
 

 

 

 

Ian Urquhart 

 Direct Line:  (617) 439-2089 
 Fax:  (617) 310-9233 
 E-mail:  iurquhart@nutter.com 

 

 
 

December 7, 2023 
121537-1 

Via E-Mail and Hand Delivery 

Linda E. Hathaway 
Town Clerk 
Town Building 
380 Great Road 
Stow, MA 01775 
 
 

Re: Stow Acres Country Club, Randall Road – Special Permit Application With the 
Zoning Board of Appeals - Proposed Relocation of the Driving Range and Snack 
Bar 

Dear Clerk Hathaway, 

On behalf of the applicant, Stow Holdings LLC, please accept this letter as written notice that the 
Petition for Special Permit enclosed herewith, as required pursuant to Section 9.2.3 of the Stow 
Zoning Bylaw, was submitted to the office of the Stow Zoning Board of Appeals in accordance 
with the Stow Zoning Bylaw and the Town of Stow Zoning Board of Appeals Application 
Requirements, Procedural Rules and Application Forms for Special Permit, for the proposed 
relocation of the driving range and snack bar at the Stow Acres Country Club, as described in the 
enclosed materials.   

Very truly yours, 

Ian Urquhart, attorney for Stow Holdings 

IMU: 
 

cc: Stow Holdings LLC, c/o Peter Brown 
 
6256261.1 
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Ian Urquhart 

 Direct Line:  (617) 439-2089 
 Fax:  (617) 310-9233 
 E-mail:  iurquhart@nutter.com 

 

 
 

December 7, 2023 
121537-1 

Via E-Mail and Hand Delivery 

David Hartnagel, Chair 
Stow Zoning Board of Appeals 
Town Building 
380 Great Road 
Stow, MA 01775 
 
 

Re: Stow Acres Country Club, Randall Road – Proposed Relocation of the Driving 
Range and Snack Bar 

Dear Members of the Zoning Board of Appeals, 

Nutter McClennen & Fish LLP represents Stow Holdings LLC (“Stow Holdings”)with 
respect to its proposed relocation of the driving range and snack bar (the “Proposed Project”) at
Stow Acres Country Club (“Stow Acres”).  Stow Acres is a legal, pre-existing non-conforming 
use within the Residential zoning district and Stow Holdings is seeking the Board’s approval for
a special permit associated with the construction of a new driving range and snack bar building 
pursuant to section 3.9.6 of the Stow Zoning By-law (the “Zoning By-law”).  

For background, the Stow Acres is subject to a Conservation Restriction with the Town 
of Stow Conservation Commission and The Stow Conservation Trust (collectively, the 
“Grantees”) dated December 16, 2021, and recorded with the Middlesex South Registry of 
Deeds (the “Registry”) in Book 79426, Page 313 (the “CR”), and is attached hereto as Exhibit A.  
The CR, in Section III.B(22)(a) and (b), expressly allows Stow Holdings to expand the 
clubhouse facilities within a defined “Golf Course CoreBuilding Envelope”  and the relocation 
of the driving range from the North Course to the South Coursewithin a defined “Driving Range
Relocation Area”, both as shown on Exhibit B to the CR.  As such, (i) the relocated snack bar is 
an allowed activity and use under Section III.B(22)(a).i.1 of the CR and is proposed to be located 
within the “Golf Course Core Building Envelope”, as defined in the CR and (ii) the relocated
driving range is an allowed activity and use under Section III.B(22)(b) of the CR and is proposed 
to be located within the “Driving Range Relocation Area”, as defined in the CR.  The CR allows 
for an increase of up to 60,000 total square feet in the “Golf Course Core Building Envelope”
and “Driving Range Relocation Area” areas and the Proposed Project only seeks to add a little 
over a 5th of that square footage (12,692 square feet).  Stow Holdings received an email on 
November 27, 2023, and attached hereto as Exhibit B, from the Stow Conservation Commission, 
confirming that the Proposed Project consists of reserved rights under the CR and does not 
require Notice and Approval of the Grantees under Section III.F of the CR.  The Stow 
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Conservation Trust, at its meeting on December 4, 2023, agreed with the Stow Conservation 
Commission that the Proposed Project does not require Notice and Approval of the Grantees 
under Section III.F of the CR.  Stow Holdings expects that the Stow Conservation Trust will also 
issue a letter or email stating the same and once received, Stow Holdings will submit the letter to 
the Board.  

