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MEETING POSTING 

 
 

TOWN OF NANTUCKET 
Pursuant to MGL Chapter 30A, § 18-25 

All meeting notices and agenda must be filed and time stamped with the 

Town Clerk’s Office and posted at least 48 hours prior to the meeting 
(excluding Saturdays, Sundays and Holidays) 

  

  

Committee/Board/s Zoning Board of Appeals 

  

Day, Date, and Time Thursday, September 14, 2023, at 1:00 PM 

 

  

Location / Address 4 Fairgrounds Road, Nantucket, MA 02554 

PSF COMMUNITY ROOM & REMOTE PARTICIPATION VIA ZOOM 

WEBINAR 

 

  

Signature of Chair or 

Authorized Person  

Leslie Woodson Snell, Director of Planning and Zoning Administrator                                                                                                                      

WARNING: IF THERE IS NOT A QUORUM OF MEMBERS OR IF THE MEETING 

POSTING IS NOT IN COMPLIANCE WITH THE OPEN MEETING 

LAW, NO DELIBERATIONS MAY TAKE PLACE-BUT THE MEMBERS 

MAY APPEAR AND ANNOUNCE A NEW SCHEDULE. 

 

AGENDA 

(Subject to Change) 

The meeting will be recorded and archived at www.nantucket-ma.gov. 

 

 
ZOOM WEBINAR REGISTRATION LINK:  
https://us06web.zoom.us/webinar/register/WN_nu4-0kalQG6v4n1i53DL6A 

To view the LIVE broadcast of the meeting, see YouTube Link at  
https://youtu.be/8CZ1PrVnSTQ 

 

BELOW ARE THE TOPICS THE CHAIR REASONABLY ANTICIPATES WILL BE DISCUSSED AT THE MEETING. 

 

I. CALL TO ORDER:  

 

II. APPROVAL OF THE AGENDA: 

 

III. APPROVAL OF THE MINUTES:    

 
MAY 23, 2023 

JULY 13, 2023 

AUGUST 10, 2023 
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IV. OLD BUSINESS (CONTINUED PUBLIC HEARINGS AND VOTES MAY TAKEN) 

37-21 Kristina & Nicholas Amendolare              8 Bank Street                                        Williams 

Applicants are seeking Special Permit relief pursuant to Nantucket Zoning Bylaw Sections 139-30 and 139-33A to 

make renovations, including an addition, to a single-family dwelling that is pre-existing non-conforming to the 

setbacks.  Locus is situated at 8 Bank Street, shown on Assessor’s Map 73 and Parcel 69. Evidence of owner’s title 

is recorded in Book 1770, Page 216 on file at the Nantucket County Registry of Deeds. The site is zoned Sconset 

Old Historic (SOH). 

 

09-22 Harris on Weweeder, LLC            50 Weweeder Avenue                                                        Brescher 

Continued to October 12, 2023 

Applicant is seeking Variance relief pursuant to Nantucket Zoning Bylaw Section 139-32 from the intensity 

regulations in Section 139-16A to site a proposed pool cabana in the side yard setback as close as 2.7 feet from the 

side yard lot line in a zoning district that requires a minimum of a ten (10) foot side yard setback and to increase the 

allowable groundcover ratio to 7.9% in a zoning district with a maximum groundcover ratio of 7%.  Locus is 

situated at 50 Weweeder Avenue, shown on Assessor’s Map 79 as Parcel 15 and upon Land Court Plan 42927-A. 

Evidence of owner’s title is registered on Certificate of Title No. 27684 with the Nantucket County District of the 

Land Court. The site is zoned Limited Use General 1 (LUG-1). 

 
20-22 Steven L. Cohen & Christopher P. Choma, Trs. 29 Monomoy Rd Nominee Trust,             Cohen     

Continued to October 12, 2023 

Applicant is seeking Variance relief pursuant to Zoning Bylaw Section 139-32 for a waiver from the ground cover 

provision in Section 139-16 in order to construct an accessory structure of up to 780.25 SF. Locus is situated at 29 

Monomoy Road, shown on Assessor’s Map 54 as Parcel 209 and as Lots 10 and 11 on Land Court Plan 10937-C. 

Evidence of owner’s title is registered on Certificate of Title No. 22883 at the Nantucket County District of the 

Land Court. The site is zoned Limited Use General 1 (LUG-1). 

 
V. NEW BUSINESS (INITIAL PUBLIC HEARINGS AND VOTES MAY BE TAKEN): 

10-22 Paul P. Moran & Jean M. Moran           4 Washington Avenue                                             Williams 

Requests to Withdraw without Prejudice 

Applicants are seeking Special Permit relief pursuant to Nantucket Zoning By-law Sections 139-30 and 139-2 in 

order to install an in-ground swimming pool. Locus is situated at 4 Washington Avenue, shown on Assessor’s Map 

60.2.4 as Parcel 65 and upon Land Court Plan 14672-A. Evidence of owner’s title is registered on Certificate of 

Title No. 27684 with the Nantucket County District of the Land Court. The site is zoned Village Residential (VR). 

 
11-23 13 Swain Nominee Trust                        13 Swain Street                                    Swain 

Applicant is seeking a Special Permit and Variance relief pursuant to Zoning Bylaw Section 139-32 and 139-33, to 

alter a pre-existing structure, on a pre-existing lot and to allow the stairs to be one and seven-tenths (1.7) feet from 

the side yard lot line. Locus is situated at 13 Swain Street, shown on Assessor’s Map 42.4.1 as Parcel 77.1. 

Evidence of owner’s title is recorded in Book 1571 and Page 109 with the Nantucket County Registry of Deeds. 

The site is zoned Residential-1 (R-1). 

 

12-23 Holly Coburn                5 North Beach Street                      Normand 

Applicant is seeking Special Permit relief pursuant to the Zoning Bylaw Section 139-33.A.(1)(a) to remove the pre-

existing nonconforming structure upon the premises and construct a new structure. Locus is situated at 5 North 

Beach Street and shown on Assessor’s Map 42.4.1 as Parcel 92. Evidence of owner’s title is recorded as Lot 34 in 

Book 1895 and Page 63 with the Nantucket County Registry of Deeds. The site is zoned Commercial 

Neighborhood (CN). 

 

13-23 Surfside Drive, LLC                          5 Surfside Drive                                                        Beaudette 

Applicant is seeking a modification of a Special Permit pursuant to Nantucket Zoning Bylaw Section 139-33 in 

order to alter and expand the pre-existing, nonconforming use by tearing down the existing commercial structure on 
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the premises and replacing it. Locus is situated at 5 Surfside Drive, shown on Assessor’s Map 67, Parcel 251 and 

shown as Lot 29 on Land Court Plan 26439-H. Evidence of owner’s title is registered on Certificate Title No. 

