
 

CITY OF WOBURN 
AUGUST 6, 2019 – 6:30 P.M. 

REGULAR MEETING OF THE CITY COUNCIL 
COUNCIL CHAMBER, WOBURN CITY HALL 

 
Roll Call 

 
Campbell  Gately 

    Concannon  Higgins   
Ferullo   Mercer-Bruen 
Gaffney    Tedesco 

Anderson 
_________________________ 

 
VOTED to dispense with the reading of the previous meeting’s Journal and to APPROVE, 
all in favor, 9-0. 

_________________________ 
 
MAYOR’S COMMUNICATIONS:   
 
Presentation by Powers and Sullivan regarding the end of year audit results. Motion made 
and 2nd to suspend the rules for the purposes of hearing from the Mayor, all in favor, 9-0.  
Appearing was Mayor Scott Galvin and he stated that before the presentation he wanted to 
present to the City Council a copy of the FY2020 Budget in narrative form which includes 
the Government Finance Officers Association Distinguished Budget Presentation Award for 
the FY2018 Budget. Motion made and 2nd to accept the document and make it part of the 
record, all in favor, 9-0. Frank Serreti, CPA, Powers & Sullivan, LLC, 100 Quannapowitt 
Parkway, #101, Wakefield, Massachusetts 01880 and he stated that they will be back to the 
city in late November for the year-end audit, that a draft audit report was prepared, that the 
city maintained its AA1 credit rating with Moody’s, that this is the second highest credit 
rating, that back in 2009 the city credit rating increased from AA3 to AA2 and in 2015 the 
credit rating increased from AA2 to AA1, that there is $24,300,000.00 in Free Cash from 
2018, that this is a $9,800,000.00 increase since 2010, that there is $31,100,00.00 in the 
unreserved balance fund, that 99.2% of the tax commitment has been collected which is 
strong, that the city continues to budget conservatively, that the reserves protect against 
unexpected occurrences, that Free Cash is used for capital expenditures, that the net pension 
liability has decreased, that the retirement system is 66% funded, that funds have been placed 
in the OPEB trust fund, that 5% is the target for debt service and the city was at 3.11%, that 
there is an unmodified opinion on the financial statements, that the information received was 
accurate, that there are no material deficiencies in the audit, that a federal awards audit is 
conducted, that federal grants are mainly on the school side, that there were no issues with 
the federal grants, and that there were no material weaknesses or serious deficiencies cited in 
the management letter. Alderman Gately stated that it appears the City of Woburn is doing 
well. Mr. Serreti stated that he agrees with that statement. Alderman Gately stated that he 
OPEN liability is substantial but the city is working on the issue. Mr. Serreti stated that most 
cities and towns are working on the OPEB liability issue, that Woburn with its conservative 



 

budgeting and reserves is in better shape than many communities, that some communities 
have not taken any steps, and that the OPEB liability is a large liability in Woburn because of 
the size of the community. Motion made and 2nd to accept the Multi-Year Analysis, the 
Report on Examination of Basic Financial Statements, the Management Letter and the 
Woburn Contributory Retirement System Audit of Specific Elements, Accounts and Items of 
Financial Statements and make them part of the record, all in favor, 9-0. Motion made and 
2nd to return to the regular order of business, all in favor, 9-0. 
 

************************* 
Motion made and 2nd to take the following matter out of order, all in favor, 9-0. 
Communication from Planning Director Tina P. Cassidy relative to a presentation by Chris 
Kuschel of the Metropolitan Area Planning Council relative to the Commerce Way eTOD at 
the July 16, 2019 Regular Meeting. Appearing was Chris Kuschel, Senior Regional Planner, 
Metropolitan Area Planning Council, 60 Temple Place, Boston, Massachusetts 02111 and he 
presented documents entitled the Woburn Commerce Way Corridor Design Guidelines, 
Commerce Way Equitable Transit-Oriented Development Plan Woburn MA, and Woburn E-
TOD MAPC Zoning Recommendations Survey to the City Council for review. Motion made 
and 2nd to receive the documents and make them part of the record, all in favor, 9-0. Mr. 
Kuschel stated that they are at the near end of a study begun last year from Anderson Station 
to the Woburn Mall site, that the MAPC is working with communities to develop mixed use 
developments, that these are more walkable developments, that these are for older people 
who do not drive or are leaving single family homes and millennials who want amenities 
close to home, that the study involved transit-oriented development, affordable housing and 
improving access to Anderson Station, that Woburn is in high demand, that up to 1,800 new 
residential units will be needed by 2030, that they held a public forum and online survey, that 
they organized the report and recommendations around a set of principles, that they looked at 
three subareas within the study area which have different development standards, that there is 
connectivity within the area, that Commerce Way will always be for motor vehicles, that 
there is a proposed shared use path along the Aberjona River, that initial funding for the 
shared use path will be from Woburn (Edens) LLC, that the third issue is getting to the area, 
that this includes bus service and a pedestrian bridge at Anderson Station, that the Anderson 
Station area is ripe for development because of the railroad service and location near I-93, 
that challenges do exist because of the location of the Superfund site, and that the land is 
owned by MassPort and is more difficult to address. Alderman Concannon stated that there is 
a lot of information in the report, that there was a comment that the report was based on what 
the residents want, that he would like to see information as to the extent of the public input, 
and that there were about 100 people at the forum out of 38,000 residents. Mr. Kuschel stated 
that he does not know the number of people who responded to the survey who also may have 
attended the forum, and that the report also includes comments received from the Mayor and 
Aldermen. Alderman Concannon stated that before changes are made he wants to be certain 
that the residents of the city are heard. Mr. Kuschel stated that approximately 150 people 
who attended the forum is more than cities often have attend zoning amendment public 
hearings. Alderman Mercer-Bruen stated that those attending the forum were a cross-section 
of the community, and that while she does not see any big zoning changes but the City 
Council could look at changes that may be beneficial in committee. President Anderson 
stated that the Committee on Ordinances could review the issue. Motion made and 2nd that 



 

the MATTER be REFERRED TO COMMITTEE ON ORDINANCES, all in favor, 9-0. 
Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 
 

************************* 
A communication dated August 1, 2019 with attachment was received from His Honor the 
Mayor Scott D. Galvin as follows: 
 
Re: Appropriation for FY20 Capital Items 
 
Dear Honorable Members of the City Council: 
 
I am requesting the city council approve an appropriation in the amount of $3,311,390 from 
the stabilization account to pay for the FY20 “pay as you go” capital items included in five-
year capital plan as listed on the attached “Exhibit A”. 
 
As you recall, the capital items we discussed in committee address a number of important 
issues facing city departments. They include, upgrades to equipment at the DPW, installation 
of energy efficient heating at the senior center, upgrades to city hall data server, paving the 
police department parking lot and purchase of new fire engine pumper (the fourth new fire 
engine funded by city council since 2014). 
 
The “pay as you go” capital has increased by $188,000 to reflect a modification requested by 
the school department to defer repairs to the high school turf field until next year and insert a 
number of necessary capital items in its place for funding this year. The Superintendent 
recently hired a new technology director, who has provided a list of priorities to address 
important technological upgrades needed to continue moving our schools forward in a 
positive direction, including tech workstation replacements, middle school mobile devices 
and elementary school mobile devices.  
 
In addition, there are a number of repairs included to address recreational and safety needs at 
the Reeves, White and district wide. And finally, there is a request to fund new dugouts for 
the baseball field at WHS. 
 
I will be available to further discuss this capital request appropriation at your next finance 
committee meeting. 
 
Sincerely, s/Scott D. Galvin, Mayor 
 
ORDERED That the sum of $3,311,390.30 be and is hereby transferred as so stated from 

Stabilization Fund Acct #704059-591600 $3,311,390.30 to Various Capital 
Projects See Attached Breakdown $3,311,390.30. 

 
  I hereby recommend the above: s/Scott D. Galvin, Mayor 
  I have reviewed the above: s/Charles E. Doherty, City Auditor 
 
      s/President Anderson 



 

 
Motion made and 2nd that the MATTER be REFERRED TO COMMITTEE ON FINANCE, 
all in favor, 9-0. 

_________________________ 
 
NEW PETITIONS:  
 
A communication dated July 31, 2019 with attachments was received from Attorney Joseph 
R. Tarby, III, Murtha Cullina LLP, 600 Unicorn Park Drive, Woburn, Massachusetts 01801 
as follows: 
 
Re: Request for Minor Modification, 27 Montvale Avenue LLC, 27 Montvale Avenue, 

Woburn, Massachusetts 
 
Dear Mr. Campbell: 
 
Please be advised that I represent 27 Montvale Avenue LLC. On August 14, 2003, as 
amended on January 12, 2004 and August 16, 2018 as extended to August 14, 2019, your 
office issued a Landowner’s Decision and Notice of Special Permit to 4-K Realty Trust to 
allow for a ten (10) unit apartment building (the “Decision”). 
 
Enclosed please find the following: 
 
1. Ten (10) copies of a plan entitled “Plot Plan for Building Permit Map 51, Block 19, Lot 

18, 27 Montvale Ave, Woburn, Massachusetts. Sheets 1 of 3, 2 of 3 and 3 of 3” dated 
July 24, 2019 prepared by Griffin Engineering Group LLC, 495 Cabot Street, Beverly, 
MA 01915 (the “Revised Site Plan”). 

2. Certification of Treasurer/Collector. 
 
The Revised Site Plan shows the reduction of the building from a ten (10) unit to a four (4) 
unit apartment building with onsite parking. 
 
The proposed minor revision to the Decision by adopting the Revised Plan as the Plan of 
Record does not result in any change or modification to the location of the building nor does 
it substantially change any of the conditions contained in the Decision. 
 
Further, the proposed minor modification does not result in a substantive amendment which 
expands the result of the Decision or which grants relief more than originally granted.  
 
On behalf of my client, I respectfully request approval by the City Council to allow for the 
approval of the Revised Plan as the Plan of Record to the Decision. 
 
If you need any further information, please do not hesitate to contact me. Thank you. 
 
