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APPROVED 
MEETING MINUTES 

Tuesday, January 26, 2021 Woburn Planning Board Meeting | 7:00 p.m. 
**Meeting held virtually via Zoom Platform** 

 
Chair Kevin Donovan called the meeting to order at 7:00 pm and asked City Planner Karen Smith to call the roll.  
 
Ms. Claudia Bolgen, Mr. Jim Callahan, Mr. Bob Doherty, Mr. Dave Edmonds, Ms. Carolyn Turner, Mr. Michael 
Ventresca, and Chair Kevin Donovan were in attendance.  Planning Director Tina Cassidy, City Planner/Grant Writer 
Dan Orr, and Planner Karen Smith were also in attendance.  
 
Cassidy stated the meeting was being recorded by both video and audio.  
 
ANNUAL ELECTION OF PLANNING BOARD CHAIR AND VICE-CHAIR (2021) 
 
Cassidy presided over this portion of the meeting.  She explained that it is customary for the Board to hold its annual 
elections for Chair and Vice-Chair at the beginning of each year. 
 
She asked if there were any nominations for the role of Chair.   
 
Nominations for Board Chair:  
 
Edmonds nominated Donovan for position of Board Chair; 
Seconded by Doherty. 
 
Donovan nominated Bolgen for the position of Board Chair; 
No member seconded.  
 
Cassidy asked if there were any other nominations for Chair. There were not. 
 
Motion to close the nominations and elect Donovan to the position of Board Chair for an additional term, made by 
Doherty; 
Seconded by Edmonds; 
 
Roll call vote on the motion to close the nominations to elect Donovan as Board Chair for an additional term:  
Edmonds-Aye 
Turner-Aye 
Callahan-Aye 
Bolgen-Aye 
Ventresca-Aye 
Doherty-Aye 
Donovan-Aye 
 
The motion carried, 7-0. 
 
Cassidy called for nominations for Board Vice Chair. 
 
Nominations for Board Vice Chair:  
 
Edmonds nominated Bolgen for position of Vice Chair;  
Seconded by Doherty. 
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Cassidy asked if there were any other nominations for Vice Chair.  There were none. 
 
Motion to close the nominations and elect Bolgen to the position of Vice Chair for an additional term, made by 
Callahan:  
Seconded by Turner;  
Motion carried, 7-0-0.  
 
Roll call vote on the motion to close the nominations and elect Bolgen to the position of Vice Chair for an additional 
term:  
Edmonds-Aye 
Turner-Aye 
Callahan-Aye 
Bolgen-Aye 
Ventresca-Aye 
Doherty-Aye 
Donovan-Aye 
 
The motion carried, 7-0-0. 
 
PUBLIC HEARING: ROBERTSON WAY DEFINITIVE SUBDIVISION: REQUEST TO MODIFY A CONDITION OF THE 
PLANNING BOARD’S JANUARY 13, 2009 APPROVAL OF THE SUBDIVISION (CONDITION #14) TO ELIMINATE 
THE REQUIREMENT FOR INSTALLATION OF A SECURITY GATE AT THE LOCATION OF THE “EMERGENCY 
VEHICLE AND CONSERVATION COMMISSION ACCESS” EASEMENT AT THE END OF THE CUL-DE-SAC (Bryan 
Melanson) 
 
Cassidy provided a summary of the status of the modification request before the Board relative to elimination of a 
required security gate and reiterated that a prior request for comment had been forwarded to the Conservation 
Commission and the Fire Department on this matter for review and consideration.  She added that although the Fire 
Department took no issue with the request, the Conservation Commission expressed its opinion that a discovered 
encroachment onto land under the Commission’s jurisdiction should be addressed prior to the Board’s approval of 
any modification to the subdivision plan.  
 
