
 

CITY OF WOBURN 
DECEMBER 3, 2019 – 7:00 P.M. 

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

 
Roll Call 

 
Campbell  Gately 

    Concannon  Higgins   
Ferullo   Mercer-Bruen  
Gaffney    Tedesco - absent 

Anderson 
_________________________ 

 
President Anderson announced that Alderman Gately would participate in this meeting under 
the City of Woburn Remote Participation Policy. 

_________________________ 
 
VOTED to dispense with the reading of the previous meeting’s Journal and to APPROVE, 
ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 

_________________________ 
 
MAYOR’S COMMUNICATIONS:  None. 

_________________________ 
 
NEW PETITIONS:  
 
Petition for renewal of First Class Motor Vehicle Sales Licenses by Lannan Chevrolet, Inc., 
40 Winn Street; and Lawless Inc., 196 Lexington Street. Motion made and 2nd that the 
MATTER be REFERRED TO COMMITTEE ON PUBLIC SAFETY AND LICENSES, 
ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
 

************************* 
Petitions for renewal of Second Class Motor Vehicle Sales Licenses by Anchor Auto Sales, 
Inc., 3 Breed Avenue; Ollie’s Service Center, 310 Main Street; and Donald J. Socorelis dba 
Woburn Glass Co., 243 Main Street. Motion made and 2nd that the MATTERS be 
REFERRED TO COMMITTEE ON PUBLIC SAFETY AND LICENSES, ROLL CALL: 
Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
 

************************* 
A communication dated November 26, 2019 with attachment 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 to Special Permit Decision, Woburn Armory LLC, 286 

Main Street a/k/a 320 Main Street, Woburn, Massachusetts 
 
Dear Mr. Campbell: 
 
Please be advised that I represent Woburn Armory LLC. On October 30, 2014 your office 
issued a Landowner’s Decision and Notice of Special Permit which Special Permit allowed 
for eighteen (18) residential dwelling units above the first floor of a commercial structure 
(the “Decision”) which Decision was modified by Notice of Modification of Special Permit 
dated July 14, 2016, which Special Permit allowed for a revised site plan as a minor 
modification (the “Modified Decision”). 
 
The Petitioner requests that a revised Sheet L1 dated November 13, 2015 revised June 9, 
2016 and revised October 30, 2019 replace the existing Sheet L1 in the Site Plan of Record in 
Condition One of the Modified Decision. 
 
Enclosed please find the following: 
 
1. Ten (10) copies of Sheet L1 entitled “Woburn Armory, 286 Main Street, Woburn, MA” 

dated November 13, 2015, revised June 9, 2016 and revised October 30, 2019 (the 
“Revised Sheet L1Plan”). 

2. Certification of Treasurer/Collector. 
 
The Revised Sheet L1 shows certain site modifications including additional shrubs, fences, 
reduced exterior stair, revised front parking, entry styles, walkways and ramp removal. 
 
The proposed minor revision to the Decision by substituting Revised Sheet L1 to the plan of 
record set forth in Condition One of the Modified 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 Modified Decision. 
 
Further, the proposed minor modification does not result in a substantive amendment which 
changes the result of the Modified 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 Revised Sheet L1 as the new Sheet L1 of the 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 that the communication be accepted, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 



 

Yes, Tedesco - absent, Anderson - Yes. Alderman Gately stated that he spoke to the Building 
Commissioner, that the Building Commissioner approves of these changes, that there is a 
question about the height of the fence at the far back corner of the parcel, that the request can 
be approved at this meeting, and that this request has nothing to do with the building. 
Alderman Mercer-Bruen stated that this request does not sound like a minor change, and that 
the matter should be reviewed in committee. Alderman Concannon stated that he understands 
the need to get this done but the neighbors have expressed concern from the beginning of this 
project, and that the neighbors have expressed concerns about these issues. Alderman Gately 
stated that the work near the Sanborn property is going well, that the neighbor in the corner 
will not be satisfied, that they have been going over this with her for three years, that the 
proposal has nothing to do with the building, that the petitioner has done more than required 
with the double walls, better fencing and façade work, that this request is a minor 
modification and an improvement on what was done before, that he asks the City Council 
approve this request, and that the Superintendent of Public Works reviewed the drainage and 
accepted the work. Alderman Campbell stated that she wants to know what the modifications 
are. Alderman Gately stated that it is time to act on this request. Motion made and 2nd to 
suspend the rules for the purposes of hearing from Attorney Tarby, ROLL CALL: Campbell 
- Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-
Bruen - Yes, Tedesco - absent, Anderson – Yes. Appearing was Attorney Joseph R. Tarby, 
III and he introduced Brandt Wild who is the project manager for the project. Brandt Wild, 
Project Manager, Siena Construction Corporation and he stated that the main issue was the 
wall along the north side of the property, that instead of a white PVC fence it will be a 
combination of a concrete wall and iron fence, that this change was due to a grade transition 
that was not shown on the plan, that a white PVC fence would not hold back the dirt, that 
they addressed the concerns of the neighbor Elisa Roche and Myrtle Street, that her concern 
was the work was not being done fast enough, that she is happy with the propose direction, 
that the petitioner is providing a new shed for the neighbor at the back of the property, that 
the wall to the back of the property has been completed, that the project is close to 
completion, that paving was to take place yesterday but for the snowstorm, that the interior 
including the retail area is nearly complete, and that the stairs on Myrtle Street will have a 
stucco finish. Attorney Tarby stated that the Careway Wellness Center will be moving into 
the commercial unit. Mr. Wild stated that some changes were made working with the 
Superintendent of Public Works, that they replaced two catchbasins on Myrtle Street, that the 
project had to be tied into the street without negatively impacting the city drainage system, 
that the site has as much infiltration as possible, that the ramp and stairs had to be adjusted 
due to grade change, and that there has been no reduction in parking. Alderman Mercer-
Bruen stated that the plans approved by the Superintendent of Public Works were prepared 
during the summer, and that the set of plans before the City Council at this meeting were not 
reviewed by the Superintendent of Public Works. Mr. Wilde stated that the Superintendent of 
Public Works did not review the plans before the City Council, that the Superintendent of 
Public Works did not care about the walls, stair or ramp changes, and that the concerns of the 
Superintendent of Public Works were about the infrastructure. Alderman Higgins stated that 
this is not a minor modification, that she does not necessarily disagree with the work but does 
not believe this is a minor modification, and that the City Council should hear from the 
Superintendent of Public Works. President Anderson stated that the matter can be reviewed 
in committee. Motion made and 2nd to return to the regular order of business, ROLL CALL: 



 

Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. Alderman Concannon stated 
that this proposal is not really a minor modification, and that he will support sending the 
matter to committee. Alderman Gately stated that the matter should be approved at this 
meeting, that the landowner has been held up from completing the project, that it is wrong to 
hold up this project, and that it is a shame if this matter is not approved at this meeting. 
Alderman Concannon stated that the project has taken too long, that he is concerned about 
slowing down the project but a two-week review after ten years is not a big deal, and that he 
wants to be certain the proposed changes meet the concerns of the neighbors. Motion made 
and 2nd that the MATTER be REFERRED TO COMMITTEE ON SPECIAL PERMITS, 
ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - No, Gately – No, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes.  
 