The Stow Conservation Commission, at its public hearing on December 5, 2023, voted to 
approve a Notice of Intent for the Proposed Project and will be issuing an Order of Conditions.  
Stow Holdings will forward the Order of Conditions to the Board once issued. 

In support of this request for a special permit pursuant to sections 3.9.6 and 9.2 of the 
Zoning By-law, enclosed please find the following in accordance with Section 2.4 of the Town 
of Stow, Zoning Board of Appeals, Application Requirements, Procedural Rules, and 
Application Forms for Special Permit, Variance, Appeal of Building Commissioner/Zoning 
Enforcement Officer/Sign Officer, as amended through March 20, 2023: 

1. Petition to the Town Clerk (see cover letter to this application); 

2. Application Form; 

3. Certified List of Abutters; 

4. Other Permits and Variances; 

5. Recorded Plans and Deeds; 

6. Plans: 

a. Architectural Plan 

b. Site Plan 

7. Development Impact Statement. 

Below, we set forth each applicable standard in the Zoning By-law and the Proposed 
Project’s compliance with that standard. 

3.9.1.1 It shall comply with the parking requirements of the Parking Section of this Bylaw: 

 The Proposed Project maintains compliance with the Parking Section of this Bylaw.  
Because the new driving range and snack bar are replacing the existing driving range and snack 
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bar, it will not increase the parking demands associated with the golf course. However, the 
Proposed Project will add 3 handicap parking spaces, with van accessible space, and 3 standard 
parking spaces to the east, as well as 3 standard parking spaces to the north, of the proposed 
snack bar.  Accordingly, this standard is met. 

3.9.1.2 It shall comply with the SIGN section of this Bylaw; 

The Proposed Project will not add any new signage. Accordingly, this standard is met. 

3.9.1.3 It shall comply with the General Use Regulations section of this Bylaw; 

 The General Use Regulations are met because the new building will be constructed in 
accordance with the state building code (3.8.1.1); The proposed building will not result in 
offensive odors, dust or smoke at the property line (3.8.1.2); the noise requirements of the 
Zoning By-law will be met because the building is a replacement of the existing driving range 
and snack bar and will thus not result in a change to the noises associated with the operation  of 
the golf course (3.8.1.3); no heat, glare, or vibration, or radiation will be discernible from outside 
the structure (3.8.1.4); and the exterior lighting will not shine on adjacent properties or towards 
any street in such a manner as to create a nuisance or hazard; the Proposed Project complies with 
the screening, surfacing, parking and sign requirements in the Zoning By-law (3.8.1.6); the 
Proposed Project shall comply with all Board of Health requirements concerning water supply 
and waste disposal (3.8.1.7); the Proposed Project is not a scientific use (3.8.1.8); pre-
development surface water runoff rates and volumes shall not be increased and pre-development 
erosion and sedimentation rates shall not be increased (3.8.1.9); the Proposed Project shall 
comply with all erosion control requirements (3.8.1.10).  

3.9.1.4 No parking, BUILDING or outdoor storage facility of materials or products shall be 
closer than 35 feet from the side or rear LOT line, nor closer than 50 feet from the 
STREET LINE; 

 As shown on the site plan, the proposed new driving range and snack bar building is 
greater than 50’ from the street line and greater than 35’ from the closest side lot line.
Accordingly, this standard is met. 

3.9.1.5 Parking and outdoor storage of materials or products shall be screened from the 
view of abutting properties and the view from public ways by vegetative screens, opaque 
fencing or topography; and 

 Any outdoor storage of materials will be screened from abutting properties by existing 
vegetation, which will be enhanced with additional plantings or a fence as required , including the 
proposed new handicap parking spaces. 
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3.9.1.6 There shall be sufficient space and provision on site for the maneuvering of vehicles 
so as to allow loading and unloading of materials and products without impeding the flow 
of traffic along public ways or blocking pedestrian sidewalks, paths and rights of way. 