Cassidy further stated that since the December meeting, Mr. Melanson met on site with several members of the 
Conservation Commission and the entire Commission is expected to discuss the issue at its upcoming meeting later 
this week.   Because there is yet no resolution, Mr. Melanson has filed a request with the Board to extend the deadline 
for Board action on the modification request, in hopes of achieving more progress by the Board’s February meeting.  
 
Cassidy stated that her recommendation this evening is for the Board to consider a motion to both: a) extend the of 
time for Board action on this matter, from January 31, 2020 to February 26, 2021, and b) to continue the public 
hearing on the matter of Robertson Way modification request to the Board’s February 23, 2021 meeting, at 7:00 pm.  
 
Donovan opened this matter for a public hearing and turned to Cassidy to explain the logistics of using the “raised 
hand” function to identify audience members who wish to speak.  
 
PUBLIC HEARING  
 
Donovan asked Cassidy if any members of the audience wished to address the Board on this matter.  No members of 
the audience indicated a desire to speak. 
 
Seeing no members of the audience indicating a desire to speak, Doherty made a motion to accept the Planning 
Director’s recommendation to continue the public hearing to February 23, 2021 at 7:00 p.m.;  
Seconded by Bolgen;  
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Roll call vote on the motion to accept the Planning Director’s aforementioned recommendation: 
 
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
Bolgen-Aye 
Donovan-Aye 
 
The motion carried, 7-0-0.  
 
PUBLIC HEARING:  PROPOSED AMENDMENTS TO THE ZONING ORDINANCE TO (A) ADD A NEW DEFINITION 
FOR “PET RECREATION AND PET DAY CARE FACILITY”; (B) ALLOW THESE PET FACILITIES BY RIGHT IN I-P, 
IP-2, I-G AND B-I  ZONING DISTRICTS IF THEY ARE LESS THAN OR EQUAL TO 5,000 SQ. FT. IN AREA, AND BY 
SPECIAL PERMIT IN THE SAME DISTRICTS IF GREATER THAN 5,000 SQ. FT. IN AREA; AND (C) ADD A NEW 
NOTE TO THE TABLE OF USES (SECTION 5.1) REGARDING LIMITATIONS ON RETAIL SALES AND SITING 
NEAR RESIDENTIAL ZONING DISTRICTS (Alderman Tedesco) 
 
Cassidy provided an overview of a proposed amendment to the Zoning Ordinance requested  by a prospective 
business owner who wishes to open a facility where indoor “recreation” opportunities would be provided to pets 
(dogs).  The proposed new use would be permitted either by-right or City Council special permit in four different 
zoning districts, depending on the size of the proposed establishment. She added that the prospective business 
owner, Ms. Cindy Tumilieri, is present this evening should members have any questions.  
 
Callahan stated he is concerned about potential noise from such facilities and asked if there is any provision to limit 
the number of dogs being hosted by the establishment. Cassidy responded that there is no such provision included 
in this proposed amendment, but such parameters are often considered and imposed as conditions of approval by 
the City Council when issuing special permit decisions.  
 
Ventresca stated that he is in favor of the approach of using the special permit process to mitigate impacts to nearby 
by residents, such as noise, and to generally keep the City Council in tune with business operations.  
 
Ms. Cindy Tumilieri, zoning amendment proponent, proceeded to address the Board to assure that she does not 
envision that noise concerns due to barking should apply to the business model she is proposing, as it is envisioned 
as a recreational facility and not a kennel.  She added that if there is a provision in mind relative to limiting the 
number of dogs per square foot, she would be willing to have that conversation.  
 
Discussion ensued relative to the special permitting process and the need for City Council to consider all possible 
outcomes for each application, even among like uses.  
 
Donovan opened this matter for a public hearing and turned to Cassidy to explain the logistics of using the “raised 
hand” function to identify audience members who wish to speak.  
 
PUBLIC HEARING  
 
Donovan asked if any members of the audience indicated a desire to speak.  Cassidy stated that there were not. 
 
