us, we expected to receive some constructive criticism, questions, and feedback at the recent Select Board meeting. However, given the amount of time and effort we have invested, we were disheartened by the dismissive and unfavorable attitude our work received from two members. Our decision to resign from the group at this time, however, was primarily due to the fact that our work on developing the proposed package is largely done, and also because there is no framework for us to continue meeting as an appointed town workgroup, especially given open meeting law requirements. In order to advocate for our package of regulations, ironically, we have no choice but to resign.



We respectfully request that the Select Board allow this package to be taken to the Special Town Meeting in November for the consideration of the voters. We know that our package is complicated, but we believe that it is a nuanced, effective approach.  We look forward to assisting in the efforts to educate the public about our recommendations, the rationales behind them, and the possible resulting implications and effects.   



Sincerely,

Karen Zagayko          Peter Schaeffer

Kathy Baird               John Kitchener

David Iverson            Jim Sulzer









To: Dawn E. Hill Holdgate 

      Chair, Select Board, Town of Nantucket 

      on behalf of the entire board 

 
We, the undersigned former members of the STRWG, would like to offer an 
explanation from our perspective about what has taken place in the last nine 
months and during the last week. 
 
First, we would all like to express our heartfelt appreciation to the numerous 
people who have helped and supported the STRWG for the past 9 months. Town 
employees Megan Trudel, Adrian Rodriquez, and Erika Mooney have been 
extremely helpful and responsive in facilitating communication and logistics. Our 
town counsel, John Giorgio and planning consultant, Judi Barrett, have worked 
tirelessly to help us understand very complicated issues. Matt Haffenreffer and 
Alex Judge at Process First have gone above and beyond to respond in real time, 
eking out every possible data point that they could give us.  We would also like to 
thank Penny Dey and NAREB for sharing their data to augment our understanding 
of the rental picture.  Moderator Stacie Smith and Simenesh Semine from the 
Consensus Building Institute (CBI) have given us valuable guidance throughout 
the process. 
 
We would also like to thank the Select Board for initiating this process and 
supporting our endeavors through the investments they have provided.  Finally, we 
would like to thank members of the public who have participated in this process to 
date. Your input has been essential to our understanding of this complex issue.   
 
The 9 people plus alternates who have been serving on the STRWG for the past 9 
months have poured our hearts and souls into this process.  In addition to more 
than 25 lengthy meetings, we have all spent time reading everything we could find 
about STRs and analyzing all of the nuances and subtleties of the data and a variety 
of possible regulations.  Our primary focus has been about understanding and 
considering the families that love Nantucket, both year-round and seasonal, and 
how they would be impacted by the policies we propose.    
 



Despite claims to the contrary, we have spent quite a lot of time considering 
whether it would be best to use a primary or accessory use zoning approach. We 
had numerous discussions about the idea of accessory use, and we received 
feedback multiple times from town counsel and our planning consultant.  Both of 
these experts repeatedly recommended primary use zoning. The fact of the matter 
is that 7 (and really 8) out of the 9 of us, despite coming from a variety of 
perspectives and backgrounds, took in all of the data and considerations and came 
to the conclusion that the best way to proceed was to allow STRs as a primary use, 
but only with significant regulations through the general bylaw. Those who have 
been adamant about allowing STRs as only an accessory use had 9 months to 
convince us that this was the best policy. Despite requests, they declined to provide 
specifics and details about how accessory use would work and what the 
implications of this approach would be for Nantucket families.  They seemed 
unwilling to even consider the other approach.  In the end, they were not able to 
offer a compelling enough argument to convince even one of us.  Perhaps this 
means that the majority’s conclusion should be respected rather than dismissed.   
 
To be clear, this workgroup was comprised of local year-round and seasonal 
residents who love Nantucket. Some have rented their homes, and some have not. 
Eight out of the 9 were volunteers, people who devoted hours and hours to learning 
about this issue from every possible angle.  Our proposed package is the byproduct 
of 9 months of hard work, negotiation, and compromise.  In fact, this process has 
provided evidence that people can work together and develop solutions if they can 
listen to each other with open minds. The claim that the group was biased from the 
start is patently untrue. None of us would have predicted what this package would 
have looked like at the start of this process. None of us would say that this package 
offers the perfect solution, because that is not possible.  All of us have some 
ongoing concerns, but we feel that this combination of regulations is a good start 
for addressing the goals that have been identified.  The systems that would be put 
in place as a result of these policies would provide data for decisions going 
forward for many years into the future.   
 
Since we know that there is no perfect solution to the issues that confront us, we 
expected to receive some constructive criticism, questions, and feedback at the 
recent Select Board meeting. However, given the amount of time and effort we 
have invested, we were disheartened by the dismissive and unfavorable attitude our 
work received from two members. Our decision to resign from the group at this 



time, however, was primarily due to the fact that our work on developing the 
proposed package is largely done, and also because there is no framework for us to 
continue meeting as an appointed town workgroup, especially given open meeting 
law requirements. In order to advocate for our package of regulations, ironically, 
we have no choice but to resign. 
 
We respectfully request that the Select Board allow this package to be taken to the 
Special Town Meeting in November for the consideration of the voters. We know 
that our package is complicated, but we believe that it is a nuanced, effective 
approach.  We look forward to assisting in the efforts to educate the public about 
our recommendations, the rationales behind them, and the possible resulting 
implications and effects.    
 
Sincerely, 
Karen Zagayko          Peter Schaeffer 
Kathy Baird               John Kitchener 
David Iverson            Jim Sulzer 
 
 
 





























 LICENSING AUTHORITY CERTIFICATION 

The Commonwealth of Massachusetts 
Alcoholic Beverages Control Commission For Reconsideration

ABCC License NumberCity /Town 
TRANSACTION TYPE (Please check all relevant transactions):
The license applicant  petitions the Licensing Authorities to approve the following transactions: 

Name of Licensee

Manager

DBA

Street Address

Class 
(Annual or Seasonal)

Granted under  
Special Legislation?

Yes No

If Yes, Chapter

of the Acts of (year)

APPLICANT INFORMATION

Type  
(i.e. restaurant, package store)

Category 
(i.e. Wines and Malts / All Alcohol)

DESCRIPTION OF PREMISES Complete description of the licensed premises 

Decision of the LLA

Additional remarks or conditions 
(E.g. Days and hours)

Alcoholic Beverages Control Commission 
Ralph Sacramone 
Executive Director

The Local Licensing Authorities By: 

Application filed with the LLA: TimeDate

LOCAL LICENSING AUTHORITY INFORMATION

Date APPROVED by LLA

Abutters Notified: Yes No

 Publication NoYes Date PublishedAdvertised

Date of Notice

Change of Class (i.e. Annual / Seasonal)New License

Transfer of License

Issuance/Transfer of Stock/New Stockholder

Alteration of Licensed Premises 

Management/Operating Agreement Change of Manager Change Corporate Name

Change of License Type (i.e. club / restaurant)

Change of DBA

Pledge of Collateral (i.e. License/Stock)

Change of Officers/ 
Directors/LLC Managers

Change of Category (i.e. All Alcohol/Wine, Malt)

Change Corporate Structure (i.e. Corp / LLC)

Change of Hours

Other

Change of Location

Change of Ownership Interest  
(LLC Members/ LLP Partners,  
Trustees)

For Transfers ONLY: 
Seller License Number: Seller Name: 

Zip Code

Nantucket 00115-HT-0762

Nantucket Island Management, LLC

Bernhard Johannes Duerrmeir

Brant Point Grill/White Elephant

50 Easton Street

Seasonal All Alcoholic Beverages§12 Hotel

Dining Room, Kitchen, Patio, Pool Area, Lounge, Bar. Twenty (20) Guest Rooms on second floor. 24 Cottages.

Approves this Application

05/24/23

07/12/23

02554



 

 

The hours during which alcoholic beverages may be sold: In accordance with MGL Chapter 

138 and amendments thereto with the local provision that patrons shall not be served alcoholic beverages 

before 8:00AM Monday through Saturday and 11:00AM on Sunday.  No alcohol service is 

permitted after 1:00AM and patrons must be off the license premises and said premises must be 

closed by 1:30AM. Any restrictions apply as are on file with the local licensing authority.  In 

accordance with Article 40 ATM 2001, Chapter 86.1 Board of Health Regulations Prohibit Smoking in 

Certain Places within the Town of Nantucket. 

 

THE LICENSING BOARD for the  

TOWN OF NANTUCKET, MASSACHUSETTS 
HEREBY GRANTS AN 

SEASONAL RETAIL INNHOLDER LICENSE 
TO EXPOSE, KEEP FOR SALE, AND TO SELL 

ALL ALCOHOLIC BEVERAGES 

LICENSE #: 00115-HT-0762 

TO BE CONSUMED ON THE PREMISES 
 

BUSINESS: Nantucket Island Management, 

LLC  

DBA:  BRANT POINT GRILL/ 

  WHITE ELEPHANT 

PREMISES: 50 Easton Street 

  Nantucket, MA 02554 

MANAGER: Bernhard Johannes Duerrmeir 

 

ON PREMISES DESCRIBED AS: 
Dining Room, Kitchen, Patio, Pool Area, Lounge, Bar. 

Twenty (20) Guest Rooms on second floor. 24 Cottages. 

 

  

      

THIS LICENSE IS VALID APRIL 1, 2023 – JANUARY 15, 2024 
*Unless earlier suspended, cancelled, or revoked 

 
 

This license is granted and accepted upon the 

express condition that the licensee shall, in all 

respects, conform to all the provisions of the Liquor 

Control Act, Chapter 138 of the Massachusetts 

General Laws, as amended and any rules or 

regulations made thereunder by the licensing 

authorities, including, but not limited to Chapter 250 

of the Town of Nantucket Rules and Regulations 

Governing Alcoholic Beverages. 

 

 

 

IN TESTIMONY WHEREOF, the undersigned have hereunto 

affixed his official signature on day of 2023. 

