
IMQLAW, LLC 
15 Northfield Drive 

Rockland, MA  02370 
(617) 755-0675 

May 23, 2023 

Truro Zoning Board of Appeals   c/o Town Clerk 

24 Town Hall Road 

Truro, MA 02536 

 

Re: Special Permit Application under Truro ZBL §30.7.A for 590 Shore Road  

 Demolish and Reconstruct a Lawfully Nonconforming Structure 

 

Dear Members of the Zoning Board of Appeals: 

 

Enclosed please find the Special Permit Application (together with 9 copies) by Big Monkey LLC, 

to obtain relief under Truro Zoning Bylaw §30.7.A to allow the demolition and reconstruction of 

the lawfully nonconforming front cottage at 590 Shore Road. 

 

The Application includes the following materials: 

 

1. List of Materials Enclosed 

2. The Application for Hearing; 

3. A Check for $200, made payable to the Town of Truro; 

4. The Certified Abutters’ List; 

5. The Site Plan; 

6. Zoning Chart; and 

7. A Narrative describing the Project and the Requested Findings and Relief Requested. 

 

We request that this matter be scheduled for a public hearing on June 26, 2023. 

 

Regards, 

 

 

Ilana M. Quirk 

 

Enclosures 

cc: Town Clerk 

Planner Administrator  esturdy@truro-ma.gov 

mailto:esturdy@truro-ma.gov


590 Shore Road Special Permit    List of Materials Enclosed 

 

1. Hearing Application 

 

2. Check 

 

3. Certified Abutters List 

 

4. Site Plan 

 

5. Narrative and Requested Findings 

 

A. 1887 Plan 

B. Town’s Assessing Records 

C. Photos of the Property 

i. High Tide Cottage – 1928 

ii. High Tide and Low Tide Cottages – Circa 1934 

iii. Low Tide Cottage 2023 – Street View 

iv. Low Tide Cottage 2023 – Side/Rear View 

D. 1936 Zoning Bylaw (Article XVIII) 

E. Zoning Chart 



 

Town of Truro Zoning Board of Appeals 
P.O. Box 2030, Truro, MA 02666 

 

APPLICATION FOR HEARING 
 
 

To the Town Clerk of the Town of Truro, MA Date ___________________ 

The undersigned hereby files with specific grounds for this application:     (check all that apply) 
________________________________________________________________________________________________________________ 

1. GENERAL INFORMATION 

□ NOTICE OF APPEAL 

□ Applicant is aggrieved by his/her inability to obtain a permit or enforcement action from the Building 

Commissioner on (date) _______________. 

□ Applicant is aggrieved by order or decision of the Building Commissioner on (date) _______________ 

which he/she believes to be a violation of the Truro Zoning Bylaw or the Massachusetts Zoning Act. 

□ PETITION FOR VARIANCE – Applicant requests a variance from the terms Section _______ of the 

Truro Zoning Bylaw concerning (describe) __________________________________________________ 

 _____________________________________________________________________________________ 

□ APPLICATION FOR SPECIAL PERMIT 

□ Applicant seeks approval and authorization of uses under Section _______ of the Truro Zoning Bylaw 

concerning (describe) ________________________________________________________________ 

  _________________________________________________________________________________ 

□ Applicant seeks approval for a continuation, change, or extension of a nonconforming structure or use 

under Section _______ of the Truro Zoning Bylaw and M.G.L. Ch. 40A, §6 concerning (describe) ____ 

  _________________________________________________________________________________ 

Property Address __________________________________________ Map(s) and Parcel(s) _________________ 

Registry of Deeds title reference:  Book _________________, Page _________________, or Certificate of Title 

Number __________________ and Land Ct. Lot # __________________ and Plan # __________________ 

Applicant’s Name ____________________________________________________________________________ 

Applicant’s Legal Mailing Address ______________________________________________________________ 

Applicant’s Phone(s), Fax and Email _____________________________________________________________ 

Applicant is one of the following:  (please check appropriate box) *Written Permission of the owner is 
   required for submittal of this application. 

 Owner  Prospective Buyer*  Other* 

Owner’s Name and Address ____________________________________________________________________ 

Representative’s Name and Address ______________________________________________________________ 

Representative’s Phone(s), Fax and Email _________________________________________________________ 

________________________________________________________________________________________________________________ 

2. The completed application shall also be submitted electronically to the Planning Department Administrator at 

esturdy@truro-ma.gov in its entirety (including all plans and attachments). 
________________________________________________________________________________________________________________ 

• The applicant is advised to consult with the Building Commissioner, Planning Department, Conservation 

Department, Health Department, and/or Historic Commission, as applicable, prior to submitting this 

application. 
________________________________________________________________________________________________________________ 

Signature(s) 

_____________________________________________ _____________________________________________ 
 Applicant(s)/Representative Printed Name(s) Owner(s) Printed Name(s) or written permission 

_____________________________________________ _____________________________________________ 
 Applicant(s)/Representative Signature Owner(s) Signature or written permission 

