
 

CITY OF WOBURN 

SEPTEMBER 7, 2021 – 7:00 P.M. 

REGULAR MEETING OF THE CITY COUNCIL 

COUNCIL CHAMBER, WOBURN CITY HALL 

 

Roll Call 

 

Campbell       Ferullo 

    Concannon       Gately   

Demers       Lannan  

Dillon         Mercer-Bruen 

                                                                     Tedesco 

_________________________ 

 

VOTED to dispense with the reading of the previous meeting’s Journal and to APPROVE. 

_________________________ 

 

MAYOR’S COMMUNICATIONS:  None. 

 

_________________________ 

 

NEW PETITIONS: 

 

Petition by Woburn Friends of Hospice/VNA Care for Special Event Permit to allow road 

race and health walk at Horn Pond and area streets on October 3, 2021. 

 

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

 

Petition by Woburn Kiwanis for a Special Event Permit to allow “Flag Day in Fall” festival 

on October 2, 2021 at Library Field. 

 

 

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

 

Petition by James L. McKeown Boys & Girls Club of Woburn for a Special Event Permit to 

allow road race and health walk beginning at Charles Gardner Lane and on various streets on 

November 6, 2021. 

 

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

 

Petition by Cabot, Cabot & Forbes LLC for Special Permit pursuant to Section 23.5.5.2(a), 

Section 23.5.5.2(b)(e), Section 23.5.5.3(a), Section 23.9 and Section 12 of the 1985 City of 

Woburn Zoning Ordinance, as amended to allow for:  1. Two Hundred Fifty (250) residential 

dwelling units; 2. Accessory pool; 3. Approximately 2,125 square feet of commercial, 

restaurant, fitness and/or retail space; 4. Site Plan Approval for Two Hundred Fifty (250) 



 

residential dwelling units; and 5. All signage as shown on the Site Plan, at 0 New Boston 

Street. 

 

 

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

 

Petition by Montvale Land LLC for Special Permit with Site Plan Review under the 

Technology Business Overlay District under the 1985 City of Woburn Zoning Ordinance, as 

amended, to allow for:  1. Site Plan Review pursuant to Section 28.6.1.3 and Section 28.6.1.4 

to allow for approximately 881,364 square feet of research and testing laboratory use, 

including vivarium use; and research and development; 2. Site Plan Review pursuant to 

Section 28.6.1.4 to allow for approximately 130,256 square feet of cGMP/BIO 

Manufacturing; 3. Site Plan Review pursuant to Section 28.6.1.12 to allow for amenity retail, 

personal service establishments, including full service restaurants and fast food restaurants. 

The retail uses will be located in a central single story 10,000 square foot amenity building 

and some first floor space of the adjacent Office/Lab/R&D buildings; 4. Site Plan Review 

pursuant to Section 28.6.1.19 to allow for accessory uses normally incidental to a permitted 

use, including high hazard and other uses accessory to a permitted proposed use; 5. Site Plan 

Review pursuant to Section 28.6.1.20 to allow for parking facilities below grade at Buildings 

1, 2, 4, 5 as shown on the Site Plan; 6. A Special Permit pursuant to Section 28.3 and Section 

28.11.6 to allow relief from Section 5.2.1.4 (“Access to the buildable portion of a lot shall be 

granted from a lot’s legal street frontage.  Access to lots by so called “common driveways” 

or access easements shall be prohibited.”)  Relief has been requested because the Applicant’s 

legal street frontage is along Hill Street. Access will be from the site drive; 7. A Special 

Permit pursuant to Section 28.6.2.4 to allow for parking facilities above grade as shown on 

the Site Plan filed herewith; 8. A Special Permit from Section 28.3 to allow for all parking 

ratios as shown on the Site Plan; and 9. approval of all signage as set forth on the plans filed 

herewith, at A2 Hill Street. 

 

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

 

Petition by Montvale Land LLC request for approval of amended Master Concept Plan for 

the Vale, located on Hill Street. A communication dated September 2, 2021 was received 

from Attorney Joseph R. Tarby, III, Rubin and Rudman LLP, 600 Unicorn Park Drive, 

Woburn, Massachusetts 01801 as follows: 

 

Re: AMENDED MASTER CONCEPT PLAN FOR THE VALE 

 

Dear Lindsay: 

 

I represent Montvale Land LLC (“Montvale”), the owner of the property known as 

“The Vale” located on Hill Street.  On behalf of Montvale and pursuant to Section 28.4.3 of 

the City of Woburn Zoning Ordinance, I respectfully request approval of an amended Master 

Concept Plan for The Vale.  A copy of the amended Master Concept Plan is included with 

the Site Plan filed on this day with the Site Plan Review/Special Permit Application of 

Montvale Land LLC.  The amended plan is included as Sheet G-001. 



