
CITY OF WOBURN 
May 4, 2021 – 7:00 P.M. 

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

 
Roll Call 

 
Campbell       Ferullo 

    Concannon       Gately   
Demers       Mercer-Bruen 
Dillon         Lannan 

                                                                     Tedesco 
_________________________ 

 
VOTED to dispense with the reading of the previous meeting’s Journal and to APPROVE, all in 
favor, 9-0. 
                                                    _________________________ 
 
MAYOR’S COMMUNICATIONS:   
 
ORDERED That the sum of $750,000.00 be and is hereby Transferred as so stated from Over-

lay Reserve Acct#01-322000 to OPEB Trust Fund Acct #750048-483011.   
 

I hereby approved the above: s/ John Connolly 
I hereby recommend the above: s/Scott D. Galvin 
I have reviewed the above: s/Charles E. Doherty, City Auditor 

 
                             s/ President Tedesco 
 
Motion made and 2nd that the MATTER BE REFERRED TO COMMITTEE ON FINANCE, all 
in favor 9-0. 
 
 ________________________ 
 
Motion made and 2nd to suspend the rules for the purpose of adding two late filed matters to the 
order of the day, all in favor 9-0. 
 
    ************************** 
 
ORDERED    BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF WOBURN 
                       that the 1985 City of Woburn Zoning Ordinance, as amended, be further amended 
                       by amending the definition of “RESTAURANT, FULL-SERVICE” in Section 2  
                       by inserting after “space” on the first line the following language: “(including out 
                       door seating and rooftop dining)” so that the revised definition will be as follows: 
 



“RESTAURANT, FULL-SERVICE:  Any building, room, space (includ-
ing outdoor seating and rooftop dining) or portion thereof where food is 
sold for consumption on premises, customers are provided an individual 
menu, a restaurant employee serves the customers at the same table or 
counter at which items are consumed.  A restaurant, full-service may pro-
vide “accessory” delivery service, takeout service (except drive-up cus-
tomer service) and related retail sales items.” 

        
s/President Edward Tedesco 

       s/Alderman Robert J. Ferullo, Jr. 
 
Motion made and 2nd that the MATTER be REFERRED TO PUBLIC HEARING, all in favor   
9-0. 
 
    *********************** 
ORDERED     That the City Council Regular Meetings scheduled for July 6, 2021, July 20, 
                           2021, August 3, 2021 and August 17, 2021 are hereby canceled and that the  
                           City Council Meetings shall be held on July 13, 2021 and August 10, 2021 the  
                           meetings shall begin at 6:30 p.m.  
 
Motion made an 2nd that the ORDER be ADOPTED, all in favor 9-0. 
 
    *********************** 
Motion made and 2nd to return to the regular order of business, all in favor 9-0. 
 

_________________________ 
 
NEW PETITIONS:  
 
Petition by Café Leonardo, 130 New Boston Street, Woburn, Massachusetts, 01801 special per-
mit pursuant to 1985 Woburn Zoning Ordinances, as amended, Section 5.1 (29) for a modifica-
tion of a special permit to change the name from Café Sorelli, Inc. to Café Leonardo at 130 New 
Boston Street.  Motion made and 2nd that the MATTER BE REFERRED PUBLIC HEARING, 
all in favor 9-0. 
                                                 _________________________ 
 
PUBLIC HEARINGS:   
 
On the petition by Woburn APNA Bazar Incorporated, 4 Held Circle, Medford, Massachusetts 
02155 for a special permit pursuant to 1985 Woburn Zoning Ordinances, as amended, Sections 
5.1.69 and 7.3 to amend a special permit dated January 12, 2011, modified June 9, 2016 to allow 
for alteration of pre-existing non-conforming use and structure containing approximately 53,326 
square feet of gross floor area to allow for 1. Retail store in Unit 2 consisting of approximately 
14,440 square feet of net floor area, and 2. Provide for 232 parking spaces as shown on plan on 
file, at 335 Washington Street. PUBLIC HEARING OPENED. A Communication dated April 



28, 2021 was received from Attorney Joseph R. Tarby. Rubin and Rudman, LLP, 600 Unicorn 
Park Drive, Woburn, Massachusetts 01801as follows: 
 
Re:  Special Permit Petition of Woburn APNA Bazar Incorporated, 335 Washington Street, Wo-
burn, Massachusetts 
 
Dear Joyce 
 
On behalf APNA Bazar Incorporated, I respectfully request that the public hearing on this matter 
scheduled for May 4, 2021 be continued to the City Council meeting scheduled for May 18, 
2021.  If you need any further information, please do not hesitate to contact me, Thank you. 
 
Very truly yours, s/ Joseph R. Tarby, III 
 
Motion made and 2nd to receive the communication and make part of the permanent file, all in 
favor 9-0.  Motion made and 2nd to CONTINUED TO THE REGULAR MEETING OF THE 
CITY COUNCIL ON MAY 18, 2021 AND THAT THE MATTER BE REFERRED TO THE 
COMMITTEE ON SPECIAL PERMITS, all in favor 9-0. 
 
