
 

CITY OF WOBURN 
APRIL 7, 2020 – 7:00 P.M. 

REGULAR MEETING OF THE CITY COUNCIL 
HELD AS A VIRTUAL ONLINE MEETING 

PURSUANT TO GOVERNOR’S DECLARATION OF 
STATE OF EMERGENCY 

Roll Call 
 

Campbell  Gately 
    Concannon  Higgins   

Dillon   Mercer-Bruen 
Ferullo    Tedesco 

Anderson 
_________________________ 

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

_________________________ 
 
MAYOR’S COMMUNICATIONS:   
 
Alderman Ferullo was attending the meeting remotely but due to a technical difficulty did not 
hear the President call the vote on the following two matters and was recorded as being 
absent. Immediately following such action, Alderman Ferullo connected to the meeting. 

_________________________ 
 
ORDERED That the sum of $167,215.39 be and is hereby transferred as so stated from 

Unreserved Fund Balance Acct #01-356000 $167,215.39 to Police Salaries 
Acct #0121051-511000 $167,215.39 

 
  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, 
ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Absent; Gately - 
Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson - Yes. 
 

************************* 
On the Order to amend the Order adopted by the City Council on February 18, 2020 and 
approved by the Mayor on February 21, 2020 relative to appropriating the sum of 
$23,000,000.00 for the construction of a new Fire Station and Headquarters to be located at 
Main Street and Forest Park and appropriating the sum of $7,000,000.00 for the renovation 



 

of Station 1 located at 124 Main Street, Station 4 located at 38 Central Street and Station 5 
located at 125 Lexington Street. 
 
      s/President Anderson 
 
Motion made and 2nd that the MATTER be REFERRED TO COMMITTEE ON FINANCE, 
ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Absent; Gately - 
Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson - Yes. 

_________________________ 
 
NEW PETITIONS: None. 

_________________________ 
 
PUBLIC HEARINGS:   
 
On the petition by NSTAR Electric Company for a grant of right in a way to install 
approximately 54 feet of conduit in Main Street southerly from MH9544 easterly to private 
property at 371 Main Street. PUBLIC HEARING OPENED. A communication dated April 
3, 2020 was received from Superintendent of Public Works John F. Duran III, P.E., as 
follows: 
 
Subject: NStar Petition – 375 Main Street 
 
Pursuant to the request from NStar Electric for the Grant of Right in a Way for the 
installation of two four inch conduits from the new Brickyard Expansion Project to an 
electric manhole in Main Street as shown on their sketch for the petition. I have reviewed the 
situation in the field and it appears that all of the work is being completed in the area shown 
on a previously DPW approved utility plan. The conditions include but are not limited to a 
significant pavement restoration for the entire bump out area and replacement of any 
sidewalk panels that are disturbed during construction with full concrete panels to DPW 
specifications and in compliance with ADA regulations.    
  
Therefore, all of the disturbed areas and associated restoration are already covered in this 
plan. In addition, the owner has agreed to prepare a complete as-built utility plan after all 
installations are complete depicting all adjacent utilities. Based upon the foregoing, I 
recommend City Council approval for this petition.  
  
Please feel free to contact me with any questions, concerns or recommendations on this 
matter. 
 
A plan entitled “Plan of Main St, Woburn, Proposed Conduit Location” dated February 15, 
2020, Revised April 1, 2020 prepared by NStar Electric d/b/a Eversource was received. 
Motion made and 2nd that the communication from the Superintendent of Public Works and 
the plan dated April 1, 2020 be received and made part of the record, ROLL CALL: 
Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; 
Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes. Alderman Gately stated that the 



