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PLANNING BOARD 

 

UAMUD DECISION  

PROJECT DEVELOPMENT REVIEW (PDR) APPROVAL 

 

April 12, 2022 
 

PROPONENT:  Brian Dugdale on behalf of 200 Station Owner LLC 

Goulston & Storrs 

400 Atlantic Avenue 

Boston, MA 02110 

 

PROPERTY OWNER: 200 Station Owner LLC  

c/o New England Development 

75 Park Plaza, Third Floor 

Boston, MA 02116 

      

PROPERTY LOCUS: Approximately 2.75 acres of land within Development Area A, as shown on the 

Master Development Plan dated December 11, 2012 and revised through 

February 17, 2022, as approved by the Planning Board on April 12, 2022, within 

the University Avenue Mixed Use Overlay District (UAMUD) on the east side of 

Station Drive.  The project area is on the lot currently known as Assessor’s Map 

33, Lot 14. 

 

 

PROJECT SUMMARY 

 

The proponent proposes to construct a five-story 75,000 sq. ft. hotel building and related parking and site 

improvements (the “Project”). The Project is located in the University Avenue Mixed Use Overlay District 

(UAMUD) and occupies an area on the easterly side of Station Drive north of the Citizens Bank property.  The site 

is also located in the Water Resource Protection Overlay District (WRPOD).   

 

The Project includes the five-story, 75,000 sq. ft. hotel building with associated utility infrastructure and surface 

parking.  The hotel is designed to have 131 rooms and the surface parking lot consists of 131 total parking spaces. 

The facility will have vehicular access to Station Drive via an existing site drive to the east of the proposed building 

which leads to the adjacent Citizens Bank office building. 

 

The Modified Master Development Plan, last revised on February 17, 2022, and approved by the Planning Board 

on April 12, 2022, allows for a hotel within Development Area A.  
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APPLICATION AND PLANS 

 

The Planning Board evaluated the Application filed by or on behalf of the Applicants with the Planning Board on 

March 7, 2022 and in the Office of the Town Clerk on March 8, 2022 and supplemental documents received through 

the close of the public hearing on April 12, 2022.  All of the following plans and material are hereby incorporated 

by reference and made part of this Decision.  

 

1. Cover letter dated February 25, 2022 from Brian Dugdale, Esq. to Westwood Planning Board, consisting 

of two (2) pages;  

 

2. Project Narrative document titled, “Application for Project Development Review, 100 Station Drive – 

University Station, Development Area A of the University Station project within the University Avenue 

Mixed Use District”, submitted to the Westwood Planning Board by 200 Station Owner LLC, dated 

February 25, 2022, consisting of one hundred and fifty-six (156) pages; 

 

3. Plan titled “University Avenue Mixed Use District, Modified Master Development Plan” prepared by Tetra 

Tech, dated December 11, 2012 and revised through February 17, 2022, consisting of one (1) sheet labelled 

C-101 (the “Modified Master Development Plan”) 

 

4. Plan titled, “Development Area A of the University Station Proposed Hotel – 100 Station Drive – PDR 

Submittal, University Avenue, Westwood, MA”, prepared by TetraTech, 100 Nickerson Road, 

Marlborough, MA 01752, dated February 17, 2022, consisting of twelve (12) sheets labelled Cover Sheet, 

V-1, C-0, C-1, C-2, C-3, C-4, C-5, C-6, C-7, C-8, and C-9 (the “Site Plan”);  

 

5. Plan titled, “Westwood Home2, Westwood, Massachusetts”, prepared by Chamberlain Architect Services 

Limited, 4671 Palladium Way (Unit 1) Burlington, Ontario. L7M 0W9 Canada, dated July 8, 2021 and 

revised thru February 17, 2022, consisting of eight (8) sheets labelled A001, A100, A101, A105, A201, 

A202, A301, and A401 (the “Architectural Plan”); 

 

6. Plan titled, “Westwood Home2, Westwood, Massachusetts”, prepared by Kyle Zick Landscape 

Architecture, Inc., 36 Bromfield Street, Suite 202 Boston, MA 02108, and Chamberlain Architect Services 

Limited, 4671 Palladium Way (Unit 1) Burlington, Ontario. L7M 0W9 Canada, dated February 18, 2022, 

consisting of four (4) sheets labelled L001, L002, L003, and L004 (the “Landscape Plan”); 

 