              ************************* 
 
Petition by Joseph Prizio, 96 Pleasant Street, Woburn, Massachusetts 01801 for a special permit 
pursuant to 1985 Woburn Zoning Ordinances, as amended, Section 15.6.C.vi to allow the instal-
lation of an in-ground pool within the Groundwater Protection area at 96 Pleasant Street. PUB-
LIC HEARING OPEN: A Communication dated April 27, 2021 was received by Daniel Orr, 
City Grant Write/Planner as follows: 
  
RE: PLANNING DEPARTMENT COMMENTS ON SPECIAL PERMIT APPLICATION FOR 
96 PLEASANT STREET / JOSEPH PRIZO   
 
Dear Council: 
 
The Planning Department has reviewed the above-referenced petition, which seeks authorization 
to for the construction of an in-ground swimming pool in a Groundwater Protection District, pur-
suant to Section 15.6(C)(vi) of the Woburn Zoning Ordinances (WZO).  A proposed swimming 
pool is considered an accessory use (pursuant Section 5.1 [55] of the (WZO) and is typically al-
lowed by-right in a Residential Two (R-2) zoning district.  This petition will require a Special 
Permit in accordance with Section 15.6.C.vi because the project will result in more than 2,500 
sq. ft. (or more than 15%) of the lot’s area being impervious.  Although not cited in the applica-
tion, the Petition is also subject to the provision of Section 5.5.1 of the WZO relative to the earth 
removal and therefore requires a second City Council Special Permit in accordance with the Sec-
tion.  Planning staff reviewed the application and engineer-certified floor plan (dated 2/21/2020) 
jointly with the Building Commissioner and offers the following observations and comments: 
 

• Given the nature of the project and its addition of impervious surface area within a   



            Groundwater Protection District, it is essential that the site plan be revised to include  
            calculations of both the building ground coverage and total square footage of  
            impervious surface area for the entire property.  It is important to note that the  
            memorandum submitted by Engineer David Romero, May 13, 2019, references  
            includes calculations of the property’s existing impervious surface are but not the  
            important calculations of impervious surface coverage if this project is approved and  
            constructed.  The Petitioner must submit building ground coverage/landscaped usable  
            open space calculations for the entire lot which reflect installation of the proposed  
            swimming pool and the information should be inscribed on the proposed Plan of  
            Record as well, so the compliance with Section 6.1 (“Table of Dimensional  
            Regulations”) can be verified. 
 

• The Petitioner proposes the installation of four (4) stormtech stormwater infiltration units, 
which is presumed to satisfy the provision of Section 15.6(c)(vi) that requires installation 
of a groundwater recharge system. The application package also provides memoranda from 
two (2) professional engineers with regard to test pit performance/stormwater infiltration 
and verification of impervious surface area. Staff cannot independently comment on the 
proposed groundwater infiltration system and hired engineer comments regarding their in-
tent to satisfy Section 15.6(c)(vi) relative to preventing degradation of groundwater quality.  
The Planning Department therefore defers to the Engineering Department staff for addi-
tional comment on this point.  
 

• The site plan does not reference the placement of a required pool filter mechanism, located 
on the ground or contained within a shed. This information must be added to a modified 
version of the site plan for the record.  
 

• Staff notes that the Petitioner’s property is part of a two (2)-unit condominium development 
(96-98 Pleasant Street). As such, the Council should verify that the owner of the other 
condominium unit is aware of the subject request.  

 
Please feel free to contact me if you have any questions relative to this letter. 
 
Respectfully, Dan Orr, City Planner/Grant Writer 
 
Motion made and 2nd that all communication be received and made part of the permanent record, 
all in favor 9-0.  Appearing for the petitioner was Trudy Hale, 100 School Street, Andover, Mas-
sachusetts 01810 and Joseph Prizio, 96 Pleasant Street, Woburn, Massachusetts 01801.  Attorney 
Hale stated the they wanted to continue that public hearing to amend it by adding a 2nd special 
permit for the removal of fill per section 5.5.1 relative to earth removal.  We have submitted a 
letter for the neighbor stating that they have no issues with the project.  Alderman Gately asked 
how deep the pool will be, that do you have someone who will be taking the fill away to an ap-
proved location.  That the size of the pool is not an issue and the drainage rechargeable tanks un-
derneath seem to be more than enough. What is the water table level?  Joseph Prizio stated that 
the pool will be 3 ½ to 5 ½ feet deep, that the water table is just shy of 12 feet and the pool needs 
to be within 6 feet of that which is the reason for the 3 ½ 50 5 ½ feet pool. We had a hot summer 



last year and we have always had a pool.  Homes Pool, the contract company will be removing 
and disposing of the fill.  Alderman Campbell stated that there seems to be no problems with the 
petition, that everything seems to be in order especially the drainage.  Motion made and 2nd to 
open the PUBLIC HEARING:  Amy Taranto, 14 Hicks Road, Warner, New Hampshire owner of 
the abutting property at 5 Beacon Street, stated that the pool will be very close to her property, 
that her lot slops down toward the lot in question, that she is afraid of more damage to the foun-
dation that has cracks from when the duplex was being built, that her tenant has a video of all the 
pots and pans shaking during the construction.  Motion made and 2nd that the PUBLIC HEAR-
ING be CONTINUED TO THE REGULAR MEETING OF THE CITY COUNCIL ON JUNE 
15, 2021 AND THAT THE MATTER BE REFERRED TO THE COMMITTEE ON SPECIAL 
PERMITS, all in favor 9-0. 
  
    **************************     
 
On the petition by Jackson Lumber, 10 Jefferson Avenue, Woburn, Massachusetts 01801 for spe-
cial permit pursuant to 1985 Woburn Zoning Ordinances, as amended, Sections 7.5 and 15.6.C.i 
as follows: 1. To amend a special permit dated March 14, 2019 to supplement plan of record to 
allow additional drainage and pavement to expand parking lot; and 2. Alteration of existing use 
that does not conform to Groundwater Protection District to allow for drainage and pavement, at 
36 Prospect Street. PUBLIC HEARING OPENED.   A communication was received dated May 
4, 2021 from Attorney Mark Salvati as follow:  
 
RE: Jackson Lumber 
 
Dear President Tedesco and Council, 
Request is made to continue the above matter for Jackson Lumber scheduled for May 4, 2021 to 
May 18, 2021 in order to provide additional information. 
 