Very truly yours, s/Joseph R. Tarby, III 
 



 

Motion made and 2nd to accept the communication and make it part of the record, all in favor, 
9-0. Motion made and 2nd to suspend the rules to hear from Attorney Joseph R. Tarby, III, all 
in favor, 9-0. Motion made and 2nd to take out of order the report from the Committee on 
Special Permits regarding the extension of time for the petitioner to exercise its rights under 
the special permit, all in favor, 9-0. On the petition by 4-K Realty Trust for an extension of 
the special permit issued on August 14, 2003, as amended January 12, 2004 and as extended 
June 14, 2005, May 21, 2007, May 6, 2009, June 9, 2011, July 18, 2013, July 26, 2015 and 
June 27, 2017, committee report was received “ought to pass to extend the time period for the 
petitioner to exercise its rights under the Special Permit for an additional two (2) year period 
up to and including August 14, 2021”. Attorney Tarby stated that at the committee meeting it 
was stated the petitioner would request a minor modification for reduction of the proposal to 
four units, that the plan is roughly the same, and that the eight required parking spaces are 
onsite. Alderman Gately stated that the property has been vacant for eight or ten years, that 
the previous City Council approved fourteen units for the building, that the petitioner wants 
to reduce the number of units and the parking will be onsite, that the conditions of the 
previous special permit will remain the same, that the only change is a reduction in the 
number of units, and that he wants to move forward with the minor modification. Alderman 
Campbell stated that this is a sixteen-year-old plan, that the proposal should be reviewed in 
committee to make certain the plan works, and that many issues have changed in the city in 
the last sixteen years. Alderman Gately stated that he knows the area which is in his ward, 
that the neighbors will be happy to see something go there and the lot will not be used as a 
dumping ground, that the petitioner will be reducing the number of units, and that the 
petitioner will not be using the parking in the municipal parking lot. President Anderson 
stated that under this proposal parking from the lot will not burden the municipal parking lot. 
Alderman Mercer-Bruen stated that she usually does not support petitions for minor 
modifications but reducing the number of units and reducing the burdens on the municipal 
parking lot are significant. Alderman Gately stated that the petitioner has some steps he has 
to take under the conditions, that the petitioner is familiar with the conditions, that the 
petitioner owns the house next door, that the nearby store owner stated the building will help 
his business, and that the neighborhood is mostly rental properties and two and three family 
homes. Alderman Concannon stated that he generally shares skepticism with requests for 
minor modifications and generally supports committee review of the proposals but he is 
comfortable the modification proposed will have less impact that the approved plan, that 
there is no change of the location of the building or the prior conditions, that this does not 
result in an expansion of the prior proposal, that what was proposed previously would have a 
worse impact on the neighborhood, and that the impact of changing from ten units to four 
units is less burdensome on the neighborhood. Alderman Campbell stated that she does not 
say she opposes the plan but that the City Council should look at the conditions to make 
certain the impact on the neighborhood is not adverse. Alderman Gately stated that 
conditions in the neighborhood have not changed in sixteen years, and that the petitioner will 
abide by the original conditions. Alderman Higgins stated that she is also skeptical of minor 
modifications but will support this proposal because there will be less impact on the 
neighborhood. Motion made and 2nd to return to the regular order of business, all in favor, 9-
0. Alderman Campbell stated that she is not opposed to the project and the proposal will have 
far less impact but she does not believe this is a minor modification and for that reason she 
will oppose the motion. Motion made and 2nd to the MINOR MODIFICATION be 



 

GRANTED, AS AMENDED with the condition as follows: 1. Any conditions of any 
previous special permit shall remain in full force and effect unless otherwise modified herein; 
and that the COMMITTEE REPORT be ADOPTED, 8 in favor, 1 opposed (Campbell 
opposed).  

 
************************* 

A communication dated July 31, 2019 with attachments was received from Attorney Joseph 
R. Tarby, III, Murtha Cullina LLP, 600 Unicorn Park Drive, Woburn, Massachusetts 01801 
as follows: 
 
Re: Request for Minor Modification, J.N. Phillips Co., Inc., 195 Wildwood Street, Woburn, 

Massachusetts 
 
Dear Mr. Campbell: 
 
Please be advised that I represent J.N. Phillips Co., Inc. On June 13, 2019, your office issued 
a Landowner’s Decision and Notice of Special Permit to J.N. Phillips Co., Inc. to allow for 
the overnight parking of commercial vehicles (the “Decision”). 
 
Enclosed please find the following: 
 

1. Ten (10) copies of a plan entitled “Site Layout Plan” Sheet No. C-1 dated April 10, 
2019 revised July 30, 2019, prepared by Allen & Major Associates, Inc., 100 
Commerce Way, Woburn, Massachusetts (the “Revised Site Plan”). 

2. Certification of Treasurer/Collector. 
 
The Revised Site Plan shows the location of a Receiver next to the Pallet Crusher that was 
inadvertently omitted from the approved plan. 
 
The proposed minor revision to the Decision by adding Sheet C-1 to the plan of record set 
forth in Condition One of the Decision does not result in any change or modification to the 
location of the building nor does it substantially change any of the conditions contained in 
the Decision. 
 
Further, the proposed minor modification does not result in a substantive amendment which 
changes the result of the Decision or which grants relief different from that originally 
granted.  
 
On behalf of my client, I respectfully request approval by the City Council to allow for the 
approval of Sheet C-1 as the new Plan of Record set forth in Condition One of the Decision. 
 
If you need any further information, please do not hesitate to contact me. Thank you. 
 
Very truly yours, s/Joseph R. Tarby, III 
 



 

Motion made and 2nd to suspend the rules for the purposes of hearing Attorney Joseph R. 
Tarby, III, all in favor, 9-0. Appearing was Attorney Joseph R. Tarby, III and he stated that 
the previously approved plan had a pallet crusher shown but the received which is basically a 
dumpster was not shown on the plan, that this does not impact any parking spaces, that the 
receiver is located next to the pallet crusher, and that the equipment is fenced in and 
screened. Alderman Campbell stated that this is the kind of minor modification that she can 
support. Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 
Motion made and 2nd that the MINOR MODIFICATION be GRANTED, AS AMENDED 
with the conditions as follows: 1. Any conditions of any previous special permit shall remain 
in full force and effect unless otherwise modified herein, and 2. The plan approved shall be 
the plan entitled “195 Wildwood Avenue, Woburn, MA” Sheet C-1 dated 04/10/2019 revised 
07/30/19 prepared by Allen & Major Associates, Inc. as the new plan of record set forth in 
Condition One of the Decision, all in favor, 9-0. 
 

************************* 
Petition by Cellco Partnership d/b/a Verizon Wireless for a grant of right in a way to install a 
small cell wireless antenna including the necessary sustaining and protecting features on an 
existing utility pole #161/17 at 155 New Boston Street. Motion made and 2nd that the 
MATTER be REFERRED TO PUBLIC HEARING, all in favor, 9-0. 
 

************************* 
Petition by NSTAR Electric Company d/b/a Eversource Energy for a grant of right in a way 
in Walnut Hill Park to install approximately 10 feet of conduit in Walnut Hill Park easterly 
from pole 484/5 approximately 564 feet southeasterly of Pine Street. Motion made and 2nd 
that the MATTER be REFERRED TO PUBLIC HEARING, all in favor, 9-0. 
 

************************* 
Petition by Sharon Ray, 2 Cottage Way, Kittery, Maine 03904 for a special permit pursuant 
to 1985 Woburn Zoning Ordinances, as amended, Section 5.1.11B to allow computer repair 
and computer training at 238 Lexington Street. Motion made and 2nd that the MATTER be 
REFERRED TO PUBLIC HEARING, all in favor, 9-0. 

 
************************* 

Petition by TMC New England, LLC, 501 Pennsylvania Parkway, Suite 160, Indianapolis, 
Indiana 46280 for a special permit pursuant to 1985 Woburn Zoning Ordinances, as 
amended, Sections 5.1.69, 7.3, 8.6.3, 8.7.1.6, 13.5 and 15 to allow for: 1. Renovation of 
existing nonconforming retail establishment and shopping center to retail establishment 
greater than 15,000 square feet gross floor area with drive-up customer service facility within 
Groundwater Protection District; 2. Exception to area and landscaping requirements; 3. 
Allow for loading door in place of loading bay; 4. Modifications to existing nonconforming 
signage; and 5. Modification of Special Permit dated May 8, 2008 as modified November 12, 
2009, at 175 Main Street. Motion made and 2nd that the MATTER be REFERRED TO 
PUBLIC HEARING, all in favor, 9-0. 
 

************************* 



 

Petition by Tidd Home LLC, 28 West Street, Woburn, Massachusetts 01801 for a special 
permit pursuant to 1985 Woburn Zoning Ordinances, as amended, Sections 5.1.69, 7.3, 
29.5.4, 29.6.3 and 29.6.4 to allow conversion of a Significant Historic Building to allow for: 
1. Fourteen (14) dwelling units; 2. Reduction in parking spaces from 28 to 15; 3. Relief from 
design and screening requirements for parking spaces and parking lot; and 4. Alteration of 
nonconforming use and nonconforming structure, at 74 Elm Street. Motion made and 2nd that 
the MATTER be REFERRED TO PUBLIC HEARING, all in favor, 9-0. 
 

************************* 
Petition by Christopher Titus and Danielle Titus, 123 Garfield Avenue, Woburn, 
Massachusetts 01801 for a special permit pursuant to 1985 Woburn Zoning Ordinances, as 
amended, Sections 5.1.29 and 12 Restaurant, Fast Food use at 327 Main Street. Motion made 
and 2nd that the MATTER be REFERRED TO PUBLIC HEARING, all in favor, 9-0. 

_________________________ 
 
PUBLIC HEARINGS:   
 
On the petition by Seaver Properties LLC, 215 Lexington Street, Woburn, Massachusetts 
01801 for a special permit to allow modification of special permit dated June 8, 2017 
(“Decision”) to allow for: 1. Approval of plan entitled “Retaining Wall Modification Plan, 
Approved Layout Shannon Farms Woburn, MA” dated February 12, 2019 prepared by 
ALAN Engineering, L.L.C. (“Retaining Wall Plan”); and 2. That Propane Plan and Retaining 
Wall Plan be made part of the “Site Plan” referenced in Condition 1 of the Decision, at 299 
Lexington Street. PUBLIC HEARING OPENED. A communication dated August 1, 2019 
was received from Superintendent of Public Works John Duran as follows: 
 
Subject: Shannon Farms Utility Modifications to Special Permit 
 
This memo is an update to the prior memo dated May 6, 2019 pursuant to the request for 
utility modifications to the Special Permit for the Shannon Farms Project at 299 Lexington 
Street. The memo is inclusive of “Addendums 9, 12 and 14”, all dated July 30, 2019 by Alan 
Engineering, L.L.C. My team, including City Councilors Richard Gately and Lindsay 
Higgins as well as Mayor Scott Galvin, have worked together with the applicants and 
contractor tirelessly over the past 6-8 weeks to formulate an amicable solution to the 
problems identified in my previous memo.   
  
The applicant has provided test pit information and an engineering redesign of utilities in the 
problem areas and Attorney Joseph Tarby has prepared a “Memorandum of Understanding” 
to clearly define the responsibilities of each party in this agreement.  In addition, they have 
agreed to install at their cost, over two hundred lineal feet of force main provided by the City 
of Woburn to protect the city’s interest in the future. They have also expanded the easement 
area on their parcel to accommodate the existing force main which was located outside of the 
original easement area. They have also acquired an additional easement on an adjacent parcel 
for the relocation shown in Addendum 12.   
  



 

I would recommend that City Solicitor Ellen Callahan Doucette and Mayor Galvin review all 
of the associated documents regarding the transfer of all rights in the aforementioned 
easements and associated documents prior to recording at the Registry of Deeds. Based upon 
the foregoing, I recommend that the City Council vote to approve these modifications as 
described herein.   
  
Please feel free to call with any questions or concerns. 
 
