
 

 

Zoning Board of Appeals 
Woburn City Hall  

City Council Chambers 
May 16, 2018 – 7 p.m. 

 
Present: Chairman Margaret M. Pinkham, Member Daniel Parrish, Member Edward S. 
Robertson, Member John J. Ryan III. 
 
Absent: Member John D. Ray 
 
Meeting was convened by Chairman Pinkham at 7 p.m. Chairman Pinkham explained Member 
Ray will not be attending the meeting due to a death in the family. She advised the audience 
there is currently no alternate member of the board and in order to obtain a variance, petitioners 
are required to obtain affirmative votes from all four sitting members. Chairman Pinkham 
apologized if this created any inconvenience for anyone. 
 
Correspondence from Attorney Mark Salvati regarding a Variance issued to Anchor Auto 
Body, Peter Spinazola, Trustee, 3 Breed Avenue, Woburn, Massachusetts 01801, Petitioner 
and Landowner, for the located at 10 Breed Avenue, Woburn, MA: Appearing for the 
petitioner was Attorney Mark Salvati, 10 Cedar Street, Suite 26, Woburn, MA. Attorney Salvati 
said he sent a letter to the board last month indicating there were some discrepancies between the 
plans that were approved by the board, specifically the scale and the distance of the setback, and 
asked the board to approve the modified plan. Chairman Pinkham noted the date of the plans that 
were submitted to the board is June 28, 2018. Attorney Salvati said that is another error. 
Attorney Salvati said he will have the plans revised and resubmit them for the board’s next 
meeting. Chairman Pinkham said the next meeting will be on June 20, 2018. Motion made by 
Member Parrish and seconded by Member Robertson to continue the hearing on 10 Breed 
Avenue until June 20, 2018; approved, 4-0. 

Surianello Family Trust, Ralph Surianello, Trustee, 22 James Terrace, Woburn, MA, 
seeking a Special Permit from the provisions of Section 7.3 of the 1985 Woburn Zoning 
Ordinance, as amended, to raze and reconstruct an existing, non-conforming 2-family 
dwelling at 93 Green Street, Woburn, MA (continued from April 18 meeting): Appearing 
for the petitioner was Attorney Mark Salvati, 10 Cedar Street, Suite 26, Woburn, MA. Attorney 
Salvati said the board initially opened the public hearing two months ago and requested an ANR 
plan, a recorded version of which he has submitted along with a number of other documents to 
the board this evening, including: A judgment for adverse possession; a deed and plan for the 
neighboring property; a proposed deed for an ANR strip; a proposed easement for access to 22 
James Terrace, and; a revised plan of record. Chairman Pinkham asked if the date on the revised 
plan reads April 19, 2018. Attorney Salvati said the date should be May 2, 2018, and it shows a 
setback of 9.3 feet as opposed to the previous setback of zero feet. Attorney Salvati said the new 
plan indicates the access to the parcel via Green Street. Chairman Pinkham said the documents 
were just presented to the board and it will be difficult to review them at once, and she is not 
comfortable voting on the petition this evening. Attorney Salvati said the ANR was just recorded 
and if the board wants a continuance to review the newly-submitted documents, that is fine with 



 

 