 

proposal has been reduced from the installation of 54 feet of conduit to 15 feet of conduit. 
Motion made and 2nd that the public hearing be opened, ROLL CALL: Campbell - Yes; 
Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - 
Yes; Tedesco - Yes; Anderson – Yes. Appearing for the petitioner was Jacqueline Duffy, 
Right of Way Agent and she stated that the proposal is changed from the installation of 54 
feet of conduit to the installation of 15 feet of conduit to serve 371 Main Street and 375 Main 
Street, and that the petitioner will abide by whatever requirements the Superintendent of 
Public Works imposes on the construction. Alderman Gately asked if the petitioner 
understood the recommendations of the Superintendent of Public Works, and asked why the 
plan had been changed. Ms. Duffy stated that originally the proposal was to go into 371 Main 
Street but this was changed to 375 Main Street and it is a shorter distance, and that they will 
abide by the Superintendent of Public Works recommendations. Alderman Higgins stated 
that there are several utility poles at approximately 456 Lexington Street that are leaning, that 
she understands there is a moratorium on utility work at the moment but that she asks this 
issue be prioritized once work begins again, and that the issue is clearly visible when driving 
past the area. Ms. Duffy stated that she would send the information to their Somerville office. 
President Anderson stated that there is a double utility pole at Middle Street and Mishawum 
Road with one of the utility poles suspended in the air, and that he asks this condition be 
remedied as well. PUBLIC COMMENTS: None. Motion made and 2nd to close the public 
hearing, ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; 
Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes. PUBLIC 
HEARING CLOSED. Motion made and 2nd that the GRANT OF RIGHT IN A WAY be 
APPROVED, AS AMENDED with the conditions as follows: 1. That the recommendations 
of the Superintendent of Public Works be adopted; and 2. That the plan of record shall be the 
plan entitled “Plan of Main St, Woburn, Proposed Conduit Location” dated February 15, 
2020, Revised April 1, 2020 prepared by NStar Electric d/b/a Eversource, ROLL CALL: 
Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; 
Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes.   
Presented to Mayor: April 9, 2020    s/Scott D. Galvin April 9, 2020 
 

************************* 
On the petition by National Grid for a grant of right in a way to install approximately 1,700 
linear feet of 8 inch PL 60 PSIG main starting from existing 6 inch CS 60 PSIG main in front 
of 17 Commerce Way southeast to the existing 12 inch CS 60 PSIG critical main at 
Washington Street and Mishawum Road. PUBLIC HEARING OPENED. A communication 
dated April 3, 2020 was received from Superintendent of Public Works John F. Duran III, 
P.E., as follows: 
 
Re: NGrid Petition – Commerce Way 
 
Pursuant to the request from National Grid for the Grant of Right in a Way for the 
installation of a new gas main located on the easterly side of their existing main in 
Commerce Way to supplement the increase in demand for the Woburn Mall Project, I offer 
the following summary and recommendation. Mass DOT has given National Grid a permit to 
do the installations on both Washington Street and Mishawum Road. They have been 
permitted for night work and recently been granted a waiver to install the new main in 



 

Mishawum Road except for the section 250 feet away from the I-95 Intersection. during the 
day due to the decrease in traffic from the fluid Covid 19 situation. This will revert back to 
nights as traffic dictates.  
  
Commerce Way is still under a paving moratorium. The plan inaccurately depicts the 
location of the proposed main on the westerly side. However, the new main location has been 
accurately painted on the ground in our preferred location away from our water main. I 
recommend approval under the following conditions. We will continue to work with their 
contractor on the exact location so as not to disturb any of the City of Woburn infrastructure. 
Any damages or costs incurred for repair or replacement of any city improvements or 
infrastructure will be solely the responsibility of National Grid. In addition, the road must be 
milled and overlaid with a minimum of 2 inches of approved bituminous concrete pavement, 
curb to curb in the south bound lane. The limits of the restoration will be determined after 
construction and shall extend a minimum of fifty feet beyond the last penetration in each 
direction. Work shall be performed at night except as noted and in concert with the Mass 
DOT condition of 250 feet from the I-95 Intersection. National Grid shall also be responsible 
for payment for all City of Woburn overtime required for inspections required during the 
installation of the gas main work for all three roads. In addition, sign boards shall be 
furnished in all directions to clearly direct motorists appropriately.   
  
Once again, I recommend City Council approval for this petition if these conditions are 
strictly adhered to. Any deviations from our directives will call for immediate revocation of 
permit privileges.  Please feel free to contact me with any questions, concerns or 
recommendations on this matter. 
 