************************* 
Petition by Horn Pond Plaza LLC, c/o Gravestar, Inc., One Broadway, Cambridge, 
Massachusetts 02142 for a special permit pursuant to 1985 Woburn Zoning Ordinances, as 
amended, Sections 5.1.69, 7.3, 13.5 and 15 to modify a special permit issued December 9, 
2004, modified June 30, 2005, modified August 10, 2006, modified December 29, 2011 and 
modified April 25, 2019 to allow for: 1. Amendment to Condition 5 of the Decision dated 
April 25, 2019 to read “That dumpsters shall be placed on cement pads on the northeast and 
southeast corners of the back building, shall be fenced and screened and shall be subject to a 
pest control program;” and 2. To allow for 671 parking spaces (784 required, 671 existing) 
all as shown on the plans filed herewith, at 350 Cambridge Road. Motion made and 2nd that 
the MATTER be REFERRED TO PUBLIC HEARING, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. 

_________________________ 
 
PUBLIC HEARINGS:   
 
On the petition by ARE-MA Region No. 20, LLC, c/o Timothy M. White, Alexandria Real 
Estate Equities, Inc., 400 Technology Square, Suite 101, Cambridge, MA 02139 for special 
permits and site plan review pursuant to 1985 Woburn Zoning Ordinances, as amended, 
Sections 5.1.41a, 5.1.66, 8.3.1 and 12 to allow 116,000+/- g.s.f. biomedical research and 
development building with associated uses and surface parking at 195 and 215 Presidential 
Way f/k/a 19 Presidential Way. PUBLIC HEARING OPENED. A communication dated 
December 2, 2019 was received from City Engineer John E. Corey, Jr., PE as follows: 
 
Subject:  Special Permit for 195-215 Presidential Way 
 
The proposed project seeks to construct a biomedical facility of approximately 115,000 SF 
on a parcel that had the initial preparation work for utility connections performed in 2001. 
 
The water, sewer and drainage facilities are adequate for the project. 
 



 

There are minor traffic impacts associated with the project and we would recommend that a 
mitigation fee of $5,000 be provided for the installation of yellow backplates on the signal 
heads at the intersection of the Raytheon driveway and presidential Way. 
 
I trust the foregoing information is sufficient for your needs. Should you have any questions 
or comments, please do not hesitate to contact this office.     
 
Motion made and 2nd that the communication be received and made part of the record, 
Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. A report was received from the 
Committee on Special Permits as follows: “back for action pending response from City 
Engineer to the petitioner’s development impact statement.” Appearing for the petitioner was 
Attorney Mark T. Vaughan, Riemer and Braunstein, 700 District Avenue, Burlington, 
Massachusetts 01803 and he stated that he made a detailed presentation previously, that the 
building was previously approved under an earlier special permit, that the matter was 
reviewed by the Committee on Special Permits, that the City Engineer filed a response to the 
Development Impact Statement, that there is on recommendation of the City Engineer for a 
mitigation fee of $5,000 for enhancements at an intersection, and that the petitioner agrees 
with that recommendation. Alderman Mercer-Bruen asked if the petitioner has an objection 
to performing the work rather than paying the $5,000.00. Attorney Vaughan stated that if the 
work is on city property this may be an issue. Alderman Mercer-Bruen stated that she is 
concerned the work will not be performed otherwise. President Anderson stated that there 
could be a condition that the petitioner perform the work or pay the sum to the city in the 
event the city wants to oversee the work. Motion made and 2nd to open the public hearing, 
Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. PUBLIC COMMENTS: None. 
Motion made and 2nd that the public hearing be closed, Campbell - Yes, Concannon - Yes, 
Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - 
absent, Anderson – Yes. PUBLIC HEARING CLOSED. Motion made and 2nd to accept the 
four conditions referred to in the communication from Attorney Mark Vaughan as follows be 
accepted as conditions of the special permit: 1. The approved Plans of Record (collectively, 
the “Site Plans”) are the plans entitled “Site Plans - Proposed R&D/Lab Development, 215 
Presidential Way, Woburn Massachusetts” dated October 8, 2019, revised November 19, 
2019, prepared by VHB and consisting of Sheets C-1 thru C-7, and Sheets Sv-1, L-1, L-2 and 
SL-1.; 2. The Petitioner shall construct and improve the Project in substantial conformance 
with the approved Site Plans.  Minor modifications of the building footprint are permitted 
within the Permissible Building Area denoted on the Site Plans.  Building footprint 
alterations which extend outside of the Permissible Building Area and result in an increase in 
the maximum permitted Gross Floor Area as denoted on the Site Plans shall require review 
and approval by the City Council in accordance with the provisions of Section 12 Site Plan 
Review. Minor field modifications may be authorized directly by the Building Commissioner 
with such modifications including, but not limited to the following: 1) adjustments to 
placement of underground utilities (subject to City Engineer review); and, 2) minor 
adjustments to the location of curbing, transformers and generators, parking lot and 
pedestrian lighting, landscaping location (no reduction in quantity is permitted without City 
Council authorization).  In the event that the Building Commissioner determines that the 