All access is internal to the site, there will be no impediment of traffic along public ways 
or blocking pedestrian sidewalks, paths, and rights of way. 

3.9.6.1 As provided in G. L. c. 40A, sec. 6, a lawfully preexisting nonconforming use and/or 
structure, … may be reconstructed, altered or extended only if: 

1. said reconstruction, alteration or extension itself conforms with all the provisions of the 
Zoning Bylaw; 

 As shown on the site plan, the Proposed Project meets the dimensional requirements of 
the Zoning By-law. Accordingly, this standard is met. 

2. there is a finding by the Board of Appeals that such reconstruction, alteration or  
extension will not be substantially more detrimental to the neighborhood than the existing 
nonconforming structure or use;  

 The proposed new driving range and snack bar replaces the existing driving range and 
snack bar and the existing snack bar building will be converted to golf cart storage. Accordingly, 
it does not represent an expansion of operations and is not substantially more detrimental to the 
neighborhood than the existing nonconforming use. The proposed new driving range and snack 
bar will be moved further into the interior of the golf course, accordingly, it will be a minor 
change to existing conditions and will not be substantially more detrimental to the neighborhood.   
In fact, the Proposed Project will be less detrimental to the neighborhood than the existing 
condition, because the driving range will be moved from the other side of Randall Road to the 
interior of the existing golf course, which will greatly reduce pedestrian, golf cart and vehicle 
traffic crossing Randall Road.  Moving the driving range will provide an additional and 
significant environmental benefit in that its relocation will allow for the 10-acre existing driving 
range to undergo an environmental restoration back to natural wetlands.  Along with the 
environmental benefit, the Proposed Project will also create a new amenity for community 
members to enjoy due to its year-round operation thereby providing a location for golfers to 
practice and congregate in the offseason, an additional activity for families and individuals to 
stay active in the colder months and additional year-round permanent jobs available to 
community members.  It is also worth noting that the townspeople of Stow have voted 
overwhelmingly in favor (approximately 95% - 5%) twice at Town Meeting to allow the 
relocation of the driving range in the transfer of the conservation land to the Town and to 
authorize the CR, which explicitly established the location of the relocated driving range.    
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3. that said extension, alteration or change is in accordance with the guidelines  noted 
below; and  

 The Proposed Project’s conformance with the guidelines is noted below. 

4. that the Board of Appeals grants a special permit as provided in Section 9.2.  

1. the Board of Appeals shall encourage extensions, alterations or changes to  
nonconforming structures and uses toward greater, if not complete, conformance with the 
provisions of the Zoning Bylaw and to reduce the degree of nonconformity; 

 The Proposed Project conforms to the dimensional criteria of the Zoning By-law. 
Additionally, although Stow Acres is a legal pre-existing non-conforming use, the Zoning By-
law has since been modified to allow for golf courses within residential zoning districts. 
Accordingly, the Proposed Project does not increase the degree of nonconformity. 

2. the Board of Appeals shall not encourage the expansion of a nonconforming structure or 
use as measured by either the: a) amount of floor space or land area used, or b) volume of 
activity, including but not limited to an increase in the intensity of use and/or a change in 
the nature or purpose of the use; 

 The proposed driving range and snack bar building is a replacement of the existing 
driving range and snack bar building and will not present an expansion of the pre-existing 
nonconforming golf course use and in fact will be a decrease in the floor space and land area 
used.  The existing driving range is approximately 10 acres with 36 driving range bays and the 
relocated driving range will be approximately 3 acres with 26 driving range bays.  Stow 
Holdings does not anticipate an increase in the overall volume of activity at the relocated driving 
range and snack bar, however, the Proposed Project will be open year-round rather than seasonal 
only, so that may spread out the activity at the Proposed Project throughout the entire year.  It is 
worth noting that the existing snack bar is allowed to be open year-round, but to date Stow 
Holdings has chosen to close for 3-4 months during the winter.   