 
Chair, Select Board  
 

LICENSE FEE:   $3,900.00 



The Commonwealth of Massachusetts 
Alcoholic Beverages Control Commission 

95 Fourth Street, Suite 3, Chelsea, ..MA 02150-2358 
www.mass.gop/a bee 

AMENDMENT-Change of Manager D Change of License Manager 

1. BUSINESS ENTITY INFORMATION 
Entity Name Municipality ABCC License Number 

I NANTUCKET lSLAND MANAGEMENT LLCl l 
I d/b/a BRANT POINT GRlLLfWHITE ELEPHANt Nantucket I I 00115-HT-0762 I 
2. APPLICATION CONTACT 
The application contact is the person who shou ld be contacted with any questions regarding this application. 
Name Title Email Phone 
FJchard P. Beaudette I I Attorney II rick@nantucketlawfirm.com I r-15:..:.0:..:.8.:..::-2'--2-8--4-4_5_5 __ --,1 
3A. MANAGER INFORMATION 

The individual t hat has been appointed to manage and control of the licensed business and premises. 

Proposed Manager Name I Bernhard Johannes Duerrmeier I DateofBirth I  I SSN  

Residential Address I    

Email I I  I Phone 1..  ______ --' 

Please indicate how many hours per week ~ 
you intend to be on the licensed premises ~ 

38. CITIZENSHIP/BACKGROUND INFORMATION 
Are you a U.S. Citizen?* 

Last-Approved License Manager I Bettina Landt 

. Yes (' No *Manager must be U.S. citizen 
If yes, attach one of the following as proof of citizenship US Passport, Voter's Certificate, Birth Certificate or Naturalization Papers. 
Have you ever been convicted of a state, federal, or military crime? ('Yes • No 

If yes, fill out the table below and attach an affidavit providing the details of any and all convictions. Attach additional pages, if 
necessary, utilizing the format below. 

Date Municipality Charge Disposition 

I 
I 

I 

~----+---------~-------------------+-----------------------~ 

3C. EMPLOYMENT INFORMATION 
Please provide your employment history. Attach additional pages, if necessary, util izing the format be low. 

Start Date End Date Position Employer Supervisor Name 

07/2020 Current · MANAGING DIRECTOR WHITE ELEPHANT PALM BEACH KHA LED HASHEM 

08/20 19 07/2020 Hotel Manager FOUR SEASONS HOTEL 

3D. PRIOR DISCIPLINARY ACTION 
Have you held a beneficial or financial interest In, or been the manager of, a license to sell alcoholic beverages that was subject to 
disciplinary action? ('.Yes .No If yes, please fill out the table. Attach additional pages, If necessary,utillzlng the format below. 

Date of Action Name of License St<~te City Reason for suspension, revocation or cancellat ion 

~------~------------------~-----4--------4------------------------------------------__, 

I hereby swear under the pain~ penplties of perjury that the Information I hove provided In this app/lcotlon Is true Off oc u ate: 
-::---------, 

Manager's Signature I <4;/\ '1\ ~ Date I VI{ l , ~) ./ I 
v '-/ \ · ' I v 



t 
The Commonwealth of Massaclwselts 

Alcoholic Beverages Control Commission 
95 Fourth Street, Suite 3, Chelsea, MA 02150-2358 

www.mass.gov/abcc 

RETAIL ALCOHOLIC BEVERAGES LICENSE APPLICATION 
MONETARY TRANSMITTAL FORM 

AMENDMENT-Change of Manager 

APPLICATION SHOULD BE COMPLETED ON-LI NE, PRINTED, SIGNED, AND SUBMITTED TO THE LOCAL 
LICENSING AUTHORITY. 

ECRT CODE: RET A 

Please make $200.00 payment here: ABCC PAYMENT WEBSITE 

PAYMENT MUST DENOTE THE NAME OF THE LICENSEE CORPORATION, LLC, PARTNERSHIP, OR INDIVIDUAL AND INCLUDE THE 
PAYMENT RECEIPT 

ABcc LICENsE NUMBER (IF AN EXISTING LicENsEE, cAN BE oBTAINED FRoM THE ciTY} loo 115_ HT _07 62 1 
ENTITY/ LICENSEE NAME I NANTUCKET ISLAND MANAGEMENT LLC d/b/a BRANT POINT GRILLIWIDTE ELEPHANT I 
ADDREss ISO Easton Street 

CITY /TOWN ILN_a_n_t_u_ck_e_t ________ _~ STATE Ll MA ____ __J ZIP CODE IL_0_2_55_4 ___ _J 

For the fol lowing transactions {Check all that apply): 

D New License 

D Transfer of License 

IX] Change of Manager 

D Change of Officers/ 
Oirectors/LLC Managers 

D Change of Location 0 Change of Class (i.e. Annual/Seasonal) 

D Alteration of Licensed Premises D Change of License Type ~.e. dub 1 restaurant) 

D Change Corporate Structure ~.e. corp ILLCJ 

D Pledge of Collateral o.e. License/Stock) 

D Change Corporate Name 0 Change of Category ~.e. All AlcohoiNiine, Malt) D Management/Operating Agreement 

Change of Ownership Interest D Issuance/Transfer of Stock/New Stockholder D Change of Hours 
D (LLC Members/ LLP Partners, 

Trustees) D Other D Change of DBA 

THE LOCAL LICENSING AUTHORITY MUST SUBMIT THIS 
APPLICATION ONCE APPROVED VIA THE ePLACE PORTAL 

Alcoholic Beverages Control Commission 

95 Fourth Street, Suite 3 

Chelsea, MA 02150-2358 



APPLICANT'S STATEMENT 

d Stephen R. Karp I the: D sole proprietor; D partner; D corporate principal; IX] LLC/LLP manager 
Authorized Signatory 

of I NANTUCKET ISLAND MANAGEMENT LLC I 
Name of the Entity/Corporation 

hereby submit th is application (hereinafter the "Application" ), to the local licensing authority (the " LLA") and the Alcoholic 
Beverages Control Commission (the "ABCC" and together with the LLA collectively the "Licensing Authorities") for approval. 

I do hereby declare under the pains and penalties of perjury that I have personal knowledge of the information submitted in the 
Application, and as such affirm that all st atements and representations therein are true to the best of my knowledge and belief. 
I further submit the following to be true and accurate: 

(1) I understand that each representation in this Application is material to the Licensing Authorities' decision on the 
Application and that the Licensing Authorities will rely on each and every answer in the Application and accompanying 
documents in reaching its decision; 

(2) I state that the location and description of the proposed licensed premises are in compliance with state 
and local laws and regulations; 

(3) I understand that while the Application is pending, I must notify the Licensing Authorities of any change in the 
information submitted therein. I understand that failure to give such notice to the Licensing Authorities may result in 
disapproval of the Application; 

(4) I understand that upon approval of the Applicat ion, I must notify the Licensing Authorities of any change in the 
ownership as approved by the Licensing Authorities. I understand that failure to give such notice to the 
Licensing Authorities may resu lt in sanctions including revocat ion of any license for which this Application is submitted; 

(5) I understand that the licensee will be bound by the statements and representations made in the Application, including, 
but not limited to the identity of persons with an ownership or financial interest in the license; 

(6) I understand that all st atements and representations made become conditions of the license; 

(7) I understand that any physical alterations to or changes to the size of the area used for the sale, delivery, storage, or 
consumption of alcoholic beverages, must be reported t o the Licensing Authorities and may require the prior approval 
of the Licensing Authorities; 

(8) I understand that the licensee's failure to operate the licensed premises in accordance with the statements and 
representations made in the Application may result in sanctions, including the revocation of any license for which the 
Application was submitted; and 

(9) I understand that any false stat ement or misrepresentation will constitute cause for disapproval of the Application or 
sanctions including revocation of any license for which this Application is submitted. 

(10) I confirm that the applicant corporation and each individual list ed in the ownership section of the application is in 
good standing with the Massachusetts Department of Revenue and has complied with all laws of the Commonwealth 
relating to taxes, reporting of employees and contractors, and withholding and remitting of child support. 

Signature: Date: 

Title: I NANTUCKET ISLAND MANAGEMENT LLC 

By: NED MANAGER LLC, its Manager, 

By: Stephen R. Karp, Manager 



ENTITY VOTE 

The Board of Directors or LLC Managers of 
NANTUCKET ISLAND MANAGEMENT LLC 
d/b/a BRANT POINT GRILL/WHITE ELEPHANT 

Entity Name 

duly voted to apply to the Licensing Authority of I Nantucket land the 
City/ Town 

Commonwealth of Massachusetts Alcoholic Beverages Control Commission on ._14_/_12_/_2_0_2_3 ___ _ --' 
Date of Meeting 

For the following transactions (Check all that apply): 
IXJ Change of Manager 

D Other 

"VOTED: To authorize ._l_st_e~p_h_et_1 _R_. _K_a_rp=------------------------' 
Name of Person 

to sign the application submitted and to execute on the Entity's behalf, any necessary papers and 
do all things required to have the application granted." 

"VOTED: To appoint BERNHARD DUERRMEIER 

Name of Liquor License Manager 

as its manager of record, and hereby grant him or her with full authority and control of the 
premises described in the license and authority and control of the conduct of all business 
therein as the licensee itself could in any way have and exercise if it were a natural person 
residing in the Commonwealth of Massachusetts." 

A true copy attest, 
NANTUCKET ISLAND MANAGEMENT LLC 

By: NED MANAGER LLC, its Manager, 

Corporate Officer /LLC Manager Signature 

Stephen R. Karp, Manager 

(Print Name) 

For Corporations ONLY 
A true copy attest, 

Corporation Clerk's Signature 

(Print Name) 



BERNHARD DUERRMEIER 
Montreal, QC, Canada H3J OC1 

bduerrmejer@yahoo com • 438.836.7589 

QUALIFICATIONS SUMMARY 

Advanced professional with solid education and over 18 years of experience in international 
business, skilled in developing strategy, implementing process improvements, reducing operational 
costs, and developing talent. 

1111- Strategic Planning: Well-honed ability to develop and implement process improvements and 
strategies for well-known and sophisticated companies . Collaborate with all team members to 
drive customer service, marketing & branding, and talent acquisition, growing operations that 
exceed expectations. 