Motion made and 2nd that the communication and plan entitled “National Grid Proposed 
(1,850’) 8” Plastic 60 PSIG Pressure Gas Main Installation, 120 Commerce Way & 300 
Mishawum Rd., Woburn, MA” dated August 2019 prepared by National Grid be received 
and made part of the record, ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; 
Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson - 
Yes. Alderman Mercer-Bruen stated that she spoke to the Superintendent of Public Works 
about this project today, and that the project should move forward but the decision should 
include the conditions recommended by the Superintendent of Public Works. Motion made 
and 2nd that the public hearing be opened, ROLL CALL: Campbell - Yes; Concannon - Yes; 
Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - 
Yes; Anderson – Yes. Appearing for the petitioner was Shayne Charlesworth, Field 
Operations Supervisor, National Grid-Gas NE and he stated that he reviewed the comments 
received from the Superintendent of Public Works, that he will provide a copy of the 
Superintendent of Public Works recommendations to the crew on the jobsite, and that they 
have no issue with the recommendations made by the Superintendent of Public Works. 
Alderman Gately stated that the utilities have to get together on these projects, that street 
which were recently paved are being dug up for gas line work, and that if gas line installation 
is anticipated the utility should contact the city to determine if paving is anticipated. 
Alderman Mercer-Bruen stated that in this instance the proposed work has to do with the 
ongoing former Woburn Mall project, and that the conditions of the Superintendent of Public 
Works are sufficient to put the road back to proper condition from curb to curb. Mr. 



 

Charlesworth stated that MassDOT required certain work on the roadway to be conducted at 
night because of the high volume of traffic in the area, that the petitioner is now allowed to 
do some of the work during the daytime except at the intersection of Mishawum Road and 
Commerce Way due to the work stoppage brought on by the COVID-19 pandemic, and that 
he does not see any conflict with the conditions proposed by the Superintendent of Public 
Works. PUBLIC COMMENTS: None. Motion made and 2nd that the public hearing be 
closed, ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately 
- Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes. PUBLIC 
HEARING CLOSED. Motion made and 2nd to add the following conditions to the Grant of 
Right in a Way, 1. National Grid and their contractor shall work with the Superintendent of 
Public Works on the exact location of the gas line so as not to disturb any of the City of 
Woburn infrastructure; 2. Any damages or costs incurred for repair or replacement of any 
city improvements or infrastructure shall be solely the responsibility of National Grid; 3. The 
road shall be milled and overlaid with a minimum of two (2) inches of approved bituminous 
concrete pavement, curb to curb in the south bound lane; 4. The limits of the restoration shall 
be determined after construction and shall extend a minimum of fifty (50) feet beyond the 
last penetration in each direction; 5. Work shall be performed at night except as noted and in 
concert with the MassDOT condition of 250 feet from the I-95 Intersection; 6. National Grid 
shall be responsible for payment for all City of Woburn overtime required for inspections 
required during the installation of the gas main work for all three roads; 7. Sign boards shall 
be furnished by National Grid in all directions to clearly direct motorists appropriately; 8. If 
these conditions are not strictly adhered to or any deviations from directives of the 
Superintendent of Public Works will call for immediate revocation of permit privileges, 
ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; 
Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes. Motion made and 2nd 
that the GRANT OF RIGHT IN A WAY be APPROVED, AS AMENDED with the 
conditions as follows: 1. That the eight recommendations of the Superintendent of Public 
Works be adopted as conditions of the Grant of Right in a Way; and 2. That the plan of 
record shall be the plan entitled “National Grid Proposed (1,850’) 8” Plastic 60 PSIG 
Pressure Gas Main Installation, 120 Commerce Way & 300 Mishawum Rd., Woburn, MA” 
dated August 2019 prepared by National Grid, ROLL CALL: Campbell - Yes; Concannon - 
Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco 
- Yes; Anderson – Yes. 
Presented to Mayor: April 9, 2020    s/Scott D. Galvin April 9, 2020 

_________________________ 
 
UNFINISHED BUSINESS OF PRECEDING MEETING:   
 
Alderman Concannon stated that he would recuse himself from participating in the following 
matter. 