Thank you for your attention to this matter and please call with any questions. 
 
Very Truly Yours, s/Mark J. Salvati 
 
Motion made and 2nd that all communication be received and made part of the permanent record, 
all in favor 9-0.  Motion made and 2nd that the public hearing be opened for public comments, all 
in favor 9-0.  PUBLIC COMMENTS: None. Motion made and 2nd that the PUBLIC HEARING 
be CONTINUED TO THE REGULAR MEETING OF THE CITY COUNCIL ON MAY 18, 
2021 AND THAT THE MATTER BE REFERRED TO THE COMMITTEE ON SPECIAL 
PERMITS, all in favor 9-0. 
 
    ************************* 
  
 Petition by Madison Woburn Holding, LLC, 369 Washington Street A/K/A 375 Washington 
Street (Chick-Fil-A) for a special permit pursuant to 1985 Woburn Zoning Ordinances, as 
amended, as follows: 1. To eliminate eleven (11) parking spaces at southern end of Chick-fil-a 
parcel;  2. Add painted island between drive aisle and drive-thru lane; 3. Add paint to  delineate 



queuing of ten additional cars; 4. Eliminate raise curb island at entrance to drive-thru; 5.  Replace 
and relocate vehicular clearance bar at drive-thru entrance; 6. Relocate sidewalk at rear of build-
ing; 7. Widen stacking space between order boards and pickup window to allow two (2) lanes to 
circumnavigate the building; 8. Modify the island behind the building (Between the drive thru 
lanes and dumpster pad). 9.  Add nine (9) dedicated employee spaces east of the dumpster pad: 
10. Remove and replace raised island (and lights with that island) between the drive-up window 
and the drive aisle on the north side of the building;  11. Modify drive aisle on the north side of 
the building from two way to one way going east;  12.  Replace twenty (20) 90-degree head-in 
spaces with thirteen (13) angled spaces along northern edge of parcel; 13.Reconfigure brick wall 
at outdoor seating all at 369 Washington Street A/K/A 375 Washington Street. PUBLIC HEAR-
ING OPENED: A Communication dated April 27, 2021 was received by Daniel Orr, City Grant 
Write/Planner as follows: 
 
RE: PLANNING DEPARTMENT COMMENTS ON SPECIAL PERMIT MODIFICATION 

APPLICATION FOR 369 WASHINGTON STREET / WOBURN MADISON HOLD-
INGS LLC. 

 
Dear Council: 
 
The Planning Department has reviewed the request to modify an existing Special Permit and Plan 
of Record site plan, pursuant to Section 11.3.12 of the Woburn Zoning Ordinance (WZO).  As 
referenced in the Petitioner’s application, and per the City Council’s decision dated August 11, 
2015, with subsequent modifications granted on July 14, 2016, January 24, 2018, July 19, 2018, 
October 11, 2018 and June 20, 2019. Previously, the City Council has granted numerous Special 
Permits for this property, in accordance with the following Sections of the WZO: 
 

• 5.1.20(a) (to allow for a Mixed-Use Hotel/Restaurant); 
• 5.1.29 and 11.6.10 (to allow for a Chick-fil-A fast food restaurant with a drive-up customer 

service facility); 
• 5.1, Note 16 (to require hours of operation of the Chick-fil-A fast food restaurant to be 

Monday-Saturday, 6:30 am – 10:00 pm, with closure on Sundays); 
• 5.1, Note 16 (to allow restaurant hours in excess of 11:00 pm for a full-service restaurant); 
• 8.7.6 (to allow for a reduction in off-street loading requirements); 

 
The Council has also granted Site Plan Review for the property in accordance with Sections 12.2.1 
(Fast Food Restaurant), 12.2.4 (construction in excess of 15,000 gross square feet and construction 
of more than 100 parking spaces), and 12.3.2 (site plan review with special permits). 

 
The pending application seeks to amend the Plan of Record specifically in relation to the fast food 
restaurant (Chick-fil-A). The following thirteen (13) additional modifications to the site plan are 
being proposed:  
 

1. Elimination of eleven (11) parking spaces at the southerly portion of the Chick-fil-A parcel; 
2. Addition of a painted island between the drive aisle and the drive-through lane; 
3. Addition of paint to delineate queuing of an additional ten (10) cars; 



4. Elimination of raised curb island at the entrance to the drive-through lanes; 
5. Replacement and relocation of the vehicular clearance bar at the drive-through entrance; 
6. Relocation of the sidewalk at the rear of the building; 
7. Widening of the vehicular stacking space between the order boards and pickup window to 

allow two (2) lanes to circumnavigate the building; 
8. Modification of the traffic island behind the building (between the drive-through lanes and 

the Dumpster pad; 
9. “Addition” of nine (9) dedicated employee spaces at the easterly side of the Dumpster pad;  
10. Removal and replacement of the raised island (and the lights within that island) between 

the drive-up window and the drive aisle on the north side of the building;  
11. Modification of the drive aisle on the north side of the building from two-way to one-way 

going west;  
12. Replacement of twenty (20) 90-degree head-in spaces with thirteen (13) angles spaces 

along the northerly edge of the parcel; and 
13. Reconfiguration of the brick wall at the outdoor seating area.  