1111- Project Oversight: Highly organized, combining technical, financial, and business expertise to 
guide project planning and implementation. Successful in developing and implementing 
company innovations, meeting _and exceeding organizational budget and timeline goals. 

1111- International Relations: Strong interpersonal talents with fluency in English, Spanish, French, 
and German with a passion for cultivating lasting international relationships. Experience 
working and managing employees in five different countries including Saudi Arabia, 
Switzerland, United Kingdom, Costa Rica, and The United States. 

1111- Key Strengths: Finely tuned analytical skills with a dedication to continually streamlining and 
improving work processes. Strong interpersonal communication abilities, able to provide team 
and individual coaching and mentorship. Strong focus on increasing revenue and decreasing 
operational costs. 

PROFESSIONAL EXPERIENCE 

FOUR SEASONS HOTEL, Montreal, Quebec 
Hotel Manager (8/2019 - Present) 
Overseeing hotel operations for 169-room room property, including a $15M restaurant operation in 
partnership with Marcus Restaurant Group. Responsible for leading a team of over 1 00+ 
managers and employees, including organizational planning and development for opening. 

FOUR SEASONS HOTEL, San Francisco, CA 
Director of Food & Beverage (2/2017 - 8/2019) 
Leading day-to-day operations and special projects while developing big picture strategies for a 
$24M division, overseeing 1 00+ managers and employees. Driving programs to increase 
customer capture and profitability while creating solutions to issues, which have resulted in 
increased productivity and product quality. Collaborating with the Sales & Marketing teams to 
maintain a positive image and environment within the community. Fostered relationships with 
vendors and new technology partners that have resulted in a number of new guest-centric 
programs aimed at reaching potential business and expanding the brand in the market. 

continued .. . 



BERNHARD DUERRMEIER 
- Page Two-

FOUR SEASONS HOTEL, Seattle, Washington 
Director of Food & Beverage (11/2014- 2/2017) 
The only Forbes 5-star hotel property in Washington State. Increased year-over-year revenues by 
$2.2 million by renovating and rebranding property space resulting in the launch of a Goldfinch 
Tavern, a partnership with local Chef Ethan Stowell. Overseeing a $14 million operation, 
developing new concepts and diverse talent. Average year-over-year revenue increases of 4.6% 
and profitability increases of 4% by driving employee performance and monitoring and improving 
workflows and processes while maintaining daily operations. 

FOUR SEASONS HOTEL, New York, New York 
Assistant Director of Food & Beverage (6/2012 -11/2014) 
Managed team of 75+ employees, managers and line staff, by monitoring day-to-day operations, 
developing creative solutions and innovative ideas to improve company environment and 
employee satisfaction while maintaining brand standards and exceeding customer service 
expectations. Oversaw several projects, developing initial project proposals, analyzing project 
budget requirements, and forecasting project completions. Directed all food and beverage 
operations, implementing process improvements resulting in $25.3 million in additional revenue, 
10% above target. Increased customer satisfaction by 12% by implementing innovative and 
creative guest relation initiatives. Reduced year-to-year total property expenses by 5%. Awarded 
Manager of the Quarter for 4th quarter in 2013. 

Additional Experience: 

Restaurant General Manager, Four Seasons Hotel, Chicago, IL, 2010- 2012 
Department Head I Beverage Manager, Four Seasons Resort, Manele Bay, HI, 2007-2010 
Restaurant I Recreation Manager, Four Seasons Resort, Costa Rica, 2005- 2007 
Assistant Restaurant Manager, Mandarin Oriental Hotel, San Francisco, CA, 2004 - 2005 
Restaurant Manager, Hotel L'Hermitage, Jersey, Channel Islands, United Kingdom, 2003 - 2004 

EDUCATIONAL BACKGROUND 

Bachelor of Arts in International Hospitality & Business Management, 2002 
Ecole Hoteliere de Lausanne, Lausanne, Switzerland 



 LICENSING AUTHORITY CERTIFICATION 

The Commonwealth of Massachusetts 
Alcoholic Beverages Control Commission For Reconsideration

ABCC License NumberCity /Town 
TRANSACTION TYPE (Please check all relevant transactions):
The license applicant  petitions the Licensing Authorities to approve the following transactions: 

Name of Licensee

Manager

DBA

Street Address

Class 
(Annual or Seasonal)

Granted under  
Special Legislation?

Yes No

If Yes, Chapter

of the Acts of (year)

APPLICANT INFORMATION

Type  
(i.e. restaurant, package store)

Category 
(i.e. Wines and Malts / All Alcohol)

DESCRIPTION OF PREMISES Complete description of the licensed premises 

Decision of the LLA

Additional remarks or conditions 
(E.g. Days and hours)

Alcoholic Beverages Control Commission 
Ralph Sacramone 
Executive Director

The Local Licensing Authorities By: 

Application filed with the LLA: TimeDate

LOCAL LICENSING AUTHORITY INFORMATION

Date APPROVED by LLA

Abutters Notified: Yes No

 Publication NoYes Date PublishedAdvertised

Date of Notice

Change of Class (i.e. Annual / Seasonal)New License

Transfer of License

Issuance/Transfer of Stock/New Stockholder

Alteration of Licensed Premises 

Management/Operating Agreement Change of Manager Change Corporate Name

Change of License Type (i.e. club / restaurant)

Change of DBA

Pledge of Collateral (i.e. License/Stock)

Change of Officers/ 
Directors/LLC Managers

Change of Category (i.e. All Alcohol/Wine, Malt)

Change Corporate Structure (i.e. Corp / LLC)

Change of Hours

Other

Change of Location

Change of Ownership Interest  
(LLC Members/ LLP Partners,  
Trustees)

For Transfers ONLY: 
Seller License Number: Seller Name: 

Zip Code

Nantucket 00207-HT-0762

Nantucket Island Management, LLC

Bernhard Johannes Duerrmeir

White Elephant Hotel Residences

19 South Beach Street

Seasonal All Alcoholic Beverages§12 Hotel

Pool area including pool cabanas and prep kitchen; Building #1 (Mad Hatter): two stories,  six guests suites; Building #2 (Brant Point); two 
stories, six guest suites; Building #6 (Cliffside): two stories, four guest suites; Building #7 (Madaket): two stories four guest suites; Building 
#8 (Manchester): two stories two guest suites and a loft area; Building #9 (Springfield): three stories, three guest suites; Building #11 (Main 
Building): three stories, including twenty guest suites, lobby and storage space. 

Approves this Application

5/21/23

07/12/23

02554



 

 

The hours during which alcoholic beverages may be sold: In accordance with MGL 

Chapter 138 and amendments thereto with the local provision that patrons shall not be served 

alcoholic beverages before 8:00AM Monday through Saturday and 11:00AM on Sunday.  No 

alcohol service is permitted after 1:00AM and patrons must be off the license premises 

and said premises must be closed by 1:30AM. Any restrictions apply as are on file with the 

local licensing authority.  In accordance with Article 40 ATM 2001, Chapter 86.1 Board of Health 

Regulations Prohibit Smoking in Certain Places within the Town of Nantucket. 

 

THE LICENSING BOARD for the  

TOWN OF NANTUCKET, MASSACHUSETTS 
HEREBY GRANTS AN 

SEASONAL RETAIL INNHOLDER LICENSE 
TO EXPOSE, KEEP FOR SALE, AND TO SELL 

ALL ALCOHOLIC BEVERAGES 

LICENSE #: 00207-HT-0762 

TO BE CONSUMED ON THE PREMISES 
 

BUSINESS: Nantucket Island 

Management, LLC  

DBA:  WHITE ELEPHANT 

  HOTEL RESIDENCES 

PREMISES: 19 South Beach Street 

  Nantucket, MA 02554 

MANAGER: Bernhard Johannes Duerrmeir 
 

ON PREMISES DESCRIBED AS: 
Described Premises: Pool area including pool cabanas and prep 

kitchen; Building #1 (Mad Hatter): two stories, including six 

guests suites; Building #2 (Brant Point); two stories, including 

six guest suites; Building #6 (Cliffside): two stories, including 

four guest suites; Building #7 (Madaket): two stories including 

four guest suites; Building #8 (Manchester): two stories 

including two guest suites and a loft area; Building #9 

(Springfield): three stories, including three guest suites; 

Building #11 (Main Building): three stories, including twenty 

guest suites, lobby and storage space.  

 

THIS LICENSE IS VALID APRIL 1, 2023 – JANUARY 15, 2024 
*Unless earlier suspended, cancelled, or revoked 

 

This license is granted and accepted upon the 

express condition that the licensee shall, in all 

respects, conform to all the provisions of the 

Liquor Control Act, Chapter 138 of the 

Massachusetts General Laws, as amended and any 

rules or regulations made thereunder by the 

licensing authorities, including, but not limited to 

Chapter 250 of the Town of Nantucket Rules and 

Regulations Governing Alcoholic Beverages. 

 

 

 

IN TESTIMONY WHEREOF, the undersigned have 

hereunto affixed his official signature on this  day of 

2023. 

 
Chair, Select Board  
 

LICENSE FEE:   $3,900.00 



The Commonwealth of il.fassach usetts 
A lcoholic B everages Control Commission 

95 Fourth Street, Suite 3, Chelsea, MA 02150-2358 
www. mass.govlabcc 

AMENDMENT-Change of Manager D Change of License Manager 

1. BUSINESS ENTITY INFORMATION . 
Entity Name Municipality 

I NANTUCKET ISLAND MANAGEMENT LLC I I 
d/b/a WHITE ELEPHANT HOTEL RESIDENCES! Nantucket 

ABCC License Number 

I !oo207-HT-0762 

2. APPLICATION CONTACT 
The application contact Is the person who should be contact ed w ith any questions regarding this application. 
Name Title Email Phone 
fichard P . Beaudette I I Attorney I I rick@nantucketlawfirm.com I r-ls"'"o::.c.8.;,.:-2;_2_8_-4_4_5_5 __ ---,l 

3A. MANAGER INFORMATION 

The individual that has been appointed to manage and control of the licensed business and premises. 