_________________________ 
 
On the petition by Woburn (Edens) LLC, 21 Custom House Street, Suite 450, Boston, 
Massachusetts 02110 for approval of minor plan changes in accordance with the 1985 
Woburn Zoning Ordinances, as amended, Section 30.13.1 relative to the permit for 
redevelopment of the former Woburn Mall into a mixed-use development at 300 Mishawum 



 

Road. A communication dated April 2, 2020 with attachments was received from Attorney 
Mark T. Vaughan, Riemer and Braunstein, 700 District Avenue, Burlington, Massachusetts 
01803 as follows: 
 
Re:  300 Mishawum Road/Woburn Village 

Dear President Anderson and Members of the City Council: 

As you will recall, this firm and the undersigned represent Woburn (Edens), LLC (Property 
Owner) as the owner of the property located at 300 Mishawum Road (Premises) formerly 
known as the Woburn Mall.      
 
On March 24, 2020, the City Council unanimously approved a Minor Plan Change request 
for the previously approved Plan Approval and Special Permit approval for the 
redevelopment of the former Woburn Mall into a mixed-use development (“Project”) in 
accordance with the provisions of the Smart Growth Overlay District(s) Zoning adopted 
under Section 30 of the Woburn Zoning Code.       
 
As was discussed and presented to the City Council at that March 24, 2020 meeting, one of 
the components of the Minor Plan Change request was to allow for the installation of 
structural canopies at certain restaurant patio locations, as a further amenity for restaurant 
patrons and guests to help protect them from the weather.  This would include a roof deck 
canopy as well for one of the restaurants that would be locating at the Cinema Building 
(Building C).  All of these canopies would be located within the previously approved 
“Maximum Building Envelope” for each building as shown on the approved Site Plan.  
While some of these canopies would allow for the patio space to be enclosed to perhaps 
“extend the season” a bit, none of the patios would be used year-round as they would not be 
serviced by HVAC.  
 
It is my understanding that a request for reconsideration of that vote was submitted on March 
25, 2020 by Alderman Joanne E. Campbell, based on a desire to see more detailed renderings 
of any proposed patio enclosures.  In the event that the City Council votes to entertain that 
motion, we wanted to provide to the City Council the attached renderings which provide 
further detail on the anticipated style of glass enclosures for both the Panera and Broadway 
restaurant locations.  As we indicated to the City Council (and as you can see from these 
renderings) the intent is to provide attractive outdoor dining space, and for Panera and 
Broadway this would involve glass panel windows which could open/slide/pivot as the case 
may be to address wind or temperature changes. Any future restaurant which may want to 
enclose its patio would use a similar design.  The intent is to provide some “optionality” for 
restaurant patrons to be able to dine inside or outside when weather allows.  Again, these 
patios would not be used year round, as they are not equipped with HVAC (the glass would 
remain in place during the winter months).  
    
As I hope you can appreciate from these renderings, the quality of construction and materials 
is consistent with the design vision for Woburn Village and in compliance with the Design 
Standards which were adopted as part of the Smart Growth Overlay Zoning.  Also attached 



 

are more detailed renderings of the proposed canopy structures for both Shake Shack and 
Cava restaurants (which are not presently intended to be enclosed).  
  
In closing, I feel compelled to note that this is an extraordinarily challenging time right now 
in the retail and particularly in the restaurant industry.  Edens is doing its absolute best during 
these challenging times to attract and retain interest from quality tenants to fulfill the mutual 
vision that both Edens and the City have for Woburn Village, and these outdoor dining 
features are critical in that regard.   
 
We understand that this reconsideration vote will be scheduled for consideration by the City 
Council on April 7, 2020 (and we understand that this meeting will be happening via video 
conferencing based upon the current Covid-19 situation).  We can make ourselves available 
for any discussion that evening if the matter is reconsidered. 
 
If in the interim you need any additional information please do not hesitate to contact me. 
 