Your signature on this application authorizes the Members of the Zoning Board of Appeals and town staff to visit and enter upon the subject property 

mailto:esturdy@truro%1Ema.gov
5.22.23

X

30.7.A

demolition/replacement of front cottage as shown on the submitted plan, with no new nonconformities 
                                      

590 Shore Road

5-19

                                   Ross Zachs, Manager - Big Monkey LLC

  P.O. Box 1315, Provincetown, MA 02657

(860) 841-8866  and rosszachs1@gmail.com

X

 Same

 Ilana Quirk, Esq., IMQLaw, LLC, 15 Northfield Drive, Rockland, MA 02370

(617) 755-0674 and imq@imqlaw.com

Ilana M. Quirk, Esq.

Big Monkey LLC

/s/ Ross Zachs, Manager

27056

62

the

X















590 Shore Road Special Permit  Narrative and Requested Findings 
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I. NARRATIVE 

Big Monkey LLC, owner of 590 Shore Road (“Property”) seeks a special permit under Zoning 

Bylaw §30.7. A to allow demolition of the front cottage and to allow its reconstruction as shown 

on the plan submitted.  As noted in the History of the Property and Zoning History set forth 

below, the Property and its structures became lawfully nonconforming in 1936. 

1. History of the Property 

• 1887. Property Created. 

 

The Property was created under a May 1887 Plan (“1887 Plan”) that was entitled “Plan 

of Sea Shore Lots in Truro, Massachusetts, owned by the Beach Point Land Co., Horace A. 

Spear, Jr., Trustee, Walpole, Mass., Edw. Grover, C.E. Surveyor, May 1987.”  The 1887 Plan 

was recorded in Barnstable Registry of Deeds Plan Book 23, Pages 37-38. 

 

The Property is shown on the 1887 Plan as Lots 73 and 74 (Plan, Page 38).  Copies of 

pages 37-38 of the 1887 Plan are attached.  (Exhibit A.) 

 

• 1928. One Dwelling and Garage Constructed at the Property. 

 

In 1928, a dwelling, referred to by the owners as “High Tide Cottage,” was built at the 

Property, together with a garage.  The Town’s Assessing Records note the 1928 

construction date for this structure.  See the enclosed Photographs and Assessing 

Records. (Exhibits B and C.) 

 

• 1934. The Garage was coveted to use a cottage. 

 

In 1934, the garage at the front of the property was converted to a second dwelling.  

This structure is referred to by the owners as “Low Tide Cottage.”  The Town’s Assessing 

Records note the 1934 construction date.  See the enclosed Photographs and Assessing 

Records. (Exhibits B and C.) 

2. Truro Zoning History 

• 1936. Truro Town Meeting Adopted Zoning. 

In 1936 (February 17, 1936), the Truro Town Meeting adopted zoning (Article XVIII).  As a 

result, the Property and the structures became lawfully nonconforming.  A copy of the 

cover page for the 1936 Bylaws and copies of pages 20-29 (Article XVIII) are attached. 

(Exhibit D.) 

 



590 Shore Road Special Permit  Narrative and Requested Findings 
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3. The Project 

The Property owner seeks special permit relief under Truro Zoning Bylaw §3.0.7.A to 

obtain permission to demolish the front cottage (referred to as Low Tide Cottage) and 

then reconstruct the Low Tide Cottage in a more conforming location (“Project”).  

Specifically, the managers of the Owner wish to make Low Tide Cottage their retirement 

home and seek to completely reconstruct it so as to: 

o Site the reconstructed cottage in conformity with side setback requirements. 

The Low Tide Cottage presently is nonconforming as to the side yard setback and 

is partially located on the adjacent lot.  The reconstructed cottage will eliminate 

this nonconformity. 

 

This will be very beneficial, especially to the abutting landowner. 

 

o Build the reconstructed cottage in conformity with FEMA requirements. 

The reconstructed cottage will be elevated in conformance with FEMA 

requirements.  This will mitigate and, perhaps, even eliminate future storm 

damage. 

 

This will be very beneficial, to the environment, the Owner and nearby property 

owners. 

 

o Build the reconstructed cottage, so that it creates no new nonconformities. 

The Building Official was asked to review the plan to determine if he had any 

concerns or objections and he raised no objections.  (See Zoning Chart. Ex. E.) 

 

o Build the reconstructed cottage, in conformance with code requirements. 

Demolition of the existing cottage and its full reconstruction will mean that the 

reconstructed structure will be in full conformance with the requirements of the 

State Building Code, including incorporated codes (electric, plumbing, fire, etc.). 

 

This will be very beneficial, to the Owner and to the community. 

4. Other Permits 

• Wetlands. 

The Owner has obtained an Order of Conditions for the Project.  The OOC was recorded 

on April 27, 2023 at the Barnstable Registry of Deeds at Book 35712, Page 36. 

 

• Demolition Delay 

The Project will undergo Demolition Delay Review with the Historical Commission. 