3. the Board of Appeals shall prohibit the expansion of nonconforming structures and uses 
unless there will be no demonstrable adverse impacts on abutting properties and those 
properties that generally characterize the neighborhood or locus within which the 
expansion is sought, and; 

 The proposed new driving range and snack bar building are a replacement of the existing 
driving range and snack shack building and accordingly will have no adverse impacts on abutting 
properties as it will not change the activities conducted as part of the existing use. As noted 
above, the Proposed Project will bring both the driving range and snack bar further into the 
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interior of the golf course and will have a lessened impact on abutting properties than the 
existing layout.  

4. the Board of Appeals shall not encourage the expansion of nonconforming structures 
and uses if the expansionwill negatively impact the Town of Stow’s  ground or surface 
waterbodies. 

 The proposed new driving range and snack bar building will have no negative impact on 
surface waterbodies, as all storage will be conducted inside the buildings and a proposed oil/sand 
separator is included, and will have no negative impact on groundwater as the project complies 
with all stormwater requirements by reducing the total amount of impervious coverage .   

9.2.6 Mandatory Findings by Special Permit Granting Authority - The Special Permit 
Granting Authority shall not issue a special permit unless without exception it shall find 
that the proposed use and development: 

9.2.6.1 is in harmony with the purpose and intent of this Bylaw; 

As noted above, although Stow Acres is a legal pre-existing nonconforming use, the 
Zoning By-law has since been updated to permit golf courses in residential districts. 
Accordingly, the Proposed Project for the golf course is in harmony with the purpose and intent 
of the Zoning By-law. 

9.2.6.2 will not be detrimental or injurious to abutting properties or ways, the 
neighborhood, community amenities or the Town of Stow; 

 The Proposed Project will not be detrimental to abutting properties or ways, the 
neighborhood, community amenities or the Town of Stow because, as noted above, it will bring 
the driving range onto the main golf course property and will move the snack bar further into the 
golf course and thus is not an expansion of the existing use.  Rather than being a detriment, the 
Proposed Project will be a benefit to the neighborhood and will add a community amenity due to 
the return of the existing driving range to natural wetlands and its year-round operation thereby 
providing a location for golfers to practice and congregate in the offseason, an additional activity 
for families and individuals to stay active in the colder months and additional year-round 
permanent jobs available to community members.  

9.2.6.3 is appropriate for the site for which the petition is submitted and is related 
harmoniously to the terrain and to the use, scale and proportions of existing and proposed 
BUILDINGs in the immediate vicinity that have functional or visual relationship to the 
proposed use; 
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 The proposed building replaces an existing driving range that is across the street from the 
rest of the golf course and an aging snack bar. Additionally, the proposed new building is 
designed to blend harmoniously with the existing golf course use and surrounding area. 

9.2.6.4 includes sufficient mitigating measures which shall be implemented as part of the  
special permit for any adverse effects noted in the Development Impact Statement,  reports 
from town boards and agencies, reports from consultants and public hearings;  

 The Proposed Project was contemplated as part of a larger process with the Town 
whereby Stow Holdings, in the CR, has granted to the Town certain land to be maintained in 
perpetuity in its scenic and open condition for active and passive outdoor recreational use an d to 
prevent any use or change that would materially impair the Conservation Values, as defined in 
the CR.  As noted herein, the Proposed Project will significantly decrease the land area occupied 
by the existing driving range and snack bar thereby returning the existing driving range to its 
natural state and increasing the conservation land at Stow Acres. 

9.2.6.5 will result in no pollution or contamination of the GROUND WATER, a GROUND 
WATER recharge area, a well, pond, stream, watercourse or inland wetland; 

The Proposed Project will not result in pollution or contamination as the Proposed Project 
complies with all stormwater requirements by reducing the total amount of impervious coverage 
and all storage will be contained within the building and will have an appropriate separator 
installed. 