27168 with the Nantucket County District of the Land Court. The site is zoned Residential-10 (R10).  

 

 
VI. OTHER (VOTES MAY BE TAKEN) 

▪ ELECTION OF OFFICERS – (Chairman, Vice Chairman, and Clerk Positions) 

 

VII. ADJOURNMENT (VOTE WILL BE TAKEN) 
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Zoning Board Minutes of the Meeting of May 23, 2023 at 4:00 PM 
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ZONING BOARD OF APPEALS 
Minutes of the Meeting of May 23, 2023. The meeting took place via remote participation using Zoom. 
Members of the Board present were Susan McCarthy, Lisa Botticelli, Jim Mondani, John Brescher and 
Michael O’Mara. Staff members present were Town Manager C. Elizabeth Gibson, Housing Director Tucker 
Holland, Town Administration Operations Administrator Erika Mooney, PLUS Administrative staff members 
Nickesha Sheriff and William Saad, and Attorney George Pucci of Town Counsel’s office.  

I. CALL TO ORDER
Vice Chair Holdgate called the Select Board meeting to order at 4:01 PM and explained the rules of this 
remote meeting. 

Zoning Board of Appeals (ZBA) Chair Susan McCarthy called the ZBA to order at 4:03 PM. 

II. JOINT MEETING WITH SELECT BOARD AND ZONING BOARD OF APPEALS REGARDING
DECISION TO WITHDRAW APPEAL OF HOUSING APPEALS COMMITTEE DECISION FOR SURFSIDE 
CROSSING 40B.  
Ms. Holdgate apologized to the Zoning Board of Appeals (ZBA) members for not having informed them in 
advance of the Board’s decision to withdraw the appeal, and thanked the ZBA for the tremendous amount 
of time it spent on the Surfside Crossing (SSX) application. Ms. Mohr concurred and acknowledged that 
while there was a lapse in communication and appreciates the frustration it caused the ZBA, her decision 
would not have changed. ZBA member Lisa Botticelli spoke on the ZBA’s frustration and said more support 
from the Select Board would have been appreciated. She asked where funds would come from for a 
percentage of the units at SSX to be year-round. She expressed concern about parking and other issues 
that she believes should be addressed. Discussion followed as to the timeframe of the ZBA’s review of the 
SSX pending permit. Ms. Mohr said there may be some misunderstanding about the application under 
review by the ZBA and whether or not the Town had negotiating ability based on the SSX developers 
decision to proceed “at risk”. She stated that her belief is that the Town had no negotiating leverage. Ms. 
Botticelli spoke on the lack of information given to the ZBA about the appeal. Ms. Holdgate commented that 
the year-round housing percentage is still being refined and that any funds expended for a “buy down” will 
have to be determined, including whether such funds are private or public. Mr. Fee said he agrees the ZBA 
should have been consulted and that he does not necessarily share the opinion expressed by Ms. Mohr. 
ZBA Alternate Member Jim Mondani expressed concern about the overall process. He said the ZBA “needs 
to know” what the Select Board discussed in executive session when it made the decision to withdraw the 
appeal. He asked why the Select Board did not choose to negotiate a non-40B project with the developer. 
Ms. McCarthy agreed that the lack of informing the ZBA of the Select Board’s decision was disappointing 
and frustrating; however, noted that during the current review process, the ZBA can work with the 
developer on issues of concern. She said she appreciates recognition expressed by the Select Board 
members that the process should have been different. Dr. MacNab said he is not sure the outcome would 
have been the same if the ZBA had been involved in the decision to withdraw the appeal. Ms. Botticelli said 
she hopes the developer will be cooperative with the current review by the ZBA, noting it is a complex 
project and a lot of thought needs to go into it. Mr. Fee asked which staff are responsible for review, 
enforcement and monitoring of the permit conditions. Mr. Pucci explained the process and who typically 
reviews what, with 40B permits, as well as the timeframe. Ms. Mohr asked if there are any other resources 
the ZBA might want in order to conduct its review work. Ms. McCarthy said she does not believe so, at this 
point. She spoke about upcoming ZBA meetings for the permit review. Ms. Mohr commented that Mr. 
Mondani’s comment about the Select Board negotiating a non-40B project, after the 40B process had 
commenced, would have required the developer’s concurrence. Mr. Pucci concurred. Mr. Mondani said he 

6



Zoning Board Minutes of the Meeting of May 23, 2023 at 4:00 PM 
Page 2 of 3 

believes the ZBA needs special counsel. Ms. Holdgate said that it is the subject of the next agenda item. 
Ms. Botticelli asked again about “buydown” funds. Mr. Holland said the Affordable Housing Trust has been 
contemplating the use of funds for “buydown” purposes for home ownership. He noted this is tied to a 
Select Board Strategic Plan housing goal. He said such a program could be used for any number of 
projects and situations. He explained what would be required in exchange for such buydown funds. Ms. 
Botticelli spoke on what “year round residency” is, saying that it is “gray” in the Zoning bylaw. She 
suggested a ZBA member be included in any discussions with the SSX developer. Ms. Holdgate said that 
Ms. McCarthy has been included in at least one meeting with the developer, so far. Some discussion 
followed as to involvement of other ZBA member(s). Mr. Holland said that the AHT is assembling a work 
group to advise on the allocation of any potential public funds for this development, with a “buydown” 
program, with restrictions. Some discussion followed on this.  

