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PUBLIC HEARING MEMORANDUM  

     
DATE: May 30, 2024 
 
TO:  City Council 
 
FROM:  Barney S. Heath, Director of Planning and Development 
  Katie Whewell, Chief Planner for Current Planning 
  Cat Kemmett, Senior Planner 
 
SUBJECT: Petition #234-24, for SPECIAL PERMIT/SITE PLAN APPROVAL Request to extend the 

nonconforming use by constructing improvements to the club house pavilion, a snack 
shack, to amend Special Permits #234-10 and #449-22 at 1897 & 1947 Washington 
Street 

 
 

The purpose of this memorandum is to provide 
the City Council and the public with technical 
information and planning analysis conducted 
by the Planning Department. The Planning 
Department's intention is to provide a 
balanced review of the proposed project based 
on information it has at the time of the public 
hearing.  Additional information about the 
project may be presented at or after the public 
hearing for consideration at a subsequent 
working session by the Land Use Committee of 
the City Council.
 
 

 

 

 

 

 

 

Preserving the Past    Planning for the Future

 

Ruthanne Fuller 
Mayor 

 

City of Newton, Massachusetts 

Department of Planning and Development 
1000 Commonwealth Avenue Newton, Massachusetts 02459 

617-796-1120 

 

 

Petition: #234-24 
Public Hearing:  

6/4/2024 
 

  

Barney S. Heath 
Director 

 

1897 Washington Street 
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Project Description 
 
Background 

The subject property located at 1897 Washington Street is a 53-acre parcel (or 2,291,142 square 
feet) that is one of several lots that comprise the 128-acre Woodland Golf Club of Auburndale (the 
petitioner or “Club”). The site is improved with several buildings, parking areas, and other structures 
related to the golf operations on the site. Established in the early 1900s, the Club predates zoning, 
and is a legally nonconforming use in the residential Single Use 1 zone.  

The site has several special permits which have allowed for changes and expansions on the site to 
facilities and operations since 1948. Each special permit is independent of the others and remains 
in full force and effect when a new special permit is issued. These special permits and amendments 
include the following: 
 

• #93267 – Removal of sand and gravel on site 

• #202-56 – Permission to erect a swimming pool 

• #341-56 – Permission to construct a snack bar and locker room 

• #474-61 – Permission to construct a metal building for the storage of golf carts  

• #204-82 – Permission to construct a new storage building 
• #205-82 – Permission to build a refreshment and restroom building 

• #2-83 – Permission to add golf cart storage 

• #517-83 – Permission to renovate clubhouse and dining area 

• #101-87 – Permission to create pool and pool house 

• #234-10 – Permission for new pool house building, food service building and patio deck, and 
to amend the approved site plan 

• #449-22 – Permission to upgrade tennis and racquet facilities with the addition of four 
paddle courts, a multi-use court, and a warming hut with sanitary facilities and associated 
surface parking 

Amendment Request 

The Club proposes several changes to the site in this petition, summarized below.  

• The area around the first hole of the golf course will be regraded, and an existing retaining 
wall removed. The existing “starter building” will be removed with a new similarly sized 
building of under 200 square feet constructed in approximately the same location.    

• The existing snack shack located at the 4th hole will be demolished, and a replacement 
will be constructed a short distance from the original location. The cart paths that connect 
to the snack shack will be re-configured and some pavers added around the new building.  

• The existing outdoor dining terrace will be improved with an open-air canopy. As 
proposed, some hardscape will be added near the front of the club house, and 
modifications will be made to the existing building loading area.  
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Because no dimensional controls are set forth for a clubhouse use, the petitioner seeks a 
determination of the appropriateness of the setbacks for the proposed canopy and snack shack.  

Analysis 

Planning staff are generally not concerned with the proposed extension of the nonconforming 
use on the site. The Club has operated their facilities in the neighborhood for many years, and it 
appears to coexist without issue with the residential uses nearby in the SR-1 district. Though 
there will be an overall increase in hardscape of 2,089 square feet on the site associated with 
the work proposed, the total amount of impervious area is minimal in relation to the overall 
open space on the site. Staff believe the setbacks proposed for the canopy and snack shack are 
appropriate for the site, given the location of the proposed work is near the interior of a large 
site, located far from any residential abutters. At the request of the Inspectional Services 
Department to eliminate the need to check numerous special permits at the building permit 
phase for any renovation to the site, Planning Staff have consolidated prior special permits’ 
conditions and referenced plans in the attached draft order. 
 