Appearing for the petitioner was Attorney Joseph R. Tarby, III, Murtha Cullina LLP, 600 
Unicorn Park Drive, Woburn, Massachusetts 01801 and he stated that the petition was filed 
to modify the decision to allow for a modified retaining wall, that the approval of the 
landscape plan is another issue, that the landscape plan must be approved by the City 
Council, that the remaining item was review of the sewer plan, that a meeting was held with 
the petitioner and city officials that resulted in an amicable resolution of the issues, that the 
petitioner will install over 200 linear feet of forced main at the petitioner’s cost, that the city 
will provide the piping to be installed, that this installation will be a huge benefit to the 
residents of the West Side, that the sewer main serves most of the West Side, that the 
petitioner will install the sewer main and then the city will switch over to the sewer main, 
that the sewer was installed years ago outside the easement area and the petitioner will 
modify the easement area, and that the petitioner asks the revised plans be adopted for the 
record. Motion made and 2nd that the plans entitled “Addendum 9, Sewer & Drain Relocation 
for Utility Vault, Shannon Farms, Woburn, MA” Sheets 1 and 2 dated July 30, 2019 prepared 
by ALAN Engineering, L.L.C., “Addendum 12, Revised Sewer Connection Plan, Shannon 
Farms, Woburn, MA” Sheets 1 and 2 dated July 30, 2019 prepared by ALAN Engineering, 
L.L.C. and “Addendum 14, Revised Retaining Wall Plan at Building 1, Shannon Farms, 
Woburn, MA” Sheets 1, 2 and 3 dated July 30, 2019 prepared by ALAN Engineering, L.L.C. 
be received and made part of the record, all in favor, 9-0. Alderman Higgins stated that the 
project will have new pipes for improved utility service on the West Side, that the sewer will 
be placed in the easement, and that the petitioner will pay all cost to install the pipes. 
PUBLIC COMMENTS: None. Motion made and 2nd to close the public hearing, all in favor, 
9-0. PUBLIC HEARING CLOSED. Motion made and 2nd that the SPECIAL PERMIT be 
GRANTED, AS AMENDED with the conditions as follows: 1. Any conditions of any 
previous special permit shall remain in full force and effect unless otherwise modified herein; 
and 2.That the modification shall be in accordance with the Memorandum of Understanding, 
the conditions of the Superintendent of Public Works and the plans entitled “Addendum 9, 
Sewer & Drain Relocation for Utility Vault, Shannon Farms, Woburn, MA” Sheets 1 and 2 
dated July 30, 2019 prepared by ALAN Engineering, L.L.C., “Addendum 12, Revised Sewer 
Connection Plan, Shannon Farms, Woburn, MA” Sheets 1 and 2 dated July 30, 2019 
prepared by ALAN Engineering, L.L.C. and “Addendum 14, Revised Retaining Wall Plan at 
Building 1, Shannon Farms, Woburn, MA” Sheets 1, 2 and 3 dated July 30, 2019 prepared by 
ALAN Engineering, L.L.C., all in favor, 9-0. 
 

************************* 
Alderman Tedesco recused himself from participating in the following matter and left the 
Council Chamber. President Anderson recused himself from participating in the following 



 

matter, stepped down from the chair, left the Council Chamber and re-entered the Council 
Chamber in the public seating area. Alderman Higgins assumed the chair.  
 

************************* 
On the petition by Cellco Partnership d/b/a Verizon Wireless, c/o Duval, Klasnick & 
Thompson LLC, 210 Broadway, Suite 204, Lynnfield, Massachusetts 01940 for a special 
permit pursuant to 1985 Woburn Zoning Ordinances, as amended, Sections 5.1.81b and 7.3 
to install six panel antennas with an antenna centerline height of 41 feet above ground level 
inside two stealth false chimneys on rooftop at overall height of 45 feet above ground level 
with remote radio heads and junction boxes on building located at 18 Frances Street. 
PUBLIC HEARING OPENED. A report as received from the Committee on Special Permits 
as follows: “ought not to pass based on the following factors: 1. The proposed use in not 
consistent with the scale and character of the neighborhood; 2. The proposed special permit 
may include conditions that are incompatible with the conditions of the existing special 
permit; and 3. There has been no substantial determination of a gap in coverage”. A 
communication dated July 29, 2019 was received from Attorney Daniel D. Klasnick, Duval, 
Klasnick & Thompson LLC, 210 Broadway, Suite 204, Lynnfield, Massachusetts 01940 as 
follows: 
 
Re: Continuance Request and Extension of Time to Act – Wireless Communications Link, 

Building-Mounted, 18 Frances Street, Woburn, MA 
 
Dear Mr. Campbell: 
 
On May 30, 2019, Cellco Partnership d/b/a Verizon Wireless (“Verizon Wireless”) filed an 
application with the Woburn City Council (“Council”) for a Special Permit to install a 
Wireless Communications Link, Building Mounted at 18 Frances Street (“Application”). 
 
Verizon Wireless’ Application currently appears on the August 6, 2019 City Council 
Agenda. To allow for the completion of the evaluation of potential facility design revisions, 
further assessment of alternative sites and preparation of supplemental filing to the Council, 
Verizon Wireless formally requests a continuance of its Application until the next regularly 
scheduled meeting on September 3, 2019. 
 
The Federal Communications Commission, in its November 18, 2009 Declaratory Ruling, 
has imposed a separate timeframe for completion of the review of wireless siting 
applications. The FCC imposed a time period of 90 days for processing an application for a 
collocation. With the FCC ruling that the failure to act within that 90 day period constituting 
a violation of the reasonable time frame under 47 U.S.C. §332(c)(7) and thus affording an 
applicant the option to petition for immediate relief under the Telecommunications Act. 
 
Pursuant to the requirement of the FCC Declaratory Ruling, the 90 day period for the 
referenced filing will expire on August 27, 2019. Verizon Wireless agrees to extend the FCC 
Shot Clock timeframe to allow the completion of the evaluation of potential facility design 
revisions, further assessment of alternative sites and preparation of a supplemental filing to 



 

the Council in the reference matter. As such, Verizon Wireless agrees to an extension of the 
90-day period through September 30, 2019. 
 
Accordingly, Verizon Wireless respectfully requests that the Council at its meeting on 
August 6, 2019 vote to continue the Application until September 3, 2019 and extend the time 
requirements under the FCC Declaratory Ruling related to rendering a decision on the 
referenced application through September 30, 2019. 
 
Please acknowledge agreement to continue the Application and extend the “reasonable 
period of time” under 47 U.S.C. §332(c)(7)(B) for the Council to render a decision by 
recording the action of the Council below and filing the original letter in the office of the 
City Clerk and returning a copy of the letter to me, for my file.  
 
I thank you greatly for your time and consideration. Please do not hesitate to contact me 
should you have any questions. Thank you. 
 
Very truly yours, Duval, Klasnick & Thompson LLC  
 by Daniel D. Klasnick, Attorney at Law 
 
A communication dated August 6, 2019 was received from Attorney Daniel D. Klasnick, 
Duval, Klasnick & Thompson LLC, 210 Broadway, Suite 204, Lynnfield, Massachusetts 
01940 as follows: 
 
Re: Request for Application Withdraw (without prejudice) Application for City Council 

Special Permit Wireless Communications Link, Building- Mounted 18 Frances Street, 
Woburn, MA  

  
Dear Mr. Campbell:  
  
On May 30, 2019, Cellco Partnership d/b/a Verizon Wireless submitted an application to the 
City Council for a special permit for the installation, maintenance and operation of a 
Wireless Communications Link, Building Mounted at 18 Frances Street in the city of 
Woburn.  Verizon Wireless’ application for 18 Frances Street is currently scheduled for the 
August 6, 2019 City Council meeting.  
   
Pursuant to G.L. c. 40A §16, Verizon Wireless hereby respectfully requests that the City 
Council consent to the withdrawal of the Application without prejudice.       
  
Thank you for the consideration of this request.   
 
Very truly yours, Duval, Klasnick & Thompson LLC  
 by Daniel D. Klasnick, Attorney at Law 
 
Motion made and 2nd that the communications from Margaret Pinkham be received and made 
part of the record, 7 in favor, 0 opposed, 2 absent (Anderson, Tedesco absent). Motion made 
and 2nd that the letter dated August 6, 2019 from the attorney for the petitioner be received 



 

and made part of the record, 7 in favor, 0 opposed, 2 absent (Anderson, Tedesco absent). A 
communication dated August 5, 2019 was received from City Solicitor Ellen Callahan 
Doucette entitled “Cellco Partnership – Wireless Communications special permit.” PUBLIC 
COMMENTS: A communication dated July 30, 2019 was received from Margaret Pinkham, 
3 Frances Street in opposition to the petition. A communication dated August 5, 2019 was 
received from Ronald Criscitiello, 1 Frances Street in opposition to the petition. A 
communication dated August 6, 2019 was received from Margaret Pinkham, 3 Frances Street 
in opposition to the petition. A communication dated August 6, 2019 was received from 
Margaret Pinkham, 3 Frances Street regarding storage containers and parking at 18 Frances 
Street. Appearing for the petitioner was Attorney Daniel Klasnick and he stated that he was 
appearing to reiterate the request of the petitioner seeking with withdraw the petition without 
prejudice. Margaret Pinkham, 3 Frances Street stated that she urged the City Council to deny 
the special permit, that the petitioner entered the lease in December 2018 and had ample time 
to provide a petition that was worthy of City Council review but did not, that it would be 
unfair to the neighbors to allow the petitioner to withdraw the petition, and that the petition 
should be voted on the merits. Motion made and 2nd to close the public hearing, 7 in favor, 0 
opposed, 2 absent (Anderson, Tedesco absent). PUBLIC HEARING CLOSED. Motion made 
and 2nd that the communication dated August 5, 2019 from the City Solicitor be received and 
made part of the record, 7 in favor, 0 opposed, 2 absent (Anderson, Tedesco absent). 
Alderman Gately stated that as to allowing the petition leave to withdraw without prejudice 
he does not believe the petitioner will come forward with a petition for the same location as 
there is no support for the location among the neighbors or the Aldermen, and that in the 
meantime the petitioner may find better technology that will not require such a large 
structure. Alderman Concannon stated that generally when a petition is in its infancy without 
many  hearings or discussion the petitions are allowed to be withdrawn, that normally he 
would support leave to withdraw without prejudice however in this case there have been 
hearings and testimony and the petitioner’s position is that this is the best and only location 
for the facility, that the City Council does not appear to support that position, and that given 
these circumstances permitting leave to withdraw without prejudice is not the best action. 
Alderman Mercer-Bruen stated that the City Council has received significant information and 
should not grant leave to withdraw. Alderman Campbell stated that the City Council should 
not grant leave to withdraw, that the petitioner’s position is that this is the best and only 
location for the facility but this is not a good location in that neighborhood, and that the 
petition should be denied. Alderman Gately stated that he is getting tired of people coming 
into the city such as Eversource with the 345 kV transmission line, the Chapter 40B project 
in North Woburn and these type of facilities indicating that they can appeal the denial to 
another board such as the FCC, and that the petition could be given leave to withdraw with 
prejudice. Alderman Concanon asked the Clerk of the Council what the impact of a leave to 
withdraw with prejudice would be. Clerk Campbell stated that leave to withdraw with 
prejudice may have the same impact as denial with respect to a two-year prohibition on 
bringing the same petition but that he could not recall a petition being given leave to 
withdraw with prejudice. Alderman Mercer-Bruen stated that the petition should be denied. 
Motion made and 2nd that the SPECIAL PERMIT be DENIED with the following findings: 
1. The proposed use in not consistent with the scale and character of the neighborhood; 2. 
The proposed use is inconsistent with the city’s zoning ordinance; 3. The proposed special 
permit may include conditions that are incompatible with the conditions of the existing 