9.2.6.6 will result in no significant effect on the "level of service" (LOS) of the town roads 
or intersections of these roads. A significant effect on level of service is a projected use  of 
greater than five percent (5%) of the reserve capacity of a road segment or turning 
movement by the proposed use at the completion of its development. Reserve capacity 
calculations are to be done by a registered professional engineer using  accepted methods of 
traffic analysis and shall include both projected growth in traffic during the period of 
development and projected traffic from other uses and developments which have applied 
for approval under the Zoning Bylaw prior to the close of the public hearing; 

 As the Proposed Project replaces the existing driving range and snack bar, it will not 
result in any additional vehicle trips. 

9.2.6.7 will result in no significant effect on level of service for any service provided by the  
Town, including fire, police and ambulance. Proof of no significant effect is the lack of need 
for the Town to add equipment and/or staff specifically due to the development; 
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As the Proposed Project replaces the existing driving range and snack bar, it will have no 
impact on Town services whatsoever. 

9.2.6.8 will result in no redirection of existing surface water runoff such that there would be  
material impact on abutting parcels or downstream properties unless an appropriate  
easement is obtained to an existing watercourse; 

 The Proposed Project and surrounding paved area complies with all stormwater 
requirements by reducing the total amount of impervious coverage, accordingly there will be no 
redirection of surface water runoff to abutting parcels or downstream properties.  

9.2.6.9 will result in no transport by air or water of erodible material beyond the boundary 
line of the LOT (See also Section 3.8. Use Regulations, General); 

 The Proposed Project will not result in the removal of soil from the lot. 

9.2.6.10 will provide adequate provision for pedestrian traffic; and 

The Proposed Project is not expected to generate pedestrian traffic. 

9.2.6.11 will comply with all requirements of Site Plan Approval and all other applicable  
requirements of this Bylaw. 

 Stow Holdings has provided all required information for the Board to find that the 
requirements of site plan approval are met for the proposed driving range and snack bar building.  

Very truly yours, 

Ian Urquhart, attorney for Stow Holdings 

IMU: 
 

cc: Stow Holids LLC, c/o Peter Brown 
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Exhibit A 
 

Conservation Restriction 
 

[see attached] 
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Exhibit B 
 

Stow Conservation Commission email 
 

[see attached] 
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---------- Forwarded message --------- 

From: Kathy Sferra <conservation@stow-ma.gov> 

      

Subject: Stow Acres Driving Range/Clubhouse Facilities 

To: peterb@blackswancountryclub.com <peterb@blackswancountryclub.com> 

Cc: kbwilber@verizon.net <kbwilber@verizon.net>, sjc@susancrane.com <sjc@susancrane.com> 

Hi Peter 

This email is to confirm that the Stow Conservation Commission voted unanimously at its meeting on November 7, 2023 

to find that the proposed driving range and snack bar relocation, as shown on the “Conservation Restriction Plan of 

Land” dated October 18, 2021 and the “Site Development Plan” dated November 29, 2022 , and described in more detail 

in a letter from Peter Brown dated September 19, 2023 are consistent with the terms of the Conservation Restriction 

recorded on the Stow Acres South Course.   

Specifically, Section III.B(22)(a) and (b) of the Conservation Restriction provide for the expansion of clubhouse facilities 

within a defined “Golf Course Core Building Envelope” and the relocation of the driving range from the North Course to 

the South Course within a  defined “Driving Range Relocation Area” as specific reserved rights of Stow Acres that were 

agreed to among the parties at the time of the recording of the Conservation Restriction within specific building 

envelopes shown on Exhibit B of the recorded plans.  A variety of activities are allowed in conjunction with these 

projects as enumerated within the CR.   The one item that will require more attention is the required consultation with 

the Town and the Trust on the driving range netting, which is a process that we have already started.  

You inquired in your letter of 9/19/23 as to whether these two projects are governed by the Notice and Approval 

procedures in Section III.F of the CR. It is my professional opinion, supported by the Commission’s vote, that as these are 

specifically reserved permitted rights within the Conservation Restriction which do not require formal notice and 

approval of the Town and the Trust.  Such “notice and approval” requirements are specifically called out in other 

provisions of the Conservation Restriction.  Nevertheless, we appreciate the opportunity to review the plans to ensure 

that they are in compliance with the terms of the reserved rights in the CR and more generally with the intent and 

purposes of the CR.  