him. Member Robertson asked about the significance of the document submitted by Attorney 
Salvati dated June 5, 1951. Attorney Salvati said the document is a rendering of the layout of 
Green Street since 1871. Member Robertson asked if the petitioner is basing the easement on the 
layout of Green Street in 1871. He further asked if there is a recorded plan showing that, and 
how the surveyor would know how to locate it. Attorney Salvati said his point of including the 
document is to prove there is no need for an easement. Member Robertson asked if the 1951 
drawing refers to the 1871 layout. Attorney Salvati said it does. Member Robertson asked how 
long that layout has been in effect. Attorney Salvati suggested Green Street was re-laid in 1871, 
but that portion of the road was not. Member Robertson asked about the land court decision 
included among the documents submitted to the Board. Attorney Salvati said the decision 
references an adverse possession claim that led to the acquisition of a 1,610-square-foot parcel 
that will make the lot that much bigger and allow for a greater setback. Member Robertson asked 
to which lot the special permit is attached. Attorney Salvati said that is indicated by Lot D on the 
plan. He said parcels A and B on the plan were the subjects of the adverse possession decision. 
Chairman Pinkham asked what was the subject of the ANR plan. Attorney Salvati said the ANR 
references the parcel that runs along the length of James Terrace. Attorney Salvati said the 
proposed duplex is going to raise the value of other properties in the neighborhood and his client 
with do he everything he can to ensure the new structure is compatible with the neighborhood. 
Chairman Pinkham asked if anyone in the audience wished to address the board about the 
petition. There were no respondents. Member Robertson asked how many affirmative votes are 
required for passage of the special permit. Chairman Pinkham said she believes four affirmative 
votes are required. Chairman Pinkham said she is not prepared to vote on the petition tonight. 
Attorney Salvati asked if Member Ray will be able to vote at the next meeting of the board. 
Chairman Pinkham said he will be able to vote if he reviews the tape of tonight’s meeting. 
Chairman Pinkham said there appears to be a very steep slope on the property. Attorney Salvati 
said his client plans to add a wall and terracing. Chairman Pinkham asked if that is shown on the 
plan. Attorney Salvati said the wall and terracing are not part of the special permit petition but 
will instead be part of a building permit application. He said he can get plans together that show 
the wall and terracing. Member Robertson said he thinks a two-thirds majority is required for 
passage of the special permit, and thus three affirmative votes would be required tonight. 
Member Robertson acknowledged Chairman Pinkham has indicated she would like more time to 
study the plans. Member Robertson said the petition seems very, very complicated. Member 
Ryan said he thinks three affirmative votes are required for passage of the special permit tonight, 
but he can’t predict what the vote will be. Attorney Salvati said if the Board needs more time, he 
will agree to a continuance. Attorney Salvati said it appears the decisive vote will be cast by 
Member Robertson, because he thinks he knows how Member Parrish and Member Ryan are 
leaning. Member Robertson said the petition is very confusing. Attorney Salvati said the petition 
is for a 32-foot by 60-foot duplex that will roughly sit where the existing structure is now. 
Member Robertson asked if the lot is about 13,000-square-feet plus, and if there is a description 
of Lot D on the plan. Attorney Salvati said a description of Lot D is indicated on the ANR. 
Member Robertson asked if the ANR includes a legal description of Lot D. Attorney Salvati said 
the description does not indicate metes and bounds. Member Parrish said he thinks Member 
Robertson is looking for something on the deed that indicates a description of Lot D. Attorney 



 

 

Salvati said the description of the lot can be gleaned by taking Lot D and Parcel 1 from the ANR 
and adding Parcel B. Chairman Pinkham asked if those parcels added up to a lot size of greater 
than 13,000-square-feet. Attorney Salvati said the total square footage is 17,117-square-feet. 
Chairman Pinkham asked if anyone in the audience wished to address the board about the 
petition. There were no respondents. She asked the board how it wished to proceed. Member 
Parrish said he is in favor of the petition and he does not think the new structure will be 
substantially more detrimental to the neighborhood. Member Ryan said he agrees with Member 
Parrish’s statement. Chairman Pinkham asked Attorney Salvati if he wants the Board to vote. 
Attorney Robertson asked Member Robertson how he will vote. Member Robertson said the plan 
is very, very confusing. Attorney Salvati requested a continuance to clarify the plan. Motion 
made by Member Parrish and seconded by Member Ryan to continue the hearing until the 
Board’s meeting on June 20, 2018; approved, 4-0. 