 

special permit; 4. There has been no substantial determination of a gap in coverage; 5. The 
City should be required to make a finding that any special permit holder in a residential zone 
is compliant with all conditions of its special permit in order to proceed with an application 
for another special permit by a third party on the same site – particularly for a different use in 
the residential zone.  Having previously submitted the conditions imposed on the Woburn 
Nursing Center in connection with its 1989 expansion, including that no deliveries be made 
before 8 a.m., the City Council should be aware that the Rosev milk truck made its delivery 
to the Nursing Center at 5:30 a.m. on July 25th.  The Geriatric Medicine truck headed out 
toward Main Street from the Nursing Center at 6:05 a.m. that same morning.   On Saturday, 
July 26th, the United Linen truck made its delivery at 6:10 a.m.   This morning the Harvey 
trash truck, which sounded like it had the engine in the wrong gear, arrived at 7:05 a.m. 
These examples are not aberrations but have become standard operating procedure.  The 
neighbors have tolerated these disruptions notwithstanding the specific condition of the 
Special Permit that no deliveries be made before 8 a.m.  Similarly, the Special Permit 
prohibits “backing into the facility by delivery vehicles.”  This is not an infrequent 
occurrence as tractor trailers periodically back down the street.  Condition Number 8 that the 
“owners are to seek a ban on all tractor trailers on Frances Street” has not occurred.  
Additionally, the Woburn Zoning Code prohibits storage containers absent a Special Permit 
and, in the case of a Special Permit, it can only be granted for 1 year. There is a Storage 
Container in the back of the Nursing Center that has been there for years without the benefit 
of a special permit.  Finally, a number of neighbors have heard that the Nursing Center is for 
sale. The neighborhood should not be saddled with the potential burden of a 25-year lease 
with the applicant that could bind any buyer who does NOT want antennas and associated 
equipment on the site. The fact that the property has been used as a nursing home for the last 
sixty years does not mean it will continue to be used that way in the years to come.  Approval 
of Cellco’s application will burden the neighbors for another generation.; 6. There are three 
condominiums located at 10-14 Frances Street, and two neighbors across the street from the 
Nursing Home’s emergency access road ( 9 Frances and 11-13 Frances). These neighbors 
should not have to look at the equipment to be located on the ground to support the two 
antennas the applicant hopes to install on the Nursing Center’s roof.  If there is any interest in 
granting this petition, the equipment should be moved away from Frances Street neighbors 
and be placed at the back of the Nursing Center or some other location where it is not visible 
from Frances Street.   Because of the change in elevation and the 6-foot fence that is one of 
the conditions of the special permit, the Cleveland Avenue abutters could not see the 
equipment at ground level at the Nursing Center. The access road the applicant proposes to 
use to construct and service its equipment area was approved only for emergency use – in an 
effort to avoid disturbing the next door neighbors.  If the Nursing Center wants to open that 
road to commercial vehicles, that is a substantial change to it special permit, which would 
require the Nursing Center to obtain an amendment to the 1989 special permit. As noted in 
the July 9th hearing, Cellco cannot install 8-foot high fencing around the equipment without 
obtaining relief from the zoning code’s 6-foot height limitation.; 7. The signal propagation 
maps submitted by the applicant do not accurately reflect the coverage provided by existing 
Verizon facilities/antenna because Verizon is not showing its strongest signal strength. When 
Verizon sought to install a monopole on Draper Street in Woburn in 2014, it submitted 
coverage maps showing three bands of signal strength:  -85 dBm; -85 to -90 dBm; and, less 
than -90 dBm.   Because dBm is on a negative scale, the closer the number is to zero, the 



 

stronger the signal.  -85 dBm is the strongest of the signals listed above. In its 2014 
application, Verizon (through its agent Global Tower Assets LLC), said that its coverage 
goal was to have its entire system at the -85 dBm signal strength on its 700 MHz LTE system 
(commonly referred to as 4G).  Verizon also operates its 3G data on 1900 MHz frequencies.  
It is not clear if Verizon operates its 4G system on the 2100 MHz frequency. The lower the 
frequency number, the better the service the carrier can provide because radio waves in the 
lower frequencies propagate further.  The City Council should therefore focus its inquiry on 
the 700 MHz spectrum because the 2100 MHz frequency is so weak compared to the 700 
MHz frequency.; 8. The applicant claims there is a coverage gap along Main Street from the 
Wyman School to Intervale Road (based on white area in Attachment A of the C Squared 
Systems radio frequency report).  Yet the “gap” is centered along the abandoned railroad line 
and former location of the Middlesex Canal that runs from the Woburn Cinemas, behind the 
Tocci building on Main Street.  The proposed WCL at 18 Frances Street does not even close 
the Main Street “gap” – as shown in Attachment B to the C Squared report, because Main 
Street is still located in a white area in Attachment B.  Presumably the signal from Frances 
Street would not have a line of sight through the hill located on Mishawum Road/Eaton 
Avenue to reach Main Street beyond Central Square. Similarly, the “gap” on Brentwood 
road, shown on Attachment A, is still present on Attachment B. The signal from Frances 
Street cannot reach the top of Brentwood Road because it is so steep. The Brentwood Road 
gap is not a significant gap.  Finally, the only other “gap” on the maps is Beach Street and a 
few of its side roads.  Beach Street is not a “major” road like Route 38/Main Street. The 
applicant has provided no information on the amount of cars that travel on Beach street or the 
small dead end streets to the north of Beach Street.  To the south of Beach Street is 
Woodbrook Cemetery. No claim has been made that the gap in coverage at the cemetery is 
“significant” and requires the installation of antenna to make sure signal strength in the 
cemetery is -85dBm or better.  Whether a "gap" constitutes a "significant gap" depends not 
only upon its physical size, but also upon the number of customers affected by that gap.  A 
gap that straddles a heavily traveled commuter thoroughfare would be more significant than a 
gap that affects a small residential cul-de-sac.  See Omnipoint Comm. v. Town of Lincoln, 
107 F. Supp. 2d 108 (D. Mass. 2000)(finding gap at issue encompassed a large area of the 
northwest section of the Town, affecting wireless services on the western portions of Routes 
2 and 2A which are both heavily traveled commuter thoroughfares). It appears that the length 
of Main Street shown in white on the propagation map is about .3 miles, assuming that the 
applicant does not submit a propagation map reflecting its -85 dBm signal 
penetration. Although the applicant shows the coverage areas for the Woburn 2 location in 
the Congregational Church, and the Burlington DT beta location on Attachment C of the C 
Squared report, it does not show the coverage areas of either the Woburn North antenna on 
Alfred Street, or the State Street Woburn location.  Presumably the Alfred Street antenna 
provides some coverage to the portion of Main street approaching the rotary from Intervale 
Street. It only seems logical that the coverage provided by the Woburn North antenna on 
Alfred Street and the State Street Woburn location coverage area are relevant and should be 
shown.  The true coverage gap cannot be assessed without seeing the impact of the 
surrounding antennae.; 9. A neighbor asked if the applicant had considered putting an 
antenna on the roof of the 3-story apartment building located at 668 Main Street, in the S1 
zone.  The roof of that building is at least 30 feet above ground level since it has a ten foot 
high retaining wall, with 2.5 stories visible from the street.  The applicant’s representative 



 

said that he had. Yet that address is not listed in the Alternative Site Analysis submitted on 
July 9th. That site may address any “gap” in coverage to the north on Main Street. But the 
applicant has not submitted propagation maps for any of the sites it “considered” in order to 
show if they would be effective in filling the purported gaps, and it is not clear how rigorous 
the applicant’s evaluation process was for each alternative site. Nor has the applicant 
evaluated locating a WCL or monopole in the area of Woburn Cinemas – which is 
immediately adjacent to the part of Main Street that it contends has a “substantial gap” and 
which could presumably benefit from additional capacity as drivers are “handed off” from 
the Woburn North site to the Woburn 2 site, or vice versa, while driving along Main Street.  
Attachment C of the C Squared RF Report seems to reflect that Verizon’s Burlington site 
already fills that role.; 10. The applicant considered the steeple location at the Methodist 
Church, 535 Main Street.  It did not submit a propagation map, despite the fact that the 
antenna would be located 60 feet above ground level (as reflected on page 5 of the C Squared 
RF Report dated May 6, 2019).  Without a propagation map, there is no way to tell if a 
second steeple location could fill the Main Street “gap” – which is likely the only gap that 
could even come close to being considered as a “significant” gap, though it is only .3 miles in 
length. See Nextel Communications v. Town of Wayland, 231 F. Supp. 396 (D. Mass. 2002) 
(Town admitted that Nextel had a need since at least 1994 for coverage in the central part of 
Wayland, an area which includes important commuter thoroughfares such as Routes 20 and 
27).  The applicant rejected the Methodist Church location because it is 1800 feet (0.3 miles) 
from the First Congregational Church where Verizon’s Woburn 2 site is located in the 
steeple. Yet the proposed Frances Street location is just .3 miles north of the Methodist 
Church.; 11. The applicant has provided no substantive evidence on how the proposed WCL 
at 18 Frances Street would supplement the capacity or otherwise improve the level of its 
existing services; as to adopting the eleven findings, 7 in favor, 0 opposed, 2 absent 
(Anderson, Tedesco absent); as to denying the special permit with the eleven findings 
attached, 7 in favor, 0 opposed, 2 absent (Anderson, Tedesco absent).     
 

************************* 
Alderman Higgins stepped down from the chair. President Anderson returned to the City 
Council area of the Council Chamber and assumed the chair. Alderman Tedesco returned to 
the Council Chamber. 
 

************************* 
Motion made and 2nd to hold the public hearing on the following two matter collectively, all 
in favor, 9-0. 
 