Ventresca stated his belief that a special permit is the ideal option for adopting the proposed zoning amendment and 
stated he would like to consider making a motion that offers a recommendation to the City Council in that regard.  
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Cassidy stated that Ventresca could make a favorable zoning recommendation to adopt the proposed zoning 
amendment but with the further recommendation that it be revised to require all such uses, regardless of the size of 
the establishment, require a special permit and that none be allowed by right.  
  
With no members of the audience wishing to speak on this matter, Bolgen made a motion to close the public hearing 
on this matter; 
Seconded by Ventresca;   
 
Roll call vote on the motion to close the public hearing on the matter of the Pet Recreation and Daycare Facility 
zoning amendment:  
 
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
Bolgen-Aye 
Donovan-Aye 
 
The motion carried, 7-0-0.  
 
Discussion ensued on the proposed motion. Members indicated that they would be in favor of a recommendation to 
adopt the proposed zoning amendment, subject to the elimination of any by-right use option for pet recreation and 
pet day care facilities. 
 
Motion to send a recommendation to the City Council proposing to further amend the proposed zoning ordinance to 
eliminate all options for by-right uses, made by Bolgen; 
 
Ventresca seconded the motion for discussion. He added that he is in favor because the proposed recommendation 
would address his previously stated concerns. 
 
Callahan stated that he agrees with the proposed recommendation, as previously explained, specifically to keep any 
noise/disturbance concerns in check and documented.  
 
Roll call vote on the motion to send a recommendation to the City Council to adopt the proposed zoning amendment, 
subject to the elimination of a by-right use option for pet recreation and pet day care facilities:  
 
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
Bolgen-Aye 
Donovan-Aye 
 
The motion carried, 7-0-0.  
 
STRAWBERRY LANE / FERULLO DRIVE (MURRAY SHANNON FARM ESTATES) SUBDIVISIONS: DISCUSSION OF 
GROUNDWATER BREAKOUT ISSUE AT #8 STRAWBERRY LANE (Robert Murray) 
 
Cassidy summarizes for the Board the results of the last year or so of discussions.  Following site visits, engineering 
inspections, and much discussion, there is no definitive proof to provide to the Board that would unquestionably 
assign responsibility for the problem of groundwater breakout to the blasting activities at Ferullo Drive. With much 
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evidence but without 100% proof, she is recommending the Board consider authorizing Planning staff to compose a 
letter addressed to the Mayor and associated departments regarding concerns raised during the course of discussion 
of this issue and providing documentation of the various conversations and site visit.   Absent 100% proof of 
responsibility, Mr. Murray is unwilling to assume responsibility for any corrective measures.  However, his attorney, 
Joseph Tarby, indicated earlier today that Mr. Murray would be willing to volunteer the services of Commonwealth 
Engineering to assist the City in finding a solution, and to perhaps participate in the cost of implementation of any 
remedial work.  
 
Ventresca stated that he is understanding of the concerns of the homeowner at #8 Strawberry who is dealing with 
water migration and icing issues during the winter time. He is pleased to hear that the developer is willing put some 
resources to mitigate the problem.  
 
Callahan stated that the developer and the City need to come to a common understanding as to the best course of 
action.  
 
Cassidy stated that it is her intent, if the Board so chooses, is to provide a draft letter to the Planning Board for its 
review prior to submitting the letter to the Mayor and associated departments.   
 
Turner asked for clarification of what the repair work would entail. Cassidy stated that she has only heard a 
speculated solution regarding a drainage pipe connecting to an existing manhole in Strawberry Lane, but it was not 
confirmed. 
 
Callahan asked if there is any sense of how many people along Strawberry Lane experience flooding in their 
basements. Cassidy stated that she knows about historical basement flooding in the Strawberry Lane homes but she 
is not certain of the exact number of individuals or houses that have experienced such issues.  
 