Zoning Relief Requested: 

For more details around the zoning analysis please refer to Attachment A. 
 

 
   
I. Criteria for Consideration per §7.3.3. and/or §7.8.2.C.2: 

• The specific site is an appropriate location for the proposed amendments to Council 
Order #234-10 and #449-22 (7.3.3.C.1) 

• The site resulting from the amendments to Council Order #234-10 and #449-22 will 
adversely impact the neighborhood (§7.3.3.C.2) 

• The site resulting from the amendments to Council Order #234-10 and #449-22 will 
create a nuisance or serious hazard to vehicles or pedestrians (§7.3.3.C.3) 

• Access to the site over streets is appropriate for the types and numbers of vehicles 
involved. (§7.3.3.C.4) 

• The extension of the nonconforming use will be substantially more detrimental than 
the existing nonconforming use is to the neighborhood (§7.8.2.C.2) 
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II. Project Proposal and Site Characteristics                                      
 

A. Site  

The Club site is comprised of several large parcels that span both the Single-
Residence 1 and Single Residence 2 district.  The majority of the surrounding area is 
zoned residential, with the exception of some manufacturing and business districts 
west of the Club. Land uses in close proximity include many single and multifamily 
homes, Lasell Village, the Brae Burn Country Club, and Riverside Station. The Club 
property as a whole is bisected by the MBTA Green Line tracks and is bounded by the 
Woodland stop to the east, the Riverside stop to the west, Route 95 to the south, and 
residential areas to the north. Vehicular access is provided via a paved driveway off of 
Washington Street. 
 
The subject property is located close to the MBTA right-of-way and has frontage on 
Washington Street. Several structures related to the operations of the Club are 
scattered on the site along with fairways, putting greens, some fencing located along 
the Washington Street frontage, and paved asphalt cart paths. Several retaining walls 
are located in this portion of the Club, including portions of Runaway Brook which are 
lined with retaining walls.  

Portions of the property lie within sensitive ecological areas. Because some of the work 
proposed in the vicinity of the 4th hole lies within the 100-foot buffer zone associated 
with Runaway Brook, an intermittent stream, and a local Floodplain/Watershed 
Protection District, the Newton Conservation Commission has jurisdiction over that 
portion of the site.  

 
III. Project Description and Analysis  

 

A. Land Use 

If approved, the subject property will continue to be used as a golf course and 
country club with additional outdoor sport courts.  

B. Site Design  

The Club proposes several changes to the site, outlined below. 

1st Hole Site Work 

The Club proposes to modify the tee complex near the first hole by lowering the tee 
area and nearby driving range by approximately 3-4 feet. The area dedicated to the 
putting green and driving range in this area will increase. 
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The small starter building in this area will be removed and replaced, and non-
permeable pavers installed in the immediate area around the new starter building. 
The petitioner has stated that the final design for the starter building has not been 
finalized yet, but they anticipate it will be slightly larger than what is in place now.  
The Planning Department requests revised plans that show the final dimensions for 
this structure and recommends limiting the size of this structure to what is indicated 
on the proposed site plan, which is a 12-foot by 12-foot square shaped structure. The 
cart paths in this area will be reconfigured and repaved with asphalt, and a parking 
area for carts added near the starter building. Approximately 750 square feet of 
additional impervious surface will be added in this area. 

In a narrative provided by the Club, they stated that these changes are required 
because the stairs to access the elevated tee box need repair and the proposed 
improvements will enhance safety and accessibility. Because the regrading of the area 
near the first hole is not within a wetland resource area and is set far back from any 
abutting properties, it should have minimal impact on the neighborhood.  

4th Hole Site Work 

The Club proposes to demolish the existing snack shack in the vicinity of the 4th hole 
and replace it with a new building and seating area. The new snack shack will be 
relocated further away from Runaway Brook to the northeast of its current location. 
The building will be 15 feet tall and consist of 350 square feet, with patio and seating 
located outside on approximately 350 square feet of pavers. 