************************* 
On the petition by Alderman Mark Gaffney and Alderman Edward Tedesco to amend the 
1985 Woburn Zoning Ordinances, as amended, by adding a new Section 31 entitled 
“Railway Overlay (ROD) District” as set for in the Journal for the City Council Regular 
Meeting on July 16, 2019. PUBLIC HEARING OPENED. Alderman Gately stated that he 
filed a disclosure with the City Clerk in that he worked for the petitioner but no longer does 
so, and that he concurred with the City Solicitor who concurred he could act on this matter. 
Alderman Tedesco stated that Planning Board has not met on the matter, and that the public 
hearing can be held and the matter sent to committee. Appearing for the petitioner was                        



 

Attorney Joseph R. Tarby, III, Murtha Cullina, LLP, 600 Unicorn Park Drive, Woburn, 
Massachusetts 01801 and he stated that the next meeting of the Planning Board will be on 
September 11, 2019, that if the matter is continued it should to the second meeting in 
September to allow the Planning Board to conduct their review, that the ordinance has two 
purposes, that the proposal will promote the public health, safety and welfare of the 
community by encouraging the redevelopment of abandoned, underused and obsolete 
industrial uses to a residential use and to promote high quality design and minimize negative 
impacts on the surrounding area, that the property is 2.13 acres, that the commercial and 
industrial warehouse buildings were constructed in the 1960s, that if the zoning amendment 
is adopted the petitioner will file a petition for a special permit seeking 54 residential units 
and eight of the units will be affordable, that there is language in the zoning amendments that 
any building, structure or use of land which is not part of a Railway Overlay District (ROD) 
proposal will maintain the rights and privileges of the underlying district without 
modification of by the ROD, that the proposal encourages an upgrade of the properties along 
the railway and provides housing close to the downtown areas, and that the units will be 
owned and not rental. Mark Sleger, ALAN Engineering, LLC, 110 Winn Street, Suite 209, 
Woburn, Massachusetts 01801 stated that the site is located on Green Street, that the area 
abuts residential property, that the property is in the S-1 zoning district, that there are seven 
buildings currently on the subject property that have various uses, that the buildings are 
single story metal, wood-frame and concrete block construction, that there is a lot of 
pavement on the site, that there is a right of way to Prospect Street, that the property is in 
disrepair and in need of upgrade, that the proposed building will be a single story building 
four stories in height with parking, a courtyard and greenspace screening from neighboring 
properties, that there will be a dog park, that there will be two-way traffic circulation, that 
there will be a primary entrance and exit at Green Street and an exit only onto Prospect 
Street, that there will be 54 units with a mix of one and two bedrooms, that 102 parking 
spaces will be required and the project will exceed that amount, that the landscaped open 
space requirement will also be exceeded, that the project will be under the maximum 
building coverage requirement, that the entrance will be a the front of the building, that there 
will be balconies, that the end of the building would be toward Green Street, that there will 
be an enclosed trash area in the southwesterly corner of the site which will be fully enclosed 
but outside the building. Alderman Gately stated that the area has been dilapidated for years, 
that the property abuts the railroad bed, that this is the perfect location to demolish the 
buildings and improve the aesthetics of the property, that he cannot see a reason not to allow 
the zoning change, and that any contamination on the property must be removed. PUBLIC 
COMMENTS: Kenneth Lee, 58-60 Prospect Street stated that he owns his property, that he is 
concerned about the four-story height of the building, that there are no buildings in that area 
that are four stories high, that he resides across the street from the parcel, that the proposal 
would eliminate any view of trees from his property and there would be mechanical units on 
the roof of the building, and that neighborhood is single and two-family homes and the 
proposed four-story building is too high for the area. Scott Dolner, 56 Prospect Street stated 
that he is concerned about the height of the building, that the building height would be 
increased to four stories or 49 feet but most of the surrounding area has 2½ story buildings, 
that the S-1 mixed use district already allows for townhouses, congregate elderly housing and 
elevator apartments, that there is no need to rezone the property except to increase the 
density, that 112 parking spaces is a lot of traffic, that there is significant traffic on Prospect 



 

Street now traveling from Green Street to Montvale Avenue and this project would increase 
the traffic, that he does support the development of the property but he is not certain whether 
this proposed use the best fit for the area, and that the S-1 zoning district already allows for 
development. Peter Socorelis, 19 Donna Road stated that he owns 243 Main Street where he 
operates a glass company, and that he sees this proposal as a positive development in the 
neighborhood. Motion made and 2nd that the PUBLIC HEARING be CONTINUED TO THE 
REGULAR MEETING OF THE CITY COUNCIL ON SEPTEMBER 17, 2019 AND THAT 
THE MATTER BE REFERRED TO THE COMMITTEE ON ORDINANCES, all in favor, 
9-0. 
 

************************* 
On the petition by Alderman Mark Gaffney and Alderman Edward Tedesco to amend the 
Zoning Map of the City of Woburn by establishing the ROD Zoning District over the 
properties in the S-1 District between Green Street and High Street that abut the abandoned 
Boston & Maine Railroad Line located on Main Street, Green Street and High Street as set 
for in the Journal for the City Council Regular Meeting on July 16, 2019. PUBLIC 
HEARING OPENED. See notes of preceding matter. Motion made and 2nd that the PUBLIC 
HEARING be CONTINUED TO THE REGULAR MEETING OF THE CITY COUNCIL 
ON SEPTEMBER 17, 2019 AND THAT THE MATTER BE REFERRED TO THE 
COMMITTEE ON ORDINANCES, all in favor, 9-0. 
 

************************* 
Motion made and 2nd for a one minute recess, all in favor, 9-0. 
 

************************* 
President Anderson called the meeting back to order.  
 

************************* 
On the petition by Arista Development, LLC, 450 South Station Avenue, South Yarmouth, 
Massachusetts 02664 pursuant to 1985 Woburn Zoning Ordinances, as amended, for special 
permits as follows: 1. Section 8.6.3 to allow for an exception to area and landscaping 
requirements, 2. Section 8.7.1.6 to allow a loading door in place of a loading bay, and 3. 
Section 7.3 for alteration of nonconforming structure to allow for retail pharmacy not to 
exceed 8,000 square feet of total retail use area at 506 Main Street. PUBLIC HEARING 
OPENED. A communication dated August 1, 2019 with attachment was received from Dan 
Orr, City Planner/Grant Writer, Planning Board Director, Woburn Planning Board as 
follows: 
 
Re:  Special Permit requests for property located at 506 Main Street/Arista Development 

LLC 
 
Dear Council: 
 
The Planning Department has completed its review of the above-referenced Petition which 
requests three (3) separate special permits pursuant to Sections 7.3 (for the alteration of a 
non-conforming structure to accommodate a retail pharmacy), 8.6.3 (for an exception to the 



 

landscaping and area requirements in Section 8.6.2), and 8.7.1.6 (for the installation of a 
loading door in lieu of a loading bay) of the Woburn Zoning Ordinances (WZO). In 
considering the Petitioner’s requested exemption from the area and landscaping 
requirements, the Council may only grant such special permit after finding that the amount, 
placement and type of landscaping proposed will be equal or superior in visual appearance 
than if the requirements were strictly adhered to.  Further, pursuant to Section 7.3, the 
Council must also make the determination the Petitioner’s proposed change, extension or 
alteration will not be substantially more detrimental than the existing non-conforming use to 
the neighborhood. 
 
A review of environmental mapping on the City’s GIS system reveals that the parcel does not 
fall within a local floodplain, Groundwater Protection District (GPD), or an area of 
contaminated soils. 
 
Planning staff conferred with the Building Commissioner on this Petition who shared several 
fundamental concerns with this application which are as follows (with other comments 
following): 
 
 The application does not reference the attached Restrictive Covenant which requires the 

maintenance of a twenty (20) foot buffer zone along each property line adjoining any 
residential district. The Building Commissioner believes this Covenant is enforceable and 
applicable to the pending application, in which case, the proposed plan lacks a required 
twenty-foot buffer for a portion of the southerly side of the building and a substantial 
portion of the westerly edge of the parking lot. 

 
 It is not clear that the proposed site plan will be compliant with 521 CMR with respect to 

universal design and accessibility.  The application and plan provide insufficient 
information to determine whether the proposed parking lot or store entrances/access ways 
comply with the standards of the above-cited CMR. The Petitioner should conduct and 
submit to the Council an analysis of State Building Code requirements to ensure/confirm 
compliance with all accessibility-related design requirements for all aspects of the site 
plan, including connections to public ways and sidewalks. 

 
On a related note, the plan apparently proposes to add a number of encroachments into 
the Hovey Street right of way including a set of stairs and parts of two parking lot islands.  
Is Hovey Street a public way and if so, has or will permission been sought/given to 
construct such improvements? 

 
 Exhibit A to the application indicates the proposed use is a retail pharmacy “...not to 

exceed 8,000 square feet of total retail use area.”   The parking calculation included in the 
“Concept Plan Checklist” in the upper left corner of the plan refutes this.  Additionally, 
the same checklist notes the size of the building as 9,950 gross sf, but the note on the 
proposed building in the center of the drawing indicates the building will be 10,527 sq. ft. 
in size.  The conflicting information on retail area and building size should be resolved 
and plan notes revised accordingly. 

 



 

 The plan submitted with the applications is a concept plan and is not surveyed or stamped 
by either a registered engineer or surveyor.  Moreover, the application does not provide 
any floor or elevation plans of the building as required by Section 11.4.4 of the WZO. 
The Council should require the Petitioner to immediately submit stamped and certified 
versions of the proposed site plan as well as building/elevation drawings prior to any 
further consideration of this Petition. 

 
 Notes on the plan indicate forty-three (43) parking spaces will be needed for the proposed 

use and suggests (erroneously in staff’s opinion) that a total of 68 spaces will be 
provided.    The plan shows twenty-three (23) parking spaces being constructed at the 
rear of the building and presumes sole access to the forty-five (45) parking spaces in the 
municipal parking lot on Main Street, across from the building adjacent to The 
Restaurant.  Although Section 8.3.2 of the WZO permits a non-residential use in the B-D 
District to use the spaces in municipal parking lots to meet zoning requirements, staff 
objects to the mischaracterization that all spaces in the public lot will be available solely 
for use by this particular retailer. 

 
Moreover, staff recommends the City Council verify that the parking spaces in the nearby 
municipal lot are in fact within 500 feet of the use.  While the parking lot is located 
almost directly across the street from the proposed pharmacy, a customer using the 
municipal lot will need to walk down Main Street in a southerly direction for some 
distance before reaching the nearest crosswalk and then will need to walk back up Main 
Street in a northerly direction to reach the store. The applicant should be required to 
calculate the distance a pedestrian will need to walk from the parking lot to access the 
506 Main Street property and the Council must ensure the distance is no greater than five 
hundred (500) feet. 

 
 The configuration of the proposed parking lot at the rear of the building raises concern 

regarding adequate and safe vehicular circulation: 
 

* 9 of the 23 spaces back directly into one of the two proposed driveways instead of 
into a parking lot aisle. 

* The plan appears to show how a truck would access the parking lot but no 
information is provided about the size of the truck or its purpose.  If it is a delivery 
truck, is that in fact the largest size truck that makes deliveries for this chain of 
stores? 

 
* It is not entirely clear how the Petitioners intend for deliveries to be made to the 

establishment.  Are they intending for delivery trucks to park in the rear parking lot 
while making deliveries?  If so, most of the parking spaces will either be inaccessible 
to customers or drivers will be unable to exit the spaces for however long the truck is 
on site.  Also, the plan does not show where a delivery person would travel through 
the parking lot to the building to make the deliveries.  In no event should the 
Petitioners be allowed to park delivery vehicles on Hovey Street and walk deliveries 
across the road; similarly, they should not be allowed to park delivery vehicles on 
Main Street and use the public sidewalk in front of the store as a loading dock. 