 
Planning staff reviewed the application and engineer-certified floor plan (last dated 4/1/2021) 
jointly with the Building Commissioner and offers the following observations and comments: 
 

• The site plan still incorporates the word “proposed” for businesses and buildings that are 
already constructed and currently in operation (i.e., Chick-fil-A, 110 Grill, Red Robin and 
the dual-branded hotel). The label “proposed” should be removed for clarity to reflect cur-
rent “on the ground” conditions, and the site plan should be resubmitted/presented as an 
“As-built” plan for the record. Further, given the proposed parking-related modifications, 
the applicant should incorporate the leasing boundaries for each individual business on the 
site, to ensure that the provision of parking for each individual business is sufficiently pro-
vided on each leased parcel, as indicated by the parking calculations table.  
 

• Fundamental to the operation of the Chick-fil-A drive-through, the Building Commissioner 
expressed concern with this aspect of the use comprising an increasing share of Chick-fil-
A’s business, which has become evident during the course of the pandemic. As the site 
plan was originally approved, the drive-through component of the operation is considered 
an accessory use to the principal (fast food restaurant) use. The Petitioner must provide 
evidence proving to the satisfaction of the Building Commissioner that the drive-through 
operation of Chick-fil-A will remain an accessory use, not the principal use, of the leased 
parcel if the modifications are approved and installed as proposed.  

 
• The parking calculations table on Sheet C-2B appears to have been updated from the prior 

site plan (dated 6/7/2019) to reflect a proposed net decrease in parking spaces. In sum, the 
Petitioner now proposes a total reduction of seventeen (17) parking spaces in the vicinity 
of the Chick-fil-A restaurant.  The previous site plan provided 534 parking spaces, so that 
number would be reduced to 517 if the pending plan is approved.  The plan indicates that 
only 500 parking spaces are needed to satisfy zoning requirements.   However, does not 
necessarily account for any induced parking resulting from the expanded Chick-fil-A drive-



through operation. The parking calculation should be modified, as necessary, to take future 
tenancies and traffic patterns into account.   

  
• The proposed nine (9) “new” employee parking spaces are, in fact, not new to the site.  

They are existing parking spaces that appear to be located on the adjacent leased parcel 
occupied by the Hampton Inn/Homewood Suites dual-branded hotel.  The Plan indicates 
these nine (9) spaces will be used not by the hotel but instead by employees of the Chick-
fil-A establishment exclusively.  Because this arrangement may lead to displacement of 
hotel patrons, the Council should ask the Petitioner to clarify discussions that have taken 
place with the hotel management on this topic, to ensure one business does not suffer a 
parking shortage because of the actions/operations of another.  
 

• The Petition does not include any information to clarify the method of providing ordered 
food items to customers traveling in the outer lane of the stacked drive-through system. It 
is important to note that the definition of “Drive-up Customer Service Facility” (pursuant 
to Section 2 of the WZO) is to provide a fast food, et al. “service use which allows custom-
ers to access sales or services directly from a motor vehicle or where the customer drives 
a motor vehicle onto the premises and to a window or mechanical device through or by 
which the customer is serviced without exiting the vehicle.” It appears impossible for driv-
ers in the outer lane to reach the order window.  The Council should require the Petitioner 
to clarify how the proposed drive-through arrangement will conform to this definition if no 
secondary pick-up window or mechanical device is proposed.    
 

• Staff recommends the Council ask the Petitioner to provide a colored rendering of the site 
plan which reflects all proposed changes to traffic circulation, travel aisles, parking lot 
islands and pavement markings.  Such a plan would clearly illustrate how the upgrades will 
appear and function in the field and assist in determining whether the changes will in fact 
improve current traffic conditions for Chick-fil-A’s drive-through operation.  

 
• The intended path of vehicle mobility upon exiting the extended two-lane drive-through 

appears to present two (2) potential points of conflict: One, at one point where two parallel 
vehicles are exiting their respective drive-through lanes at the same time, and two,  at the 
point where any vehicle exiting the drive-through immediately approaches the right-hand 
drive aisle (to turn out of the property onto Tower Park Drive or parking at one of the two 
reserved drive-through parking spaces) at the same time as another vehicle approaching 
within the right-hand drive aisle.  The Council should ask the Petitioner to clarify how all 
points of potential vehicle conflict are being considered and addressed (i.e., staggered or-
dering/exiting between both drive-through lanes, or potentially installing a “yield to traffic” 
sign to alert drivers upon exiting the drive-through).  

 
Most importantly, Planning staff registers concern with the impact the proposed changes for 
Chick-fil-A will have on traffic to the site generally.  At present, the hotel is operating reduced 
capacity and two restaurants spaces are either vacant or recently closed. It is very unlikely that 
earlier traffic studies done for this development accurately captured the amount of traffic Chick-
fil-A is currently generating.  It is a certainty that those earlier studies did not anticipate that traffic 



from this particular drive-through operation could potentially double or triple with a reconfigura-
tion of the drive-thru capacity.  Staff therefore strongly recommends the Council consider requir-
ing an analysis of the Petition’s impact on expected traffic to and from the site, assuming all other 
buildings and uses on the property are operational and operating at capacity. This should be demon-
strated in part by supplying updated traffic projection data for the expanded drive-through to be 
compared to originally projected drive-through traffic data. The data will also provide a better 
understanding of how Chick-fil-A’s principal use and vehicular impacts may change over time. 
 
If members of the City Council have any questions or concerns regarding this letter, please feel 
free to contact me.  
 