As you know, the project will require separate review and approval by Conservation Commission under the MA 

Wetlands Protection Act and the Town of Stow Wetlands Protection Bylaw, and by the ZBA.  If the plans are revised as a 

result of this review, we would ask that we have an opportunity to confirm that all such changes are in conformity with 

the Conservation Restriction terms.  We are happy to meet with you and/or Stow Conservation Trust as needed as the 

project progresses to discuss/resolve any issues that arise.  



2

Thank you,  

-Kathy 

Kathy Sferra

Conservation Director

Town of Stow 

380 Great Road

Stow MA 01775

978-897-8615

www.stow-ma.gov/conservation-commission

www.facebook.com/stowconservation



 

 

2. Application Form 

 









 

 

3. Certified List of Abutters 

 

















 

 

4. Other Permits and Variances 

 



Other Permits and Variances 

 
Zoning Board of Appeals: 

 1996: Special Permit – Non-conforming use - Deed Book 26072 Page 400 
 1989 Special Permit - Deed Book 19962, Page 556 & Book 2099, Page 051 
 1990 Special Permit - Deed Book 20430, Page 015 
 1995 Variance - Deed Book 25588, Page 197 
 March 2023 Special Permit - Deed Book 81379, Page 232 

 
Conservation Commission: 

 2011: DEP File No: 299-431 - Deed Book 57027 Page 152 
 March 2023: DEP File No: 299-728 - Deed Book 81421, Page 340 

 
Board of Health: 

 Sewage Disposal Permit 
 



 

 

5. Recorded Plans and Deeds 

 



Southern Middlesex - 20/20 Perfect Vision i2 Document Detail Report

Current datetime: 10/7/2021 2:34:44 PM 

Doc# Document Type Town Book/Page File Date Consideration

81970 DEED 67309/266 05/25/2016 1.00 

Property-Street Address and/or Description

58 RANDALL RD 

Grantors

SCC ASSOCIATES INC 

Grantees

STOW HOLDINGS LLC 

References-Book/Pg  Description  Recorded Year

67309/270   WAIV   2016 

Registered Land Certificate(s)-Cert#  Book/Pg



















 

 

6(a). Architectural Plans 
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6(b). Site Plan 
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7. Development Impact Statment 
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SPECIAL PERMIT DEVELOPMENT IMPACT STATEMENT 
 

Please complete the following check list for your Application for Special Permit indicating with a check mark the 
information included. If an item is not applicable to your Application, write “N/A” in the blank. If any 
applicable items are missing attach additional sheets explaining the omission. Note that this list is not a complete 
description of the requirements for a complete Application; it is each Applicant’s responsibility to prepare a 
complete Application according to the “Rules and Regulations for Special Permits” as adopted by the Zoning 
Board of Appeals and available from the Zoning Board of Appeals secretary. An Application lacking any required 
information in the appropriate format may not be accepted or may be cause for denial of said Application. 

 

□  
Description of proposed or possible uses 

□ 
 
Building coverage, total coverage, and open space areas 

□ 
 
Drainage calculations 

□ 
 
Earth removal calculations (Article 17 of the General Bylaw) 

□ 
 
Traffic study (8 copies) 

□ 
 
List variances and Special Permits previously issued by the Zoning Board of Appeals and 
any needed for this proposal 

□  
Locus Plan 

 
SITE COMPOSITE PLAN 

□  
Design certifications 

□  
Legends 

  
General site characteristics 

□  
Existing and proposed buildings and structures 

□  
Driveway entrances for abutting properties and those across a public way with 
dimensions 

□  
All existing, proposed, or abandoned underground tanks/structures, wells, and septic 
systems 

□ Zoning, Flood Plain, and Groundwater Protection District boundaries if applicable 
Yards/setbacks dimensioned 
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Natural site characteristics 