 

plans filed with the Building Permit application are not a Minor Field Modification and are 
not in substantial conformance with this Decision, the Applicant shall petition the City 
Council for authorization in accordance Section 12 Site Plan Review.; 3. The Applicant 
proposes to maintain the existing curb cut situated along the easterly property boundary 
adjacent to 225 Presidential Way.  While this existing curb cut varies slightly from the 
allowed driveway width and intersection radius permitted under Section 8.4.2 of the Zoning 
Ordinance, the City Council finds that the design is sufficient to accommodate access and 
egress to the Premises, and, therefore, no modifications to the Site Plan are required.; and 4. 
The Site Plan shall be revised to reflect the installation of vertical granite curbing at the site 
driveway connection to Presidential Way and along the driveway connection and parking 
spaces serving the visitor parking drop-off loop along the front of the proposed building.  
Curbing along sidewalks shall be integrated monolithic concrete curbing and all other 
curbing shall be precast concrete curbing.  This mixture of curbing type is consistent with the 
curbing materials presently utilized within the parking field at 195 Presidential Way and will 
support a continuity of design between the two properties, Campbell - Yes, Concannon - Yes, 
Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - 
absent, Anderson – Yes. Motion made and 2nd that the SPECIAL PERMIT be GRANTED, 
AS AMENDED with the conditions as follows: 1. That the yellow backplates on the signal 
heads at the intersection of the Raytheon driveway and Presidential Way be installed prior to 
issuance of an occupancy permit temporary or otherwise, 2. The approved Plans of Record 
(collectively, the “Site Plans”) are the plans entitled “Site Plans - Proposed R&D/Lab 
Development, 215 Presidential Way, Woburn Massachusetts” dated October 8, 2019, revised 
November 25, 2019, prepared by VHB and consisting of Sheets C-1 thru C-7, and Sheets Sv-
1, L-1, L-2 and SL-1.; 3. The Petitioner shall construct and improve the Project in substantial 
conformance with the approved Site Plans.  Minor modifications of the building footprint are 
permitted within the Permissible Building Area denoted on the Site Plans.  Building footprint 
alterations which extend outside of the Permissible Building Area and result in an increase in 
the maximum permitted Gross Floor Area as denoted on the Site Plans shall require review 
and approval by the City Council in accordance with the provisions of Section 12 Site Plan 
Review. Minor field modifications may be authorized directly by the Building Commissioner 
with such modifications including, but not limited to the following: 1) adjustments to 
placement of underground utilities (subject to City Engineer review); and, 2) minor 
adjustments to the location of curbing, transformers and generators, parking lot and 
pedestrian lighting, landscaping location (no reduction in quantity is permitted without City 
Council authorization).  In the event that the Building Commissioner determines that the 
plans filed with the Building Permit application are not a Minor Field Modification and are 
not in substantial conformance with this Decision, the Applicant shall petition the City 
Council for authorization in accordance Section 12 Site Plan Review.; 4. The Applicant 
proposes to maintain the existing curb cut situated along the easterly property boundary 
adjacent to 225 Presidential Way.  While this existing curb cut varies slightly from the 
allowed driveway width and intersection radius permitted under Section 8.4.2 of the Zoning 
Ordinance, the City Council finds that the design is sufficient to accommodate access and 
egress to the Premises, and, therefore, no modifications to the Site Plan are required.; and 5. 
The Site Plan shall be revised to reflect the installation of vertical granite curbing at the site 
driveway connection to Presidential Way and along the driveway connection and parking 
spaces serving the visitor parking drop-off loop along the front of the proposed building.  



 

Curbing along sidewalks shall be integrated monolithic concrete curbing and all other 
curbing shall be precast concrete curbing.  This mixture of curbing type is consistent with the 
curbing materials presently utilized within the parking field at 195 Presidential Way and will 
support a continuity of design between the two properties, Campbell - Yes, Concannon - Yes, 
Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - 
absent, Anderson - Yes. 
 

************************* 
On the petition by 304 Cambridge LLC, c/o Avenue Management LLC, 304 Cambridge 
Road, Woburn, Massachusetts 01801 for a special permit pursuant to 1985 Woburn Zoning 
Ordinances, as amended Sections 8.2.5 and 15 to allow reduction in parking from 303 
parking spaces to 202 parking spaces at 304 Cambridge Road. PUBLIC HEARING 
OPENED. A report was received from the Committee on Special Permits as follows: “back 
for action with the conditions as follows: 1. That the revised site plan be cited in any 
Decision as the Plan of Record and filed with the Office of Inspectional Services; 2. That 
should the parking requirements change as a result of future office space tenancy, the 
Petitioner shall submit modified calculations to the Council and the Office of Inspectional 
Services to maintain a current record; 3. That no overnight parking of the commercial 
vehicles on the premises shall be permitted unless otherwise authorized by a previous or 
forthcoming special permit request; and 4. That the petitioner shall install a stop sign and 
painted stop line from the parking lot at the intersection with Country Club Road.” 
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 fourth 
recommended condition of the Committee on Special Permits has already been completed. 
Alderman Higgins stated that she is against not have a condition restricting the transferability 
of the special permit as recommended by the Planning Department, that she will offer an 
amendment restricting the transferability of the special permit, that this request is for a 
significant reduction in parking with only a few vacant units, and that she would prefer to 
limit the medical use of the office space because the medical use requires more parking than 
other uses. Attorney Tarby stated that the current offices uses are not using the parking that is 
required for those type of uses and therefore the petitioner is seeking the reduction. John Paul 
Martignetti of 304 Cambridge LLC stated that in their calculations they took into 
consideration that one vacant space would be a medical use and parking for that unit is a bit 
higher, and that even conservatively estimating the uses the actual need is not hear the 202 
parking spaces. Alderman Higgins stated that if the medical aspect is taken out of the parking 
need then the parking available would be close to the actual requirement for parking. Mr. 
Martignetti stated that they are not interested in removing the potential for a medical use in 
the vacant spaces, that they do not believe the uses will cause a parking issue or bump up 
against the 202 available parking spaces, that Suite 540 is approximately 2,000 square feet, 
that Suite 310 is larger than 2,000 square feet, that if Suite 510 and Suite 540 were combined 
the area would be similar in size to Suite 310, that there would be a requirement of fifteen 
rather than eight parking spaces for a medical use, that the parking requirement is four 
parking spaces per exam room for a medical use as opposed to a square footage calculation, 
that one of the offices was factored as an office use and one was factored as a medical use, 
and that he is not certain how many exam rooms there would be for 1,000 square feet. 
Alderman Higgins stated that there is nothing that limits the lower units to office or medical, 