Proposed Manager Name I Bernhard Johannes D uerrm eier I Date of Birth I  I SSN I  

Residential Address    

I Email  I Phonel L ______ --' 

Please indicate how many hours per week ~ Last-Approved License Manager I Bettina Landt 
you intend to be on the licensed premises ~ . 

38. CITIZENSHIP/BACKGROUND INFORMATION 
e ves ('.No *Manager must be U.S. citizen Are you a U.S. Citizen?* 

If yes, attach one of the following as proof of citizenship US Passport, Voter's Certificate, Birth Certificate or Naturalization Papers. 
Have you ever been convicted of a state, federal, or military crime? (' Yes • No 

If yes, fill out the table below and attach an affidavit providing the details of any and all convictions. Attach additional pages, if 
necessa ry, util izing the format below. 

Date Municipality Charge Disposition 

3C. EMPLOYM ENT INFORMATION 
Please provide your em ployment history. Attilch additional pages, if necessary, utilizing the f ormat below. 

Sta rt Date End Date Position Employer Supervisor Name 

Oi/2020 Current MANAGING DIRECTOR WHITE ELEPHANT PALM BEACH KHALED HASHEM 

I 
I 

I 

FOUR SEASONS HOTEL 07/2020 8/2019 

~================================~============~ 
Hotel Manager 

3D. PRIOR DISCIPLINARY ACTION 
Have you held a beneficial or financial interest In, or been the manager of, a license to sell alcoholic beverages that was subject to 
disciplinary action? ('.Yes .No If yes, please fill out the table. Attach additional pages, If necessary, utilizing the format below. 

Date of Action Name of License State City Reason for suspension, revocation or cancellation 
r--------;-------------------l-----+~-----1--------~----~--------------------------~ 

I hereby swear under the pa~d ~enalties of perjury that the information I have provided in this application is true and1accuratr: 

Manager's Signature r ~I 1\\ AAA t .1» ....--... I Date I ~ /1-l 'L 7__. I 
.... , v v ~ {/ / ' I 



The Commonwealth of !vlassaclwsells 
A/colwlic Beverages Control Commission 

95 Fourth Street, Suite 3, Chelsea, MA 02150-2358 
www.mass.gov/abcc 

RETAIL ALCOHOLIC BEVERAGES LICENSE APPLICATION 
MONETARY TRANSMITIAL FORM 

AMENDMENT-Change of Manager 

APPLICATION SHOULD BE COMPLETED ON-LINE, PRINTED, SIGNED, AND SUBMITIED TO THE LOCAL 
LICENSING AUTHORITY. 

ECRT CODE: RETA 

Please make $200.00 payment here: ABCC PAYMENT WEBSITE 

PAYMENT MUST DENOTE THE NAME OF THE LICENSEE CORPORATION, llC, PARTNERSHIP, OR INDIVIDUAl AND INCLUDE THE 
PAYMENT RECEIPT 

ABCC LICENSE NUMBER (IF AN EXISTING LICENSEE, CAN BE OBTAINED FROM THE CITY) loo207 _ HT _0762 
ENTITY I LICENSEE NAME I NANTUCKET ISLAND MANAGEMENT LLC d/b/a WI-UTE ELEPHANT HOTEL RESIDENCES 1 

ADDREss 119 South Beach Street 

CITY /TOWN IL_N_a_r_1t_u_ck_e_t ________ __, STATE c..::.l M....:..::A'-'-'-----' ziP coDE IL.o_2_5 5_4 ___ ___, 

For the following transactions {Check all that apply) : 

D New License 

D Transfer of license 

IX] Change of Manager 

D Change of Officers/ 
Directors/LLC Managers 

D Change of Location 0 Change of Class (i.e. Annual / Seasonal) 

D Alteration of Licensed Premises D Change of license Type ~.e. club/ restaurant) 

D Change Corporate Structure ~.e. corp / LLC) 

D Pledge of Collateral o.e. license/Stock) 

D Change Corporate Name 0 Change of Category ~.e. All AlcohoiNiine, Malt) D Management/Operating Agreement 

Change of Ownership Interest D lssuanceffransfer of Stock/New Stockholder D Change of Hours 
D (LLC Members/ LLP Partners, 

Trustees) D Other D Change of DBA 

THE LOCAL LICENSING AUTHORITY MUST SUBMIT THIS 
APPLICATION ONCE APPROVED VIA THE ePLACE PORTAL 

Alcoholic Beverages Control Commission 

95 Fourth Street, Suite 3 

Chelsea, MA 02150-2358 



APPLICANT'S STATEMENT 

1,1 Stephen R. Karp I the: D sole proprietor; D partner; D corporate principal; ~ LLC/LLP manager 
Authorized Signatory 

ofiNANTUCKET ISLAND MANAGEMENT LLC I 
Name of the Entity/Corporation 

hereby submit this application (hereinafter the "Application"), to the local licensing authority (the "LLA") and the Alcoholic 
Beverages Control Commission (the "ABCC" and together with the LLA collectively the "Licensing Authorities") for approval. 

I do hereby declare under the pains and penalties of perjury that I have personal knowledge of the information submitted in the 
Application, and as such affirm that all statements and representations therein are true to the best of my knowledge and belief. 
I further submit the following to be true and accurate: 

(1) I understand that each representation in this Application is material to the Licensing Authorities' decision on the 
Application and that the Licensing Authorities will rely on each and every answer in the Application and accompanying 
documents in reaching its decision; 

(2) I state that the location and description of the proposed licensed premises are in compliance with state 
and local laws and regulations; 

(3) I understand that while the Application is pending, I must notify the Licensing Authorities of any change in the 
information submitted therein. I understand that failure to give such notice to the Licensing Authorities may result in 
disapproval of the Application; 

(4) I understand that upon approval of the Application, I must notify the Licensing Authorities of any change in the 
ownership as approved by the Licensing Authorities. I understand that failure to give such notice to the 
Licensing Authorities may result in sanctions including revocation of any license for which this Application is submitted; 

(5) I understand that the licensee will be bound by the statements and representations made in the Application, including, 
but not limited to the identity of persons with an ownership or financial interest in the license; 

(6) I understand that all statements and representations made become conditions of the license; 

(7) I understand that any physical alterations to or changes to the size of the area used for the sa le, delivery, storage, or 
consumption of alcoholic beverages, must be reported to the Licensing Authorities and may require the prior approval 
of the Licensing Authorities; 

(8) I understand that the licensee's failure to operate the licensed premises in accordance with the statements and 
representations made in the Application may result in sanctions, including the revocation of any license for which the 
Application was submitted; and 

(9) I understand that any false statement or misrepresentation will constitute cause for disapproval of the Application or 
sanctions including revocation of any license for which this Application is submitted. 

(10) I confirm that the applicant corporation and each individual listed in the ownership section of the application is in 
good standing with the Massachusetts Department of Revenue and has complied with all laws of the Commonwealth 
relating to taxes, reporting of employees and contractors, and withholding and remitting of child support. 

Signature: Date: 

Title: I NANTUCKET ISLAND MANAGEMENT LLC 

By: NED MANAGER LLC, its Manager, 

By: Stephen R. Karp, Manager 



ENTITY VOTE 

The Board of Directors or LLC Managers of 
NANTUCKET ISLAND MANAGEMENT LLC 
d/b/a WI-flTE ELEPHANT HOTEL RESIDENCES 

Entity Name 

duly voted to apply to the Licensing Authority of I Nantucket land the 
City/Town ,------------, 

Commonwealth of Massachusetts Alcoholic Beverages Control Commission on Ll4_/_12_/_2_0_2_3 _ _ __ __j 

Date of Meeting 

For the following transactions (Check all that apply): 
IX] Change of Manager 

D Other 

"VOTED: To authorize Ll_s_te...!_p_h_en_ R_._K_a_r!_p _ _________________ _. 
Name of Person 

to sign the application submitted and to execute on the Entity's behalf, any necessary papers and 
do all things required to have the application granted." 

"VOTED: To appoint I BERNHARD DUERRMEIER 

Name of Liquor License Manager 

as its manager of record, and hereby grant him or her with full authority and control of the 
premises described in the license and authority and control of the conduct of all business 
therein as the licensee itself could in any way have and exercise if it were a natural person 
residing in the Commonwealth of Massachusetts." 

A true copy attest, 
NANTUCKET ISLAND MANAGEMENT LLC 

By: NED MANAGER LLC, its Manager, 

Corporate Officer /LLC Manager Signature 

Stephen R. Karp, Manager 

(Print Name) 

For Corporations ONLY 
A true copy attest, 

Corporation Clerk's Signature 

(Print Name) 



BERNHARD DUERRMEIER 
Montreal, QC, Canada H3J OC1 

bduerrmejer@yaboo com • 438.836.7589 

QUALIFICATIONS SUMMARY 

Advanced professional with solid education and over 18 years of experience in international 
business, skilled in developing strategy, implementing process improvements, reducing operational 
costs, and developing talent. 

~ Strategic Planning: Well-honed ability to develop and implement process improvements and 
strategies for well-known and sophisticated companies. Collaborate with all team members to 
drive customer service, marketing & branding, and talent acquisition, growing operations that 
exceed expectations. 

~ Project Oversight: Highly organized, combining technical, financial, and business expertise to 
guide project planning and implementation. Successful in developing and implementing 
company innovations, meeting and exceeding organizational budget and timeline goals. 

~ International Relations: Strong interpersonal talents with fluency in English, Spanish, French, 
and German with a passion for cultivating lasting international relationships. Experience 
working and managing employees in five different countries including Saudi Arabia, 
Switzerland, United Kingdom, Costa Rica, and The United States. 

~ Key Strengths: Finely tuned analytical skills with a dedication to continually streamlining and 
improving work processes. Strong interpersonal communication abilities, able to provide team 
and individual coaching and mentorship. Strong focus on increasing revenue and decreasing 
operational costs. 