a) DISCUSSION OF BOARD OF APPEALS ASSOCIATE MEMBER’S REQUEST FOR SPECIAL
COUNSEL.  
Ms. Botticelli said the ZBA feels that it needs its own Counsel, separate from that of the Select Board. Mr. 
Mondani said he was supportive of the request for “therapeutic reasons”. He said the ZBA needs to “know 
things were done correctly and how to proceed forward”. He added that he doesn’t want to get “in depth” 
with the request but there is “a lot tension and misinformation and lack of information” as to the ZBA’s 
standing. Mr. Fee asked about the scope of a special counsel. Mr. Mondani said there is some concern that 
the ZBA should have the authority to make the call on the permit. He said there are unanswered questions 
about the permit. Dr. MacNab commented that the request is seemingly “therapeutic” rather than legal. Ms. 
Botticelli said “it would be nice” for the ZBA to have an advocate for its concerns. Ms. Holdgate noted 
special counsel would not be an opportunity to re-open the appeal. She added there is no conflict between 
the Boards as to the permit review or conditions. ZBA member Michael O’Mara, noting that he has sat on 
numerous 40B applications as a long-term member of the ZBA, concurred with the frustration as to the lack 
of communication, but believes everything else has been done properly, adding that he does not support 
the need for special counsel. Mr. Mondani said “underlying issues have caused problems”. Some 
discussion followed. Ms. McCarthy said she does not support special counsel. Dr. MacNab said the Board 
has apologized, and he does not see the need for special counsel. Ms. Mohr concurred. Mr. Fee said while 
he thinks Mr. Pucci is undeniably qualified, he can see how the ZBA would want special counsel. Mr. 
Mondani spoke in favor of special counsel. Some discussion followed. Ms. Holdgate asked Mr. Pucci if he 
saw any conflict between the Select Board and ZBA with respect to the plan review. Mr. Pucci said “no”. 
Ms. Holdgate thanked the ZBA for its time. 

III. ADJOURNMENT
Ms. Botticelli moved adjournment at 5:15 PM; seconded by Mr. O’Mara; by roll call vote:  Ms. Mcarthy – 
Yes; Ms. Botticelli – Yes; Mr. O’Mara- Yes; Ms. Allen – Yes; Mr. Brescher – Yes. So voted. 

The Select Board also unanimously adjourned at 5:14 PM. 
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ZONING BOARD OF APPEALS 
MAY 23, 2023 – 4:00 PM 

REMOTE PARTICIPATION VIA ZOOM 
NANTUCKET, MASSACHUSETTS 

List of documents used at the meeting: 

II. Joint Statement from Select Board and Surfside Crossing LLC dated 4/18/23
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ZONING BOARD OF APPEALS 
2 Fairgrounds Road 

Nantucket, Massachusetts 02554 
www.nantucket-ma.gov 

Commissioners: Susan McCarthy (Chair), Elisa Allen (Clerk), Michael J. O’Mara, John Brescher, Joe Marcklinger 
Alternates: Mark Poor, Lisa Botticelli Jim Mondani 

~~ MINUTES ~~ 
Thursday, July 13, 2023 

Public Safety Facility, 4 Fairgrounds Road, Community Room –1:00 p.m. 

This meeting was held via remote participation using ZOOM and YouTube.
Called to order at 1:00 pm and announcements made by Ms. McCarthy 

Staff in attendance:  Leslie Snell, Director of Planning, William Saad. Land Use Specialist, Nicky Sheriff, Administrative Specialist; 
Paul Murphy, Building Commissioner 

Attending Members: McCarthy, O’Mara, Allen, Brescher, Poor, Marcklinger, Botticelli
Remote participant:  
Absent: Mondani 

Agenda adopted by unanimous consent 
Motion Motion to Approve as drafted. (made by: Brescher) (seconded) 
Roll-call vote Carried 5-0//Brescher, Marcklinger, Allen, McCarthy, and O’Mara-aye 

I. APPROVAL OF MINUTES
1. May 18, 2022

O’Mara – Pages 1,4 &5 “incorrect spelling of his name”
June 08, 2023
McCarthy- Pages 2 &8 “remove the word “foreign” after what Michael said and also some minor changes.

Motion Motion to Approve as amended. (made by: O’Mara) (seconded) 
Roll-call vote Carried 5-0//Poor, Allen, McCarthy, O’Mara, and Brescher-aye 

II. OLD BUSINESS

1. 37-21  Kristina & Nicholas Amendolare     8 Bank Street   Williams
Requests to Withdraw without Prejudice
Discussion 7:38   Alger- I don't think it's appropriate to allow a withdrawal without prejudice when you've gone through over a year of
public hearings, and you've closed the public hearing and you're at the brink of taking a vote. To withdraw it without prejudice after all
this time is unfair, particularly to the abutters.

McCarthy- Can you explain the thought process behind this? 
Williams- We just like to withdraw without prejudice and if we come up with something we'll come back again for the 
September meeting and I don't believe the Board has ever denied a request to withdraw without prejudice and as I say we'll 
come back, and they can start over again if they'd like to, but we'll come back and we'll ask to incorporate the entire record 
including all of their objections into the uh new record. 
McCarthy- I would rather give an extension on this one because I do have some questions about the timing, not really your 
motivation so much as just procedurally to make sure that that we're doing the right thing. I hadn't really thought about the 
fact that we had closed the public hearing and I just want to make sure that the timeliness of the request is appropriate. 

Voting McCarthy, O’Mara, Allen, Botticelli, Mondani 
Alternates 
Recused 
Documentation None 
Representing Linda Williams & Michael Wilson 
Public Sarah Alger 

Motion Motion to continue to August 10, 2023. (made by: Allen) (seconded) 
Roll-call vote Carried 4-0//McCarthy, Allen, O’Mara, and Botticelli-aye 

2. 09-22 Harris on Weweeder, LLC 50 Weweeder Avenue Brescher 
Continued to August 10, 2023 
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Voting McCarthy, O’Mara, Allen, Poor, Mondani 
Alternates 
Recused Brescher 
Documentation None 
Representing None 
Public None 
Discussion None 
Motion Motion to continue to September 14, 2023. (made by: Allen) (seconded) 
Roll-call vote Carried 5-0//McCarthy, Allen, O’Mara, Poor, and Mondani-aye 

3.06-23  NOB ACK, LLC      2 Nobadeer Way     Cohen 
Requests to Withdraw without Prejudice 
Voting McCarthy, O’Mara, Allen, Brescher, Botticelli 
Alternates 
Recused 
Documentation None 
Representing None 
Public None 
Discussion None 
Motion Motion to Withdraw without Prejudice. (made by: Brescher) (seconded) 
Roll-call vote McCarthy, O’Mara, Allen, Brescher, Botticelli- Aye 

4..07-23  Charles B. Johnson                4 Harbor Square      Alger 
Applicant is appealing the Building Commissioner’s March 31, 2023, determination pursuant to Zoning Bylaw Section 139-25 and 139-
31. The locus is situated at 4 Harbor Square, shown as Assessor’s Map 42.2.4, Parcel 1, which is shown as lot 11 on Land Court Plan
10222-E. Evidence of owner’s title is registered on Certificate of Title No. 17791 at the Nantucket Registry District of the Land Court.
The site is zoned Commercial Downtown (CDT).
Representing- Sarah Alger & Daniel De Benedictis- Appellant