 

and that if the remaining offices are limited to office use this limits the potential increase 
parking requirement for a medical use. Mr. Martignetti stated that they would not put 
themselves in a place where they cannot provide parking for their tenants. Alderman Mercer-
Bruen stated that she will not support the petition if a condition restricting the transferability 
of the special permit is not included, and that the City Council should not allow a reduction 
in parking without knowing what use is going in the building. Alderman Gately stated that 
there is ample parking at the locus, that there have been many uses before the building was 
refurbished, that there was a lot of activity at the property, that the modifications have made 
this a better use, that the City Council should approve the special permit, and that this is a 
good project. Motion made and 2nd that the public hearing be opened, Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. PUBLIC COMMENTS: Thomas Lawton, Chairman 
Woburn Golf and Ski Authority, 1 Country Club Road, Woburn stated that he researched the 
matter including discussions with the Engineering Department and Department of Public 
Works, that this is an appropriate petition, and that he withdraws his earlier objections after 
this review. Attorney Tarby stated that he has lease in an office park for thirty years, that 
tenants demand parking spaces, that if the parking spaces cannot be delivered the tenants will 
not renew their leases and will move out, that the petitioner estimated the use of the property 
on a 24 hour, seven-day basis, that this was a real study, and that a landlord has to be able to 
be able to park tenants and visitors or they will not have tenants. Motion made and 2nd that 
the public hearing be closed, Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - 
Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
PUBLIC HEARING CLOSED. Alderman Concannon stated that the nontransferability issue 
is too important to the petitioner and too slight a gain for the city because the special permit 
can always be reviewed by the City Council, that the goal is to make sure if the building is 
sold the new owner understands the conditions, and that he proposes a condition that within 
three months of the sale of the underlying property which is the subject of the special permit 
the new owner shall appear before the Committee on Special Permits to review the 
conditions of the special permit with the Committee. Alderman Campbell stated that she 
agrees with Alderman Concannon, that she was going to support the petition without the 
condition relative to nontransferability of the special permit, that some petitions should have 
the nontransferability condition but not in this matter, and that she would support the 
condition proposed by Alderman Concannon but does not want to make matters difficult for 
the petitioner in the future and that this condition would resolve that concern. Motion made 
and 2nd that a condition be added as follows: 5. That the special permit is issued only to 304 
Cambridge Rd. LLC and is not transferrable, with the exception of a transfer to an entity of 
which 304 Cambridge Rd. LLC is the primary or principal owner, Campbell - No, 
Concannon - No, Ferullo - No, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson – Yes. Alderman Concannon stated that the condition 
prohibiting transferability is not necessary, and that he does not support the condition. 
Alderman Campbell stated that the condition prohibiting transferability is not necessary. 
Alderman Ferullo stated that the condition prohibiting transferability is not necessary. 
Motion made and 2nd to add a condition as follows: That the remaining suites as set forth in 
the chart entitled “Estimated Hours of Operations and Parking Uses Not Currently 
Operating” shall be for office use and not medical office us, Campbell – No, Concannon - 
No, Ferullo - No, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - 



 

absent, Anderson – No. Alderman Higgins stated that the petitioner can always come back 
and ask for a modification if the conditions work. Motion made and 2nd to amend Condition 1 
be amended to read as follows: 1. That the plan entitled “304 Cambridge Street, Located in 
Woburn, Massachusetts, Prepared for 304 Cambridge, LLC” prepared by Eaglebrook 
Engineering & Survey, LLC dated September 5, 2019, revised 9/30/19 shall be the plan of 
record, Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. Alderman Campbell 
stated that she will vote in favor of the special permit although she does not agree with some 
of the conditions. Motion made and 2nd that the SPECIAL PERMIT be GRANTED, AS 
AMENDED with the conditions as follows: 1. That the plan entitled “304 Cambridge Street, 
Located in Woburn, Massachusetts, Prepared for 304 Cambridge, LLC” prepared by 
Eaglebrook Engineering & Survey, LLC dated September 5, 2019 , revised 9/30/19 shall be 
the plan of record; 2. That should the parking requirements change as a result of future office 
space tenancy, the Petitioner shall submit modified calculations to the Council and the Office 
of Inspectional Services to maintain a current record; 3. That no overnight parking of the 
commercial vehicles on the premises shall be permitted unless otherwise authorized by a 
previous or forthcoming special permit request; 4. That the petitioner shall install a stop sign 
and painted stop line from the parking lot at the intersection with Country Club Road; and 5. 
That the special permit is issued only to 304 Cambridge Rd. LLC and is not transferrable, 
with the exception of a transfer to an entity of which 304 Cambridge Rd. LLC is the primary 
or principal owner, Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - 
Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes.   
Alderman Gately file a notice of intent to move for reconsideration on December 4, 
2019 at 9:44 a.m. 
 

************************* 
On the petition by Braese Holdings LLC, 132 Pleasant Street, Woburn, Massachusetts 01801 
for special permits pursuant to 1985 Woburn Zoning Ordinances, as amended Sections 29.4.1 
and 29.4.2 to allow for 1. Six (6) dwelling units with required parking, and 2. Continuation of 
office space (reduction from 3,262 square feet to 1,230 square feet), at 132 Pleasant Street. 
PUBLIC HEARING OPENED. A report was received from the Committee on Special 
Permits as follows: “back for action pending receipt of correspondence from Woburn 
Historical Commission.” A copy of a communication dated December 2, 2019 from Carol 
Seitz, Chair, Woburn Historical Commission to Attorney Joseph R. Tarby, III was received 
as follows: 
 
Conversion of 132 Pleasant St. 
 
Dear Mr. Tarby, 
 
This letter is to formally notify you of the determination made by the Woburn Historical 
Commission in reviewing the proposed conversion of the property at the above address. 
 
The Commission determined the property to be a significant historic building using the 
criteria outlined in Title 15, Article 5, Section 15-16 of the Woburn Municipal Code. 
 



 