PROFESSIONAL EXPERIENCE 

FOUR SEASONS HOTEL, Montreal, Quebec 
Hotel Manager (8/2019 - Present) 
Overseeing hotel operations for 169-room room property, including a $15M restaurant operation in 
partnership with Marcus Restaurant Group. Responsible for leading a team of over 1 00+ 
managers and employees, including organizational planning and development for opening. 

FOUR SEASONS HOTEL, San Francisco, CA 
Director of Food & Beverage (2/2017 - 8/2019) 
Leading day-to-day operations and special projects while developing big picture strategies for a 
$24M division, overseeing 1 00+ managers and employees. Driving programs to increase 
customer capture and profitability while creating solutions to issues, which have resulted in 
increased productivity and product quality. Collaborating with the Sales & Marketing teams to 
maintain a positive image and environment within the community. Fostered relationships with 
vendors and new technology partners that have resulted in a number of new guest-centric 
programs aimed at reaching potential business and expanding the brand in the market. 

continued ... 



BERNHARD DUERRMEIER 
- Page Two -

FOUR SEASONS HOTEL, Seattle, Washington 
Director of Food & Beverage (11/2014- 2/2017) 
The only Forbes 5-star hotel property in Washington State. Increased year-over-year revenues by 
$2.2 million by renovating and rebranding property space resulting in the launch of a Goldfinch 
Tavern, a partnership with local Chef Ethan Stowell. Overseeing a $14 million operation, 
developing new concepts and diverse talent. Average year-over-year revenue increases of 4.6% 
and profitability increases of 4% by driving employee performance and monitoring and improving 
workflows and processes while maintaining daily operations. 

FOUR SEASONS HOTEL, New York, New York 
Assistant Director of Food & Beverage (6/2012 -11/2014) 
Managed team of 75+ employees, managers and line staff, by monitoring day-to-day operations, 
developing creative solutions and innovative ideas to improve company environment and 
employee satisfaction while maintaining brand standards and exceeding customer service 
expectations. Oversaw several projects, developing initial project proposals, analyzing project 
budget requirements, and forecasting project completions. Directed all food and beverage 
operations, implementing process improvements resulting in $25.3 million in additional revenue, 
10% above target. Increased customer satisfaction by 12% by implementing innovative and 
creative guest relation initiatives. Reduced year-to-year total property expenses by 5%. Awarded 
Manager of the Quarter for 4th quarter in 2013. 

Additional Experience: 

Restaurant General Manager, Four Seasons Hotel, Chicago, IL, 2010-2012 
Department Head I Beverage Manager, Four Seasons Resort, Manele Bay, HI, 2007-2010 
Restaurant I Recreation Manager, Four Seasons Resort, Costa Rica, 2005- 2007 
Assistant Restaurant Manager, Mandarin Oriental Hotel, San Francisco, CA, 2004 - 2005 
Restaurant Manager, Hotel L'Hermitage, Jersey, Channel Islands, United Kingdom, 2003 - 2004 

EDUCATIONAL BACKGROUND 

Bachelor of Arts in International Hospitality & Business Management, 2002 
Ecole Hoteliere de Lausanne, Lausanne, Switzerland 



 LICENSING AUTHORITY CERTIFICATION 

The Commonwealth of Massachusetts 
Alcoholic Beverages Control Commission For Reconsideration

ABCC License NumberCity /Town 
TRANSACTION TYPE (Please check all relevant transactions):
The license applicant  petitions the Licensing Authorities to approve the following transactions: 

Name of Licensee

Manager

DBA

Street Address

Class 
(Annual or Seasonal)

Granted under  
Special Legislation?

Yes No

If Yes, Chapter

of the Acts of (year)

APPLICANT INFORMATION

Type  
(i.e. restaurant, package store)

Category 
(i.e. Wines and Malts / All Alcohol)

DESCRIPTION OF PREMISES Complete description of the licensed premises 

Decision of the LLA

Additional remarks or conditions 
(E.g. Days and hours)

Alcoholic Beverages Control Commission 
Ralph Sacramone 
Executive Director

The Local Licensing Authorities By: 

Application filed with the LLA: TimeDate

LOCAL LICENSING AUTHORITY INFORMATION

Date APPROVED by LLA

Abutters Notified: Yes No

 Publication NoYes Date PublishedAdvertised

Date of Notice

Change of Class (i.e. Annual / Seasonal)New License

Transfer of License

Issuance/Transfer of Stock/New Stockholder

Alteration of Licensed Premises 

Management/Operating Agreement Change of Manager Change Corporate Name

Change of License Type (i.e. club / restaurant)

Change of DBA

Pledge of Collateral (i.e. License/Stock)

Change of Officers/ 
Directors/LLC Managers

Change of Category (i.e. All Alcohol/Wine, Malt)

Change Corporate Structure (i.e. Corp / LLC)

Change of Hours

Other

Change of Location

Change of Ownership Interest  
(LLC Members/ LLP Partners,  
Trustees)

For Transfers ONLY: 
Seller License Number: Seller Name: 

Zip Code

Nantucket 00057-HT-0762

Nantucket Island Management, LLC

Jennifer Mandell Hudson

The Wauwinet Inn

120 Wauwinet Road

Seasonal All Alcoholic Beverages§12 Hotel

First Floor: Bar, Restaurant, Deck, Library, Two Public Rooms, Five Guest Rooms. Second Floor: Fifteen Guestrooms.Third Floor: Six Guest 
Rooms. Five Cottages.
Storage Shed and Walk-in Cooler

Approves this Application

05/24/23

07/12/23

02554



 

 

The hours during which alcoholic beverages may be sold: In accordance with MGL 

Chapter 138 and amendments thereto with the local provision that patrons shall not be served 

alcoholic beverages before 8:00AM Monday through Saturday and 11:00AM on Sunday.  No 

alcohol service is permitted after 1:00AM and patrons must be off the license premises 

and said premises must be closed by 1:30AM. Any restrictions apply as are on file with the 

local licensing authority.  In accordance with Article 40 ATM 2001, Chapter 86.1 Board of Health 

Regulations Prohibit Smoking in Certain Places within the Town of Nantucket. 

 

THE LICENSING BOARD for the  

TOWN OF NANTUCKET, MASSACHUSETTS 
HEREBY GRANTS AN 

SEASONAL RETAIL INNHOLDER LICENSE 
TO EXPOSE, KEEP FOR SALE, AND TO SELL 

ALL ALCOHOLIC BEVERAGES 

LICENSE #: 00057-HT-0762 

TO BE CONSUMED ON THE PREMISES 
 

BUSINESS: Nantucket Island 

Management, LLC  

DBA:  THE WAUWINET INN 

PREMISES: 120 Wauwinet Rd. 

  Nantucket, MA 02584 

MANAGER: Jennifer Mandell Hudson 
 
 

ON PREMISES DESCRIBED AS: 
First Floor: Bar, Restaurant, Deck, Library, Two Public 

Rooms, Five Guest Rooms. 

Second Floor: Fifteen Guestrooms. 

Third Floor: Six Guest Rooms. 

Five Cottages. 

Storage Shed and Walk-in Cooler. 

 

 

 

THIS LICENSE IS VALID APRIL 1, 2023 – JANUARY 15, 2024 
*Unless earlier suspended, cancelled, or revoked 

 

This license is granted and accepted upon the 

express condition that the licensee shall, in all 

respects, conform to all the provisions of the 

Liquor Control Act, Chapter 138 of the 

Massachusetts General Laws, as amended and any 

rules or regulations made thereunder by the 

licensing authorities, including, but not limited to 

Chapter 250 of the Town of Nantucket Rules and 

Regulations Governing Alcoholic Beverages. 

 

 

 

IN TESTIMONY WHEREOF, the undersigned have 

hereunto affixed his official signature on this day of 

2023. 

 

Chair, Select Board  
 

LICENSE FEE:   $3,900.00 



The Commonwealth of Massachusetts 
Alcoltolic Beverages Control Commission 

95 Fourth Street, Suite 3, Chelsea, MA 02150-2358 
www.mass.gov/abcc 

AMENDMENT-Change of Manager D Change of License Manager 

1. BUSINESS ENTITY INFORMATION 
Entity Name Municipality ABCC License Number 

'

NANTUCKET ISLAND MANAGEMENT LLC II I I 00057-HT-0762 
d/b/a THE WAUWINET INN Nantucket . . 

~----------------------------~ 

2. APPLICATION CONTACT 
The application contact is the person who should be contacted with any questions regarding this application. 
Name Title Email Phone 

fl__ic_h_a_rd_ P_. _B_e_a_u_d_ett_e __ ____,ll Attorney II rick@nantucketlawfirm.com I lsos-228-4455 

3A. MANAGER INFORMATION 

The individual that has been appointed to manage and control of the licensed business and premises. 

Pr~posed Manager Name !Jennifer Mandell Hudson I Date of Birth 1  I SSN 

Residential Address  

Email  Phone  

Please indicate how many hours per week ~ 
you intend to be on the licensed premises ~ 

Last-Approved License Manager I Eric Landt 

3B. CITIZENSHIP/BACKGROUND INFORMATION 
Are you a U.S. Citizen?* eves ('No *Manager must be U.S. citizen 
If yes, attach one of the following as proof of citizenship US Passport, Voter's Certificate, Birth Certificate or Naturalization Papers. 
Have you ever been convicted of a state, federal, or military crime? ()Yes e No 

If yes, fill out the table below and attach an affidavit providing the details of any and all convictions. Attach additional pages, if 
necessary, utilizing the format below. 

Date Municipality Charge Disposition 

3C. EMPLOYMENT INFORMATION 
Please provide your employment history. Attach additional pages, if necessary, utilizing the format below. 

Start Date End Date Position Employer Supervisor Name 

2/2014 Present Director of Food and Beverag White Elephant Resorts Eric Landt 

3D. PRIOR DISCIPLINARY ACTION 
Have you held a beneficial or financial interest in, or been the manager of, a license to sell alcoholic beverages that was subject to 
disciplinary action? ()Yes eNo If yes, please fill out the table. Attach additional pages, if necessary,utilizing the format below. 