Very truly yours, s/Mark T. Vaughan 
 
Motion made and 2nd that the communication be received and made part of the record, ROLL 
CALL: Campbell - Yes; Concannon - Abstain; Dillon - Yes; Ferullo - Yes; Gately - Yes; 
Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes. Alderman Campbell 
made a motion 2nd by Alderman Mercer-Bruen to allow reconsideration of her vote made on 
March 24, 2020 in support of the motion to approve the minor plan changes, ROLL CALL: 
Campbell - Yes; Concannon - Abstain; Dillon - Yes; Ferullo - No; Gately - No; Higgins - 
Yes; Mercer-Bruen - Yes; Tedesco - No; Anderson – Yes. Alderman Tedesco stated he 
would not vote to allow reconsideration, that enough time was spent reviewing the petition, 
and that there is no need to continue the discussion on canopies. Alderman Campbell stated 
that the reason for her request to reconsider her vote is that she believes it is necessary to 
have more detailed renderings of the canopies, that some of the structures are signification 
and will considerably change the look of the development particularly with regards to 
aesthetics, that she thanks the petitioner for coming forward with detailed renderings as it 
makes a difference to be able to see their proposal, and that she has prepared proposed 
conditions to be certain there is clarity and certainty with the proposed modifications. 
Alderman Campbell made a motion which was 2nd by Alderman Mercer-Bruen to add the 
following conditions to the approval: 1. That the plan dated 3/19/2020 shall be incorporated 
into the plan of record; 2. That the plan entitled “Woburn Village Additional Canopies and 
Enclosed Patios” dated March 30, 2020 be incorporated into the plan of record; 3. That the 
canopies may be added to the patio areas designated as 1, 2, 3, 4A and 4B on the plan date 
March 30, 2020; 4. That the patio areas shall not have plastic walls at the ground level; 5. 
That canopies shall be constructed substantially as shown on the plans dated March 30, 2020; 
and 6. All other conditions of the plan approval for the special permit shall remain in full 
force and effect unless modified herein. Alderman Mercer-Bruen made a motion which end 
by Alderman Campbell to add a seventh condition as follows: 7. That a copy of the new 
plans and conditions be sent to the Board of Assessors in care of the Chief Appraiser. 
Alderman Tedesco stated that in view of the additional proposed conditions the City Council 
should hear from attorney for the petitioner. Alderman Campbell withdrew her motion and 



 

Alderman Mercer-Bruen withdrew her second to allow the following motion. Motion made 
and 2nd that the rules be suspended to hear from the attorney for the petitioner, ROLL CALL: 
Campbell - Yes; Concannon - Abstain; Dillon - Yes; Ferullo - Yes; Gately – Yes; Higgins - 
Yes; Mercer-Bruen - Yes; Tedesco – Yes; Anderson – Yes. Appearing was Attorney Mark 
Vaughan, Riemer and Braunstein LLP, 700 District Avenue, Burlington, Massachusetts 
01803 and he stated that the he was made aware of the desire for additional conditions with 
regard to the request, that the petitioner wants flexibility to provide canopies for those 
restaurants with outdoor dining with glass petitions to protect customers from the elements, 
that it is a challenging environment to attract retail and restaurant tenants particularly with 
the events the past few weeks, that they have provided conceptual renderings with regard to 
the canopies for the Panera restaurant and The Broadway restaurant both of which would 
include glass enclosures, that he received the list of proposed conditions from Alderman 
Campbell, that the petitioner is concerned about having to comply specifically with the plans 
submitted, that the petitioner requests that instead of tying the petitioner to the plans exactly 
that they want ability to modify the plans complying with the design requirements of the 
ordinance, that the petitioner offers the following as a proposed form of condition: “For any 
street level restaurant patio where the canopy would be enclosed or partially enclose, said 
enclosure shall contain glass and shall not materially deviate from the design intent shown in 
the renderings entitled ‘Woburn Village Additional Canopies and Enclosed Patios’ dated 
March 30, 2020,” that the design intent would be honored but if a tenant wanted a sliding 
canopy rather than an overhead glass canopy the petitioner does not want to have to come 
back to the City Council for approval of every such change, and that he asks proposed 
conditions 2, 3 and 5 be eliminated and replaced with the petitioner’s proposed condition. 
Keith Hague, Edens (Woburn) LLC, 21 Custom House Street, Suite 450, Boston, 
Massachusetts 02110 stated that they are in a difficult environment now and to add 
stipulations that will pin the petitioner down to an exact plan will only make things more 
difficult, that it is not the time to add these type of conditions, that what is designed and what 
is being produced is top quality and will continue to be, and that what has been presented is 
only representative of the proposed work. Alderman Campbell stated that she does not 
believe the conditions will be pinning down the petitioner, that the intent is to provide more 
certainty as to what the work will be, that there is no reference to in the petitioner’s proposed 
conditions about the different restaurants that this will apply to, that there should be a 
reference in the conditions to the five locations designated on the plan, that eight or nine 
restaurants are planned for the property, that if the petitioner has to come forward to show 
plans for additional restaurants she is not concerned about the canopies but is concerned 
about the sides of the enclosed areas, that the sides are not what were previously brought up 
during the review of the project, that the sides are permanent structures which will change the 
look of what the original design was, that she is looking for more certainty, that if the 
petitioner has to come forward with more designs for another restaurant then the City 
Council can see what these other designs will look like, that this is not a hardship for the 
petitioner, that she understands we are going through a difficult time now but the this will not 
hold up the project, that she is looking for assurances and certainty in the design. Alderman 
Tedesco stated that if the seven conditions are put forward he will ask for each of the seven 
conditions to be voted on separately, that the proposed conditions are unnecessary, and that 
what was approved at the last meeting was more than adequate. Alderman Gately stated that 
enough is enough, that this will be a quality job, that the petitioner should not be held up for 