  Rick Beaudette- Appellee 
   Discussion (15:15) O’Mara- For the record, I said that I was involved in the sale of the properties of Mr. Johnson's daughter 

about two years ago I didn't represent him, I represented the owner of the house that was purchased by the Johnsons’.  
Alger- I don't believe that represents a conflict because you didn't represent anyone in the Johnson family, and it wasn't with respect 
to this property and it's more than two years ago. 
O’Mara- I'd like to hear Mr. Beaudette’s feelings on that. 
Beaudette- I don't have an issue with that either. 
Alger- I represent the Old North Wharf Corporation and Danielle de Benedictus represents Charles Johnson he's one of the 
shareholders in the cooperative and the holder of a long-term lease on a dwelling that's about 12 inches away from the proposed 
project at Harbor Square. We’re appealing the decision of the Building Commissioner not to revoke the permit that was issued and to 
require an MCD Special Permit for this property. This is about ensuring that the property owner NIR is placed by the same set of 
ground rules that everyone else plays with on Commercial Enterprises. This is also not a Clam Shack it's a full-blown 62-seat 
restaurant with interior and exterior seating a full liquor license and an entertainment license so it's a significant change from what was 
there before which was a fish market and a takeout ice cream stand. There were three permits issued, the first two were for minor 
work although I have to say the bulk of the work was done under one of these 75 dollar permits that indicated no change in use, it was 
mostly demolition, we did not appeal those. The third permit that was issued at the end of January unfortunately despite inquiry was 
not revealed to us or made available until the middle of March and so as soon as we were aware of it, we appealed within the 30-day 
period. First of all, when you look at an MCD under 139 11 you have to look at all of the properties that are in common ownership 
and common control and when you look at the NIR properties that means not just the building that the Straight Wharf fish restaurant 
is being proposed but it's all of the buildings on that same parcel which is everything on Straight Wharf. The criteria for an MCD 
under 13911b includes a whole lot of different commercial uses but the easiest one to look at in this case is B5 a restaurant club and or 
bar use with a combined rated legal occupancy of a hundred or more and then and then you have to look also at C 139 11c which says 
pre-existing non-conforming uses shall be subject to the sub section when any extended or altered portion of the commercial uses 
added together starting from the effective date April 4 1979 as amended meets or exceeds the criteria of section B above which defines 
an MCD. The MCD process allows for abutters to have input into commercial uses that rise to the level of the of a major commercial 
development and that's important because it gives them the ability to talk about how the trash is going to be handled, what are the 
hours of operation going to be-all the things that we see all the other major commercial developments in town subjecting themselves 
to. I'm not saying that a special permit wouldn't issue it very well may issue but we don't know because they haven't applied for it and 
because they haven't applied for it none of the protections and conditions that would go into place on an MCD have been imposed or 
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even looked at or even discussed in this situation and that's important, particularly to Mr. Johnson living 12 inches away. I mean he 
really ought to be able to have some meaningful input into a change from a retail fish market and take-out ice cream stands to a full-
blown license licensed 62-seat restaurant with a full liquor and entertainment license. 
Botticelli- The detailed scope of work on the permit says “renovate existing dwelling”.  What is the dwelling?  
Alger- There is no dwelling. 
Botticelli- So this permit is completely erroneous in a way because it's not describing the work at all. 
Alger- I just didn't harp on that because I thought it was a clerical error but you're right. The only place that you learn about what's 
happening is in section “E” where it says proposed use. 
Marcklinger- Mr. Beaudette said this should be time-barred which to me meant the application was beyond the 30 days so if it wasn't 
in on time why are we here?  
Alger- You have to appeal a permit either within 30 days or within 30 days of you being aware of it. 
Marcklinger - To me, it seems like well it's just bad luck I didn't know about it and so every time something like this happens well, 
you know I wasn't informed I didn't find out till later. These are sophisticated people that are in the building department all the time, 
they know how to find things, and they're going down checking on the building permits all the time. 
De Benedictis- I checked multiple times, I was emailing practically every day and we were told repeatedly that there was no permit on 
file so under these circumstances and the totality and the fact that the abutter was never notified.  Maybe it got lost, I’m not implying 
anything nefarious happened I'm just saying we didn't have it. 
Allen- Is there anything showing that the abutters were notified? 
DeBenedictis- We received notice from the Con Com it was in order of conditions it said they were going to do a $7900 repair on a 
retail store we never had any notification that they were going to do a complete million-dollar renovation and turn into use into a 
restaurant with an entertainment license 12 inches away from my client's home. 
Botticelli- I mean irrespective of where your client lives it seems to me that this is a change of use and you should have some ability 
to check the list of how they're going to deal with the trash, it just seems fair. 
Beaudette- We are asking that you uphold Paul's decision not to revoke the Building Permit that we have and I'm going to get to the 
legality of some of these things. I take issue with the insinuation that NIR doesn't play by the rules and that we didn't get permits. I've 
been representing NIR for over 16 years and one of the beauties of them as a client is they always get their permits as it is important to 
them to not have bad press like this for not getting permits so it's incorrect that they don't play by the rules, and they don't want to go 
get permits. I file MCD’S for them a couple of times a year, and, in this case, this is just an internal memo with all the permits on just 
this little that we compiled and those have been in place for some of them over two years so the insinuation that we didn't get the 
permits that we don't want to play by the rules is flat out incorrect.  There are a couple of reasons why you should uphold Paul's 
decision, the first as Joe pointed out is that this matter is time-barred, Sarah said it's important that we get an MCD so that her clients 
have notice and can talk about trash and everything else well they've had notice for nearly two years. The very first application we filed 
was August 16, 2021, at the HDC and an abutter's notice was sent out to all these people that are appealing now and they didn't 
oppose anything, and that was approved unanimously. The set of plans with that application clearly shows a restaurant.  
Botticelli- I have the October 15th permit here, it says to remove existing equipment, interior only remove existing dry wall. The 
description of the work is not reflective of what was done. 
Beaudette- The third Building Permit everybody's talking about saying dwelling I agree that's a mistake. I think the question is did 
Paul think this was a dwelling?  Did we think it was a dwelling?  Did Scott Anderson think it was a dwelling as he was the one 
renovating it, I doubt it. I think it's a mistake and it should have said commercial structure, but it says dwelling, and I don't think it's 
relevant because everybody knows it's not a dwelling and none of the plans show it as a dwelling. In any event, they didn't appeal that 
permit either. Sarah says they didn't know that the permit existed, so I have a couple of thoughts on that. If it's true, it's either 30 days 