Portions of the existing cart path will be removed and replaced, while other portions 
will be removed. A new 5.5-foot-wide cart path will connect an existing driveway 
crossing Runaway Brook to the snack shack. Overall, the work proposed in this area 
will result in a reduction in impervious area of approximately 275 square feet.  

Existing Conditions- 1st Hole Proposed Conditions- 1st Hole 
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Planning staff note that the new location of the snack shack is roughly five and a half 
feet from the lot line and MBTA right of way, but far out of view for residential 
abutters. Staff are not concerned with the proposed setback as the abutting parcel is 
also part of the Club’s property. However, because it is within 30 feet of the right of 
way, the Club must receive a license agreement for the proposed work from the 
MBTA. Based on the site plans provided, there appear to be several trees that may 
need to be removed to facilitate the relocation of the snack shack. Staff request 
clarification from the petitioner regarding which trees will be removed and 
recommend replacing the lost trees elsewhere on the property.  

 

Terrace Pavilion Work 

The petitioner proposes to cover the existing outdoor dining terrace at the clubhouse 
building near the center of the site with a canopy. The proposed construction will 
square off and enlarge the rounded corner on the existing terrace and reconfigure the 
existing retaining wall by the terrace.  New additional hardscape will be added near the 
front corner of the club house and the loading area will be reconfigured to 
accommodate an enlarged service area. As proposed, this work will result in 
approximately 1,614 of additional impervious area.  
 
A new retaining wall that will be approximately three feet in height and a new four-foot-
tall fence made of white PVC are proposed by the service area. A new firepit will be 
installed in the open-air patio section, which will be natural gas and not burn solid fuel. 
The current number of dining seats is 90, and will remain the same with the proposed 
alterations. The front setback for the pavilion will remain the same, at 545.5 feet, and 

Existing Conditions- 4th Hole Proposed Conditions- 4th Hole 
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the side setbacks will remain the same at 337.8 feet. The rear setback will decrease 
from 1,203 feet to 1,138.2 feet. Staff believe these setbacks are appropriate as the 
building is set back far enough that the small reduction in the size of the rear setback 
will have a negligible impact.  

 
 

 
 

 

IV. Interdepartmental Review:  

A. Conservation Commission Review 

At a public hearing of the Newton Historical Commission (NHC) held on May 2, 2024, 
the NHC voted to issue an Order of Conditions for the proposed project. 
(Attachment B) Should this special permit amendment be approved by the Land Use 
Committee, the special conditions in this Order of Conditions will also apply in 
addition to any conditions imposed in the special permit.  

 

V. PETITIONER’S RESPONSIBILITIES 

The petitioner should respond to the issues raised in this memorandum and other questions 
raised at the public hearing as necessary. Written responses to all significant issues should 
be provided for analysis by the Planning Department prior to being scheduled for additional 
public hearings.  

Proposed Pavilion Plan 
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 ATTACHMENTS: 

Attachment A: Zoning Review Memorandum  
Attachment B: NHC conditions 
Attachment C: DRAFT Council order 
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DRAFT #234-24 
1897 Washington Street 

CITY OF NEWTON 
IN CITY COUNCIL 

ORDERED: 

That the City Council, finding that the public convenience and welfare will be substantially served 
by its action, that the use of the site will be in harmony with the conditions, safeguards and 
limitations set forth in the Zoning Ordinance, and that said action will be without substantial 
detriment to the public good, and without substantially derogating from the intent or purpose of 
the Zoning Ordinance, grants approval of the following SPECIAL PERMIT/SITE PLAN APPROVAL to 
amend Special Permits #234-10 and #449-22 and previous special permits on the site to allow 
improvements to the club house pavilion and to allow a snack shack at the 4th hole, in accordance 
with the recommendation of the Land Use Committee and the reasons given by the Committee 
therefore, through its Chair, Andrea Kelley: 

1. The site in a SR-1 district is an appropriate location for the project as designed because
the proposed construction is set far into to the petitioner’s property with minimal
visibility from nearby dwellings and public rights of way. (§7.3.3.C.1)

2. The project as designed will not adversely affect the neighborhood because the
improvements will result in a negligible percentage increase in impervious surface due to
the large size of the site. (§7.3.3.C.2)