Callahan stated that his concern is that this issue, as discussed this evening, should be considered comprehensively 
to ensure that all Strawberry Lane residents have basement/property flooding issues addressed due to water 
migration. Cassidy responded that the issue before the Board is focused on groundwater migration specifically at #8 
and would draft a proposed letter to the Mayor and other pertinent department heads with that in mind. However, 
she could include a statement encouraging the examination of the issue more broadly to ensure that any City-
involved solution would cover other affected properties on Strawberry Lane.  
 
Cassidy further stated that she recommends a motion to draft a letter to the Mayor, Superintendent of Public Works, 
and the City Engineer summarizing the current and historic groundwater migration issues affecting Strawberry Lane 
residents and to encourage City involvement in a solution, in partnership with developer Robert Murray, that would 
address ongoing flooding events affecting residents of #8 Strawberry Lane and other potential neighboring property 
owners.  
 
Motion to accept the Planning Director’s recommendation, made by Bolgen; 
Seconded by Doherty;  
 
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
Bolgen-Aye 
Donovan-Aye 
  
The motion carried, 7-0-0. 
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316 NEW BOSTON STREET DEFINITIVE SUBDIVISION: (A) ACCEPT OPERATION & MAINTENANCE (O&M) 
PLAN, LONG TERM POLLUTION PREVENTION PLAN (LTPPP), AND ILLICIT DISCHARGE STATEMENT 
DOCUMENT; (B) ACCEPT PROPERTY OWNERS ASSOCIATION (POA) DECLARATION & BYLAWS DOCUMENT; 
(C) ACCEPT DRAINAGE AND ACCESS AGREEMENT; (D) ACCEPT COVENANT AS SURETY TO GUARANTEE 
SUBDIVISION COMPLETION; AND (E) ENDORSEMENT OF DEFINITIVE SUBDIVISION MYLAR 
 
Cassidy provided an update on this matter for the Board and explained that, due the extensive outstanding items, 
she is recommending that the Board take no action on this project this evening. In addition to outstanding revised 
definitive plan Mylars, staff is still waiting for a number of documents to be submitted for review, including a water 
main easement and covenant.  She added that execution of other legal documents and comments from the 
Engineering Department on the O&M Plan, LTPPP/Illicit Discharge statement and proposed drainage and access 
easement agreement also remain outstanding at this time. 
 
Cassidy further stated that no action is required on this matter this evening and staff will intend to place this matter 
on an upcoming meeting February agenda, either at a potential special meeting, or the scheduled meeting later in 
February, when the time is appropriate.  
 
Cassidy posed the general question to the Board to survey their willingness to participate in a potential special 
meeting in two weeks, should the matters be in a position to be handled by the Board at that time.  
 
Bolgen stated that while she is available for a special meeting, she would want applicants to be aware that the 
Planning Board’s scheduling of a special meeting is a public service. She would also bear in mind the number of items 
on the scheduled Planning Board meeting, and whether the applicant faces any hardship if required to wait until the 
next scheduled meeting. Donovan added that he would want any applicant to confirm that information before 
scheduling a special meeting. Cassidy responded that she would do so. 
 
LEGACY LANE DEFINITIVE SUBDIVISION: REQUEST FOR RELEASE OF SURETY BEING HELD TO GUARANTEE 
SUBDIVISION COMPLETION (Frank Michienzi) 
  
Cassidy provided a summary of the bond release request now before the Board and further explained that a release 
of the surety this evening would be inappropriate due to several outstanding subdivision conditions of approval, 
such as the restoration of Legacy Lane at the intersection of Middle Street, submission of a tree belt easement plan 
and confirmatory deeds, the erection of identification signage at the location of the emergency turnaround, and the 
addition of maintenance responsibility language to the existing HOA document.  
 
Cassidy further stated that the Board must also consider whether to grant an extension of time for action on this 
request since by statute the Board only has until January 28th to grant or deny the request. Mr. Michienzi has 
submitted a request for an extension of this time frame, from January 28, 2021 to February 26, 2021. She would 
therefore recommend that the Board grant the applicant’s request for an extension of time for Board action, from 
the current date of January 28, 2021 to February 26, 2021.  
 