Sincerely, s/Carol Seitz, Chair, Woburn Historical Commission 
 
Motion made and 2nd that the communication be received and made part of the record, ROLL 
CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. Appearing for the 
petitioner was Attorney Joseph R. Tarby, III, Murtha Cullina LLP, 600 Unicorn Park Drive, 
Woburn, Massachusetts 01801 and he stated that proposal has been reduced from six 
residential units to five residential units. Attorney Tarby offered a Façade Preservation 
Restriction, Proposed Conditions to Special Permit Petition Braese Holdings LLC December 
3, 2019, a plan entitled “Site Plan, 132 Pleasant Street, Woburn, MA 01801” prepared by 
ALAN Engineering L.L.C. dated October 4, 2019, revised 11/15/2019, and a plan entitled 
“Conversion to Residential Units, 132 Pleasant Street, Woburn, MA 01801” pages A-1 
through A-9 prepared by Kritikos Architects dated 12-2-2019 to the City Council for review. 
Motion made and 2nd that the documents be received and made part of the record, ROLL 
CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. Stephen Braese, 4 
Diana Drive stated that eight six-foot arbor vitaes will be planted as a buffer from the 
neighbor to the west, that the seventh residential unit has been changed to a laundry room, 
that the office space has been reduced to 1,129 square feet which is 25% exactly, that the unit 
numbers on the second floor have been changed, that none of the residential units are larger 
than 700 square feet, and that the units will not help the city meet the 10% affordable housing 
requirement. Alderman Mercer-Bruen stated that she appreciates the reduction in the number 
of units, and that she wants the laundry room to remain a laundry room and not be converted 
to a residential unit at any time. Mr. Braese stated that he had no objection to the laundry 
room not being converted to a residential unit. Attorney Tarby stated that a condition might 
state the laundry room cannot be used for an office or residential unit as another suitable use 
may be a common area. President Anderson stated that the area could be referred to as 
common space. Mr. Braese stated that the bathroom near the laundry room is a half 
bathroom. Alderman Mercer-Bruen asked if the parking will be assigned. Mr. Braese stated 
that he does not usually assign parking, that he prefers to leave the parking spaces open, and 
that for example during snow removal he requires vehicles to be parked in different areas of 
the parking lot. Alderman Mercer-Bruen stated that Wolcott Road is a natural place for 
overflow parking and that she wants to avoid this from occurring. Mr. Braese stated that he 
issues parking stickers at the other buildings be owns. Motion made and 2nd to open the 
public hearing, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - 
Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. 
PUBLIC COMMENTS: None. Motion made and 2nd that the public hearing be closed, ROLL 
CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. PUBLIC HEARING 
CLOSED. Motion made and 2nd that the SPECIAL PERMIT be GRANTED, AS 
AMENDED with the conditions as follows: 1. The Petitioner shall construct and improve the 
Site as substantially described in the plans submitted with the Petition for Special Permit 
entitled:  “Site Plan, 132 Pleasant Street, Woburn, MA” dated October 4, 2019 and revised 
November 15, 2019; prepared by ALAN Engineering L.L.C. 110 Winn Street, Woburn, MA 
01801 (hereinafter the “Site Plan”) although design adjustments and modifications generally 
associated with:  (i) preparing so-called “working drawings” or (ii) site conditions shall be 



 

permitted so long as such changes do not constitute substantial changes from said plans as 
determined by the Building Commissioner.  In the event that the Building Commissioner 
determines that the building plans filed with the building permit application are not in 
substantial conformance with the Site Plan, the Petitioner may request a review of said plans 
by the City Council Special Permits Committee who shall make a final determination.  If the 
Special Permits Committee makes a determination that the proposed plans are not in 
conformance with the Site Plan, the Petitioner shall be required to file a Special Permit 
Petition seeking approval to modify the Site Plan.; 2. Prior to the issuance of a building 
permit, the Petitioner shall provide to the City Clerk and Building Commissioner a copy of a 
recorded Façade Preservation Restriction for 132 Pleasant Street.; 3. All exterior building 
illumination shall be shielded in such a manner that will prevent direct light from impacting 
any abutting properties.; 4. The exterior façade and design shall be maintained to the 
maximum extent possible and maintained in perpetuity by the execution and recordation of a 
Façade Preservation Restriction.; 5. This Special Permit shall allow for a maximum of five 
(5) residential units and one (1) commercial unit (the “Units”).; 6. The Petitioner shall plant 
eight (8) six (6) foot arborvitaes along the western boundary line of the Property.; 7. The City 
Council in granting this Special Permit hereby makes the required findings set forth in 
Section 11.5 and Section 29.8 of the Woburn Zoning Ordinance.; 8. That the area referenced 
as “Future Laundry” on Sheet A-3 of the plans shall remain as common space and not be 
used for residential or commercial use.; 9. That the areas shown on the Plan of Record as 
“Existing Lawn Area” (between the development site and properties owned now or formerly 
by Ferullo and Clark) shall remain in their current grassed condition, and shall not be 
improved with any patios, decks, porches, or the like; and 10. That the dumpster shall be 
enclosed with a six foot fence, shall have rodent and pest control, shall have a plastic lid, 
shall be emptied at least once per week and shall not be emptied before 7:00 a.m. or after 
7:00 p.m.., ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, 
Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson – Yes. 
 

************************* 
Motion made and 2nd to hold the public hearing on the following two matters collectively and 
to received and make part of the record the communication from Alderman Edward Tedesco, 
ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
 

************************* 
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 forth in the Journal for the City Council Regular 
Meeting on July 16, 2019. PUBLIC HEARING OPENED. A communication was received 
from Alderman Edward Tedesco as follows: 
 
Dear President and Aldermen: 
 
Due to a prior commitment, I am unable to attend our meeting this evening. 
 



 

As a sponsor of the proposed new Section 31 “Railway Overlay District (ROD)” and the 
amendment to the zoning map by establishing the ROD, I request that you continue this 
matter to December 17th so that I can participate in the discussion and potential vote. 
 
Sincerely. s/Edward Tedesco, Alderman, Ward 6 
 
A report was received from the Committee on Ordinances as follows: “ought to pass as 
follows: 
 
31.1 Purpose of District 
 

1. To promote the health, safety and general welfare of the community by 
encouraging the redevelopment of abandoned, underutilized, and/or obsolete 
commercial and industrial sites to residential use. 

2. To promote high quality design and minimize negative impacts on the 
surrounding area. 

 
31.2 Establishment and Applicability 
 

1. The Railway Overlay (ROD) District is hereby established as an overlay district.  
The ROD shall only be applied to properties zoned S-1 that abut the abandoned 
Boston & Maine Railroad Line between High Street and Green Street.  The 
overlay district shall permit residential land uses which shall be in addition to the 
land uses allowed in the underlying S-1 District. 

2. The provisions of the ROD shall only apply to projects using the criteria set forth 
herein. Any building, structure or use of land that is not part of a ROD 
development proposal shall maintain the rights and privileges of the underlying 
district without modification by the ROD. 

 
31.3 Authority of Permit Granting Authority 
 

The City Council shall be the Permit Granting Authority for both Special Permits and 
Site Plan Review approval where applicable. This authority continues subsequent to 
occupancy. 