3. The project as designed will not create a nuisance or serious hazard to vehicles or
pedestrians because vehicular access and car parking for the facility will remain the same,
and the renovation will improve the pedestrian accessibility within the site.  (§7.3.3.C.3)

4. Access to the site over streets is appropriate for the types and numbers of vehicles
involved (§7.3.3.C.4)

5. The proposed extension of the nonconforming use will not be substantially more
detrimental than the existing nonconforming use is to the neighborhood because the use
on this site predates the zoning code. The work proposed will improve the functionality
of the site’s operations, and the setbacks proposed are sufficient to ensure the increase
in building size and impervious area will not harm the neighborhood.    (§7.8.2.C.2)

PETITION NUMBER: #234-24 

PETITIONER: Woodland Golf Club of Auburndale   

LOCATION: 1897 Washington Street, Ward 4, in Auburndale on land known 
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as Sec 43, Block 46, Lot 11, containing approx. 2,291,142 sq. ft. 
of land  

 
OWNER: Woodland Golf Club of Auburndale  
 
ADDRESS OF OWNER: 1897 Washington Street 
 Auburndale, MA 02466 
 
TO BE USED FOR: Renovations to club house pavilion, site work, and 

relocation and reconstruction of snack shack 

EXPLANATORY NOTE: Special Permit per §7.3.3 to: 
• Amend Special Permits #234-10 and #449-22 to extend the 

nonconforming use (§3.4.1 and §7.8.2.C.2) 
• Determine appropriate dimensional requirements 

(§3.1.2.A.3) 
  
ZONING:   Single Residence District 1 and Single Residence District 2 

 

Approved, subject to the following conditions: 

 

1. All buildings, parking areas, driveways, walkways, landscaping, and other site features 
shall be located and constructed consistent with the following plans:  

a. “Proposed storage building, landscaping, and site lighting plan,” by Norman A. Homsy, 
Architect, dated 3/15/82. 

b. “Elevations, Storage Building, Woodland Golf Club, DWG. No. 3, dated 3/12/82 and 
Floor Plan, Storage Building DWG. No. 1 dated 3/12/82,” by Norman A. Homsy, 
Architect, dated 3/15/82. 

c. “Proposed refreshment building, Survey No. 2m Plan of Land in Newton at Woodland 
Golf Course, Revised 4/13/82 as per public hearing of 4/12/82,” Dwg. No. Survey #1, 
Survey #2, and DWG. No. L-1 by Norman A. Homsy, Architect 

d. “Elevations, Refreshment Building Woodland Golf Club Dwg. No. A-2, dated 3/12/82 
and Floor Plan, Refreshment Building, Dwg. No. A-1, dated 3/21/82,” by Norman A. 
Homsy, Architect 

e. “Plan of Land in Newton, Mass. Woodland Golf Club” and “Site plan, Woodland 
Country Club SP-1” dated July 22, 1983 by CBT Architects 

f. “First Floor, Second Floor A-1, M-1; Basement A-2, M-2, North Elevation, South 
Elevation Woodland Country Club” dated July 22, 1983 by CBT Architects.  

g. “Woodland Country Club Pool/Bathhouse,” dated Jan. 29, 1987 by Livermore, 
Edwards and Associates 

h. Engineering plans dated Feb. 12, 1987 by Robert J. Parenti, P.E. 
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i. “Bath House Plan A-1, Elevations A-3, Elevations and Building sections A-4” dated 
January 29, 1987 by Livermore, Edwards, and Associates 

j. “Master Site Plan, Woodland Golf Club, 1897 Washington Street, Auburndale, MA”, 
September 29, 2010, signed and stamped by Kelly Killeen, Professional Engineer. 

k. “Swimming Pool Area Project, 1897 Washington Street, Auburndale, MA, Proposed 
Conditions Site Plan”, April 9, 2010, signed and stamped by Kelly Killeen, Professional 
Engineer. 

l. “Woodland Golf Club-Pool Area Buildings, Planting Plan”, April 9, 2010, by Kattman 
Corporation, not stamped. 

m. “Terrace Detail, Woodland Golf Club”, September 23, 2010 by Coler and Colantonio, 
neither signed nor stamped.  