□  
Waterways 

  
Wetland boundaries and buffers 

□  

Existing and proposed contours 

□  
Open space with square footage calculations 

  
Site Improvements 

□  
Dimensions of traffic lanes 

□  
Label all paved surfaces and note materials 

□  
Parking spaces and parking lot landscaping with dimensions 

□  
Building areas for each floor 

□  
Exterior lighting 

□  
Existing and proposed signage  

  
Site Utilities 

□  
Stormwater Drainage Facilities shown and dimensioned 

□  
Underground storage containers with capacities and contents 

□  
Water services 

□  
Fire hydrants on or off site 

□  
Underground utilities 

□  
Fire alarm master box 

□  
Sprinkler feed line 

□  
Solid waste disposal facilities 

□  
Sewage disposal system 

□  
Erosion and sedimentation controls  

□  
Names of abutting property owners 

□ Parking calculations 
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CONSTRUCTION DETAIL PLAN 

□  
Detail of structures 

□  
Landscaping details 

□  
Parking details in compliance with the Stow Zoning Bylaw 

□  
Tabulations of building coverage and open space 

□  
Details of outdoor lighting 

 
LANDSCAPE PLAN 

□  
Certifications 

□  
Legend 

□  
Number, type, & size of trees and shrubs 

□  
Landscape buffers 

□  
Land contours 

□  
Site features 

□  
Limits of work 

□  
Perimeter of trees 

□  
Outdoor lighting structures 

 
BUILDING ELEVATION PLAN 

□  
Certifications 

□  
Scale 

□  
Front, rear, & side elevations with maximum height 

 
FLOOR PLAN 

□  
Certifications 

□  
Scale  

□  
Floor Area(s) 
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DEVELOPMENT IMPACT STATEMENT 
 
 
Appendix 2 Checklist 
 

Description of proposed or possible uses 

The purpose of this project is to construct a snack bar and driving range building on the 
property, including the netting necessary for the driving range.  Three buildings around the 
proposed building are proposed to be removed, as well as areas of pavement and concrete 
pads.  The building is proposed south of the existing clubhouse.  The building is proposed 
partially on an existing paved area where golf carts are stored.  The existing grill room in 
the clubhouse is going to be converted to a golf cart storage area, freeing up capacity in 
the existing septic system for the new snack bar.  Portions of extraneous pavement around 
the proposed building are also proposed to be removed, resulting in a net reduction in 
impervious surfaces on the property.  This proposed driving range is intended to replace 
the existing driving range on the north side of Randall Road, which is proposed to be 
converted to a more natural state for wildlife habitat. 

Building Coverage, total coverage, and open space areas 

 The building is proposed partially within existing impervious areas (golf cart storage 
pavement), and there will be a net reduction of impervious surfaces and increase in open 
space areas on the site with the removal of the 3 outbuildings, extraneous pavement, and 
concrete pads for cart storage around the proposed building.  No vegetation is proposed to 
be removed as all work is in previously disturbed areas, including the netting for the driving 
range which follows the edge of the existing manicured fairway. 

Drainage calculations 

The project will result in less impervious areas on site, reducing the rate and volume of 
runoff. Additionally, there is an existing pipe that takes water from the upper parking lot 
directly to the river, that conflicts with the proposed building.  This pipe is proposed to be 
redirected to a drainage manhole that will then send the runoff to a level spreader.  This will 
provide treatment to the stormwater and takes away the direct connection from impervious 
runoff to the river since the level spreader is in upland. 

Earth removal calculations 

Attached are the cut/f ill calculations showing a net f ill of 469 cubic yards of f ill, required 
largely for the outdoor patio behind the proposed snack bar . 

Traff ic Study 

There will be no change in anticipated traff ic generation because of this project since a 
driving range and place to eat has existed historically on the site, just the locations are now 
changing. 

Variances and Special Permits previously issued by the Zoning Board of Appeals and any 
needed 

1996: A Special Permit was granted to allow the enclosure of an existing porch to provide 
additional f loor area for the pro-shop and lounge. 

2023: A Special Permit was granted to build a maintenance building on the eastern side of 
the southern course in the parking lot. 
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