 

 
 There is additional information not included in the application materials that should or 

must be provided: 
 

* The applicant has provided zero information relative to landscaping and buffering.  
Although the application requests an “exception” to landscaping requirements 
pursuant to Section 8.6.2, there is no provision for waiving or giving exceptions to the 
screening requirements in Section 8.6.1. Screening is required along the lot’s 
perimeters adjacent to a residential use, without exception; the acceptable methods 
are spelled out in Section 8.6.  In addition, loading areas must be screened from 
abutting residential uses in accordance with Section 8.7.2.5 so if the parking lot is to 
serve as the de facto loading area, screening must be provided for that reason as well. 

 
Additionally, there appears to be no landscaping proposed whatsoever for the parking 
lot.  At least five percent (5%) of the parking lot area must be landscaped, and staff 
strongly recommends the planting of trees wherever possible. 
 
Lastly on this point, the Petitioners’ request for a landscaping “exception” requires 
specific findings by the Council.  The required findings are outlined in the first 
paragraph of this comment letter, and staff respectfully suggests the Council will be 
unable to make those required findings unless additional, compelling information is 
submitted. 
 

* Security lighting is required for all parking lots used at night.  An exterior lighting 
plan (pursuant to Section 8.5) should therefore be provided. 

 
* No provisions have been made for snow storage/removal. 
 
* No information relative to a pest control/management plan for demolition and 

construction phases has been provided. 
 
* The plan indicates a retaining wall will be constructed along parts of the southern and 

western property line but no details about the wall have been provided.  How tall is 
the wall, and will it conform to the maximum allowed height for retaining walls?  
Also, Note #10 under the Project Notes section of the plan states that grade 
differentials “will likely require” a retaining wall.  Since the plan does in fact include 
a retaining wall, Note #10 should either be revised or stricken. 

 
* Refuse areas must be screened.  Although the location of a refuse container has been 

included on the plan, no information about its screening is provided.  This is vitally 
important given that the refuse container will be visible from many of the abutting 
residences. 

 
* No information has been provided relative to parking lot or site drainage. 
 



 

* No information has been provided with respect to existing or proposed utilities and 
connections. 

 
* Streets abutting and in the vicinity of the parcel should be labeling as either publicly 

or privately-owned. 
 

If the Council ultimately decides to grant some or all of the requested special permits after 
receiving all outstanding information/application material, Planning staff recommends 
imposing at least the following as conditions of approval: 
 
 That the modified site plan (to be potentially further modified/submitted) be cited in the 

Special Permit decision; 
 
 That the Petitioner be required to file the modified Plans of Record with the Office of 

Inspectional Services; 
 
 That any signage installed in connection with the property’s new tenancy is subject to 

separate applications in accordance with Section 13 of the WZO; 
 
 That the Petitioner is prohibited from utilizing any of the adjacent roadways (Main Street, 

Hovey Street or Manns Court) for the purpose of product deliveries; and 
 
 That the Special Permit be issued to Arista Development LLC and not be transferrable 

with the exception of a transfer to an entity of which Arista Development LLC is the 
primary or principal owner. 

 
If members of the Council have any questions or concerns regarding the foregoing, please 
feel free to contact me. 
 
Respectfully, s/Dan Orr, City Planner/Grant Writer 
 
A communication dated August 6, 2019 was received from Dan Orr, City Planner/Grant 
Writer, Woburn Planning Board as follows: 
 
Re: Clarification of Planning Staff Comments on Special Permit for property located at 506 

Main Street/Arista Development LLC 
 
Dear Council: 
 
The purpose of this letter is to let you know that staff comments submitted to the Council 
(dated August 1st) are limited in scope and were based on the application and plan that were 
filed with the Planning Department. 
 
Planning staff became aware just today that the plan had been revised and supplemental 
information was submitted last week. As a result, it was impossible to provide comments 
reflecting the revised/additional information for the meeting this evening. 



 

 
Thank you for your understanding, and please do not hesitate to contact our office with any 
questions resulting from either the initial comment letter or this correspondence. 
 
Respectfully, s/Dan Orr, City Planner/Grant Writer  
 
Appearing for the petitioner was Attorney Joseph R. Tarby, III, Murtha Cullina, LLP, 600 
Unicorn Park Drive, Woburn, Massachusetts 01801 and he stated that the property is located 
in the B-D zoning district, that retail use up to 15,000 square feet is allowed by right, that the 
building was formerly Woburn Supply which was a plumbing supply company and then was 
Careway Medical Supply, that the proposal is for a new Walgreen’s pharmacy which will be 
moving from the South End, that the existing building at the back of the store is to be 
demolished, that there will be a 25 foot buffer zone and a parking lot at the rear of the 
building, that the proposed retail use is allowed by right in the B-D zoning district, that the 
petition for a special permit is based solely on the reconstruction of the existing front 
building, that the building has been in place for many years, that the petitioner reserves its 
right to proceed as of right, that the petitioner is allowed to proceed under Section 7.3 as to 
the structure only, and that the proposal will improve the buffer zone and reduce the 
nonconformity. Philip R. Henry, P.E., Civil Design Group, LLC, 21 High Street, Suite 207. 
North Andover, Massachusetts 01845 stated that he is the civil engineer for the project, that 
the lot is located on Main Street at Hovey Street, that an L-shaped structure on the site will 
be removed, that the front building will be repurposed or reconstructed on the same footprint, 
that the project will retain 10,000 square feet gross floor area to the exterior walls, that the 
removal of the an existing structure will allow for parking to be provided, hat there will be 
twenty parking spaces with two access points off Hovey Street, that there will be no access 
off Main Street because the building frontage is on Main Street, that the loading and 
receiving area will be on the westerly side towards the southerly end, that the dumpster will 
be on the south side proximate to the building, that there will be one ADA accessible parking 
space close to the door, that there will be a 20 foot landscape strip on the southerly end, that 
there will be improved landscaping on the easterly side, that they will have to grade down in 
one area and construct a six foot retaining wall, that the southerly end will have a six foot 
high board-on-board fence that will be opaque in nature, that an excess landscaping area will 
be provided between the driveways on Hovey Street, that the anticipated delivery truck will 
be a small tractor trailer truck, that no stormwater controls are existing, that the plan proposes 
to capture and treat stormwater before releasing the water onto Hovey Street where it will be 
connected to the existing infrastructure, that there will be new utilities of gas and water to the 
site, that they will be supplementing the landscape on the southerly side with arbor vitaes, 
that they will be increasing the landscaping by 3,500 square feet, that there will be six 
freestanding lights in the parking lot, that the lights will be eighteen feet in height rather than 
the typical thirty feet in height, and that the lights will have a more pedestrian feel. Dan 
McAuley, Bergmann Associates stated that he is the architect for the project, that the 
petitioner will freshen the storefront, that there will be a two-tone brick tower at the Hovey 
Street end, that there will be automatic doors, that there will be the same appearance along 
Hovey Street, and that the features continue at the rear entrance. Steve Boudreau, Vanasse & 
Associates, Inc., 35 New England Business Center Drive, Suite 140, Andover, Massachusetts 
01810-1066 stated that he is the traffic consultant for the project, that they conducted a 



 

detailed traffic study, that they met with the City Engineer, that the main access will be off 
Main Street via Hovey Street, that this is a pedestrian accessible site, that Hovey Street is 
unsignalized, that Mann’s Court is unsignalized, that Salem Street at Campbell Street is 
signalized, that 1,000 to 1,300 vehicles pass the location at peak hour, that there will be 1,000 
trips to the site each day with 500 entering and 500 exiting the site, that the previous use was 
12,000 square feet for medical retail and 15,000 square feet for office use to be replaced with 
a 10,000 square foot Walgreen’s pharmacy store, that the primary parking will be onsite at 
the rear of the property, that there will be twenty onsite parking spaces, that there are 44 
parking spaces in the public parking lot across the street as well as on-street parking, and that 
there is adequate capacity to accommodate the use. Alderman Mercer-Bruen stated that she 
wants adaptive traffic control signals to be discussed in committee. Alderman Gately stated 
that there are residences on Hovey Street, that snow removal in that area is difficult, that 
there will have to be a snow removal plan with the snow removed from the site because there 
is no room to store snow onsite, that the street will have to be repaved, that the utilities will 
have to be cut and capped, that it will be difficult for a tractor trailer truck to get into the lot, 
and that deliveries may have to be limited to box trucks. PUBLIC COMMENTS: Marie 
McAllister, 9 Hovey Street stated that the plan shows the driveway to the lot across from her 
driveway which is not permitted, that the parking lot is said to be at the rear of the store, that 
the police department are patrolling the area because of transients, that if the store is open 24 
hours a day there will be transients hiding in the parking lot, that seniors on a fixed income 
live on the street and cannot afford to move, that a tractor trailer truck going down the street 
pulled the utility wires down, that she moved into the neighborhood 28 years ago, that she 
worked to eliminate illegal drugs from the street, and that she fights to keep parking under 
control on the street so vehicles do not block the neighbors driveways. President Anderson 
stated that the proposed hours of operation are 8:00 a.m. to 10:00 p.m. Jo-Ann Gorrasi, 19½ 
Hovey Street stated that it is an abomination to put a heavily trafficked use on a street that 
cannot handle current traffic, that the zoning code is to reduce congestion but this use will 
not do so, that we must avoid overcrowding of the land but adding parking will overcrowd 
the street, that there must be the most appropriate use of the land but this is not the most 
appropriate use of the land, that Hovey Street is a substandard Street, and that she has lived 
there for 72 years and the street has never been repaved. Karen Cullinane, 1 Spring Street 
stated that this is a congested street, that the pharmacy will be forty fete from her house, that 
there are residents on the street, that a 24 hour pharmacy will attract criminal activity, that the 
back parking lot cannot be seen and will be a perfect site for criminal activity, and that she 
fears for the safety of the neighborhood. Attorney Tarby stated that the proposal has not been 
presented as a 24 hour per day pharmacy, that those hours would require a special permit, 
and that the proposed hours of operation will be from 8:00 a.m. to 10:00 p.m. Motion made 
and 2nd that the PUBLIC HEARING be CONTINUED TO THE REGULAR MEETING OF 
THE CITY COUNCIL ON SEPTEMBER 3, 2019 AND THAT THE MATTER BE 
REFERRED TO THE COMMITTEE ON SPECIAL PERMITS, all in favor, 9-0. 
 