n. A set of plans entitled “Site Development Plans for Woodland Golf Club Racquet 
Courts, 1897 Washington Street, Auburndale, MSA 02446,” prepared by CHA, dated 
August 24, 2022, stamped and signed by Kelly Killeen, Registered Professional 
Engineer, August 24, 2022, comprised of the following sheets: 

i. Title Sheet (C-001) 
ii. Notes Sheet (C-002) 

iii. Existing Conditions Plan (C-003) 
iv. Demolition & Erosion Control Plan (C-004) 
v. Site Layout Plan (C-101) 

vi. Grading and Drainage Plan (C-201) 
vii. Utility Plan (C-301) 

viii. Site Details- 1 (C-601) 
ix. Site Details- 2 (C-602) 
x. Site Details- 3 (C-603) 

xi. Site Details- 4 (C-604) 
xii. Site Details- 5 (C-605) 

xiii. Lighting Plan (C-901) 

o. A set of architectural plans entitled “Woodland Golf Club, Paddle Convenience 
Facility, 1897 Washington St, Auburndale, MA,” prepared by Rob Bramhall Architects, 
dated August 24, 2022, signed and stamped by Robert A. Bramhall, comprised of the 
following sheets: 

i. Title Sheet (A000)(note: neither signed nor stamped) 
ii. Basement Plan (A100) 

iii. First Floor Plan (A101) 
iv. Exterior Elevations (A201) 
v. Exterior Elevations (A202) 

p. A set of plans entitled “Woodland Golf Club Racquet Courts 1897 Washington Street, 
Auburndale, MSA 02446,” prepared by CHA, dated April 26, 2024, stamped and signed 
by Tyler King, Registered Professional Engineer, April 26, 2024, comprised of the 
following sheets: 
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i. 1st Hole Improvements (C-101) 
ii. 4th Hole Improvements (CP-001) 

iii. 4th Hole Improvements (A1) 
iv. 4th Hole Improvements (A2) 
v. 4th Hole Improvements (A3) 

vi. Pavilion concept plan (CP-001) 
vii. Pavilion & Site Improvements Plan (A1) 

viii. Pavilion Exterior Elevations (A2) 
 
2. Except as amended by this Council Order, all conditions set out in prior Board and/or 

Council Orders granted for the property shall remain unchanged and in effect. 

3. Use of the parcel’s driveway on Washington Street shall be used only for 
maintenance/service vehicles.   

4. Walsingham Street shall not be used to supply, service or provide patrons to the snack 
bar during its construction or subsequent operation.  
 

5. The hours of operation for the snack bar shall be limited to the hours from 9AM to 5PM. 
 

6. Subject to the approval of the Director of Planning and Development, a close-weaved, 
stockade type fence shall be substituted for the existing cyclone fence and evergreen 
trees shall be substituted for the proposed maple trees along the Grove Street frontage. 

7. The property owner shall maintain landscaping materials and the site in good condition 
and shall annually evaluate the new and existing landscaping covered by this Special 
Permit and replace all dead or diseased plantings with comparable materials.  

8. No building permit shall be issued pursuant to this Special Permit/Site Plan Approval until 
the Petitioner has: 

a.  Recorded a certified copy of this Special Permit/Site Plan Approval at the Middlesex 
South Registry of Deeds and filed proof of such recording with the City Clerk and 
submitted a copy with the building permit application. 

b. Obtained a written statement/sign off from the Planning Department that confirms 
the Building Permit plans are consistent with plans approved in Condition #1 
including all dimensional requirements. 

9. No certificate of occupancy (temporary or final) shall be issued by the City pursuant to 
this Special Permit/Site Plan Approval unless all applicable terms and conditions have 
been complied with for the portion of the project for which occupancy is requested and 
the Petitioner has: 

a. Filed with the Clerk of the Board, the Department of Inspectional Services and the 
Department of Planning and Development a statement by a registered architect or 
registered engineer certifying compliance with Condition #1; 
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b. Obtained approval from the City Engineer certifying that all engineering details for 
the portion of the Project for which a certificate of occupancy is requested have 
been constructed to standards of the City of Newton Public Works Department. 
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