or 30 days when you have actual notice or constructive notice. Constructive notice by the way is I don't know there's a building permit 
but there's a heck of a lot of building going on there, so they clearly had constructive notice because this is probably the most visible 
property on the island being in front of the boats. Through your suggestion Susan there is a second reason why you should uphold 
Paul's decision and not revoke this permit and that's because this doesn't require an MCD period, the MCD provision of the bylaw 
13911 B is the definition of what an MCD is, and it states that a an MCD is required for a group of structures or uses to be 
constructed it's a two-part test number two is meeting any of those criteria okay you need both of those in order to qualify for an 
MCD all right and then Sarah is relying on expanding that by including the provision in 13911C which is the pre-existing non-
conforming use section of the MCD provision in the bylaw and that provision is only applicable for pre-existing non-confirming uses 
that you're going to extend or expand or alter okay this building this use has gone from a conforming use to a conforming use it is not 
a pre-existing non-conforming use that's the only time you use that provision of the bylaw and MCD is not use it's not an enumerated 
use in the bylaw and since there's no pre-existing non-conforming use here any expansion or alteration can't take place and be used to 
bring us into MCD land because you're not altering a pre-existing non-conforming use. 
Alger- I want to clarify why we didn't appeal from the ConCom and the HDC and all of those. None of those permits allowed a 
change of use. I also want to point out that not only did we appeal the building commissioner's decision not to revoke the permit, we 
also appealed the issuance of the permit itself. To say that an MCD doesn't apply when you're adding over a hundred rated occupancy 
on straight wharf just doesn't make any sense at all.  
McCarthy- Rick can you address Sarah's points about the change of use and adding hundreds of seats of restaurants seating without 
permits and then also just what you see would be a trigger to create an MCD? 
Beaudette- I've been doing this a long time for this client, and I know in fact we would come into you guys if there was some kind of 
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non-conformity like parking when we were changing a use and that was going to change or increase parking, or we've been here a 
number of times for uses for individual buildings so that is exactly how it's always been interpreted. In terms of the numbers, I don't 
think if there are numbers like that out there, I don't think those can change because I think those restaurants have probably relied on 
those numbers for a long time and I don't think that can change now but even aside from that even if Sarah's right about increasing 
restaurants occupancy over the years I question the numbers. Just because someone says your occupancy went up when you did 
nothing the MCD provision of the bylaw is very clear to be constructed and those provisions must be read together so if it's a pre-
existing non-conforming use that is to be constructed, expanded, altered, extended it says then that could trigger an MCD. 
McCarthy- Just to clarify, Rick, the change of use the restaurant uses is allowed by right and the use that existed before these permits 
are pulled. 
Beaudette- They both were as of right uses.  It was a fish store, retail, and an ice cream shop and it went to a retail fish store and a 
restaurant. Any restaurant under 70 seats is allowed as a matter of right. 
McCarthy- So they don't need a Special Permit or anything. 
Beaudette- They don't need a special person if it was a restaurant with 71 seats, we would have to get a special permit not an MCD 
but for that use. If it's occupancy over a hundred for new construction or expansion of a pre-existing non-conforming use, then it's 
MCD. 
Marcklinger - The time-barring thing, who decides?  I agree that it wasn't in a timely fashion but here we are. 
Beaudette- I mean at some point it is like a higher Court. I think ultimately if you agree with Paul that he should not have revoked a 
permit then your decision gets appealed to Superior Court and the Superior Court will clearly address the time of our issue and any 
other issues as well potentially, but I think they'll start there. 
Allen- What was the occupancy number of the ice cream and fish store? 
Beaudette- To be perfectly honest I don't know, but I can find out.  
Allen- Does occupancy mean sitting and dining or does occupancy mean just standing in the space? 
Beaudette- Both. I think it is included in the 63 that's our legal occupancy. 
McCarthy- Yes, they're going to be more than just the people sitting in the restaurant inside but what I was trying to say was the 
calculation for the legal occupancy rate to my understanding from what I've read from both sides is the seats in the restaurant. 
O’Mara In the past, in these situations, I think the Board was asked to determine whether the expansion of a pre-existing non-
conforming space was reasonable, and I think that that's the question here. I think everyone knows that it wasn't intended to be a 
dwelling, never has been a dwelling. So how is the expansion going to affect the neighborhood? 
Alger- One of the things that changed was the elimination of the parking requirement downtown, it states that a commercial use 
requiring 20 or more off-street parking spaces pursuant to 139/18. So, when the parking requirements for the CDT were eliminated a 
lot of the requirements for an MCD in the CDT were eliminated. I feel like this applicant should have had to do an analysis and 
provide it to you to show how they’re not triggering an MCD. 
Beaudette- To reiterate you don't even get to use the additive measures from 1979 which by the way the MCD provision was so 
different from that unless you have a proposed construction of a pre-existing non-conforming use. 
Murphy- I issued this permit because I felt that I had the authority to issue it. This is a renovation of an existing building, it's not a 
new structure and it's not a non-conforming use. It's under 70 seats which is allowed in Commercial-Downtown, and I didn't go any 
further than that because I didn't feel that I needed to. Typically, when we look at occupancy, we don't really worry about staff in 
terms of how they hire, or how they fire, we just look at seats. 
DeBenedictis- I think that this hundred number has been misconstrued. We're talking about more than 100 restaurant seats, which 
there are many more on the whole Wharf. There's only one order of conditions on file at Con Com but that is an order of conditions 
that relates to a permit that was issued under $7900 renovation that turned into a million three construction of a different use. I just sat 
through a whole Con Com hearing where people were forced to go back for amended order of conditions on things that were so 
much more minor than that. 
Beaudette- The idea that Paul issued a permit without a Con Com order of conditions is false. We sent a letter after the fact to the 
staff and said we’re still not changing the footprint, but we have to replace the foundation. They've tried to get the Con Com to do the 
same thing they're asking you to do with this permit and the Con Com has said no three times. 
Allen- I’m unclear and I want to know the repercussions of my vote and I'm tipping my hand right now, but I don't want to put a 
valid restaurant out of business.  I want to give them the chance to do it the way we might think that they're not doing it correctly now 
to correct whatever we might think that they're doing wrong. 
McCarthy- If we voted today and did not uphold your decision and said we are revoking this permit and we think it's an MCD what 
happens to the NIR permit? 
Murphy- I would revoke the Building Permit. In an appeal, the Board has all the powers of the Building Commissioner so whatever 
you direct me to do I'd have to do it. 
Brescher- I'll make a motion that we are upholding the issuance of the Building Permit and that we are upholding the determination 
of the Building Commissioner that a Major Commercial Development is not necessary. 