************************* 
On the petition concerning the structure or structures located in the City of Woburn, County 
of Middlesex, Commonwealth of Massachusetts known and numbered as 11 Montvale Road, 
Woburn, Massachusetts, for the purposes of determining whether said structure or structures 
are a public nuisance, a nuisance to the neighborhood, a dilapidated or dangerous building or 



 

other structure, as said terms are used in Massachusetts General Laws Ch. 139, Sec. 1, and if 
so, enter an order adjudging it to be a nuisance to the neighborhood, or dangerous, and 
prescribing its disposition, alteration or regulation. PUBLIC HEARING OPENED. Alderman 
Mercer-Bruen stated that she spoke to the attorney representing the property, that 
improvements have been made to the property and there is a long-range plan to continue 
improvements to the property over the next two months, and that this matter can be disposed 
of while the work on the property progresses. PUBLIC COMMENTS: None. Motion made 
and 2nd that the public hearing be closed, all in favor, 9-0. PUBLIC HEARING CLOSED. 
Motion made and 2nd that the MATTER be PLACED ON FILE, all in favor, 9-0. 

_________________________ 
 
UNFINISHED BUSINESS OF PRECEDING MEETING:  None. 

_________________________ 
 
COMMITTEE REPORTS:  
 
PUBLIC SAFETY AND LICENSES: 
 
On the petition by AKPS One Transportation Inc. for renewal of Livery License, committee 
report was received “ought to pass”. Motion made and 2nd that the COMMITTEE REPORT 
be ADOPTED, all in favor, 9-0. 
Presented to the Mayor: August 8, 2019  s/Scott D. Galvin August 8, 2019 
 

************************* 
On the petition to transfer the Livery License from Karlen Yegoyan dba Boston Xclusive to 
Care Connect Transportation, LLC dba Boston Xclusive, committee report was received 
“ought to pass”. Alderman Mercer-Bruen recused herself from participating in this matter. 
Motion made and 2nd that the COMMITTEE REPORT be ADOPTED, 8 in favor, 0 opposed, 
1 abstained (Mercer-Bruen abstained). 
Presented to the Mayor: August 8, 2019  s/Scott D. Galvin August 8, 2019 
 

************************* 
PERSONNEL: 
 
On the appointment of Joanne Daggett as a member of the Woburn Traffic Commission, 
committee report was received “ought to pass as a temporary appointment”. A 
communication dated August 6, 2019 was received from Joanne Daggett as follows: 
 
Subject: Withdrawal  
 
Good evening Alderman Tedesco, 
 
I would like to officially withdraw from the temporary appointment on the traffic 
commission. 
 
Thank you, Joanne Daggett 



 

 
Alderman Campbell stated that she wanted to amend the motion to refer the matter to the 
Committee on Personnel to seek candidates for the position. Alderman Higgins stated that the 
matter should be placed on file and a new Order drafted. Alderman Concannon stated that 
there were two actions coming out of committee, that one action was to make a temporary 
appointment, and that the second action was to advertise for applicants for the position. 
Alderman Tedesco stated that there has been no official action to seek candidates. Alderman 
Campbell stated that she would prepare an Order for the next meeting. Motion made and 2nd 
that the communication from Joanne Daggett be accepted and placed on file, all in favor, 9-0. 

_________________________ 
 
CITIZEN’S PARTICIPATION:  None. 

_________________________ 
 
COMMUNICATIONS AND REPORTS:  
 
A communication dated July 23, 2019 was received from Joanne Collins, Director, Woburn 
Council on Aging along with a copy of the Director’s Reports and the minutes of the Council 
on Aging meeting for the month of July 2019. Motion made and 2nd that the MATTER be 
RECEIVED AND PLACED ON FILE, all in favor, 9-0. 
 

************************* 
A communication dated July 22, 2019 was received from Charles O’Connor, Parking Clerk, 
Police Headquarters, 25 Harrison Avenue as follows: 
 
Council Members, 
 
In accordance with Massachusetts General Laws Chapter 90, Section 20½ I am submitting 
the following parking ticket report. Figures cited below are for the Month of January 2019 to 
June 2019: Number of violations issued 402, Numbers of violations paid 214, Number of 
violations outstanding 132, Amount collected and submitted to Collectors Office $20,933.00, 
Parking fines referred to the Handicap Commission $7,500.00.  
 
There is a backlog of 1,448 unpaid tickets dating from January 2004 to December 2018. A 21 
day late notice is sent to vehicle owners who have not paid the fine. After 28 days, if the fine 
still has not been paid, that information is forwarded to the Registry of Motor Vehicles for 
administrative action. 
 
Respectfully submitted, s/Charles O’Connor, Parking Clerk 
 
Motion made and 2nd that the MATTER be RECEIVED AND PLACED ON FILE, all in 
favor, 9-0. 
 

************************* 



 

A communication dated June 29, 2019 was received from Michael W. Rakes, District 
Manager, Greater Boston District, U.S. Postal Service, 25 Dorchester Avenue, Room 4006, 
Boston, Massachusetts 02205-0098 as follows: 
 
Dear Messrs. Campbell, Galvin, Anderson and Edmonds and Ms. Mercer-Bruen: 
 
I have been asked to respond to your June 20, 2019 letter, Mr. Campbell, to Eric D. Chaves, 
Vice President, Area Operations for the Northeast Area of the United States Postal Service, 
and to your April 10, 2019 letter, Messrs. Galvin, Anderson and Edmonds, and Ms. Mercer-
Bruen, to John Wood, Postmaster of the Woburn Post Office. I apologize on behalf of the 
Postal Service for the delay in responding to that earlier letter. 
 
Upon further consideration, I have decided to grant an exception, for the benefit of the new 
housing development on Garvey Road, in Woburn, to the provision in Section 631 of the 
Postal Operations Manual (POM) that specifies centralized delivery, via Cluster Box Units 
(CBUs), as the preferred mode of mail delivery in new residential developments. My 
decision is limited to the development on Garvey Road, and does not apply to any other new 
housing developments in Woburn that were listed on an attachment to the aforementioned 
April 10, 2019 letter. 
 
Woburn Postmaster, John E. Wood, will notify you of the mode of mail delivery that will be 
acceptable to his Post Office for residences on the development on Garvey Road. If you have 
any other questions about this matter, please contact Postmaster Wood. I wish to thank you 
for pledging, in the April 10, 2019 letter, the cooperation of your City Planning Department 
henceforth in informing builders, at an appropriately early stage in their submission of plans 
for new residential developments in Woburn, that, pursuant to POM Section 631, centralized 
delivery, via CBUs, normally will be the mode of mail delivery in such developments. 
 
Yours truly, s/Michael W. Rakes, District Manager, Greater Boston District 
 
Alderman Mercer-Bruen stated that she appreciates Mr. Rakes for taking action on the issue 
and the city for taking action to follow the rules regarding mail delivery receptacles for future 
projects. Motion made and 2nd that the MATTER be RECEIVED AND PLACE ON FILE 
and that a communication be sent to District Manager Rakes thanking him for his efforts, all 
in favor, 9-0. 

_________________________ 
 
APPOINTMENTS AND ELECTIONS:  None. 

________________________ 
 
MOTIONS, ORDERS AND RESOLUTIONS:  
 
ORDERED That in accordance with Massachusetts General Laws Chapter 54, as 

amended, the City Clerk is hereby authorized and directed to notify 
and to warn such of the inhabitants of the City of Woburn as are 
qualified to vote in Municipal Elections to assemble at the polling 



 

places in their respective ward as designated herein, on TUESDAY, 
the TENTH DAY OF SEPTEMBER 2019 from 7:00 a.m. to 8:00 p.m., 
then and there to cast their votes in the MUNICIPAL PRELIMINARY 
ELECTION for the candidates for the following offices: 
 
ENTIRE CITY ......................................................... MAYOR 
 
Ward-Precinct        Polling Place Location 
    
       1-1        Joyce Middle School, 55 Locust Street 
       1-2               Joyce Middle School, 55 Locust Street 
       2-1        Shamrock Elementary, 60 Green Street 
       2-2        Shamrock Elementary, 60 Green Street 
       3-1                   Former Hurld Elementary School, 75 Bedford Road 
       3-2        Former Hurld Elementary School, 75 Bedford Road 
       4-1        Former Wyman Elementary School,  
                               Main Street and Eaton Avenue 
       4-2        White Elementary School, 36 Bow Street 
       5-1        Goodyear Elementary School, 41 Central Street 
       5-2        Goodyear Elementary School, 41 Central Street 
       6-1        Altavesta Elementary School, 990 Main Street 
       6-2        Altavesta Elementary School, 990 Main Street 
       7-1        Reeves Elementary School, 240 Lexington Street 
       7-2                Reeves Elementary School, 240 Lexington Street 

 
      s/President Anderson 
 
Motion made and 2nd that the ORDER be ADOPTED, all in favor, 9-0. 
Presented to the Mayor: August 8, 2019  s/Scott D. Galvin August 8, 2019 
 

************************* 
ORDERED That the following list of Wardens, Clerks, Inspectors and Substitutes be 

approved for all Elections between September 1, 2019 and August 31, 2020: 
 
 
Ward Precinct First Name Last Name Address Office 

1 1 Barbara Fagan 33 Dix Rd. Ext. Warden 
1 1 Sharon Flynn 6 Thornton St. Clerk 
1 1 Paula Bechakian 10 Locust St Inspector 
1 1 Roberta Bengtson 6 Samoset Road Inspector 

1 1 Jean Bergeron 8 Brooks Street Inspector 
1 1 Claire Regan 8 Howard Court Inspector 
1 1 Loretta Schuck 44 Leonard Street Inspector 
1 1 Florianna Tobin 59 Campbell Street #309 Inspector 
1 1 Catherine Walsh 273 Cambridge Road Inspector 



 

#202 
1 1 Camille Maccini 3 Pheasant Lane Inspector 
1 2 Allison Patton 27 Dartmouth Street Warden 
1 2 Donna Winitzer 18 Hart Place Clerk 
1 2 Carmelita Alessandroni 29 Grace Road Inspector 
1 2 Hans Christenson 256 Salem Street Inspector 
1 2 Anne Decubellis 1 Library Place #507 Inspector 
1 2 Joan DiSarcina 13 Ellen Road Inspector 
1 2 Dorothy Geary 1 Belmont Street Inspector 
1 2 Robert  Hurkett 16 Linden Street Inspector 
1 2 Mary  Willis 164 Place Lane Inspector 
1 2 Leslie Catania 28 Burlington St Inspector 
2 1 Sandra Luther 19 Cummings Ave Warden 
2 1 Diane Burton 35 Union Street Clerk 
2 1 Carmella Crowell 30 Dix Road Ext Inspector 
2 1 Arthur Cumming 27 Anna Road Inspector 
2 1 Deborah 

Jean 
Finn 1 Village Street Inspector 

2 1 June MacKenzie 20 Mt. Pleasant St Inspector 
2 1 Calvin  McCall 32 Webster Avenue Inspector 
2 1 Connie Pandolph 9 Park Drive Inspector 
2 1 Carol Stima 44 Elm Avenue Inspector 
2 2 Paula Nagle 8 Thomas Street Warden 
2 2 Judith Nagle 8 Thomas Street Clerk 
2 2 Nancy 