John Nee and Susan Nee, 1 Ingalls Street, Woburn, MA 01801, for a Variance in the 
frontage requirement from 100 feet to 75 feet to create a new lot at 1 Ingalls Street, 
Woburn, MA: Representing the petitioner was Attorney Mark Salvati, 10 Cedar Street, Suite 
26, Woburn, MA. Attorney Salvati said his client is seeking to reduce the street frontage from 
100 feet to 75 feet on Ingalls Street for a subdivision. He said there is a different plan that has 
frontage on Montvale Lane, which is a very narrow street and would create a much more 
hazardous condition than creating frontage on Ingalls Street. Attorney Salvati said an entrance 
off Montvale Lane would require construction of a retaining wall and it would have to be 
steeply-pitched. He said his client is seeking a variance based on the topography and that an 
entrance off Ingalls street is much safer. Attorney Salvati said the change in elevation off 
Montvale Lane is probably 25 feet. Chairman Pinkham asked how far back the garage is from 
Montvale Lane. Attorney Salvati said the garage is about 70 feet from Montvale Avenue. 
Chairman Pinkham asked what the elevation is from Montvale Avenue to the top of a rise shown 
in a photograph submitted by Attorney Salvati. Attorney Salvati responded the change in 
elevation is about 15 feet, but he does not know the exact dimension. Member Parrish asked if 
the petitioner would still require a variance if the frontage off Montvale Lane was used. Attorney 
Salvati said a variance would not be required. Chairman Pinkham said the idea that the frontage 
could be off Montvale Lane was not advertised and there could be people who did not know 
there is an alternate plan for Montvale Lane. Attorney Salvati said his client is not seeking relief 
on Montvale Lane; he is seeking relief on Ingalls Street. He said Mr. Nee is going to build a 
ranch-style home and the topography of the site creates better access off Ingalls Street. He said 
the neighbors who are in the audience do not want access off Montvale Lane. Member Robertson 
asked what the hardship is. Attorney Salvati said the topography from Montvale Lane creates a 
hardship and it would be much safer and easier to put a driveway off Ingalls Street. Chairman 
Pinkham asked if anyone in the audience wished to address the board about the petition. Regina 
Scalley, 18 Ingalls Street, said she supports the variance request. Craig Dean, 3 Montvale Lane, 
said he also supports the entrance being off Ingalls Road because the elevation of a driveway off 
Montvale Lane could be problematic. Sheila O’Brien, 16 Ingalls Street, said she also supports 
granting the variance. Salvatore Patrizio, 150 Montvale Avenue, said he is in favor of the board 
granting the variance. Mr. Patrizio said Montvale Lane is very narrow. William McGrath, 5 
Ingalls Street, said he has lived in the neighborhood for 44 years and he supports granting the 



 

 

variance. Member Parrish asked about a letter that was received regarding the petition. Chairman 
Pinkham acknowledged the receipt of a letter dated May 10, 2018, from “A Concerned Abutter” 
who she said does not seem to support passage of the variance. Attorney Salvati said he would 
seek a continuance due to the absence of Member Ray. Member Robertson asked Attorney 
Salvati if he can apply for a variance when there is no lot in existence. Attorney Salvati said it is 
his understanding from the City Solicitor that the board can grant a variance based on the 
condition that an ANR has been obtained. Member Robertson said the granting of variances is 
not the Planning Board’s concern. Attorney Salvati said the Planning Board’s rationale is it is not 
a buildable lot because it does not have frontage, and that he would be glad to file it with the 
Planning Board. Member Robertson said just because the Planning Board does it, it doesn’t mean 
they are right. Chairman Pinkham said she recalls a similar petition on Washington Street that 
was withdrawn or just kind of went away. Attorney Salvati said he doesn’t know if what’s he 
trying to do is right or wrong, but he does know it’s been done before, and if he doesn’t get an 
ANR, he doesn’t get a building permit. Member Ryan said he is in favor. Chairman Pinkham 
said she believes all four sitting members have to vote in favor to grant the variance. Motion 
made by Member Ryan and seconded by Member Parrish to continue the public hearing until the 
board’s meeting on June 20, 2018; approved, 4-0.  