590 Shore Road Special Permit  Narrative and Requested Findings 
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II. REQUESTED FINDINGS AND SPECIAL PERMIT RELIEF REQUESTED 

The Owner requests the Zoning Board of Appeals, at the conclusion of the public hearing 

and after a review of all of the evidence presented, to vote to make the following 

findings and to then vote to issue the requested special permit: 

o FIND:  The Property is lawfully nonconforming as it was created under the 1887  

Plan before zoning was adopted by Truro in 1936. 

 

o FIND: The structures at the Property, including the front cottage (i.e., the Low  

Tide Cottage), are lawfully nonconforming as they were constructed in 

1928 and used as dwellings before zoning was adopted by Truro in 1936. 

 

o FIND: The Project, to alter or extend the front cottage (Low Tide Cottage), is  

eligible for relief under Zoning Bylaw §30.7.A as it is a lawfully 

nonconforming structure within the meaning of Zoning Bylaw §30.7.A. 

FIND: The Project will extend and alter the lawfully nonconforming front 

cottage (Low Tide Cottage) in a manner that would not be substantially 

more detrimental to the neighborhood than the existing nonconforming 

cottage and will be in harmony with the general purpose and intent of the 

Zoning Bylaw because: 

i. An existing side yard setback nonconformity will be eliminated. 

 

The nonconforming structure proposed to be demolished does 

not conform to the side yard setback and is located partially on 

adjacent property.  The reconstructed cottage will be wholly on 

the Property and be constructed in conformance with the current 

side yard setback requirement.  This improvement will be a great 

benefit to the adjacent property owners in particular and to the 

community at large as it will make the Property more conforming. 

 

ii. No new zoning nonconformities will be created by the Project. 

 

iii. The reconstructed cottage will come into compliance with FEMA 

flood requirements and with State Building Code requirements 

(including its incorporated codes such as electrical, plumbing and 

fire), making the reconstructed cottage a safer structure.  This will 

be a great benefit to both the Owner and to the community. 

 



590 Shore Road Special Permit  Narrative and Requested Findings 
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MOVE: Based upon all of the evidence presented at the public hearing 

and upon the findings made, the Zoning Board of Appeals votes to 

grant special permit relief under Zoning Bylaw §30.7.A for the 

Property to allow the front cottage (Low Tide Cottage) to be 

demolished and reconstructed as shown on the plan submitted. 



                                                                                                                                                                                                                                                                           N O T                 N O T                                                      A N                   A N                                                 O F F I C I A L       O F F I C I A L                                               C O P Y               C O P Y                                                                                                                                    N O T                 N O T                                                      A N                   A N                                                 O F F I C I A L       O F F I C I A L                                               C O P Y               C O P Y                         



                                                                                                                                                                                                                                                                           N O T                 N O T                                                      A N                   A N                                                 O F F I C I A L       O F F I C I A L                                               C O P Y               C O P Y                                                                                                                                    N O T                 N O T                                                      A N                   A N                                                 O F F I C I A L       O F F I C I A L                                               C O P Y               C O P Y                         
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High Tide Cottage and Low Tide Cottage.  Circa 1934 
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ZONING CHART          EX. E 

The Project’s compliance with Truro Beach Point Zoning District Requirements is set forth below: 

 

Item   Required Property Has Conforms Proposed Will Conform 

Lot Size   33,750 sf 30,700  No  No change No change 

Frontage  150 feet 80 feet  No  No change No change 

Front yard  25 feet  Less than 25 No  No change No change 

Side yard  5’ per story Over the line No  10’ for 2 story Yes 

Rear Yard  5 feet per story    Yes    Yes 

Building Height  2 Stories Max   Yes  2 Stories Max Yes 

Building Height  30 feet Max.   Yes  30’ or less Yes 

Back Yard  5 feet per story   Yes  No change Yes 

Lot shape    N/A 

 

Minimum Building Separation: 

2 and 1.5 story bldgs. 15 feet      15.5 feet  Yes 










	Zachs Cover Letter to ZBA 5.22.23.pdf
	590 Shore Road Special Permit  List of Materials Enclosed.pdf
	590 Shore Rd Application 5-22-2022.pdf
	Certified Abutters List April 27. 2023.pdf
	590 Shore Road Special Permit Application Narrative  May 2023.pdf
	1887 Plan - Plan Book 23, Page 37.PDF
	Page Identifiers
	AFP Page


	1887 Plan - Plan Book 23, Page 38.PDF
	Page Identifiers
	AFP Page


	Assessing Info. 590 Shore Drive.pdf
	High Tide Photo 1928.pdf
	High Tide and Low Tide Cottages Circa 1934.pdf
	Low Tide - Front View from Street 2023.pdf
	Low Tide Cottage - Side-Rear View 2023.pdf
	1936 ZBL Excerpt.pdf
	Zoning Chart - 590 Shore Drive .pdf
	Final Site Plan 590 Shore Road 4.21.23.pdf