 
31.4 Associated Criteria 
 

1. All ROD proposals shall be subject to Site Plan Review Section 12, as applicable. 
2. All ROD proposals shall be subject to Section 18, Development Impact 

Mitigation, as applicable. 
3. All ROD proposals shall be subject to Section 11.11 Affordable Housing 

Requirements, as applicable. 
4. All ROD proposals shall be subject to Section 9, Floodway and Flood Plain 

Districts, as applicable. 
5. All ROD proposals shall be subject to Section 15, Groundwater Protection 

Districts, as applicable. 



 

6. All ROD proposals shall be subject to the following sections: 
(1) Section 11.1, Purpose 
(2) Section 11.2, Authority 
(3) Section 11.3, Procedures for Special Permits 
(4) Section 11.4, Contents of the Application for Special Permits 
(5) Section 11.5, Conditions for Special Permits 
(6) Section 11.6, Additional Conditions for Special Permits for Specific Uses and 

Conditions. 
 
31.5 Uses 
 

1. Uses Allowed by Right with Site Plan Review 
 

1. None 
 

2. Uses Allowed by Special Permit with Site Plan Review 
 

A special permit issued by the Woburn City Council shall be required for: 
 
(1)  Townhouse or Garden Apartment. 
(2)  Congregate Elderly Housing. 
(3)  Elevator Apartment. 
(4)  Accessory offices, clubhouses, personal services and recreation amenities 

consistent with the uses noted above. 
 
31.6 Density and Dimensional Regulations 
 

1.  Specific Requirements 
1. Lot area, frontage and yards. 

Minimum Lot Area:      2 acres 
Minimum Lot Frontage:   100 feet 
Minimum Front Yard Setback:  25 feet 
Minimum Side Yard Setback:   25 feet 
Minimum Rear Yard Setback:  25 feet 

2. Lot coverage and Landscaped Usable Open Space 
Maximum Building Coverage:  40% 
Minimum Landscaped Usable Open Space: 25% 

3. Building Height and Intensity of Use 
Maximum height for ROD developments shall be four (4) stories and 49 
feet. The maximum number of residential units shall not be more than 
twenty-five (25) units per acre. 

4. More than One Building on a Lot 
All ROD development may contain more than one principal building on a lot. 

 
31.7 Off-Street Parking Requirements 

 



 

1.  Off-street parking requirements shall be as set forth in Section 8 of this Zoning 
Ordinance entitled Off Street Parking and Loading Facilities Regulations, except 
as noted in Section 31.6.2 below. 

 
2.  At a minimum, off-street parking spaces shall be provided as follows: 

a. Congregate Elderly Apartments: 1.5 spaces per unit. 
b. Townhouse, Garden Apartments or Elevator Apartments: 1.70 spaces per 

studio and one bedroom dwelling units and 2 spaces per two bedroom 
dwelling units. 

 
3. The minimum pavement width for any road, driveway, or access aisle shall be 20 

feet for one-way traffic and 24 feet for two-way traffic. 
 
31.8 Design Standards 
 

1. All utility and site construction details shall conform to the standards of the City 
of Woburn’s Zoning Code, where applicable, and in the case of a subdivision the 
Woburn Planning Board’s Land Subdivision Rules and Regulations, unless 
otherwise waived thereunder. 

 
31.9 Sign Regulations 
 

1. Signage in a ROD shall be authorized by the City Council via an approved Site 
Plan or Special Permit Plan of Record.” 

 
Motion made and 2nd that the public hearing be opened, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson – Yes. PUBLIC COMMENTS: Kenneth Lee, 58-60 
Prospect Street stated that he was not aware the review of this matter was complete, that this 
ordinance is the wrong direction, that this will allow 25 units per acre, that the Commerce 
Way area allows 20 units per acre, and that he believed this was sent to the City Council to 
review the changes but not for final approval. Alderman Higgins stated that this would not 
approve the project but only the zoning amendment. President Higgins stated that the zoning 
amendment was revised by Alderman Higgins consistent with the comments of the Planning 
Director. Mr. Lee stated that the proposed building is too high for the area, that the maximum 
height at Commerce Way is 35 feet, that this proposal has a maximum height of 49 feet, that 
the Technology and Business Overlay District has 25 units per acre but that development is 
not in the middle of a residential area, that there are significant setbacks in those other 
overlay areas, and that he was not aware this was being sent to the full City Council for final 
approval. Motion made and 2nd that the PUBLIC HEARING be CONTINUED TO THE 
REGULAR MEETING OF THE CITY COUNCIL ON DECEMBER 17, 2019, ROLL 
CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
 

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



 

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 
forth 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 DECEMBER 17, 2019, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, 
Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson 
- Yes. 
 

************************* 
On the 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. PUBLIC HEARING 
OPENED. A copy of a communication dated December 2, 2019 from Carol Seitz, Chair, 
Woburn Historical Commission to Attorney Joseph R. Tarby, III was received as follows: 
 
Conversion of 34 Elm St. 
 
Dear Mr. Tarby, 
 
This letter is to formally notify you of the determination made by the Woburn Historical 
Commission in reviewing the proposed conversion of the property at the above address. 
 
The Commission determined the property to be a significant historic building using the 
criteria outlined in Title 15, Article 5, Section 15-16 of the Woburn Municipal Code. 
 
Sincerely, s/Carol Seitz, Chair, Woburn Historical Commission 
 
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 petitioner offers to 
age restrict the units to individuals over the age of 55 years, that it is not legal to condition 
the tenancy with a veterans preference but the petitioner will work with the Veterans’ Agent 
to help house veterans, and that the driveways have been changed from twelve feet in width 
to sixteen feet in width to make egress easier. Alderman Mercer-Bruen stated that she wants 
the parking spaces to be assigned. John Flaherty of Tidd Home LLC stated that he would not 
object to requiring the parking spaces be assigned. Alderman Mercer-Bruen stated that she 
wants to be certain the units are age restricted. Attorney Tarby stated that the age restriction 
would be a condition of the special permit. Mr. Flaherty stated that the age restriction would 
be on the deed filed at the Middlesex Registry of Deeds. Alderman Mercer-Bruen stated that 
there must be an enforcement mechanism for the age restriction. President Anderson stated 
that the special permit will be recorded with the age restriction, and that the condition is 