7. Plan titled, “Westwood Home2, Westwood, Massachusetts”, prepared by Chamberlain Architect Services 

Limited, 4671 Palladium Way (Unit 1) Burlington, Ontario. L7M 0W9 Canada, and exp US Services, Inc., 

2601 Westhall Lane, Maitland, FL 32751, dated February 23, 2022, consisting of four (4) sheets labelled 

LD000, LD001, LD601, and LD602 (the “Lighting Plan”); 

 

8. Digital Materials Board prepared by Chamberlain Architect Services Limited, 4671 Palladium Way (Unit 

1) Burlington, Ontario. L7M 0W9 Canada, undated, consisting of two (2) sheets; 

 

9. Letter from Merrick Turner of BETA Group to Westwood Planning Board, Subject: 100 Station Drive 

Project Development Review, dated March 17, 2022, consisting of nine (9) pages;  

 

10. Memorandum from RKG Associates to Abby McCabe, Town Planner, subject: Peer Review – Fiscal Impact 

of University Station Development, Area A, dated March 17, 2022, consisting of four (4) pages; 

 

11. Memorandum from Nathan H. Cheal, PE, TetraTech, 100 Nickerson Road, Marlborough, MA 01752, to 

Paul S. Cincotta, PE, 200 Station Drive Owner LLC, Subject: University Station Special Permit PB-22-8, 

dated March 18, 2022, consisting of two (2) pages; 
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12. All material and testimony taken through the conclusion of the public hearing on April 12, 2022.  

 

 

 

FINDINGS 

 

After having reviewed all the plans and reports filed by the Proponent and its representatives; having considered the 

technical analysis, supplemental information provided during the course of the public meeting, correspondence and 

testimony from representatives from various boards and commissions and departments within the Town of Westwood 

and from all other interested parties, the Town of Westwood Planning Board has determined that the PDR Application 

complies with the requirements of Section 9.7,  and other applicable sections of the Zoning Bylaw.  Specifically, the 

Planning Board makes the following Procedural Findings and Project Findings: 

 

PROCEDURAL FINDINGS: 

 

1. On March 7, 2022, an application packet was filed by or on behalf of 200 Station Owner LLC c/o New 

England Development, pursuant to Section 9.7 [University Avenue Mixed Use Overlay District (UAMUD) 

of the Westwood Zoning Bylaw with the Westwood Planning Board and the Town Clerk (hereinafter 

“Application”). 

 

2. The Planning Board distributed copies of the Application to other Town of Westwood boards and 

commissions, departments and officials including, but not limited to, the Board of Health, Board of 

Selectmen, Building Commissioner, Conservation Commission, Pedestrian Bike Safety Committee, 

Department of Public Works, Historic Commission, Fire Chief, Police Chief and Acting Town Engineer 

electronically on March 8, 2022. 

 

3. The Planning Board commenced its consideration of the Application at a properly noticed public meeting on 

March 22, 2022, and continued said review at a properly noticed public meeting on April 12, 2022. Both 

meetings were held in a remote format via Zoom. 

 

4. Westwood Planning Board members, Christopher A. Pfaff, David L. Atkins, Thomas P. McCusker, Ellen 

Larkin Rollings, and Kathleen Wynne, were present for all sessions of the public meetings during which the 

Application was considered, and deliberated on the Application at a duly authorized meeting on April 12, 

2022. 

 

PROJECT FINDINGS: 

 

1. The Project, as described in the Application, Site Plan, Architectural Plan, Landscape Plan, Lighting Plan, 

and other related materials, and as modified by the conditions herein, materially conforms to the Modified 

Master Development Plan, which was approved by the Planning Board, pursuant to Section 9.7.12.14 of the 

Westwood Zoning Bylaw, on April 12, 2022; 

 

2. The Project, as modified by the conditions herein, does not pose new material adverse impacts or exacerbate 

existing impacts that have not previously been addressed; 

 

3. The Project, as modified by the conditions herein, results in net fiscal benefits to the town, and the proponent 

has adequately mitigated any adverse fiscal impacts by, among other things, previously entering into a 

Development Agreement with the Town; 

 

4. No previously developed portion of the UAMUD project has resulted in a material adverse impact that does 

not comply with regulatory requirements or is substantially detrimental to public health, safety or the 

environment; 
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5. The Project, as modified by the conditions, complies with the requirements of Section 9.7 of the Westwood 

Zoning Bylaw; 

 

6. The UAMUD Section of the Westwood Zoning Bylaw allows for alternative parking arrangements based on 

a positive determination of the Planning Board that the proposed parking is sufficient for the proposed use. 