Respectfully, Dan Orr, City Grant Writer/Planner 
 
Motion made and 2nd that all communication be received and made part of the permanent record, 
all in favor 9-0.  Appearing for the petitioner was Attorney Joseph R. Tarby, Rubin and Rudman 
LLP, 600 Unicorn Park Drive, Woburn, Massachusetts 01801 stated they are looking to modify a 
special permit originally issues dated 8/11 amended special permit, amended 1/24, amended 
7/19/18, amended 10/11/2018 and 6/20/2019 was to amend the site plan in relation to the Chick-
fil-a restaurant, that there is a list of about 13 modification, that the property is in the O-P zoning 
district which requires a special permit for mixed use Hotel & Restaurant use.  The property is 
mixed use with a double brand hotel, 2 full service restaurants (110 Grill and Red Robin, which 
is vacant), Chick-fil-a restaurant with a drive thru and a small space that is about 2823 sf to be 
used as a restaurant at a later date, that the changes will allow for more space for the drive thru 
patrons, reduce traffic impact and approve the speed of orders.  Timothy Williams, Allen and 
Majors Project Manager, stated that there has been over twenty-five (25) submissions of this site 
plan starting back to 2015, that currently there are eleven (11) employee spaces to the south of 
the site, clearly marked drive thru, a double stacking lane prior to the order board, which pro-
vides eight (8) vehicles on each side then from the order board to the transaction window there 
are seven (7) spaces, all abide by the zoning laws, a 10 foot-wide lane on the straight and a 12 
foot-wide on the corner, that each space is 20 feet long.  The patio is going to be modified, the 
island to be modified, the drive-thru will become two lanes.  The changes will be 1.) The elimi-
nation of the eleven (11) parking spaces to make room for the two lane drive-thru. 2.) Add a 
painted island between the drive isles for the drive thru the and the parking lot. 3.) Add paint to 
delineate the queuing for the ten (10) addition cars with a strip down the middle. 4.) So that there 
will not be any issue with cars lining up on either side the landscaping island it will be elimi-
nated.  5.) The headache bar will be relocated for any vehicles that are to large will be fore-
warned.  6.) Widen the stacking space between the order board and the pick-up window to allow 
two (2) lanes to the transaction window. 6.) Modify the island in the back of the build between 
the drive-thru and the dumpster. 7.) The eleven parking spaces will be moved to the other side of 
the dumpster and there will be seventeen (17) spaces of which 9 will be employee parking for 
chick-fil-A employees. 8.)  The island that separates the two-way drive thru will be eliminated 
and will be stripped also add ballads.  9.)  The drive island will be modified to be one-way exit.  
10.) The twenty parking space abutting tower office park property will be converted to 13 angle 
parking spaces to accommodate the one-way movement.  11.) The patio will be modified. Tim 
Williams stated that in response to the Planning Boards comments the first bullet on parking the 



plan submitted tonight shows the parking for the site as a whole not for each individual use.  The 
hotel has to have 242 spaces and the have over 250 spaces.  The second bullet point Attorney 
Tarby stated that dealing with Covid restaurants have changed their practices temporarily, Chick-
Fil-A has every intention that once Covid is over they will go back to the regular way of business 
and operation.  The third bullet the we are losing 17 parking space with the recalculation.  Attor-
ney Tarby Stated that the zoning indicates the parking for restaurant’s is based on square footage 
not based on what type of business, 12 spaces per 12000 s.f. so it complies with the zoning re-
quirements.  The fourth bullet Tim Williams stated that parking is taken as a whole for the devel-
opment.  The bullet five Attorney Tarby stated that they are proposing a sliding door similar to 
champion cleaners drive thru, that they feel this will qualify as a mechanical device.  Michael 
Rose, 4 Preston Circle, Andover, Massachusetts 01810 stated that during the peak time we will 
be using the walk lane but during none peak period we will be putting cones to block off the sec-
ond lane.  During peak hours we always have people outside to deliver the food, that we go down 
several cars to deliver the food and the cars are stopped, that the workers are well identified yel-
low vest there are yellow cones, stripes, and signs.  The sixth bullet Tim Williams stated that 
they will submit a plan that will show the changes and supply that to the building department.  
The seventh bullet Tim Williams stated that everyone is at a complete stop it is common cour-
tesy.  Alderman Mercer-Bruen stated that she has had several calls about internal traffic spilling 
out onto Washington Street from both businesses and residence, that I had several meetings to 
make this better with a lot of help from different department heads, that we were trying for 
weeks to get the traffic grid control fixed it was defective and thanks to State Rep Haggerty the 
issue is now fixed, that this is a good plan a lot of time went into this.  Dennis Dowdle, Madison 
Properties stated that if there is a problem in the future we will work to see what needs to be 
done and get it done.  Alderman Gately stated that a lot of work went into the plan with a lot of 
give and take, that it will work. It is a good plan.  Alderman Campbell stated that she was very 
pleased with the plan, that she did not realize so much work went into this for several months, 
that a lot of thought went into it.  Motion made and 2nd that the public hearing be opened for pub-
lic comments, all in favor 9-0.  OPEN PUBLIC HEARING: None.  Motion made and 2nd to close 
the public hearing, all in favor 9-0.  Motion made and 2nd to GRANT the SPECIAL PERMIT AS 
AMENDED with the following conditions: 1. Accept the plan dated 5/4/2021 as the plan of rec-
ord.  2.) That the petitioner agrees to provide a minimum of 100 seats within the dining area once 
the Executive Order from March 10, 2020 relative to the Covid State of Emergency has been re-
scinded.  3.) That any previous conditions of any previous special permit issued shall remain in 
full force and affect unless otherwise modified herein.  The City Council also found a finding as 
follows:  That the principal use of the operation will be a dine in restaurant with an accessory use 
as a drive-thru. 
 