 

acceptable. Attorney Tarby stated that the petitioner is willing to execute a restrictive 
covenant for residents 55 and older similar to the former St. Joseph’s Church building, and 
that there could be a condition that before the issuance of a building permit the petitioner 
shall record with the City Clerk a declaration of restrictive covenant stating all units in the 
building will be restricted to residents 55 years of age and over. Motion made and 2nd that the 
communication from the Historical Commission dated December 2, 2019, the Proposed 
Conditions to Special Permit Petition Tidd Home LLC December 3, 2019 and the Façade 
Preservation Restriction be received and made part of the record, ROLL CALL: Campbell - 
Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-
Bruen - Yes, Tedesco - absent, Anderson - Yes. Motion made and 2nd to add a condition as 
follows: 12b That the parking spaces shall be assigned to the tenants, and that the proposed 
condition 12b be amended to 12c, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - 
Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, 
Anderson - Yes. Motion made and 2nd that proposed condition 2 be amended to read as 
follows: 2. Prior to the issuance of a building permit, the Petitioner shall provide to the City 
Clerk and Building Commissioner a copy of a recorded Façade Preservation Restriction for 
74 Elm Street in the form submitted to the City Council on December 3, 2019, ROLL CALL: 
Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. Motion made and 2nd that a 
condition be added as follows: That before the issuance of a building permit the petitioner 
shall record with the City Clerk a declaration of restrictive covenant stating all units in the 
building will be restricted to residents 55 years of age and over, ROLL CALL: Campbell - 
Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-
Bruen - Yes, Tedesco - absent, Anderson - Yes. Motion made and 2nd that a condition be 
added as follows: That both driveways shall be sixteen (16) feet in width, ROLL CALL: 
Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. Motion made and 2nd that the 
public hearing be opened, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, 
Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson 
- Yes. PUBLIC COMMENTS: Janice Pinto, 16A Edwards Road stated that the building is in 
an established neighborhood near an elementary school, that fifteen parking spaces are not 
sufficient for the use, that she proposes there be one parking space for each studio apartment, 
two parking spaces for the one bedroom unit and five parking spaces for guests, workers, 
health aids and the like, that allowing the building without sufficient parking can adversely 
impact the traffic, that there can be a hardship during storms if the parking is not sufficient, 
that reducing the amount of parking is the wrong precedent, and that a minimum of twenty 
parking spaces should be provided. Art Duffy, 38 Alfred Street stated that he is in favor of 
the petition, and that the petitioner has performed excellent with similar projects. Anthony 
Montanaro, 8 Edwards Road stated that he has concerns about the traffic, that he wants to 
know how to hold the petitioner accountable for the 55 years and older resident restriction, 
that he is concerned about who the tenants might be, that the integrity of the area should be 
maintained, that he is concerned about water and drainage issues but the correct construction 
firm can address these issues, and that there are several homes on Edwards Road and Keith 
Circle that do not have sump pumps or water in the basement. Motion made and 2nd to 
received and make part of the record the communication dated November 26, 2019 from 
Sean Musselman, 14A Edwards Road concerning the project, ROLL CALL: Campbell - Yes, 



 

Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. Judy Nasse, 16 Edwards Road stated that she 
understood that there was an issue with language in the ordinance. Motion made and 2nd to 
receive and make part of the record the communication dated December 3, 2019 from Janice 
Pinto, 16A Edwards Road, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, 
Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson 
- Yes. Larry Guiseppe, 2 Minchin Drive stated that he is appearing as a resident and the 
Veterans’ Agent, that he is in support of the petition, that he discussed with the petitioner the 
possibility of homeless veterans residing at the property, that this is a complicated process 
but he is willing to help the veterans with the paperwork, that when the building operated as 
the Tidd Home there were only two vehicles were owned by the 24 residents, that many of 
the residents likely will not have vehicles, and that the petitioner does excellent work. Nancy 
Cecchini, 3 Susan Terrace stated that the petitioner resides in the neighborhood and will take 
care of the property. Motion made and 2nd that the public hearing be closed, ROLL CALL: 
Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - 
Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. PUBLIC HEARING CLOSED. 
Alderman Campbell stated that she spoke to a representative of the State Ethics Commission 
concerning this petition and filed a disclosure with the Office of the City Clerk, that she has 
difficulty with reducing the parking because this is a heavily settled area, that she wanted the 
number of units to be reduced, that she wants to preserve historic properties, and that she 
appreciates the 55 year or over resident restriction and the opportunity to provide housing to 
veterans but believes more parking is needed for the project and therefore cannot support the 
petition. Motion made and 2nd that the SPECIAL PERMIT be GRANTED, AS AMENDED 
with the conditions as follows: 1. The Petitioner shall construct and improve the Site as 
substantially described in the plans submitted with the Petition for Special Permit entitled: 
“Special Permit Application, 74 Elm Street, 14 Units, Woburn, Massachusetts” dated 
March 25, 2019 Sheets 1-6; prepared by Daniel Dragani, P.E., Eastern Companies LLC, 73 
Nason Road, Swampscott, MA. (hereinafter the “Site Plan”) although design adjustments and 
modifications generally associated with: (i) preparing so-called “working drawings” or (ii) 
site conditions shall be permitted so long as such changes do not constitute substantial 
changes from said plans as determined by the Building Commissioner.  In the event that the 
Building Commissioner determines that the building plans filed with the building permit 
application are not in substantial conformance with the Site Plan, the Petitioner may request a 
review of said plans by the City Council Special Permits Committee who shall make a final 
determination.  If the Special Permits Committee makes a determination that the proposed 
plans are not in conformance with the Site Plan, the Petitioner shall be required to file a 
Special Permit Petition seeking approval to modify the Site Plan.; 2. Prior to the issuance of a 
building permit, the Petitioner shall provide to the City Clerk and Building Commissioner a 
copy of a recorded Façade Preservation Restriction for 74 Elm Street in the form submitted 
to the City Council on December 3, 2019.; 3. All exterior building illumination shall be 
shielded in such a manner that will prevent direct light from impacting any abutting 
properties.; 4. During renovations, all vehicles must be parked on Site.; 5. During 
renovations, no vehicles shall be parked on Traverse Street or Edmunds Drive.; 6. During 
renovations, all staging and deliveries will occur on Site.; 7. During renovations, the 
Petitioner shall maintain all adjoining roadways free and clear of all debris.; 8. The exterior 
façade and design shall be maintained to the maximum extent possible and maintained in 



 

perpetuity by the execution and recordation of a Façade Preservation Restriction.; 9. This 
Special Permit shall allow for a maximum of fourteen (14) residential units (the “Units”).; 
10. The Units shall be age restricted and occupied by individuals who are fifty-five years of 
age or older.; 11. The Petitioner shall provide for fifteen (15) parking spaces as shown on the 
Site Plan.; 12. The City Council by this Special Permit grants the following relief to the 
Petitioner: (a) A reduction in requiring parking spaces from 28 to 15; (b) 12b That the 
parking spaces shall be assigned to the tenants; (c) Relief from design and screening 
requirements for parking spaces and parking lot.; 13. The City Council in granting this 
Special Permit hereby makes the required findings set forth in Section 11.5 and Section 29.8 
of the Woburn Zoning Ordinance.; 14. That before the issuance of a building permit the 
petitioner shall record with the City Clerk a declaration of restrictive covenant stating all 
units in the building will be restricted to residents 55 years of age and over.; and 15. That 
both driveways shall be sixteen (16) feet in width, ROLL CALL: Campbell - No, Concannon 
- Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, 
Tedesco - absent, Anderson - Yes. 