 

 

If you need any additional information please contact me.  Thank you. 

 

Very truly yours, s/Joseph R. Tarby, III 

 

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

 

Petition by New England Gypsum Supply, Inc., for a Special Permit pursuant to Section 

5.1(42), 5.1(57b) and 7.3 of the 1985 City of Woburn Zoning Ordinance, as amended, to 

allow for a wholesale establishment, warehouse and distribution center, overnight parking of 

up to five (5) commercial motor vehicles (vans) and for the continued use of the 

nonconforming building and loading docks, at 1 Adele Road. The structure and use are non-

conforming because: 1. The rightyard setback is 24.7 feet.  Twenty-five (25) feet is required; 

and 2. The loading dock/areas front Adele Road. 

_________________________ 

 

 

PUBLIC HEARINGS: 

 

On the petition by ND Properties LLC, 264 Salem Street, Medford, Massachusetts 02155, to 

amend the 1985 City of Woburn Zoning Ordinance, as amended, be further amended as 

follows: amend Section 25 UPPER MAIN STREET OVERLAY (UMS) DISTRICT as 

follows: 1. Section 25F.3 shall be amended by deleting “fifty-seven (57)” on the last line of 

the paragraph and replacing with “twenty (20) units per acre.” PUBLIC HEARING 

OPENED:  A committee report was received “ought not to pass”. 

 

Further, a communication dated August 16, 2021 was received from Tina Cassidy, Planning 

Board Director as follows: 

 

RE: PLANNING BOARD REPORT ON PROPOSED AMENDMENT TO SECTION 25 

OF THE WOBURN ZONING ORDINANCE (UPPER MAIN STREET OVERLAY 

DISTRICT)  

 

Dear Council: 

 

On Tuesday, July 27, 2021 the Planning Board conducted its public hearing on the above-

referenced amendment, which would increase the maximum permitted density of an 

authorized multi-family project in the Upper Main Streets (UMS) Overlay District.  

Specifically, the proposed amendment would delete the current maximum density of fifty-

seven (57) units per project and replace it with a maximum density of twenty (20) units per 

acre.  Since the overlay district requires a minimum lot size of four (4) acres, the amendment 

would result in an increase in the maximum density of any future project within a UMS 

overlay district. 

 

At present, the parcel of land at 1071R Main Street is the only property in the City that is 

zoned USM Overlay.  At roughly 4.45 acres in size, the density of a development on this 



 

particular site would increase from 57 to 89 if the amendment was passed.  It is the Board’s 

understanding that the purpose of the pending amendment is in fact to facilitate 

redevelopment of the 1071 Main Street site for that number of residential dwelling units (89).  

 

The Board heard a relatively substantial amount of public comment from area residents 

during the hearing, and much of it was in opposition to the change.  Arguments against 

adopting the amendment included concerns about the negative impacts resulting from 

increasing the density of the envisioned project at 1071 Main Street.  In particular, 

commenters cited the number of units and the height of the building as being significantly 

out of character and scale for the neighborhood.  Several also expressed concern about the 

traffic that would result from increasing the number of possible units on the site by 56%.    

 

The cumulative effects and impacts of the 1071 Main Street project and other on-going 

developments in the immediate vicinity (including “The Ledges” project) was also 

mentioned.   On the issue of the site’s designation as a Brownfields site and its remediation, 

residents expressed their belief that the on-going remediation efforts by EPA and MassDEP 

have been successful to date and will continue to completion in a timely fashion.  The notion 

of the site becoming a neighborhood open space asset when the environmental work is 

finished was also mentioned as a viable outcome of the government’s work.  The same 

agencies recently remediated contaminated land elsewhere in the City, and added passive 

recreation features to the site as part of the cleanup work. 

 

In terms of support for the zoning amendment, two potential positives were identified.  The 

rezoning might result in the remaining environmental work being done more quickly, via 

redevelopment by the private sector, versus completion by the Federal and State agencies.   

Redevelopment of the 1071 Main Street site might also result in improvements to the nearby 

public utility systems at the expense of a private developer instead of taxpayers.  A number 

of possible mitigation measures, including sewer upgrades, water servicing, and sidewalk 

installation, were identified during earlier permitting approvals for the property.  Those 

previously-identified improvements could be required by the City Council as conditions of 

any new special permit that might be issued to allow a residential development at 1071 Main 

Street. 

 

At the conclusion of the public hearing and after general discussion and consideration of the 

points made, the Planning Board voted 5-0 (Bolgen, Donovan, Callahan, Ventresca, Turner 

in favor, Doherty and Edmonds absent) to recommend the Council NOT ADOPT the 

proposed zoning amendment.    