Voting McCarthy, O’Mara, Botticelli, Brescher, Allen 

Alternates 
Recused Mondani 
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Proposed ZBA Minutes for July 13, 2023 

Page 5 of 6 

Documentation Motion to Uphold the determination of the Building Commissioner and deny the appeal (made by: Brescher) 
(seconded) 
Roll-call vote 5-0  

3. 17-22  Nantucket Cottage Hospital     16 Vesper Lane          Beaudette 
Applicant is seeking Variance relief pursuant to Nantucket Zoning Bylaw Section 139-16 in order to divide an existing lot, 
which is nonconforming as to frontage, into three lots, none of which will meet the required frontage of 50 feet in the 
CN district. The lots will be accessed via an easement from Vesper Lane. Locus is situated at 16 Vesper Lane, shown on 
Assessor’s Map 34, Parcel 72, and shown as Lot 1 on a plan dated May 5, 1978, with the Nantucket County Registry of 
Deeds. Evidence of owner’s title is recorded in Book 184 and Page 112 with the Nantucket County Registry of Deeds. 
The site is zoned Commercial Neighborhood (CN). 
Representing- Rick Beaudette 

Discussion-2:00:22 Beaudette- 16 Vesper Lane is behind the Coast Guard housing on Vesper, and we have an oversized lot of 
approximately two acres in the CN District which requires 7500 square feet of lot area. The property currently is non-conforming as to 
frontage it has zero in a district that requires 50. It is currently accessed through an easement on the property of the Coast Guard and 
the property owned by the trust. We're here seeking a variance to allow us to take this property and create four lots one that will have 
the existing structure on it that we're keeping and three that are proposed to be conveyed to the Affordable Housing Trust in exchange 
for the affordable housing trust will convey 18 Vesper next to it.  At the last hearing, I think in general the Board was in favor of the 
request but there were a couple of questions that people wanted some clarification on. I’ve drafted a decision that is in your packet and 
that isn't meant to be presumptuous, I did it just so it's in a form that we're used to looking at and it has a number of conditions that I 
think addresses some of those things and that those conditions have been vetted by Leslie as well but the first condition we put in 
there is that there will be no further subdivision of this without further relief from the Board. I did hopefully that's what Elisa was 
looking for and that addresses her concern um that the access easement is in good repair and accessible that the cost of that driveway 
access easement is born by the owners that the zoning board or zoning enforcement officer has enforcement capabilities of these 
conditions that the driveway is constructed of impervious materials and that and that the property conveyed to the trust as a condition. 
Botticelli- What's going to be allowed to be built on these four (4) lots?  Is it a single family?  
Beaudette- I doubt it, I don't think the affordable housing trust has a plan yet. I think what's more than likely and what's allowed in 
CN district is apartments or apartment buildings. 
Botticelli- I mean just give us a background on what's allowed all. 
Snell- So I've talked with Tucker Holland the housing director about apartment buildings for those properties and you can have up to 
six units with up to a total of eight bedrooms, but it depends on your lot size so there's a density of eight bedrooms per lot depending 
on the size of the lot. You can have one dwelling unit for each three thousand square feet of lot area because they're in the 
Commercial Neighborhood District.  
Brescher- Are we validating three lots as separately marketable and buildable?  
Beaudette- You are that's what we're asking for. 
Brescher- You might want to include that in the decision. 
O’Mara- Any opposition from the neighbors on this? 
Saad- There's been no opposition, there was one email back when they first submitted in December 2022 from the Coast Guard, and 
I believe that’s been worked out between the applicant and the Coast Guard. 
McCarthy- I appreciate the decision that you put together and submitted it cleared up the questions I had, which were more about the 
easement and access and understanding that the lot as it exists has no frontage and has always been accessed through the Coast Guard 
property. 

Voting McCarthy, O’Mara, Botticelli, Brescher, Allen 

Alternates 
Recused Mondani 
Documentation Motion to approve Variance relief as requested   (made by: Brescher) (seconded by Allen) 

Roll-call vote 5-0  

III. NEW BUSINESS
1. 10-22 Paul P. Moran & Jean M. Moran 4 Washington Avenue Santos 

Continued to August 10, 2023 
Voting McCarthy, O’Mara, Allen, Brescher, Marcklinger 
Alternates 
Recused None 
Documentation None 
Representing None 
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Proposed ZBA Minutes for July 13, 2023 

Page 6 of 6 

Public None 
Discussion None 
Motion Motion to continue 10-22 to August 10, 2023.  (made by: Brescher) (seconded) 
Roll-call vote Carried 5-0// McCarthy, O’Mara, Allen, Brescher, Marcklinger -aye 

IV. OTHER BUSINESS

V. ADJOURNMENT
Motion Motion to Adjourn at 3:15 pm. (made by: Poor) (seconded) 
Roll-call vote Carried 5-0// aye 

Submitted by: 
Nicky Sheriff 
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Proposed ZBA Minutes for August 10, 2023 

Page 1 of 2 

ZONING BOARD OF APPEALS 
2 Fairgrounds Road 

Nantucket, Massachusetts 02554 
www.nantucket-ma.gov 

Commissioners: Susan McCarthy (Chair), Elisa Allen (Clerk), Michael J. O’Mara, John Brescher, Joe Marcklinger 
Alternates: Mark Poor, Lisa Botticelli, Jim Mondani 

~~ MINUTES ~~ 
Thursday, August 10, 2023 

Public Safety Facility, 4 Fairgrounds Road, Community Room –1:00 p.m. 

This meeting was held via remote participation using ZOOM and YouTube.
Called to order at 1:03 pm and announcements made by Ms. McCarthy 

Staff in attendance:  Nicky Sheriff, Administrative Specialist 
Attending Members: McCarthy, O’Mara, Allen, Brescher, Poor, Marcklinger, Mondani 
Remote participant: McCarthy, O’Mara, Allen, Brescher, Poor, Marcklinger, Mondani  
Absent: Mondani, Poor, Allen 

Agenda adopted by unanimous consent 
Motion Motion to Approve as drafted. (made by: Brescher) (seconded) 
Roll-call vote Carried 5-0//Brescher, Marcklinger, Botticelli, McCarthy, and O’Mara-aye 

I. APPROVAL OF MINUTES

II. OLD BUSINESS

1. 37-21 Kristina & Nicholas Amendolare 8 Bank Street Williams 
Continued to September 14, 2023 

Motion Motion to continue to September 14, 2023. (made by: Botticelli) (seconded) 
Roll-call vote Carried 4-0//McCarthy, Botticelli, O’Mara, and Marcklinger -aye 