 

every restaurant, and that these are minor issues. Alderman Mercer-Bruen stated that she 
appreciates the attention to detail with the proposed conditions, that the petitioner was asked 
for plans at the last meeting and the petitioner chose not to produce any plans, that petitioner 
has now produced plans and when conditions are being put around those plans the petitioner 
does not want to be held to those plans, that the city heard for a year that the petitioner is an 
expert and knows how to attract high end restaurants and know how to build these sites to 
make these restaurants locate here, that the petitioner knew patios were a feature of the 
development but say now that they were not aware canopies would be needed, that canopies 
and the structures are not new features at restaurants, that the details are important, that the 
detailed design guidelines mentioned by the attorney for the petitioner do not reference 
canopies because canopies were never discussed during the ordinance approval process, that 
these conditions are not unreasonable, that she will be certain the plans are provided to the 
Board of Assessors as there will be tax implications with these changes, that this is a difficult 
time, that it is shameful for the petitioner to come forward and to use this condition as an 
excuse to get this done, and that she will support the conditions. Attorney Vaughan stated 
that if there is any insinuation that plans were deliberately not shown at the previous meeting 
showing what these plan might look like is not true, that the petitioner asked the architect 
developed the plans once it was learned the matter would be reconsidered, that the petitioner 
is looking to provide a top quality design, first rate development, that the design guidelines 
do have references to canopies, that speaking about the current economic realities in the retail 
market are appropriate because it is a reality, that it was a reality in the retail marketplace that 
has become more difficult in the last few weeks, that the petitioner is not using that 
information in a manner that is threatening to the city but to be transparent, and that the 
petitioner request that its proposed condition be approved as it honors the design intent that 
the petitioner has shown to City Council. Alderman Campbell stated that the reason this 
matter is before the City Council is because the Building Commissioner told the petitioner to 
come to the City Council as he was not comfortable with the canopies the petitioner was 
proposing, that the issue was not the canopies but the glass sides, that is the reason the matter 
is before the City Council, that this is the reason the City Council must look carefully at the 
proposal, that she is not saying the petitioner is not doing good work but this does not mean 
the City Council should not do its job and be diligent to make sure the city has the 
information it should have with regard to the proposal, and that she will go forward with the 
conditions she proposed. Alderman Gately stated that he spoke to the Building 
Commissioner a half dozen times about the project, that the concern of the Building 
Commissioner was square footage, the patios would be provided and to make certain the 
parking issues were settled, and that he never talked to the Building Commissioner about 
these issues of the canopies. Alderman Campbell stated that she did have discussions with 
the Building Commissioner about the canopies. Alderman Mercer-Bruen stated that she also 
had discussions with the Building Commissioner about the patios. Motion made and 2nd to 
return to the regular order of business, ROLL CALL: Campbell - Yes; Concannon - Abstain; 
Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - 
Yes; Anderson – Yes. Motion made and 2nd to approve the minor modifications with the 
following conditions: 1. That the plans dated 3/19/2020 shall be incorporated into the plan of 
record; 2. For any street level restaurant patio where the canopy would be enclosed or 
partially enclosed, said enclosure shall contain glass and shall not materially deviate from the 
design intent shown in the renderings entitled “Woburn Village Additional Canopies and 