 

Please feel free to contact me if you have any questions relative to the Board’s vote. 

 

Respectfully, s/Tina P. Cassidy, Planning Board Director 

 

 

Further, a communication dated August 30, 2021 was received from Attorney Joseph R. 

Tarby, III, Rubin and Rudman LLP, 600 Unicorn Park Drive, Woburn, Massachusetts 01801 

as follows: 



 

 

Re: Petition of ND Properties LLC to Amend Section 25 of the 1985 City of Woburn 

Zoning Ordinance 

 

Dear President Tedesco: 

 

As you know, I represent ND Properties LLC in connection with the above-

referenced matter.  The purpose of this correspondence is: (1) to provide the City Council 

members with a copy of the full Weston & Sampson Report showing its updated cost 

estimate for the remediation of 1071 Main Street, Woburn, MA; and (2) respond to the 

suggestion in the Planning Board Report that perhaps the site could become open space for 

the neighborhood. 

 

1. WESTON & SAMPSON REPORT DATED JUNE 1, 2021 

 

In presentations to the Planning Board and City Council, ND Properties LLC’s 

environmental counsel, Peter Durning, Esq., and I, have stated that the estimated cost of the 

remediation for the property is $4.5 to $5.3 million dollars. At both the Planning Board and 

City Council public hearings, one of the residents questioned the estimate for the remediation 

of the property at 1071 Main Street.  

 

To further assist the City Council in its review of this important matter, we are 

providing a complete cost of the June 1, 2021 letter from Weston & Sampson to ND 

Properties LLC conveying the environmental consultant’s assessment of the condition of the 

property and its estimated cost for the required environmental remediation. As noted in the 

June 1, 2021 letter, in connection with its cost estimate, Weston & Sampson performed a 

supplemental investigation between April 27, 2021 and May 4, 2021 to further evaluate the 

nature and extent of PCB, dioxin, and PFAS contamination in soil and groundwater at the 

property. With this submission, we are providing Weston & Sampson letter and all of the 

supporting technical information, which is about 470 pages long, showing that it is well 

supported by data and observations of the field conditions. 

 

As we noted in the City Council meeting on August 10, 2021, the work Weston & 

Sampson is proposing to do far exceeds the work EPA described in its October 9, 2019 

Action Memo, which only described “removal of some impacted materials and stabilization 

and isolation of the stockpiles.” 

  

2. PLANNING BOARD REPORT DATED AUGUST 16, 2021 

 

The Planning Board Report states, in part, that “The notion of the site becoming a 

neighborhood open space asset when the environmental work is finished was also mentioned 

as a viable outcome of the government’s work.  The same agencies recently remediated 

contaminated land elsewhere in the City, and added passive recreation features to the site as 

part of the cleanup work.” 

 



 

The observation that EPA played a role in the creation of the Aberiona Nature Trails 

Park as part of the Wells G&H site that provides for passive recreation is not wrong, but the 

remediation of the Wells G&H Site is a much more complex matter than 1071 Main Street. 

  

Perhaps the most significant difference is that Wells G&H were placed on the EPA’s 

National Priorities List (the “NPL”).  The NPL is a list of the most serious sites identified for 

long-term cleanup. As an NPL site, Wells G&H received significantly more attention and 

resources than 1071 Main Street will ever receive. 

  

In addition, there were several significant large corporations that were tagged with 

responsibility for the contamination at Wells G&H.  Those large corporations, who were 

identified as responsible parties, helped to fund the massive years-long effort by EPA and 

DEP to work through the Wells G&H site. It is also important to note that the Wells G&H 

site involved the cleanup and redevelopment of a 330-acre site. Setting aside land for passive 

recreation at the Aberjona Nature Trails was also just one part of a multi-faceted plan that 

also included allowing significant commercial development on the previously contaminated 

land. 

 

The issues at 1071 Main Street are just not at the same scale as Wells G&H. There are 

no viable responsible parties who are being tagged with the responsibility to fund the 

remediation of 1071 Main Street. 

 

The Planning Board Report concluded by stating the following:  “In terms of support 

for the zoning amendment, two potential positives were identified.  The rezoning might result 

in the remaining environmental work being done more quickly, via redevelopment by the 

private sector, versus completion by the Federal and State agencies.  Redevelopment of the 

1071 Main Street site might also result in improvements to the nearly public utility systems 

at the expense of a private developer instead of taxpayers.  A number of possible mitigation 

measures, including sewer upgrades, water servicing, and sidewalk installation were 

identified during earlier permitting approvals for the property.  Those previously-identified 

improvements could be required by the City Council as conditions of any new special permit 

that might be issued to allow a residential development at 1071 Main Street.” 