Motion to grant an extension of time on the matter of a final bond release for Legacy Lane, from January 28, 2021 to 
February 26, 2021, made by Bolgen;  
Seconded by;  
 
Roll call vote on the motion to grant an extension of time for Planning Board action relative to a final release of surety 
for the Legacy Lane subdivision: 
 
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
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Bolgen-Aye 
Donovan-Aye 
 
The motion carried, 7-0-0.  
 
RUSSO ESTATES AND BAKER WAY SUBDIVISIONS:  WRITTEN PROGRESS REPORTS AND UPDATED TIMELINES 
FOR PROJECT COMPLETION, IN LIEU OF BOARD DISCUSSIONS/VOTES ON FORMAL COMPLETION DATE 
EXTENSIONS (William Scire and David Baker) 
 
Cassidy provided a summary of the subdivision construction update letters for the Russo Estates and Baker Way 
subdivisions and the status of remaining work. She indicated that progress has been made on both projects and the 
developers have identified new estimated dates for subdivision completion.   
 
Cassidy further stated that no further action is needed on these matters. 
 
APPROVAL OF MINUTES: December 8, 2020 virtual meeting. 
 
Donovan stated the next matter on the agenda is acceptance of minutes of the previous Board meeting and asked if 
there were any revisions. 
 
Motion to accept the draft December 8, 2020 meeting minutes, as submitted, made by Bolgen;  
Seconded by Turner;  
 
Roll call vote on the motion to accept the draft December 8, 2020 meeting minutes, as submitted: 
 
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
Bolgen-Aye 
Donovan-Aye 
  
Motion carried, 7-0-0. 
 
PLANNING DIRECTOR UPDATE 
 
Cassidy stated that at the next meeting she will endeavor to provide updates to the Board on the matters of the 
Robertson Way and Carlson Way subdivsions, including resolution of matters related to land encroachment in the 
first instance and installation of sod over an approved gravel driveway in a City easement in the second instance.  

Cassidy further stated that the matter of Sherman Terrace subdivision endorsement may be before the Board during 
its February meeting, depending on progress made toward satisfying conditions of approval and submission of other 
required legal documents.  

Cassidy further stated that the next Planning Board meeting is scheduled for February 23, 2021.  

ADJOURNMENT 
 
Bolgen asked if there was any other business for the Board to conduct and there was none.   
 
Seeing no further business, Bolgen made a motion to adjourn the January 26, 2021 Planning Board meeting, at 8:04 
pm; 
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Seconded by Doherty;  
 
Roll call vote on the motion to adjourn the January 26, 2021 Planning Board meeting, at 8:04 pm:   
Callahan-Aye 
Doherty-Aye 
Edmonds-Aye 
Turner-Aye 
Ventresca-Aye 
Donovan-Aye 
Bolgen-Aye 
 
Motion carried, 7-0-0. 
 
The meeting adjourned at 8:04 p.m.  
 
 
Table of Documents Used and/or Referenced at Meeting 

 

 

 

 

 

 

 

 

Respectfully submitted, 

Dan Orr 

Dan Orr 
City Planner/Grant Writer 
 

Proposed Zoning Amendment (Addition of new definition for “Pet Recreation and Pet Day Care 
Facility” to Section 5.1): Copy of proposed zoning amendment text 

Legacy Lane Definitive Subdivision: Copy of developer’s extension request letter 

Russo Estates and Baker Way Subdivisions: Copies of construction update letters from Mr. David 
Baker (Baker Way) and Attorney Mark Salvati (Russo Estates)  

Planning Director Update: Copy of Chair-endorsed ANR plans affecting properties at 183 Lexington 
Street  

Draft Meeting Minutes:  December 8, 2020 meeting 