Anthony Lisacki, 1 Dickie Road, Woburn, MA, 01801, Landowner and Petitioner, seeking 
a Variance from the provisions of Section 5.3.2, the 1985 Woburn Zoning Ordinance, as 
amended, to install a fence within the street setbacks at 1 Dickie Road, Woburn, MA: 
Appearing for the petitioner was Anthony Lisacki, 1 Dickie Road, Woburn, MA. Chairman 
Pinkham asked Mr. Lisacki if the proposed fence will be six feet high. Mr. Lisacki said it will be 
six feet high. Chairman Pinkham explained the standard for granting a variance involves the 
board finding there is some kind of hardship. Mr. Lisacki said there is a dip in elevation on the 
Pearl Street portion of the property and the fence on that side will not appear to be six feet high. 
Chairman Pinkham asked Mr. Lisacki if he has any pictures of his yard. Mr. Lisacki said he does 
not. Member Parrish asked Mr. Lisacki if he needs a variance from the Dickie Road boundary. 
Mr. Lisacki said does because the fence will be within the street setback. Member Parrish asked 
Mr. Lisacki if he has an elevation plan. Mr. Lisacki said he does not. Member Robertson asked if 
Mr. Lisacki intends to build his fence on the lot line with zero setback. Member Robertson asked 
if fences can be built on a lot line. Chairman Pinkham said it used to be good practice to not built 
a fence along a lot line but these days she is seeing 6-foot fences built right on top of sidewalks 
in other towns. Member Ryan said his concern is the sight lines. Mr. Lisacki said he can move 
the fence six feet off Pearl Street. Chairman Pinkham said the statutory standard for a variance is 
very high and approval of a variance will require four affirmative votes from the five members of 
the board. She said she does not see anything that would persuade her to vote in favor of the 
variance. She said Mr. Lisacki has the right to seek a continuance until all five members of the 
board are present. Chairman Pinkham suggested sending a copy of the plan to Sgt. Raymond 
Mooney of the Woburn Police Dept. and asking him to render an opinion about the sight lines, 
both with the proposed location of the fence and with the fence moved six feet further in from 
Pearl Street, as Mr. Lisacki has offered. Mr. Lisacki said he would agree to a continuance. 
Chairman Pinkham told Mr. Lisacki it would be helpful if he could bring in photos and 
elevations representing any hardship. Motion made by Member Parrish and seconded by 



 

 

Member Ryan to continue the hearing until the board’s meeting on June 20, 2018; approved, 4-0. 
Chairman Pinkham said the board will reach out to Sgt. Mooney for an opinion about the sight 
lines if the fence is built. 

 
394 Washington Street Realty Trust, c/o Woburn Foreign Motors, 394 Washington St., 
Woburn, MA 01801, for the following Variances pursuant to Section 6.1, Table of 
Dimensional Regulations, and Section 13.9.1.2 of the 1985 Woburn Zoning Ordinances, as 
amended, to allow for a freestanding pylon sign: 1.) Front yard setback from 25 feet or the 
rear yard setback of 30 feet to 11.3 feet, more or less; 2.) Height of the freestanding sign 
from 30 feet to 35 feet, more or less, and: 3.) Square footage of the freestanding sign from 
100 square feet to 160.44 square feet, more or less, at 394 Washington St., Woburn, MA: 
Representing the petitioner were Attorney Patricia DeAngelis, Murtha Cullina, 600 Unicorn 
Park, Woburn, MA; and Timothy Williams, Allen & Major Associates, 100 Commerce Way, 
Woburn, MA. Attorney DeAngelis said her client is seeking the aforementioned variances for a 
sign for the new Woburn Toyota headquarters, which is located a Business Interstate zoning 
district. She said the sign will be approximately 60 feet more than what is permitted, five feet 
higher than what is permitted and the setback is 11.4 feet to accommodate the topography of the 
land, which she said is very steep. Attorney DeAngelis said the site has been used since 1963 as 
an auto dealership and has been occupied by Woburn Toyota since 1977. The remodeled site will 
employ 128 people and generate $300,000 in annual tax revenue, according to Attorney 
DeAngelis, who also said Woburn Toyota is known for its philanthropy. Attorney DeAngelis 
said the City Council approved a special permit in 2015 for the renovation to the premises. She 
said there is a hardship since the topography of the land allows only for a location and height of 
the sign in a spot where it will not be visible from the highway. Attorney DeAngelis said her 
client undertook a series of studies that determined the best place for the sign. She said putting 
the sign within the required 25-foot setback will place the sign in the parking lot, where it will be 
a hindrance to emergency vehicles. Mr. Williams said the proposed sign will be seen from both 
sides of the highway, and that the size of the sign is being dictated by the Toyota corporation. 
Mr. Williams said the proposed location allows for the best visibility. He said it was originally 
tucked in a corner of the lot but that spot did not work and it was right in front of the Hogan Tire 
sign. Member Ryan asked if the sign will be illuminated. Attorney DeAngelis said the red 
lettering will be illuminated. She added the sign will be backlit and will not be flashing. 
Chairman Pinkham asked what the signs on the new building will look like. Mr. Williams said 
the signs on the new building are being handled by a sign manufacturer in Ottawa. Chairman 
Pinkham asked about the height of the building. Mr. Williams said the building will be 40 feet 
high. Member Parrish asked if a variance is needed for the retaining wall that is being built on 
the property. Mr. Williams said the petitioner is working with the Building Dept. on the retaining 
wall. Member Robertson asked if there are any applicable federal laws with regard to the 
highways in the area. Mr. Williams said there are none. Member Parrish asked about the height 
of the building, as it seems pretty huge. Mr. Williams said it will be the same height as the 
Woburn Foreign Motors building, but it may seem higher because the parking lot was tiered. 
Chairman Pinkham asked if a variance was granted for the previous sign. Attorney DeAngelis 
aid there are no records to indicate a variance was granted. Chairman Pinkham said the petitioner 