The proposed number of parking spaces, size and arrangement of parking stalls, is sufficient for the proposed 

hotel use. 

 

 

DECISION 

 

At a meeting of the Westwood Planning Board held on April 12, 2022, the Board evaluated the Application in 

relation to the above Findings, and as the approving authority, on a motion made by Thomas P. McCusker, seconded 

by Kathleen Wynne, the Board by a vote of five (5) in favor and none (0) opposed, voted to grant Project 

Development Review (PDR) Approval for the Project as described above and in the application therefor filed with 

the Planning Board on March 7, 2022 and in the Office of the Town Clerk on March 8, 2022, and as shown on the 

Application and Plans listed herein, subject to the conditions set forth below: 

 

 

CONDITIONS OF APPROVAL 

 

The approval of the abovementioned Application is subject to the following conditions:  

 

1. The Project shall be constructed in full conformity with the Application and all submitted plans and materials.  

The Applicant shall pursue completion of the Project with reasonable diligence and continuity. 

 

2. The hotel building shall be designed as a solar-ready facility and the Proponent shall make reasonable efforts to 

install rooftop solar and/or solar canopies, and shall report back to the Planning Board within two years from 

the date of issuance of a Certificate of Occupancy if such is not feasible. 

 

3. The Proponent shall submit a final revised plan set, including civil site plans and architectural design plans, 

revised through the close of the public hearing on April 12, 2022, in PDF format incorporating any 

modifications made by any conditions of this approval.  Said plan set shall be submitted to the Town Planner 

for the Planning Board’s file.   

 

4. The Proponent shall submit a final plan for location and screening of the transformer, for final review and 

approval by the Town Planner prior to the issuance of a Building Permit. 

 

5. The Proponent shall submit a final Operation and Maintenance Plan (O&M Plan) for review and approval by 

BETA Group, the Fire Chief, and the Town Planner.  Said O&M Plan shall be submitted at least 30 days prior 

to the request for a Certificate of Occupancy.  

 

6. The Proponent shall submit a final signage plan, in conformance with the requirements of Section 9.7.10, for 

review and approval by the Town Planner prior to application for a Building Permit for such signage.  The 

building shall have signage that prominently displays the building address for ease of emergency response. 

 

7. The Proponent shall submit a final landscape plan, showing any alterations to plantings in the areas of 

monument signs and/or transformer, for final review and approval by the Town Planner prior to the issuance of 

a Building Permit. 
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8. All landscaping shall be installed prior to issuance of a Certificate of Occupancy, except that, if the building is 

otherwise ready for occupancy after mid-November and prior to mid-April, the Proponent may be issued a 

conditional Certificate of Occupancy upon the establishment of adequate surety to cover the cost of materials 

and installation of plantings in the next available growing season.  Any plantings that do not survive shall be 

replaced in-kind.   

 

9. The Project shall be subject to all necessary local approvals, including but not limited to any required Board of 

Health approvals for operation of a hotel, food service establishment, and swimming pool, as well as Select 

Board approval for any Alcohol and Common Victualler license. 

 

10. A final As-Built Plan shall be submitted in PDF and Auto-CAD format to the Town Planner and Public Works 

Departments prior the issuance of a Certificate of Occupancy.  The As-Built Plan shall show all structures, 

parking spaces, walkways, landscaping, pavement markings, site features, and utilities.  

 

11. The Proponent shall use a waste hauler, licensed by the Westwood Board of Health to dispose of all 

construction debris and trash disposal. 

 

12. If necessary, during construction, the Proponent shall provide a portable toilet from a company licensed by the 

Westwood Board of Health. 

 

13. The Town Planner shall review and approve the site for compliance with the Planning Board’s approval prior to 

the issuance if a Certificate of Occupancy. 

 

 

RECORD OF VOTE 

 

The following members of the Planning Board voted on April 12, 2020 to grant Project Development Review 

(PDR) Approval pursuant to Section 9.7.12.2.2 of the Westwood Zoning Bylaw for the abovementioned 

Application, subject to the Conditions stated above: Christopher A. Pfaff, David L. Atkins, Thomas P. McCusker, 

Ellen Larkin Rollings, and Kathleen Wynne. 

 

The following members of the Planning Board voted to deny Project Development Review (PDR) Approval pursuant 

to Section 9.7.12.2.2 of the Westwood Zoning Bylaw for the abovementioned Application:  None.  

 

 

 
________________________ 

Nora Loughnane 

Director of Community & Economic Development 

May 26, 2022 
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