Date of Action Name of License State City Reason for suspension, revocation or cancellation 

/!Jere by swear under t!Je p~1~s an p\ nalties of perjury t!Jat t!Je information /!Jove provided in t!Jis application is trueland ]ccurate: 

Manager's Signature I 'V\ v'~ I Date I 5_1 0- t ) I v ~~~~------~ 

I 



The Commonwealth of .Massachusetts 
Alcoholic Beverages Control Commission 

95 Fourth Street, Suite 3, Chelsea, MA 02150-2358 
www.mass.gov/a bee 

RETAIL ALCOHOLIC BEVERAGES LICENSE APPLICATION 
MONETARY TRANSMIITAL FORM 

AMENDMENT-Change of Manager 

APPLICATION SHOULD BE COMPLETED ON-LINE, PRINTED, SIGNED, AND SUBMIITED TO THE LOCAL 
LICENSING AUTHORITY. 

ECRT CODE: RETA 

Please mal<e $200.00 payment here: ABCC PAYMENT WEBSITE 

PAYMENT MUST DENOTE THE NAME OF THE LICENSEE CORPORATION, LLC, PARTNERSHIP, OR INDIVIDUAL AND INCLUDE THE 
PAYMENT RECEIPT 

ABCC LICENSE NUMBER (IF AN EXISTING LICENSEE, CAN BE OBTAINED FROM THE CITY} !OOQS?-HT-Q?62 
ENTITY I LICENSEE NAME I NANTUCKET ISLAND MANAGEMENT LLC d/b/a THE WAUWINET INN 

ADDREss 1120 Wauwinet Road 

CITY /TOWN I'-N_a_I_1t_u_ck_e_t ________ __, STATE '-1 MA ____ __J ZIP CODE L.:l 0-=.25::....:8::....:4~ __ _J 

For the following transactions (Check all that apply): 

D Newlfcense 

0 Transfer of License 

IX] Change of Manager 

D Change of Officers/ 
Directors/LLC Managers 

0 Change of Location D Change of Class o.e. Annual/ SeasonaO 

0 Alteration of Licensed Premises D Change of License Type (i.e. club 1 restaurant) 

D Change Corporate Structure o.e. COip I LLO 

D Pledge of Collateral o.e. License/Stock) 

D Change Corporate Name 0 Change of Category o.e. All AicohoiNiine, Malt) 0 Management/Operating Agreement 

Change of Ownership Interest 0 Issuance/Transfer of Stock/New Stockholder D Change of Hours 
D (LLC Members/ LLP Partners, 

Trustees) D Other D Change of DBA 

THE LOCAL LICENSING AUTHORITY MUST SUBMIT THIS 
APPLICATION ONCE APPROVED VIA THE ePLACE PORTAL 

Alcoholic Beverages Control Commission 

95 Fourth Street, Suite 3 

Chelsea, MA 02150-2358 





ENTITY VOTE 

The Board of Directors or LLC Managers of 
NANTUCKET ISLAND MANAGEMENT LLC 
d/b/a THE WAUWINET INN 

Entity Name 

duly voted to apply to the Licensing Authority of I Nantucket land the 
City/Town 

Commonwealth of Massachusetts Alcoholic Beverages Control Commission on 1._5_/_8/_2_0_2_3 ____ _.. 
Date of M eeting 

For the following transactions (Check all that apply}: 
Iii Change of Manager 

D Other 

"VOTED: To authorize ._l _s_te..:..p_h_en_ R_._K_a_r"--p ___ ___ ___________ _ _j 

Name of Person 

to sign the application submitted and to execute on the Entity's behalf, any necessary papers and 
do all things required to have the application granted." 

"VOTED: To appoint I Jennifer Mandell Hudson 

Name of Liquor License Manager 

as its manager of record, and hereby grant him or her with full authority and control of the 
premises described in the license and authority and control of the conduct of all business 
therein as the licensee itself could in any way have and exercise if it were a natural person 
residing in the Commonwealth of Massachusetts." 

A true copy attest, 
NANTUCKET ISLAND MANAGEMENT LLC 

By: NED MANAGER LLC, its Manager, 

Corporate Officer /LLC Manager Signature 

Stephen R. Karp, Manager 

(Print Name} 

For Corporations ONLY 
A true copy attest, 

Corporation Clerk's Signature 

(Print Name} 



' . 
tiPS~ On Premise • 

CERTIFIED 

Issued: 4/22/2022 
10#:5699169 

.. 
" 

JENNIFER M HUDSON 
2 Sea St 

Expires: 4/4/2025 

Nantucket, MA 02554-3524 

For service visit us onlin_e at www.gettips.com 
TIPS Trainer: Sara Sharpe, 66878 



 
Preliminary Outline #1 for November 7, 2023 Special Town Meeting Warrant 
For 06/28/23 SB review 
As of 06/25/23 
NOTE:  Numbering & Order is NOT FINAL 
 
Short-term Rental Articles – may be 2-3. In progress. Reviewed with Select Board 6/14. Next review 7/12. 
- Community Impact Fee local option? 
 
Zoning 
- Airport per PLUS 
 
Real Estate 
- Conveyance of easements (x2) to Land Bank – E Creek Rd 
- Conveyance of parcels to Land Bank adjacent to Surfside WWTF for compliance with NHESP permit 
requirements 
- Additional easements in connection with Surfside area water main extension project 
 
Appropriations 
- Potential need for supplemental funding for Waitt Dr seasonal employee housing 
- Resubmittal of Article 15 from 2023 ATM (Nobadeer Fields - $3.8m) 
- Potential need for supplemental funding for Naushop sewer pump station upgrade 
- Supplemental funding for Airport housing project 
- Reappropriate FY 23 and FY 24 rental housing assistance funds ($2m total) 
 
Other 
- Establish special purpose Stabilization Fund to allow for use of opioid settlement funds 
- ADD Town-owned Shadbush Rd site to DPW Facility design appropriation article 
- Increase Town Clerk salary in accordance with Comp & Class study 
 
Citizen Articles 
Submittal deadline Wed, June 21 
3 Submitted:  all sewer district related (1 Nantucket Sewer District; 2 Sconset) 



 

COMBINED SHORT-TERM RENTAL WARRANT ARTICLES 

NOVEMBER 7, 2023, Special Town Meeting 

            

Article 1  

Zoning Bylaw Amendment Regulating Short-Term Rental Use  

 

To see if the Town will vote to amend Chapter 139 of the Town Code (Zoning) as follows: 

1. Amend §139-2 (Definitions and Word Usage), by inserting the following new 
term and definition and inserting them in alphabetical order.  

 

SHORT-TERM RENTAL 

A dwelling unit or portion thereof registered and operated by the owner in accordance 
with Chapter 123 of the Town Code.  

      TOWNHOUSE 

A single structure consisting of three or more dwelling units, each with one or more 
abutting walls and entrances opening directly to the outside at grade. 

2. Amend §139-7A (Use Chart) by inserting Short-Term Rental between Tertiary 
Dwelling and Apartment Building in the Use column and inserting the 
designation Y in all district columns except the Commercial Industrial (CI) 
district, where the designation N shall be inserted. 
 

Or take any other action relative thereto. 

Quantum of vote for passage of this article is 2/3rds. 

 

Article 2 

General Bylaw Amendment – Chapter 123 of the Town Code – Regulating the 
Operation of Short-Term Rentals 

 

To see if the Town will vote to amend  Chapter 123 of the Town Code (Short-Term Rentals) as 
follows (language to be inserted shown in highlight; language to be deleted shown in 
strikethrough); provided that the provisions of this Chapter shall take effect on the day these 
amendments  become effective pursuant to General Laws Chapter 40, §21, but in no event shall 
these amendments takes effect unless and until Chapter 139 (Zoning) of the Town Code 
regulating short-term rental use is amended in substantially the form set forth in Article __ of the 



 

warrant for the November 7, 2023, Special Town Meeting pursuant to G.L. c. 40A, §5, and is 
approved by the Attorney General: 

 

Chapter123 

 

Short-Term Rentals 

 

§ 123-1. Purpose and Intent. 

 

This bylaw is enacted pursuant to the Town’s Home Rule Authority and the authority set 
forth in General Laws c. 64G, §14 and is intended to: 

(1) provide for an orderly process for identifying, registering, and regulating Short-Term 
Rentals within the Town so as to insure that such Short-Term Rentals do not create or 
cause any nuisance conditions within the Town.  

(2) Protect the time-honored tradition of home rentals on Nantucket and preserve 
economic opportunities through Short-Term Rentals for persons to keep their homes, now 
and into the future, so they may afford to live either full-time or part-time on Nantucket;  

(3) avoid adverse impacts on the local economy stemming from a loss of existing Short 
Term Rental revenue, including rooms excise tax revenue, and visitor spending. 

 

(4) prohibit additional corporate ownership and discourage investment-only ownership of 
residential properties for the exclusive purpose of operating them as Short-Term Rentals 
rather than housing for either full-time or part-time residences.   

 

(5) reduce the neighborhood churn caused by numerous turnovers of occupancy of Short-
Term Rentals in residential neighborhoods. 

 

(6) limit the conversion of residential units to Short-Term Rentals which has had the 
deleterious effect of removing residential units from the available year-round rental 
housing stock; and  

 



 

(7) provide a regulatory structure that reduces the threat of litigation challenging Short-
Term Rental use by full-time and part-time residents. 

 

§123-2. Definitions. 

As used in this chapter, the following terms shall have the meanings indicated: 

APARTMENT BUILDING 

 

Shall have the same meaning as in Chapter 139 of the Town Code. 

 

CORPORATION 

 

All businesses and charitable entities required to file Articles of Incorporation and 
Annual Reports with the Massachusetts Secretary of State or an equivalent agency of 
another state, pursuant to G.L. c.  156D, § 2 or G.L. c. 180, §4, respectively. 

 

COTTAGE COLONY 

 

A group of four or more detached dwellings, legally in existence at the time of 
adoption of this bylaw, located on a single lot, which is customarily occupied on a 
seasonal basis. 