_________________________ 
 
UNFINISHED BUSINESS OF PRECEDING MEETING:   
 
Petition for approval pursuant to M.G.L. Ch. 268A, Sec. 20(b) of contract for snowplowing 
services by Michael Delong. President Anderson stated that this matter was discussed at the 
last meeting, and that it was his understanding the petitioner was determined to be ineligible. 
Alderman Gaffney stated that he wants to know why a Park Department employee can 
provide snowplowing service to the city but a Department of Public Works employee cannot 
do so. Motion made and 2nd that a communication be sent to the City Solicitor requesting her 
opinion as to whether there is any issue which would prevent the City Council from 
approving the request, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, 
Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson 
- Yes.  

_________________________ 
 
COMMITTEE REPORTS:  
 
PERSONNEL: 
 
On the appointment of Rosalie Travelo as a Member of the Woburn Council on Aging, 
committee report was received “ought to pass”. Motion made and 2nd that the COMMITTEE 
REPORT be ADOPTED, ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, 
Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson 
- Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 
 

************************* 
PUBLIC SAFETY AND LICENSES: 
 



 

On the petition by Musto Jewelers Inc. for renewal of a Secondhand Dealers and Secondhand 
Collectors License, committee report was received “ought to pass with any existing 
conditions”. Motion made and 2nd that the COMMITTEE REPORT be ADOPTED, ROLL 
CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 
 

************************* 
On the petitions for renewal of First Class Motor Vehicle Sales License by C.N. Wood 
Company, Inc.; M&L Transit Systems, Inc.; Northeast Tree, Inc.; and Woodco Machinery, 
Inc., committee report was received “ought to pass with the existing conditions”. Motion 
made and 2nd that the COMMITTEE REPORT be ADOPTED, ROLL CALL: Campbell - 
Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-
Bruen - Yes, Tedesco - absent, Anderson - Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 
 

************************* 
On the petitions for renewal of Second Class Motor Vehicles Sales License by Robert 
McSheffrey dba Bob McSheffrey Auto Sales; Southside Associates, Inc. dba Burke’s 
Garage; Capelo’s Auto Service, Inc. dba Capelo’s Auto Sales; Michael R. Celata, III dba 
Central Automotive; Kenneth L. O’Connor and Thomas F. Norton dba City Line Motors; 
Enterprise Rent-a-Car Company of Boston, LLC; George’s Auto Body of Woburn, Inc.; 
Capelo’s Auto Service, Inc. dba J.C. Auto Sales; Joseph P. Mahoney Company, Inc.; Oliver 
M. & Bridget McDermottroe dba McDermottroe Auto Sales; McSheffrey Auto Sales, Inc.; 
Velozo Enterprises, Inc. dba Rogers Radiator; Adamo Rufo dba Route 16 Auto Broker; 
Tracy M. Batten dba Tracy’s Auto Sales; Woburn Gas & Service, Inc.; and Wassim (Sam) 
Nicolas dba Woburn Square Mobil, committee report was received “ought to pass with 
existing conditions”. Motion made and 2nd that the COMMITTEE REPORT be ADOPTED, 
ROLL CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 
 

************************* 
Petition for renewal of Third Class Motor Vehicle Sales License by Woburn Truck and Auto, 
Inc., 1095R Main Street, committee report was received “ought to pass”. Motion made and 
2nd that the COMMITTEE REPORT be ADOPTED, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 

_________________________ 
 
CITIZEN’S PARTICIPATION:  None. 

_________________________ 
 
COMMUNICATIONS AND REPORTS:  
 



 

A communication dated November 20, 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 
October 2019: Number of violations issued 571, Numbers of violations paid 285, Number of 
violations outstanding 204, Amount collected and submitted to Collectors Office $31,362.60, 
Parking fines referred to the Handicap Commission $9,300.00.  
 
There is a backlog of 1,444unpaid 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, ROLL 
CALL: Campbell - Yes, Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, 
Higgins - Yes, Mercer-Bruen - Yes, Tedesco - absent, Anderson - Yes. 
 

************************* 
A communication dated November 20, 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 months of October 2019. Motion made and 2nd that the 
MATTER be RECEIVED AND PLACED ON FILE, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. 

_________________________ 
 
APPOINTMENTS AND ELECTIONS:  None. 

________________________ 
 
MOTIONS, ORDERS AND RESOLUTIONS:  
 
From the Traffic Commission: 
 
Be it ordered that the 2017 Woburn Traffic Code, as amended, Schedule 1 Parking 
Restrictions be further amended by adding thereto the following: 
 
MAIN STREET – One handicapped accessible parking space on the westerly side at 906B 

Main Street. 
 



 

Motion made and 2nd that the ORDER be ADOPTED, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 
 

************************* 
From the Traffic Commission: 
 
Be it ordered that the 2017 Woburn Traffic Code, as amended, Schedule 1 Parking 
Restrictions be further amended by adding thereto the following: 

 
MIDDLE STREET – One handicapped accessible parking space on the southerly side 

at 11 Middle Street. 
 
Motion made and 2nd that the ORDER be ADOPTED, ROLL CALL: Campbell - Yes, 
Concannon - Yes, Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - 
Yes, Tedesco - absent, Anderson - Yes. 
Presented to the Mayor: December 5, 2019 s/Scott D. Galvin December 5, 2019 

_________________________ 
 
Motion made and 2nd to ADJOURN, ROLL CALL: Campbell - Yes, Concannon - Yes, 
Ferullo - Yes, Gaffney - Yes, Gately - Yes, Higgins - Yes, Mercer-Bruen - Yes, Tedesco - 
absent, Anderson - Yes. Meeting adjourned at 8:58 p.m. 
 
A TRUE RECORD ATTEST: 
 
  
       
      William C. Campbell 
     City Clerk and Clerk of the City Council 
 
 