 
                                                ************************* 
 
Petition by Autoworx, Inc., 921 Main Street, Woburn, MA 01801 for a special permit pursuant to 
1985 Woburn Zoning Ordinances, as amended, Section 5.1 (44) to allow for auto repair at 921 
Main Street.   PUBLIC HEARING OPENED:  A Communication dated April 27, 2021 was re-
ceived by Daniel Orr, City Grant Write/Planner as follows: 
 



RE: SPECIAL PERMIT APPLICATION FOR PROPERTY LOCATED AT 921 MAIN 
STREET / AUTOWORX INC.    

 
Dear Council: 
 
The Planning Department has reviewed the application and plan requesting a special permit pur-
suant to Section 5.1 (44) of the Woburn Zoning Ordinance (WZO) for property located at 921 
Main Street. The cited use is in reference to the operation of an automobile and truck repair garage. 
However, a memo subsequently filed by Attorney Mark Salvati on behalf of the Petitioner clarifies 
that the Petitioner intends only to conduct detailing and window-tinting activities onsite. The sub-
ject address is zoned Business Highway (B-H), which allows the cited use by City Council special 
permit.  
 
Planning staff reviewed the application materials, including an uncertified eleven-year-old site 
plan (undated) that was previously used for a different tenant (M&S Auto Repair) and land use. 
Attorney Salvati subsequently filed a larger version of the aforementioned site plan that was cer-
tified by a land surveyor; however, staff notes the plan still reflects a previous site tenant and land 
use rather than the proposed tenancy of Autoworx.  
 
Due to the limited information provided by the outdated site plan, staff is unable to submit com-
prehensive comments on this application. The following are comments and observations made 
following joint review of all filed materials with the Building Commissioner:   
 
• Fundamentally, a revised, stamped and dated site plan should be provided by the Petitioner 

reflecting the currently proposed tenancy and activities of Autoworx. An updated version 
of the site plan should be submitted prior to further Council consideration of the Petition.  

 
• The site plan does not verify whether the proposed tenancy of Autoworx will utilize the 

entire building. Any additional use(s) and/or remaining vacancy relative to the existing 
2,600 sq. ft.  
Building should be clarified by the Petitioner and reflected on a modified version of the 
site plan. 

 
• The site plan should provide a clear depiction and label of the existing zoning district 

boundary line shared with an abutting Residential Two (R-2) zoning district. This infor-
mation should also be incorporated into the locus map on the site plan for the record. 
 

• A revised parking calculation table should be included on a certified site plan in conform-
ance with Section 8 of the WZO (“Off-street Parking and Loading Facilities Regulations”) 
and with 521 CMR 23 for accessible parking spaces. The submitted plan appears to provide 
only three (3) on-site accessible parking space which is insufficient for the size of the build-
ing.  Pursuant to Section 8.2, the number of parking spaces provided onsite must accom-
modate on the site all users of the facility, as established through documentation to the 
satisfaction of the Building Commissioner in recognition of the proposed detailing/win-
dow-tinting activities. The parking calculation table should include a specific number of 



parking spaces that will be set aside for parking vehicles on which work will be performed, 
as well as parking spaces for visiting customers. Additionally, the plan should incorporate 
dimensions for all parking spaces and driveway aisles pursuant to Section 8.4 (“Design and 
Layout of Required Parking Facilities”). 

 
• The Petitioner should verify any and all other surrounding businesses that may utilize or 

have the authority to utilize this property for parking purposes. Staff understands an abut-
ting land use may have the right, via City Council Special Permit, to park vehicles on this 
site.  If/once verified, this information should be added into the modified parking calcula-
tions table for the record.  

 
• Several parking spaces in the row of spaces along East Nichols Street are configured in 

such a way that they would not be accessible/usable if other vehicles occupy the adjacent 
spaces.  The Petitioner must verify that all parking spaces are compliant with Section 8.3.4. 
of the WZO, which section generally prohibits this method of parking.  
 

• One (1) proposed overnight parking space is identified on the submitted site plan, although 
staff surmises this may no longer be applicable. If the overnight parking space is part of 
the pending Petition, it is subject to a separate City Council special permit pursuant to 
Section 5.1 (57b) which has not been requested. If the overnight parking space is part of a 
previously-approved City Council special permit granted to an adjacent business, this 
should be clarified and the adjacent business user specified. In either case, the overnight 
parking space should also be accounted for in the parking calculations table, both in terms 
of the commercial vehicle and the employee(s) who will be using it.  

 
• Mass. State Plumbing Code (248 CMR) requires the presence of an oil-water separator 

onsite for the proposed use, subject to the approval of a plumbing inspector. Unless the 
Petitioner can confirm that one currently exists (and so note its location on a modified site 
plan), the Council should require the Petitioner to install one, with the appropriate notation 
added to a revised site plan. 

 
• The location(s) of Dumpsters for refuse/garbage and glass recycling Dumpster(s) (if appli-

cable) do not appear on the submitted site plan and should be noted. If no onsite or outdoor 
collection areas are proposed, how will refuse be handled?  

 
• The site plan does not appear to provide any information relative to security lighting for 

parking facilities used at night, as required pursuant to Section 8.5.1 of the WZO. The 
presence of security lighting should be confirmed by the Petitioner and identified on a 
modified version of the site plan for the record, both in terms of the location(s) of all exte-
rior lighting fixtures and a detail of the actual fixture(s) to be used.  