 

DEED-RESTRICTED UNIT 

 

 A dwelling unit that is subject to a deed restriction held by the Town for 
affordable, workforce homeownership housing, or workforce rental housing as these terms are 
defined in Chapter 139 of the Town Code, or is subject to a deed restriction under the Nantucket 
Housing Needs Covenant program pursuant to Chapter 301 of the Acts of 2002, as amended. 

 

DWELLING UNIT 

Shall have the same meaning as in Chapter 139 of the Town Code. 

 

https://ecode360.com/11471513#11471513


 

HOSTED STAYS 

 

An overnight stay whereby a short-term renter occupies a portion of a dwelling 
unit where the owner is present.  An owner is considered present when the owner is on 
the premises except during the daytime and/or work hours. 

 

OPERATOR 

A person operating a short-term rental including, but not limited to, the owner or 
proprietor of such premises, the lessee, sublessee, mortgagee in possession, licensee or 
any other person otherwise operating such short-term rental. It is the intent of this bylaw 
that the operator shall have the same meaning as set forth in General Laws c, 64G, §1.  

SHORT-TERM RENTAL 

A dwelling unit or portion(s) thereof that is not a transient residential facility, 
where: (i) at least 1 room or dwelling unit is rented to an occupant or sub-occupant; and 
(ii) all accommodations are reserved in advance.  Rental periods with a change in 
occupancy in excess of 31 calendar days shall not be considered a short-term rental. The 
rental of property for a total of 14 days or less in any calendar year shall not be 
considered a short-term rental. 

 

TOWNHOUSE 

Shall have the same meaning as in Chapter 139 of the Town Code. 

 

TRANSIENT RESIDENTIAL FACILITY 

Shall have the same meaning as in Chapter 139 of the Town Code. 

 

Unless otherwise specifically provided in this bylaw, terms used in this bylaw shall have the 
same meaning as set forth in G.L. c. 64G. 

 

§ 123-3. Registration, Permitting, Inspection and Fees. 

A. No person shall operate a short-term rental without having first obtained a certificate of 
registration from the Board of Health. An application for a certificate of registration shall 
be on a form provided by the Town and shall contain the Department of Revenue 
identification number or proof of exemption under G.L. c. 64G. The operator shall 



 

provide with the application a certificate of registration issued by the Department of 
Revenue in accordance with section 67 of Chapter 62C of the General Laws. 

 
B. The annual fee for such certificate of registration shall be set forth in the regulations 

issued pursuant to § 123-4. 
 
C. The application for the certificate of registration shall include an attestation that the 

owner and/or operator is in compliance with all applicable federal, state and local laws, 
including but not limited to G.L. c. 64G and the Fair Housing Act, G.L. c. 151B and local 
equivalents and regulations related thereto, and all other regulations applicable to 
residential dwellings, and that the owner and/or operator of the property is current with 
all town taxes, water, and sewage charges and other fees, subject to the requirements of 
Chapter 19, §§ 13 -18 of the Town Code. Any property offered for a short-term rental 
shall not have any outstanding building, sanitary, zoning, or fire code violations, orders 
of abatement, or stop work orders. Nothing contained herein shall relieve the owner or 
operator from complying with all local permits, rules and regulations issued by the Board 
of Health and other Town boards generally applicable to resident dwelling units. 

 

D. The Board of Health shall not issue any Certificate of Registration unless the Operator 
has: 

 

(1)  submitted a complete application and paid all associated fees;  

 

(2) Provided contact information for the operator and persons designated to 
address any issues at the short-term rental within two (2) hours’ notice; 
and  

 

(3)  Provided the Town with a certificate of insurance evidencing liability 
insurance coverage for the short-term rental in an amount to be determined 
by the regulations issued pursuant to §123-4. 

 
E. Operators are subject to inspection of the short-term rental by the Board of Health upon 

reasonable notice via consent or administrative warrant, or without such notice in the 
event of an imminent threat to public health or safety. 

 
F. Certificates of registration are valid for one year and may be renewed at the discretion of 

the Town, provided that the operator has compiled with the provisions of this chapter and 



 

any associated regulations during the preceding year. An application for renewal of a 
certificate of registration shall be submitted along with the annual fee no later than 
November 1st of the next year. A renewal application shall include an attestation that the 
Short-Term Rental was operated in accordance with all bylaws and regulations of the 
Town during the previous year. 

 
G. The certificate of registration is issued to the operator and does not run with the land. If 

the short-term rental is sold or transferred out of ownership, a new application for a 
certificate of registration shall be filed by the new operator before short-term rentals can 
continue or resume. 

H. An owner may register to operate only one property as a Short-Term Rental. The 
property can contain up to two dwelling units in a single registration, as long as 
both dwelling units covered by the registration are located on the same lot and are 
rented to the same person or legal entity. Multiple dwelling units within the same 
property may not be registered or rented as separate short-term rentals. An owner 
may hire a property management company to list and manage a short-term rental, 
but the registration must be in the owner's name. 

I. Dwelling units owned by a Corporation shall not be eligible to receive a certificate 
of registration. Short-Term Rentals are eligible to receive a certificate of 
registration for dwelling units owned by an LLC, Trust, or a solely family-owned 
corporation such as an S Corporation, only when every shareholder, partner, or 
member of the legal entity is a natural person, as established by documentation 
provided by the applicant at the time of registration. The Board of Health may 
adopt regulations pursuant to §123-4 establishing the documentation required to 
establish eligibility under this section. 

J.  Short-Term Rentals may not be operated in any Deed-Restricted unit or in an 
unrestricted unit in an Apartment Building or Townhouse owned, operated, and 
managed as rental housing.  

K.       Short-Term Rentals shall only be allowed in detached single-family dwelling units. 
The Owner of a Townhouse or a dwelling unit in an Apartment Building is eligible 
to receive a certificate of registration, provided the unit is not deed-restricted, and 
only on a condition contained in the certificate of registration that limits Short-Term 
Rentals in such units to a maximum of four weeks each year. 

L. No person holding a certificate of registration for a dwelling unit may engage in the 
Short-Term Rental of said property that has a change of occupancy of more than 9 
times during the months of July or August. If a property is sold after the effective 
date of this bylaw, the new owner shall not engage in a Short-Term Rental of an 
existing or new dwelling unit that has a change in occupancy of more than 4 times 
during the months of July and August. The owner shall provide with the renewal 
application a report on the rental activities the prior year, as set forth more fully in 
the regulations adopted pursuant to section 123-4 of this Bylaw. The limitation of 4 



 

changes in occupancy shall only be in effect for the first five years after the sale at 
which time the owner will be subject to a maximum of nine changes in occupancy 
during the months of July and August. 

M. Any person or other legal entity who receives a certificate of registration prior to 
the effective date of this Chapter or within 60 days of the Town’s establishment of 
the rental registration program, whichever is later, may continue to engage in Short-
Term Rentals in accordance with the existing certificate of registration, except for 
subsection K of this section which shall apply to all short-term rentals, until the 
dwelling unit is transferred or conveyed, or the certificate of registration is not 
renewed.  If a property is bequeathed to a person or other beneficiary through a 
will, the new owner may continue to engage in Short-Term Rental activities in 
accordance with this section. 

 
N. The Select Board may designate a Town Official or Town Board to grant a waiver from 

any of the provisions contained in Paragraphs H through L of this Chapter upon a 
showing that such a waiver is necessary in order to prevent an undue hardship. 

 
N.  Hosted Stays and Cottage Colonies shall be exempt from subsections H, J, K , and L of 

this section. 
 
 
§ 123-4. Regulations.  
 

The Board of Health, subject to the approval of the Select Board, shall promulgate regulations to 
carry out and enforce the provisions of this chapter. Such regulations may also include but are 
not limited to requirements to insure that the operation of the short-term rental does not create or 
cause a nuisance to the surrounding neighborhood due to unreasonable noise, overburdening of 
parking areas, and other nuisance conditions.  

 

§ 123-5. Enforcement. 

A.  Whoever violates any provision of this bylaw or a regulation promulgated 
hereunder may be penalized by indictment or on complaint brought in the district court. The 
Town may seek to enjoin violations thereof through any lawful process, and the election of 
one remedy by the Town shall not preclude enforcement through any other lawful means. 

 

B. Whoever violates any provision of this bylaw or a regulation promulgated 
hereunder may be penalized by a noncriminal disposition process as provided in Massachusetts 
General Laws, Chapter 40, section 21D and the Town's non-criminal disposition by-law 
(Chapter 1 of the Town Code). If non-criminal disposition is elected, then any person who 



 

violates any provision of this bylaw or regulation shall be subject to a penalty in the amount of 
one hundred dollars ($100) for the first offense; two hundred dollars ($200) for the second 
offense; and three hundred dollars ($300) for a third and subsequent offense. Each day or 
portion thereof shall constitute a separate offense. The Board of Health or its agent, or any 
police officer of the Town, shall be the enforcing authority. 

 

C. If a notice of violation of this bylaw or any regulation promulgated hereunder or 
other order is issued to the operator or the owner of the property by the Board of Health or its 
designee, after a certificate of registration is issued, the Board of Health, after a hearing, may 
suspend for a period of time determined by the Board of Health or revoke said certificate of 
registration until the violation has been cured or otherwise resolved. Multiple violations by any 
operator may, at the discretion of the Board of Health and after a hearing, disqualify that operator 
from obtaining a Certificate of Registration for a period of up to three years. 

 

D. In accordance with G.L. c. 64G, §14(v), the Town may assess a civil penalty not 
to exceed $5,000 for any violation of this bylaw or a regulation issued hereunder. Each day a 
violation continues shall be considered a separate offense. 

 
§ 123-6. Severability. 

If any provision in this chapter shall be held to be invalid by a court of competent jurisdiction, 
then such provision shall be considered separately and apart from the remaining provisions, 
which shall remain in full force and effect. 
 

§ 123-7. Effective date. 

 

The provisions of this Chapter shall become effective pursuant to General Laws Chapter 40, 
§21,orJanuary 1, 2023, whichever is later;  

 

Or take any other action relative thereto. 

 

Quantum of vote for passage of this article is a majority. 