 

Enclosed Patios” dated March 30, 2020; 3. Patio areas shall not have plastic walls at the 
ground level; 4. A copy of the revised plans and the Plan Approval and Special Permit with 
the amended conditions be forwarded to the Assessors’ Office and copied to the Chief 
Appraiser in the Assessors’ Office; and 5. All other conditions of the Plan Approval and 
Special Permit shall remain in full force and effect unless modified herein. Alderman 
Campbell stated that the conditions should have more certainty. Alderman Mercer-Bruen 
stated that the phrase “substantially as shown in the plan dated March 30, 2020” she be 
retained in the conditions, and that it meets the spirit of the conditions proposed by Alderman 
Campbell and the concerns of Alderman Tedesco and Alderman Gately. Alderman Tedesco 
stated that the term “design intent” was used rather than “substantially conform”. Alderman 
Campbell stated that she would prefer the use of the word “substantially”. Alderman Mercer-
Bruen stated that “substantially” is language that the Building Commissioner is familiar with 
and would be preferred. Alderman Campbell stated that the conditions stated the canopies 
shall contain glass which means any future canopy would be a permanent structure because 
they will have to be substantial enough to hold glass, and that she does not want to see eight 
or nine restaurants with permanent glass structures around them. Alderman Mercer-Bruen 
stated that the glass structures are visually appealing, and that the glass structures would be 
her preference for the look and the enhanced tax revenue. Alderman Gately stated that these 
are seasonal structures, that there will not be dining in these areas in the winter, and that there 
will not be heat. Alderman Mercer-Bruen stated that the structures will not be taken down in 
the winter. Alderman Campbell stated that the structures will remain in place. Motion made 
and 2nd that the MINOR MODIFICATIONS OF THE SPECIAL PERMIT AND PLAN 
APPROVAL FOR REDEVELOPMENT OF THE FORMER WOBURN MALL INTO A 
MIXED-USE DEVELOPMENT AT 300 MISHAWUM ROAD be APPROVED, AS 
AMENDED, with the conditions as follows: 1. That the plans dated 3/19/2020 shall be 
incorporated into the plan of record; 2. For any street level restaurant patio where the canopy 
would be enclosed or partially enclosed, said enclosure shall contain glass and shall 
substantially conform with the design intent shown in the renderings entitled “Woburn 
Village Additional Canopies and Enclosed Patios” dated March 30, 2020; 3. Patio areas shall 
not have plastic walls at the ground level; 4. A copy of the revised plans and the Plan 
Approval and Special Permit with the amended conditions be forwarded to the Assessors’ 
Office and copied to the Chief Appraiser in the Assessors’ Office; and 5. All other conditions 
of the Plan Approval and Special Permit shall remain in full force and effect unless modified 
herein, ROLL CALL: Campbell - Yes; Concannon - Abstain; Dillon - Yes; Ferullo - Yes; 
Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson – Yes. 

_________________________ 
 
COMMITTEE REPORTS:  
 
FINANCE: 
 
On the Order to transfer the sum of $185,000.00 from Fire/BLS Ambulance Acct to 
Fire/Ambulance Salary Acct, Fire/Ambulance Maintenance Acct and Fire/Apparatus 
Maintenance Acct, committee report was received “ought to pass”. Motion made and 2nd that 
the COMMITTEE REPORT be ADOPTED, ROLL CALL: Campbell - Yes; Concannon - 



 

Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco 
- Yes; Anderson - Yes. 
Presented to Mayor: April 9, 2020    s/Scott D. Galvin April 9, 2020 
 

************************* 
On the Order to transfer the sum of $40,000.00 from Police Matron/Monitors Acct and Sick 
Leave Buy Back Acct to Police Reserves Acct, committee report was received “ought to 
pass”. Motion made and 2nd that the COMMITTEE REPORT be ADOPTED, ROLL CALL: 
Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; 
Mercer-Bruen - Yes; Tedesco - Yes; Anderson - Yes. 
Presented to Mayor: April 9, 2020    s/Scott D. Galvin April 9, 2020 
 