Farrey 
Forsyth 9 Sedgewick Pk Inspector 

2 2 Loretta Lentz 47 Conn Street Inspector 
2 2 Robert  Leonard, Jr. 176 Montvale Avenue Inspector 
2 2 Jo-Ann Lyons 10 Grant Street Inspector 
2 2 Patricia McCuish 3 Matthew Place Inspector 

2 2 Jean Mernin 2 Walnut Court Inspector 
2 2 Theresa Nardone 2 Albert Drive #3 Inspector 

3 1 Donald  MacGee 26 Cranston Circle Warden 
3 1 Marcia Andrews 238 Winn Street  Clerk 
3 1 Stella DiGirolamo 9 Lee Road Inspector 
3 1 Donna Donovan 5 Pilgrim Road Inspector 
3 1 Janet Irwin 37 Waltham Street Inspector 
3 1 Marie Landino 12 Minchin Drive Inspector 
3 1 Elizabeth 

A. 
Simonds 3 Court Street Inspector 

3 1 Rosemary Spencer 5 Caulifield Road Inspector 



 

3 1 Janet  Sutton 11 Lawrence Street Inspector 

3 1 Anthony Zeoli 15 Independence Dr Inspector 
3 2 Elizabeth Donovan 5 Crescent Road Warden 
3 2 Geraldine Easler 7 Adams Circle Clerk 
3 2 Godfredo Alaras 7 Bradford Road Inspector 
3 2 Pauline Barkalow 12 Wolcott Road Inspector 
3 2 Tom Barkalow 12 Wolcott Road Inspector 
3 2 Marilyn Crampton 35 So. Bedford Street Inspector 
3 2 Lois Surette 78 Kilby Street Inspector 
3 2 Judith Zeoli 15 Independence Dr Inspector 
3 2 Sheila Newman 81 Willow Street Inspector 
3 2 Carolyn Youngclaus 2 Park Drive Inspector 
4 1 Sarkis Chinian 8 Asbury Avenue Warden 
4 1 Vincent Rivela 16 Jan Street Clerk 
4 1 Robert Coffey 273 Cambridge Rd #307 Inspector 
4 1 Mary Anne Damico 20 Brentwood Road Inspector 
4 1 James Doherty 45 Brentwood Road Inspector 
4 1 Francis Mooney 3 Oakwood Lane Inspector 
4 1 Gerald Murray 6 Asbury Avenue Inspector 
4 1 Mary Chinian 8 Asbury Avenue Inspector 
4 1 Gail Burke 6 Janis Terrace Substitute 
4 2 Elaine Haggerty 30 Thistle Road Warden 
4 2 Thomas Fuller 178 Montvale Avenue Clerk 
4 2 Alfred Autenzio 9 Arbor Lane Inspector 
4 2 Eleanor Collins 19 Squanto Road Inspector 
4 2 Jennie Keough 16 Parliament Lane Inspector 
4 2 Hazel Lambert 3 Elmwood Terrace Inspector 
4 2 Jeanne Lingblom 18 Day Circle Inspector 
4 2 Donna Adgate 2 Hillside Avenue Inspector 
4 2 Cecelia Rivela 16 Jan Street Inspector 
4 2 Margaret Stack 7 Willow Street Inspector 
5 1 Rodney Flynn 6 Thornton St  Warden 
5 1 Emily Bloch 18 Lexington Street Clerk 
5 1 Paul Farrey 5 Sedgewick Park Inspector 
5 1 Maria Hennessy 6 Jan Street Inspector 
5 1 Robert Hennessy 6 Jan Street Inspector 
5 1 Mary Ellen Jones 5 Hilltop Circle Inspector 
5 1 Kevin Kaufman 41 Montvale Road Inspector 
5 1 Gloria Platon 6 Fieldstone Drive Inspector 
5 1 Rosemarie Spinazola 1 Library Place #401 Inspector 
5 1 Paula Walsh 11 Hillside Avenue Inspector 



 

5 2 Helen Hatch 14 Marlboro Road Warden 
5 2 Elizabeth Hatch 14 Marlboro Road Clerk 
5 2 William Coady 35 Glenwood Avenue Inspector 
5 2 Anna Cumming 27 Anna Road Inspector 
5 2 Mary Dickie 1 Linden Circle Inspector 
5 2 Nancy Doyle 7 Flint Circle Inspector 
5 2 Diane Fogarty 117 Washington Street Inspector 
5 2 Marcia Hetman 149 Green St Inspector 
5 2 Lorissa Redman 55 Cedar Street #2316 Inspector 
5 2 Claire McNally 47 Winter St Inspector 
6 1 Jean O'Connor 9 Rock Street Warden 
6 1 Linda McLaughlin 269 Cambridge Rd #103 Clerk 
6 1 Kathleen Bailey 4 Utica Street Inspector 
6 1 Mary Regan 12 Lakeview Terrace Inspector 
6 1 Carol  Breed 269 Cambridge Rd #509 Inspector 
6 1 Theresa Christerson 33 Sherman Place Inspector 
6 1 Judy Elios 9 Thomas Street Inspector 
6 1 Caroline Murphy 3 Akeson Road Inspector 
6 1 Margaret Reilly 7 Williams Lane Inspector 
6 1 Barbara Ridley 129 Place Lane Inspector 
6 2 Diane Autenzio 23 Milan Avenue Warden 
6 2 Irene Decata 57 Wood Street Clerk 
6 2 Christine Bellekevicz 17 Jan Street Inspector 
6 2 Lina Cicchetto 22 Longwood Avenue Inspector 
6 2 Michelina DeAngelis 255 Lexington Street Inspector 
6 2 Marilyn Ebrecht 40 West Street Inspector 
6 2 Sheila Marshall 26 Boyd Road Inspector 
6 2 Patrice McCall 32 Webster Avenue Inspector 
6 2 Patricia Ryan 99 Pearl Street Inspector 
6 2 Marilyn Smith 16 Nichols Street Ext Inspector 
7 1 Darlene Daddario 3 McDevitt Drive Warden 
7 1 Michele Autenzio 23 Milan Ave Clerk 
7 1 Barbara Callahan 32 Van Norden Road Inspector 
7 1 Dorothy Curran 1 Dix Road Inspector 
7 1 Virginia Evans 12 Barbara Circle Inspector 
7 1 Barbara Johnson 7 Churchill Road Inspector 
7 1 Ellen Magro 9 Rich Road Inspector 
7 1 James Rooney 38 Carroll Road Inspector 
7 1 Joyce  Parker 42 Vernon Street Inspector 
7 1 Rebello Patricia 3 Seneca Road Inspector 
7 2 MaryAnn Chorlton 312 Lexington Street Warden 



 

7 2 Paulette Uvino 5 Ashburton Avenue Clerk 
7 2 Donna Bullen 27 Robinson Road Inspector 
7 2 Linda Oldham 52 Wyman Street Inspector 
7 2 Mary Harrison 48 Lake Ave #BC5 Inspector 
7 2 Linda Loreth 19 Rich Road inspector 
7 2 Nancy Matthews 361 Place Lane Inspector 
7 2 Carol Murphy 275 Russell Street Inspector 

7 2 Mary  Sasso 39 Carroll Road Inspector 
7 2 Julie Medina 47 Willow Street Inspector 

 
  I hereby approve the above. s/Scott D. Galvin 

   
      s/President Anderson 
 
Motion made and 2nd that the ORDER be ADOPTED, all in favor, 9-0. 
Presented to the Mayor: August 8, 2019  s/Scott D. Galvin August 8, 2019 
 

************************* 
ORDERED Be it Ordained by the City Council of the City of Woburn that Title II, Article 

XXVIII, Compensation of Officers and Employees, be amended as follows:  
 
1. That Section 2-180, Base Salaries, be amended by revising the base salary 

of the Deputy Fire Chief to $122,215.54 (effective July 1, 2019); and  
 
2. That Section 2-190, Sick leave, attendance records, vacation and other 

incentives, be amended by adding a new subsection “E. The Deputy Fire 
Chief shall be entitled shall be entitled to the same benefits as negotiated 
in the collective bargaining agreement between the City of Woburn and 
Local 971, IAFF, as the same may be revised from time to time”. 

 
      s/President Anderson 
 
Motion made and 2nd that the MATTER be REFERRED TO COMMITTEE ON 
ORDINANCES, all in favor, 9-0. 
 

************************* 
 
ORDERED Whereas, on June 20, 2017 the Woburn City Council adopted an Order 

declaring the property located at 52 High Street as a nuisance as the term is 
used in M.G.L. Ch. 139, Sec. 1, et. seq. and further ordered that the property 
be razed within 60 days; and 

 
Whereas, the City Solicitor commenced an action in the Woburn District 
Court under the title City of Woburn vs. Deutsche Bank, Trustee, Civ. No. 
1753-CV-0455 for the appointment of a receiver over the property; and 



 

 
Whereas, the condition of the property has not been improved; 
 
Now, therefore, Be It Ordered by the City Council of the City of Woburn that 
the City Solicitor proceed with the receivership proceeding over the property 
located at 52 High Street in the interest of the health, safety and welfare of the 
community. 

 
      s/Alderman Gately  
 
Alderman Gately stated that the property is in disrepair, that there is a new owner, that the 
new owner will do a full renovation of the property, and that he will hold further action until 
October 2019. Motion made and 2nd that the MATTER be CONTINUED TO THE 
MEETING OF OCTOBER 15, 2019, all in favor, 9-0. 

_________________________ 
 
Motion made and 2nd to suspend the rules for the purpose of taking the following matters to 
the Order of the Day, all in favor, 9-0. 
             _________________________ 
 
ORDERED Whereas, M.G.L. Ch. 82A regulates excavation and trench safety as the word 

trench is defined in Section 4 thereof; and  
 
Whereas, pursuant to M.G.L. Ch. 82A, Sec. 2 the city shall designate one 
board or officer to issue permits for the excavation of trenches on privately 
owned land and for the excavation of a public way of a city;  
 
Now, Therefore, Be it Ordained by the City Council of the City of Woburn 
that 1989 Woburn Municipal Code, as amended, be further amended as 
follows: 
 
1.   By adding to Title 12 Streets, Sidewalks and Public Places, Article IV 

Excavations a new Section 12-28A as follows: 
 

12-28A    Permit issuance to excavate trench. 
 
The Building Commissioner shall have the authority to issue permits for 
the excavation of trenches on privately owned land in the city. The 
Superintendent of Public Works shall have the authority to issue permits 
for the excavation of a public way in the city.   

 
2.   By amending Title 15 Buildings and Construction, Article I Building and 

Occupancy Permits by adding under “Additional Fees” the following 
“Trench excavation fee $100.00”. 

 
    s/President Anderson and Alderman Higgins 



 

 
Motion made and 2nd that the MATTER be REFERRED TO COMMITTEE ON 
ORDINANCES, all in favor, 9-0. 
           ___________________________ 
 
Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 

_________________________ 
 
Motion made and 2nd to ADJOURN, all in favor, 9-0. Meeting adjourned at 9:08 p.m. 
 
A TRUE RECORD ATTEST: 
 
  
       
      William C. Campbell 
     City Clerk and Clerk of the City Council 
 