 
• No snow storage area(s) is/are reflected on the submitted site plan. This information 

should be added to a modified version of the site plan if snow is to be stored onsite. 
Alternatively, the Petitioner should confirm arrangements for off-site snow removal, 
if applicable. 



  
• The Council should ask the Petitioner to verify whether there are any prior City Coun-

cil conditions of approval imposed on the prior tenant of the property, M&S Auto 
Repair. This verification is to ensure that the proposed activities described in the cur-
rent Petition do not conflict with prior conditions that may still be applicable.  

 
If you have any questions relative to this letter, please do not hesitate to contact me. 
  
Respectfully, Dan Orr, City Planner/Grant Writer 
 
Motion made and 2nd that all communication be received and made part of the permanent record, 
all in favor 9-0.  Appearing for the petitioner Attorney Mark Salvati, 10 Cedar Street, Suite 26, 
Woburn, Massachusetts, 01801 stated that they have come in as auto repair, that it is really not 
auto repair but there was no other designation that could be used.  They currently have an auto 
repair shop on Salem Street that they will be keeping for auto repair use.  This is going to be a 
satellite use for high end vehicles to add aftermarket products such as sport wheels, window tint-
ing and body protection film.  Just a coating of plastic with no chemicals, no painting or spray 
paint booths.  That the property already has an oil separator that has been inspected and updated, 
that they average about 4 or 5 cars a day, inside the building being worked on, that there will be 
about 4 or 5 employees at the site, that the space is 11,000 sf, that there is a special permit for the 
auto repair in the back of the building they have about 28,000 sf, that that special permit will stay 
in effect also an overnight parking of one vehicle, that Autoworx’s needs about 19 parking space 
and have about 30.  The property has been cleaned up the propane tank was removed along with 
the chain link fence around it.  The hours of operation will be Monday – Friday 7:00 a.m. to 5:00 
p.m. and Saturday 7:00 a.m. to 3:00 p.m.  The dumpster will be a roll dumpster and will be 
stored inside the building.  Motion made and 2nd that the public hearing be opened for public 
comments, all in favor 9-0.  PUBLIC HEARING OPENED: None.  Motion made and 2nd to 
close the public hearing, all in favor 9-0.  Motion made and 2nd to GRANT the SPECIAL PER-
MIT AS AMENDED with the following conditions: 1.)  Any previous issued special permits on 
the site and conditions shall remain in full force and effect.  2.) That Autoworx’s shall not be al-
lowed the use of chemical stripping, baking, painting and/or spray booths on the site. 3.)  that the 
dumpster shall comply with the Woburn zoning ordinance. 
 
 
     ************************ 
 
On the petition by FRH Realty LLC, An Affiliate of Fairfield Residential, 5 Burlington Woods, 
Suite 203, Burlington, Massachusetts 01803 for a special permit pursuant to 1985 Woburn Zon-
ing Ordinances, as amended, Sections 5.1, 5.3.2, 5.3.44, 8.4.2, 13.4.1, 23.5.5.2(a), 23.5.5.3(a) 
and (b), 6.1 and Section 12 to allow as follows: 1. Four hundred forty-five (445) residential 
dwelling units, 2. Accessory pool, 3. Accessory garages for use of residents on the premises, 4. 
Fence over 3 feet high within street setback, 5. Maximum height of fence to exceed 6 feet, 6. 
Free-standing sign in front yard setback, 7. Maximum pavement width of driveway increased to 
dimensions shown on plan, 8. Private garage larger than 900 s.f. with doors exceeding 8 feet 
high, 9. Private accessory garage in front yard setback if applicable, 10. Private swimming pool 



larger than 900 s.f., and 11. Site Plan Approval for four hundred forty-five (445) residential 
dwelling units, at 316 New Boston Street. PUBLIC HEARING OPENED: Appearing for the pe-
titioner was Attorney Joseph R. Tarby, Rubin and Rudman, LLP, 600 Unicorn Park Drive, Wo-
burn, Massachusetts 01801 stating that this petitioner was last before the council on March 2, 
2021, that they are providing an update that the council requested.  The petition is for 445 resi-
dential dwelling units with an accessory pool, accessory garage and with the site plan approval 
for 445 residential dwelling units.  The proposal as submitted complies with all the bulk and di-
mensional criteria set forth in section 23 of the Woburn Zoning Ordinance of the commerce way 
overlay district.  Site plan shows 445 units, 136 units in two four story garden style building, 309 
units in one five story building, 782 parking spaces, 5 story parking garage, a recreational dog 
park, clubhouse with a fitness center, swimming pool, landscaping and 67 affordable units.  That 
the peer review has been completed, that we are still waiting for the Traffic peer review, that we 
will show new pictures with views of New Boston Street as requested and with views from the 
main entrance.  At the previous meeting Alderman Mercer-Bruen had asked why this location 
was selected by Fairfield Residential, LLC, we will address that and a list of design elements.  
Robert Hughet, Fairfield Residential, LLC stated that this is a time to revitalize an industrial 
area, that they have 65% landscaped open space v the 40% required, that the building coverage is 
only 21% v the 60% allowed.  The residence will enjoy the outdoor spaces and allows additional 
amenities including a large dog park and multi pocket style courtyards.  The apartment building 
is five stories surrounding a parking garage, two garden style buildings that are four stories.  
There are four court yard within the larger buildings with two additional courtyards, one on the 
north side and the other is the dog park.   There are grilling stations in all the court yards, that a 
building that is next to the dog park will be used for a pet spa to clean off you pets after being out 
side with other pet style amenities.  Fairfield is a national company, they manage 164 apartment 
communities across the country, having about 41,000 families living in them.  Surveys are done 
to see what people want, that we have a great data set on what people like and don’t like and 
what they would like more of.  At the top of the list for the previous year was the request for 
more open space.  We have wifi and internet to provide as much connection as we can that this 
space will give us a quieter community feeling, that we are bordered by the train tracks the land-
fill and 3.3 acres of wooded area.  That we are focusing on the green spaces with the closeness to 
Boston.  This parcel is about 20 acres and will have an advantage over the other developments 
having the green space compared to the Woburn Village that is about 65 units per acre and 120 
Commerce Way is about 84 units per acre, that they are constrained by the size and will not be 
able to provide as much green space, that they are very nice building units.  The New Boston 
Street bridge will unlock this side of the railroad for a lot of potential for the industrial park for 
the future.  Alderman Gately stated that the project is nice with a lot going on, that the concern is 
the water loop, fire suppression, sewer, the swamp, the drainage and your neighbors the wood 
recycling place that has a terrible odor.  The trains going by when they are braking the start brak-
ing half mile away your tenants will hear this day in and day out.  The landfill behind, it is 
capped, the Olin Chemical is also near you.  Alderman Dillon stated that 40% are 1 bedroom, 
10% are 2 bedrooms,10% are 3 bedroom and studios are 10% what are the entry rates?  Robert 
Hughet, Fairfield Residential, LLC stated that studios start between $1600 -$1800, one bed room 
start between $2100 - $2300, two bed room start $2400 - $2800 and three bed room start around 
$3000, sixty-seven affordable units, that they plan on marking the affordable units.  President 
Tedesco stated that a plan showing which units will be affordable housing needs to be submitted 