************************* 
On the Order to transfer the sum of $15,000.00 from Police/Gas Acct to Police/Telephone 
Acct, committee report was received “ought to pass”. Motion made and 2nd that the 
COMMITTEE REPORT be ADOPTED, ROLL CALL: Campbell - Yes; Concannon - Yes; 
Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - 
Yes; Anderson - Yes. 
Presented to Mayor: April 9, 2020    s/Scott D. Galvin April 9, 2020 

_________________________ 
 
CITIZEN’S PARTICIPATION:  None. 

_________________________ 
 
COMMUNICATIONS AND REPORTS:  
 
A communication dated March 25, 2020 was received from Joanne Collins, Director, 
Woburn Council on Aging along with a copy of the Director’s Reports for the months of 
February 2020 and March 2020 and the minutes of the Council on Aging meeting for the 
month of February 2020 and March 2020. Motion made and 2nd that the MATTER be 
RECEIVED AND PLACED ON FILE, ROLL CALL: Campbell - Yes; Concannon - Yes; 
Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - 
Yes; Anderson - Yes. 

_________________________ 
 
APPOINTMENTS AND ELECTIONS:  None. 

________________________ 
 
MOTIONS, ORDERS AND RESOLUTIONS:  
 
RESOLVED That the Committee on Liaison meet to review the conditions and 

requirements of the Eversource project to install a 345kV transmission line. 
 
      s/Alderman Mercer-Bruen 
 



 

Alderman Mercer-Bruen stated that the City agreed to execute a Memorandum of 
Understanding with regard to the project, that she wants to review the conditions in the 
Memorandum of Understanding, and that no resident has been notified of any work although 
there has been activity marking the roadway. Motion made and 2nd that the ORDER be 
ADOPTED, ROLL CALL: Campbell - Yes; Concannon - Yes; Dillon - Yes; Ferullo - Yes; 
Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - Yes; Anderson - Yes. 
 

************************* 
ORDERED Whereas, autism spectrum disorder is known to be a complex developmental 

disability which impacts communication and social interaction, resulting in 
significant impairment of an individual’s ability to interact with the world 
around them: and 
 
Whereas, autism spectrum disorder is a lifelong neurobiological disability and 
is the third most common developmental disability in the United States of 
America: and 
 
Whereas, autism can often affect the individual’s ability to learn in the same 
manner as other individuals do, in part due to their over-sensitivity to sight, 
sound, smell and touch: and 
 
Whereas, although a cure has not been found for autism spectrum disorders, 
research for cause, prevention, cure and early diagnosis, appropriate 
educational services and support services are vital to the development of each 
individual to reach sometimes, astounding potential and to be valuable 
members of our community.  In Woburn, we have many children and adults 
with Autism living in our community and being important members of it. 
 
Now, therefore, the City Council of the City Woburn hereby recognizes the 
month of April to be Autism Acceptance Month in the City of Woburn and we 
urge all of our citizens to be cognizant of this important day and support this 
very important cause. 
 
s/Alderman Tedesco, Alderman Campbell, Alderman Gately,  

Alderman Dillon, Alderman Mercer-Bruen, Alderman Higgins,  
Alderman Concannon, Alderman Ferullo, President Anderson 

 
Motion made and 2nd that the ORDER be ADOPTED, ROLL CALL: Campbell - Yes; 
Concannon - Yes; Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - 
Yes; Tedesco - Yes; Anderson - Yes. 
Presented to Mayor: April 9, 2020    s/Scott D. Galvin April 9, 2020 

_________________________ 
 
Motion made and 2nd to ADJOURN, ROLL CALL: Campbell - Yes; Concannon - Yes; 
Dillon - Yes; Ferullo - Yes; Gately - Yes; Higgins - Yes; Mercer-Bruen - Yes; Tedesco - 
Yes; Anderson - Yes. Meeting adjourned at 8:14 p.m. 



 

 
A TRUE RECORD ATTEST: 
 
  
       
      William C. Campbell 
     City Clerk and Clerk of the City Council 
 
 