 

 

is asking for a sign that is 60 percent larger than what is allowed. Attorney DeAngelis said the 
sign would not be visible from the road at 100-square-feet. Chairman Pinkham said she would 
like to know how big the signs on the building are going to be. Mr. Williams said he can find that 
out. Member Robertson asked if there will be a sign on Washington Street to direct people into 
the lot. Mr. Williams said there is a sign at the entrance to Hogan Tire and Woburn Foreign 
Motors and he does not think that will change. Member Robertson asked if any other variances 
will be required. Attorney DeAngelis said there is no further relief that will be required from the 
board. Chairman Pinkham said she does not typically vote in favor of variances when the 
statutory standard for a hardship has not been met and it is the petitioner’s option to seek a vote 
or request a continuance until a later meeting when the entire board is present. Attorney 
DeAngelis said the height seems to be the sticking point and asked if the board could vote on the 
other two variances. Chairman Pinkham said it is not the board’s policy to vote piecemeal on 
requests for multiple variances. Attorney DeAngelis said this is fine because either way the 
petitioner will have to come back next month. Mr. Williams said he can find out more 
information about the signs proposed for the building and if necessary he could arrange to have a 
representative from the sign manufacturer attend the meeting. Chairman Pinkham said she 
doesn’t think it’s necessary for anyone to come from Ottawa to attend the meeting. Attorney 
DeAngelis said none of the building signs will be illuminated except for the one that reads 
Toyota. Member Parrish asked if the swoosh will be illuminated. Attorney DeAngelis said it will 
not be illuminated. Chairman Pinkham said input about signs is typically sought from the 
Building Commissioner. Attorney DeAngelis requested a continuance. Motion made by Member 
Ryan and seconded by Member Parrish to continue the hearing until the board’s meeting on June 
20, 2018; approved, 4-0. 

Any other business that may be before the Board: Member Ray asked Parrish asked if the 
June 20 meeting will be held at 6 p.m. or 7 p.m. Member Robertson said the board generally 
meets at 6 p.m. in the summer. Member Ryan said it looks like the June 20 meeting will be a 
long one. Chairman Pinkham said the meeting will start at 6 p.m. and Mr. Ray will be made 
aware of the start time. Chairman Pinkham advised the clerk to notify anyone planning to attend 
the meeting that it will start at 6 p.m.  

Approval of minutes from the Board’s meeting on April 18, 2018: Chairman Pinkham said 
she has only reviewed three pages so far. Motion made by Member Parrish and seconded by 
Member Ryan to take a 5-minute recess; approved, 4-0. Chairman Pinkham recessed the meeting 
at 8:33 p.m. Motion made by Member Ryan and seconded by Member Parrish to reconvene the 
meeting. Chairman Pinkham reconvened the meeting at 8:38 p.m. Chairman Pinkham said there 
are two errors in the minutes and noted the corrections for the clerk. Motion made by member 
Parrish and seconded by Member Ryan to approve the minutes of the April 18, 2108 meeting, as 
amended, 5-0. 

Motion made by Member Ryan and seconded by Member Parrish to adjourn; approved, 4-
0. Chairman Pinkham adjourned the meeting at 8:41 p.m. 

 



 

 

 

ATTEST TRUE COPY    ____________________________  
 

Gordon Vincent 
       Clerk of Committees 
 