2. 09-22 Harris on Weweeder, LLC 50 Weweeder Avenue Brescher 
Continued to September 14, 2023 

Voting McCarthy, O’Mara, Allen, Poor, Mondani 
Motion Motion to continue to September 14, 2023. (made by: Botticelli) (seconded) 
Roll-call vote Carried 5-0//McCarthy, Botticelli, O’Mara, Brescher and Marcklinger -aye 

3. 20-22 Steve L. Cohen & Christopher P. Choma, Trs. 29 Monomoy Rd Nominee Trust, 29 Monomoy Road Cohen

Continued to September 14, 2023 
Voting McCarthy, O’Mara, Allen, Brescher, Poor 

Motion Motion to continue to September 14, 2023. (made by: Botticelli) (seconded) 
Roll-call vote Carried 5-0//McCarthy, Botticelli, O’Mara, Brescher and Marcklinger -aye 

III. NEW BUSINESS
1. 10-22 Paul P. Moran & Jean M. Moran 4 Washington Avenue Santos 
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Continued to September 14, 2023 
Motion Motion to continue to September 14, 2023.  (made by: Brescher) (seconded) 
Roll-call vote Carried 5-0// McCarthy, O’Mara, Botticelli, Brescher, Marcklinger -aye 

IV. OTHER BUSINESS

V. ADJOURNMENT
Motion Motion to Adjourn at 3:15 pm. (made by: Brescher) (seconded) 
Roll-call vote Carried 5-0// aye 

Submitted by: 
Nicky Sheriff 
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Harris on Weweeder LLC

File No. 09-22

50 Weweeder Ave

VARIANCE

Continued to October 12, 2023
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STEVEN L. COHEN
 & 

CHRISTOPHER P. CHOMA
TRUST

File No. 20-22

29 MONOMOY ROAD

VARIANCE

Continued to October 12, 2023
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Kristina & Nicholas 

File No. 37-21

8 Bank St

AMENDOLARE

SPECIAL PERMIT
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Draft Decision
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NANTUCKET ZONING BOARD OF APPEALS 
2 Fairgrounds Road 

Nantucket, Massachusetts 02554 

Assessor’s Map 73.1.3, Parcel 69 
8 Bank Street 
Sconset Old Historic (SOH) 

Book 1770, Page 216 
No Plan of Record 

1. At a public hearing of the Nantucket Zoning Board of Appeals (“ZBA”), opened at l:00
P.M. on Thursday, December 9, 2021, and continued to Thursday, February 10, 2022, Thursday,
May 12, 2022, Thursday, November 10, 2022, Thursday, February 9, 2023, and closed on
Thursday, April 13, 2023, in order for a Decision to be submitted and voted on Thursday, May 11,
2023, in the Conference Room, at 4 Fairgrounds Road, Nantucket, Massachusetts, the Board made
the following Decision on Thursday, May 11, 2023, on the Application of Kristina & Nicholas
Amendolare, c/o Michael Wilson, Esq., 1 Hooper Farm Road, Nantucket MA. 02554, File No.
37-21.

2. Applicants are seeking relief by SPECIAL PERMIT pursuant to Nantucket Zoning By-law
Section 139-30 (special permit) from the provisions of Section 139-33A(1)(a) (Preexisting,
nonconforming uses, structures, lots). Applicants received Historic District Commission (“HDC”)
approval in Certificate of Appropriateness (“COA”) #2021-05-3626 on September 7, 2021, to
make renovations to an existing single-family dwelling.

Modifications include adding second-floor space to move the one (1) existing bedroom 
upstairs with a full bath and constructing a one-story addition on the northerly side of the structure. 
Height would increase to 20+ feet. Groundcover would be increased from 27.7% + (390 SF +) to 
40% + (560 SF +). The zoning district was changed from SR-1 to SOH which allows a maximum 
groundcover of 50%, a zero front yard setback, and requires a minimum of a 5-foot side and rear 
yard setback for this lot. Relief is sought to increase the height of the dwelling within the required 
5-foot rear yard setback area without coming any closer to the westerly lot line than the existing
structure. The second-floor addition would be constructed over the existing footprint. Only the
southerly portion of the existing dwelling is sited within the rear yard 5-foot setback area, with the
structure being sited as close as about 1.7 feet at its closest point on the southwesterly corner. In
addition to the rear yard setback intrusion, the Locus is pre-existing nonconforming as to lot size
with the lot containing about 1,409 SF of area with the locus conforming as to all other setback
and groundcover requirements other than noted above.

The Locus, an undersized lot of record, is situated at 8 Bank Street and is shown on 
Nantucket Tax Assessor’s Map 73.1.3 as Parcel 69. Evidence of owner’s title is in Book 1770, 
Page 216 on file at the Nantucket County Registry of Deeds. The property is zoned Sconset Old 
Historic (SOH).  
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Assessor’s Map 73.1.3, Parcel 69 
8 Bank Street 
Sconset Old Historic (SOH) 

Book 1770, Page 216 
No Plan of Record 

 
 
3. Our Decision is based upon the Application and accompanying materials, and 
representations and testimony received at our public hearings.  There was no Planning Board 
recommendation, on the basis that no matters of planning concern were presented.  Neighborhood 
opposition, both written and oral, was presented at the public hearings.  
 
 Over the course of the six (6) hearings, the ZBA heard neighborhood opposition to the 
project from Abutters, Abutter’s Counsel, Abutter’s Engineering Professionals, residents of 
Sconset, and the Siasconset Civic Association. Several letters expressing similar concerns were 
also submitted into the file. These concerns related to: the impact of the new foundation 
construction on houses above the locus sited on the bluff;  the size and architectural design of the 
additions; the impact site constraints would have on the construction methodology of the 
foundation; and construction potentially jeopardizing the integrity of Middle Gulley Road, a 
sloped public right of way abutting the property and homes in the surrounding area. Opposition 
ultimately rested on the contention that the proposed alterations would be substantially more 
detrimental to the neighborhood than the existing nonconforming setback distance of the 
southwesterly portion of the structure sited within the required five-foot rear yard setback for the 
following reasons:  the excavation and process of putting in a basement foundation poses a 
danger to the integrity of Middle Gulley Road and could potentially cause damage to adjacent 
lots and the structures thereon; the intensification of use of a very small house on a very small lot 
will overburden the property and surrounding areas; and, construction of the new full foundation 
would violate septic requirements.  
 