 

  



 

Article 3 

General Bylaw Amendment – Chapter 123 of the Town Code – Regulating the 
Operation of Short-Term Rentals – Further Regulations  

 

To see if the Town will vote to amend Chapter 123-3 of the Town Code (Short-Term Rentals - 
Registration, Permitting, Inspection and Fees), subsection (K) to read as follows (language to be 
inserted shown in highlight); provided that the provisions of this Chapter shall take effect on the 
day these amendments become effective pursuant to General Laws Chapter 40, §21, but in no 
event shall these amendments takes effect unless and until Chapter 139 of the Town Code 
(Zoning) regulating short-term rental use is amended in substantially the form set forth in Article 
__ of the warrant for the November 7, 2023, Special Town Meeting pursuant to G.L. c. 40A, §5, 
and is approved by the Attorney General: 

 

K. No person holding a certificate of registration for a dwelling unit may engage in the 
short-term rental of said property that has a change of occupancy of more than 9 
times during the months of July or August. If a property is sold after the effective 
date of this bylaw, the new owner shall not engage in a short-term rental of an 
existing or new dwelling unit that has a change in occupancy of more than 4 times 
during the months of July and August, unless the owner or at least one member of 
a Trust or LLC can give proof of residing in the property at least 6 months and a 
day in the year after purchase, or a subsequent year, in which case the change in 
occupancy during the months of July and August shall be limited to 9 times. The 
owner shall provide with the renewal application a report on the rental activities the 
prior year, as set forth more fully in the regulations adopted pursuant to section 
123-4 of this Bylaw. The limitation of 4 changes in occupancy shall only be in 
effect for the first five years after the sale at which time the owner will be subject to 
the 9 changes in occupancy. 

 

Or take any other action relative thereto. 

Quantum of vote for passage of this article is a majority. 

 

 

  



 

Article 4 

Adoption of Community Impact Fee on Professionally Managed Short-Term 
Rentals 

To see if the Town will vote to accept the provisions of General Laws Chapter 64G, Section 
3D(a), authorizing the imposition of a community impact fee of 3 percent on the transfer of 
occupancy of a short-term rental in a “professionally-managed unit”, which term is defined as 1 
of 2 or more short-term rental units that are located in the same city or town, operated by the 
same operator and are not located within a single-family, two-family, or three family dwelling 
that includes the operator’s primary residence; or take any action relative thereto.  

Quantum of vote for passage of this article is a majority. 

 

Article 5 

Adoption of Community Impact Fee on Owner Occupied Short-Term Rentals 

 

To see if the Town will vote to accept the provisions of General Laws Chapter 64G, Section 
3D(b), authorizing the imposition of a community impact fee of 3 percent on the transfer of 
occupancy of a short-term rental that is located in a two-family or three-family dwelling that 
includes the operator’s primary residence; or take any action relative thereto.  

Quantum of vote for passage of this article is a majority. 

 

Article 6 

Establish Special Purpose Stabilization Fund for Affordable Housing and Dedicate 
100 Percent of Short-Term Rental Community Impact Fees to the Fund 

 

To see if the Town will vote to establish, pursuant to the provisions of General Laws Chapter 40, 
Section 5B, a Special Purpose Stabilization Fund for Affordable Housing; and further to accept 
Paragraph 4 of Chapter 40, Section 5B of the General Laws and dedicate, without further 
appropriation, 100 percent of any community impact fees received by the Town pursuant to 
General Laws Chapter 64G, Section 3D(a) or (b) on the transfer of occupancy of a short-term 
rental to the Special Purpose Stabilization Fund for Affordable Housing; provided that said 
dedication shall take effect beginning in Fiscal Year 2025 which begins on July 1, 2024; and 
provided further that the Town may not revoke its acceptance of this Act for at least three fiscal 
years; or to take any other action relative thereto. 

Quantum of vote for passage of this article is 2/3rds. 



FRANCI NEELY 
5 Salt Marsh Road 

Nantucket, MA 02554 
713.306.7570 

franci@francineely.com 
 

July 12, 2023 
 
Dear Select Board, 
 
I understand that you are studying the recommendations of the Short Term 
Rental Work Group (STRWG).   I offer the following: 
 

1. The financial interests of the members of the STRWG (or family 
members) in short term rentals on Nantucket (STRs) should be 
transparently listed for the public to see.     If the Select Board were 
to require this, as it should, then the public would understand that 
many on the STRWG have financial incentives to support STRs 
anywhere on the island and, in particular, allow grandfathering of all 
existing STRs.    Similarly, any Select Board member who personally 
or through family has STR income and whose STRs would be 
grandfathered in as permissible should recuse himself/herself in any 
discussion of this important issue. 

2. I bought homes in Monomoy in part because this area was zoned 
residential-only.  I would not have done so had I known that the 
Town could change that without allowing me, a property owner, a 
say in that matter.    Zoning affects property values.     Residential 
owners in the neighborhood of Monomoy will be harmed if the 
Town allows purely commercial STRs to operate as a matter of right. 
Any impartial person would agree that properties being operated 
solely for STR purposes is commercial in purpose and is 
inappropriate in an area zoned solely residential.   (Unreasonably, the 
planning officials have permitted this in Monomoy at 32 Monomoy, 
owned by the Copley Group.  Their “reasoning?”   Well, people sleep 
there; therefore, it’s residential.    By that fallacious “reasoning,” a 
hotel is residential in nature. 

mailto:franci@francineely.com


3. The STRWG refused to consider regulations of STRs through 
zoning.    A sensible approach would be to allow STRs as an 
accessory use in residential-only neighborhoods but prohibit STRs as 
a primary use.   What is difficult or hard to understand about that 
approach?     The difficulty lies in the fact that, if that were the rule, 
then people on the STRWG and perhaps a Select Board member or 
two would not be able to continue doing what they have been doing 
– operating commercial establishments (properties being used only or 
primarily for STR purposes) and making significant money from 
doing so. 

4. The STRWG expressed significant concern for people who operate 
STRs.  Where was their concern for people who want to protect the 
sanctity of neighborhood? 

5. The STRWG’s proposed bylaw regulations invite gamesmanship.   
Talk about litigation?    Think about the one STR/person regulation, 
for example.    Jane Doe could operate one; her son another; her 
daughter a third – and who would be the wiser?     Another example:  
No corporate ownership of STRs in the future.   All that would do is 
to have entities become LLCs or partnerships.   How does that stem 
the STR tide?   

6. It’s egregious to reward those who just happened to be the first to 
play the STR “get richer quick” game by grandfathering in all existing 
STRs – even those owned by businesses purely for STR purposes.    
Why?   The oft-repeated, poorly reasoned mantra is “to prevent 
litigation.”   No, the real reason is to foreclose the few existing 
lawsuits where abutters have rightly challenged commercial STRs in 
residential-only neighborhoods.    Those should never have been 
allowed.   Had the Building Commissioner and the ZBA done their 
jobs properly, those would have been stopped long ago.   But the 
planning board under Andrew Vorce made clear two years ago that it 
wanted to circumvent the reasoning and rationale of the 
Massachusetts Superior Court Styller decision (which would have 
prohibited purely commercial STRs like that at 32 Monomoy).   That 
is a path that the STRWG, populated with pro-STR interests, 
continues to follow. 



7. Where are the statistics that should underpin wise STR decisions?   
What are best practices followed by similar communities?     

 
Where is Town leadership to stem the unrelenting tide of unfettered 
development and crass commercialism?     It reposes in the Select Board 
right now.   Will those of you who don’t make money from commercial 
STRs please call a halt to this?     The impact of the STR proliferation is 
most assuredly to diminish housing stock available to hard-working folks 
who need and want to live on Nantucket.      
 
Sincerely, 
 
 
Franci Neely 



From: Matt Fee
To: Erika Mooney
Subject: Fwd: From Dr. Silfen - STRWG Comments
Date: Wednesday, July 12, 2023 5:21:14 PM

For the record

Begin forwarded message:

From: Eric Silfen <eric.silfen@gmail.com>
Subject: From Dr. Silfen - STRWG Comments
Date: July 12, 2023 at 4:57:19 PM EDT
To: "dhillholdgate@nantucket-ma.gov" <dhillholdgate@nantucket-ma.gov>, "mfee@nantucket-ma.gov"
<mfee@nantucket-ma.gov>, "bmohr@nantucket-ma.gov" <bmohr@nantucket-ma.gov>, "tdixon@nantucket-ma.gov"
<tdixon@nantucket-ma.gov>, "mmacnab@nantucket-ma.gov" <mmacnab@nantucket-ma.gov>

CAUTION: This email originated from outside of the organization. Do not click links or open attachments unless you recognize the sender and know the content is safe.

Dear Sirs and Madams,
 
I wholeheartedly support ACK-Now’s assessment of the STRWG proposal that was forwarded your way.
A few additional comments.

1. Any and all proposals have to start and end with preventing the spread of and eliminating existing STR
investment businesses from infiltrating our residential neighborhoods. Back in the early eighties, I
remember Dan Maxwell driving me around looking for land on which to build. Among his many comments,
one rang clear: “Since you work at the hospital, you want to live in a year-round, residential neighborhood.”
Now times change. But the laws (bylaws) and the spirit of those laws does not.

2. Well, you know what? People make bad investments all the time. And subverting residential properties for
commercial use is just another bad investment idea. The Town should not be put in the position of
supporting a bad idea and bad investments. Those of us that “short-term rent” to keep a second home on
Nantucket are not those of us that are investing for financial gain.  

3. What really galls me is the heavy-handed marketing misinformation, the lack of knowing the groups that
are fomenting these falsehoods, and the poor quality of research offered at “proof”. Fact is, I run a clinical
research company. If my firm were to promote such a bogus product, we would be shortly out of business.

Again, I wholeheartedly support ACK-Now’s assessment of the failure of the STRWG.
The Select Board needs to stand-up and say outright, “Enough is enough. No commercial rentals in residential
neighborhoods.” Let the STRWG figure it out from there. Anything less is last year’s Article 42 redux.
Thank you.
Sincerely.
Eric Silfen MD
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