before any action is taken on this project. Brian McCarthy, RJ O’Connell Associates, Civil Engi-
neer that the Stormwater peer review of the water design was done by Horsley & Whitten, that 
they did a detailed review, submitted their response on March 31st., that we revised the storm-
water analyst, added additional information on the stormwater basin sizing, added additional  
calculations for erosion control stone sizing, added additional double graded catch basins in 
some areas and increased the size of the stormwater infiltration basin on the site, that the system 
is designed by state regulations. We addressed their concerns and response back to them on April 
19th., then after another review they stated everything has been addressed to their satisfaction.  
The Water & Sewer peer review by Environmental Partners response received April 15th we 
added the type and manufacture of hydrants & values, added more isolation valves throughout 
the site, that a drop sewer manhole was added in one location due to a drop in the land and con-
struction details per their request, that we are currently waiting for their response.  The Traffic 
peer review is being done by Worldtech that we submitted the plan in December then resubmit-
ted on April 3rd do to the New Boston Street Bridge plan being filed.  We are currently waiting 
for their response.  In addressing Alderman Gately’s question earlier about the water we did wa-
ter flow testing it currently dead ends coming up New Boston Street, that it is a 12” water main 
and we did a water test on the other side of the train tracks because with the New Boston Street 
Plan the two lines will be connected.  The flow tests were very good.  We had minor changes to 
the plan site lay out, that we moved some of the internal drives around the buildings out further 
to give more green spaces along the building and also added the pet care building, also planning 
had an issue with the amount of black chain link fence so we came up with a more ornamental 
fences in the areas you will see.  Lastly the in the screening of garages from the New Boston 
Street view we added more greenery and we have a second drop off area for people moving in 
and out.  Alderman Mercer-Bruen stated that they provide a list of the minor modification that 
have been made to the City Council so that she can check with the building commissioner to 
make sure they are not more than minor changes. Motion made and 2nd that all communication 
be received and made part of the permanent record, all in favor 9-0.  Motion made and 2nd that 
the public hearing be opened for public comments, all in favor 9-0.  PUBLIC COMMENTS: 
None. Motion made and 2nd that the PUBLIC HEARING be CONTINUED TO THE REGULAR 
MEETING OF THE CITY COUNCIL ON JUNE 1, 2021 AND THAT THE MATTER BE RE-
FERRED TO THE COMMITTEE ON SPECIAL PERMITS, all in favor 9-0. 

 _________________________ 
 
UNFINISHED BUSINESS OF PRECEDING MEETING:  None. 

_________________________ 
 
COMMITTEE REPORTS:  
 
PUBLIC SAFETY AND LICENSES: 
 
On the petitions for renewal of Livery Licenses by Boston Express Livery Service, Inc.; Ca-
margo Chauffeur Service, LLC; Harmony Transportation Inc.; Kelley Towncar, Inc.; and Sams 
Liv Express, LLC committee report was received “ought to pass with existing limits and condi-
tions”. Motion made and 2nd that the COMMITTEE REPORT be ADOPTED, all in favor 9-0. 
 



Presented to the Mayor: May 6, 2021 s/Scott D. Galvin May 6, 2021 
_________________________ 

 
CITIZEN’S PARTICIPATION:  None. 

_________________________ 
 
COMMUNICATIONS AND REPORTS: None 
       _________________________ 
 
APPOINTMENTS AND ELECTIONS:  None. 

________________________ 
     
MOTION, ORDERS AND RESOLUTIONS: 

_________________________ 
 
 
Motion made and 2nd to ADJOURN, all in favor, 9-0. Meeting adjourned at 8:35 p.m. 
 
A TRUE RECORD ATTEST:     
 

         Joyce M. Gray   
                                                                    Acting City Clerk and  

                Clerk of the City Council, Pro Tem



 
 



   
 
 
 
 