4. Attorney Michael Wilson represented the Applicants at the public hearings. Additional 
testimony regarding this project in favor of the Application was received from Kristina 
Amendolare (owner), Linda Williams (Consultant), Angus Macleod (Designer), Wayne McArdle 
(Site Engineer), and Jeff Blackwell (Registered Land Surveyor). The Locus is shown on the Plan 
entitled, “Proposed Conditions Site Plan to Accompany Zoning Board of Appeals Application”, 
(“Plan”) dated November 15, 2021, prepared by Blackwell & Associates, Inc., a reduced copy of 
which is attached herewith as “Exhibit A”. The project is benefited from approval by the Nantucket 
Historic District Commission (“HDC”) in Certificate of Appropriateness No. HDC2021-05-3625. 
The structure was present on the lot by 1935 and had various uses in it. A later addition was made 
several years ago, and it was converted to a single-family dwelling. The structure, as modified 
during a period prior to the 1972 enactment of the Nantucket Zoning By-law, has remained 
unchanged and unaltered.  
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Assessor’s Map 73.1.3, Parcel 69 
8 Bank Street 
Sconset Old Historic (SOH) 

Book 1770, Page 216 
No Plan of Record 

 
 
 
5.  Applicants’ representatives stated that best practices would be consistently and reliably 
applied to this renovation project, particularly the during construction of the new foundation, the  
matter of most concern to the neighbors. To mitigate any potential damage to surrounding 
abutting properties, the Applicants’ engineer proposed to install the piles with a drilling method 
rather than the driving method to reduce the vibratory impact on Middle Gulley Road and the 
surrounding structures.  It was further explained that the work will be done according to all 
applicable building code regulations, and all applicable Town agencies will review the proposed 
project prior to the issuance of a building permit.  Pre-construction surveys will be offered to 
adjacent properties.   Documentation resulting from the surveys will be retained for use in 
evaluating potential claims (if any) of damage to the identified properties. As a portion of the 
support wall for Middle Gulley Road lies on the locus it will be supported and shored up, not 
removed. A thorough inspection of the road has been done by the site engineer and the project 
will be monitored during the construction of the new foundation. Only one bedroom is proposed.  
 
6. Based upon the testimony received at the Public Hearings, the site plan, the construction 
methodology, and the related engineering plan, the ZBA determined that the requested special 
permit relief for the vertical increase in the ridge portion of the structure  sited within the 
southwesterly setback area may be granted based upon the findings the proposed project will not 
make the existing nonconforming 1.7-foot setback distance more nonconforming and will not be 
substantially more detrimental to the neighborhood than the existing nonconformities.  The Board 
made this determination after substantial discussion with the applicants’ representatives provided 
that the construction methodology is strictly adhered to in order to avoid damage to neighboring 
properties.  The methodology of construction is detailed in the “Geotechnical Engineering Report”, 
prepared by Wayne McArdle, P.E, and on file with the Town of Nantucket.   
 
7.        On April 13, 2023, the Zoning Board of Appeals voted unanimously to close the public 
hearing.   
 
  8.    On May 11, 2023, based by a UNANIMOUS vote, the Zoning Board of Appeals GRANTS 
the requested relief by SPECIAL PERMIT pursuant to Zoning Bylaw Section 139-33.A(1) in 
order to alter the pre-existing nonconforming single-family dwelling as proposed. The relief is 
conditioned upon the following: 
 

a. The proposed alterations and expansion shall be done in substantial 
conformity with the plans approved by Nantucket Historic District 
Commission Certificate of Appropriateness No. HDC2021-05-3625, as the 
same may be amended from time to time; 
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Susan McCarthy
I thought we were removing references to the BOH / SEWER.  I think cleaner to remove.  I left the reference on page 1 that is under the arguments made by the opposition.  Deleted the refernce in para 5 and 6. 

William Saad
Thanks. That makes sense



Assessor’s Map 73.1.3, Parcel 69 
8 Bank Street 
Sconset Old Historic (SOH) 

                                           Book 1770, Page 216 
No Plan of Record 

 
  

 
b. The project shall be  completed in accordance with the “Proposed 

Conditions Site Plan to Accompany Zoning Board of Appeals Application”, 
dated November 15, 2021, prepared by Blackwell & Associates, Inc., a 
reduced copy of which is attached herewith as “Exhibit A”; 

 
c. There shall be no further construction involving exterior changes or 

expansion without further relief from the ZBA; 
 

d. Prior to the issuance of a building permit, the General Contractor, Site 
Manager, and/or Construction Supervisor will provide all contact 
information to the Zoning Administrator and to any neighbors upon request;  

 
e. Middle Gulley Road shall  not be used for parking for construction vehicles 

or any vehicles related to the project; and,  
 

f. There shall be no exterior construction between Memorial Day and Labor 
Day of any given year relative to construction contemplated under this 
decision.  

 
 
 
 
 
 
 
 
 
 
 
 
 

SIGNATURE PAGE TO FOLLOW  
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Susan McCarthy
Is this the typical language we use? "related to this specific project"?

William Saad
Again, I'm taking Kite Hill as a template and that decision had condition F as :  "There shall be no exterior construction between Memorial Day and Labor Day of any given year relative to construction contemplated under this decision".  I
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Dated:  May    , 2023   
 _____________________________ 
 Susan McCarthy 
 
 
 _____________________________ 
 Lisa Botticelli 
 
 
 _____________________________ 
 Elisa Allen   
 
 
 _____________________________     
 Michael O’Mara 
 
 
 _____________________________ 
 James Mondani 

 

COMMONWEALTH OF MASSACHUSETTS 
County of Nantucket, ss 
 
On the ______ day of _______________, 2023, before me, the undersigned notary public,  
personally appeared _________________________________________, one of the above-named 
members of the Zoning Board of Appeals of Nantucket, Massachusetts, personally known to me 
to be the person whose name is signed on the preceding document, and acknowledged that they 
signed the foregoing instrument as their free act and deed and voluntarily for the purposes therein 
expressed. 
 

___________________________________ 
Official Signature and Seal of Notary Public 
My commission expires: 
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13 Swain Nominee Trust 

File No. 11-23

13 Swain St

SPECIAL PERMIT & VARIANCE
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Holly Coburn 

File No. 12-23

5 North Beach St

SPECIAL PERMIT
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Surfside Drive, LLC 

File No. 13-23

5 Surfside Dr

MODIFICATION
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PAUL P. & JEAN M.  

File No. 10-22

4 Washington Ave

MORAN

SPECIAL PERMIT

Requests to Withdraw without 
Prejudice
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End of Packet 
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