On behalf of my client, I respectfully request that the City Council take into consideration the 

above information prior to taking final action on this matter.  

 

Very truly yours, s/Joseph R. Tarby, III 

 

 

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

 

On the petition by Jackson Lumber for special permit: 1. To amend a special permit to allow 

additional drainage and pavement to expand parking lot; and 2. Alteration of existing use to 

allow for drainage and pavement, at 36 Prospect Street. PUBLIC HEARING OPENED:  A 

communication dated August 25, 2021 was received from Jay Duran, Superintendent, 

Department of Public Works as follows: 

 



 

Please find attached some photos I took last Thursday August 19. 2021 of the recent flooding 

of Prospect Street that into the lower level units of Prospect Street condominiums across the 

street from Jackson Lumber. This info should be shared with the Peer Review Consultant and 

the City Council Members. Admittedly some of this video isn’t great but clearly tells the 

story of the problem at this location and the DPW concerns. I also have many more that I can 

share with either the City Council or consultant or answer any questions that they may have. 

Thanks in advance. 

 

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

 

On the petition by Murphy’s Waste Oil Services, Inc. for a new flammable license, for 5,000 

gallons of Class II Windshield Washer Fluid, 125,000 gallons of Class IIIB Waste Oil, 300 

cubic feet of propane, and 260 cubic feet of 5%Methane/Balance Argon Gas, at 252 Salem 

Street. 

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

 

On the petition by King of Cool Inc. for a special permit to operate a full service restaurant 

with hours of operation until 12:30 a.m., Monday through Saturday, and 12:00 a.m. on 

Sundays, under Section 5.1, Note 16 of the 1985 Woburn Zoning Ordinances, as amended, at 

1 Rainin Road. 

 

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

 

On the petition by Toll Brothers to amend a prior special permit dated June 6, 2017, under 

Section 23.4.2 the 1985 Woburn Zoning Ordinances, as amended, as follows: 1. Remove the 

requirement under Section 8 of the decision requiring installation of two islands on 

Mishawum Road as shown on Offsite Landscape Plan, Sheet C-6B; 2. Require the petitioner 

to expend funds equal to the cost the cost of above, to make other improvements related to 

the project as determined by the City Engineer or to deposit that amount with the City to 

install the islands; 3. Change the designation of “Retail” use for 3,180 square feet on the first 

floor to “Restaurant or Retail” at 120 Commerce Way. 

 

 

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

 

On the petition by 304 Cambridge Road LLC, 304 Cambridge Road, Woburn, 

Massachusetts, to amend Section 5 Notes to Table of Use Regulations and Section 5.1 Table 

of Use Regulations, Note 26 of the 1985 City of Woburn Zoning Ordinance, as amended. 

 

_________________________ 

 

UNFINISHED BUSINESS OF PRECEDING MEETING:  None. 

 

_________________________ 

 

COMMITTEE REPORTS: 



 

 

PERSONNEL: 

 

On the appointment of James A. Juliano to the Board of Trustees for the Woburn Public 

Library, committee report was received “ought to pass”. 

 

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

 

On the appointment of Michelle Eovine to the Woburn Golf and Ski Authority, committee 

report was received “ought to pass”. 

 

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

 

On the appointment of the following members to the Human Rights Commission: Robert F. 

Rufo, Jr., Sandra L. Lawton, Elaine Pruyne, Marie L. Lingblom, Dr. Mohanan Unni, Thomas 

J. Maher, Matthew T. Crowley, Amanda Harvey, and Timothy J. Donovan., committee report 

was received “ought to pass”. 

_________________________ 

 

CITIZEN’S PARTICIPATION:  None. 

_________________________ 

 

COMMUNICATIONS AND REPORTS: 

 

A communication dated August 5, 2021 was received from Treasurer/Collector Timothy 

Donovan relative to the Fiscal Year 2021 Annual Report of the City’s cash and invested 

funds statement balances as of June 30, 2021 in accordance with the City of Woburn 

Investment Policy Statement. 

 

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

 

A communication dated August 18, 2021 was received from Charles O’Connor, Parking 

Clerk, Police Headquarters, 25 Harrison Avenue as follows: 

 

Council Members, 

 

In accordance with Massachusetts General Laws Chapter 90, Section 20½ I am submitting 

the following parking ticket report. Figures cited below are for the Month of January 2021 to 

July 2021: Number of violations issued 237, Numbers of violations paid 96, Number of 

violations outstanding 123, Amount collected and submitted to Collectors Office $20,420.00, 

Parking fines referred to the Handicap Commission $3,900.00.  

 

There is a backlog of 1592 unpaid tickets dating from January 2004 to December 2020. A 21 

day late notice is sent to vehicle owners who have not paid the fine. After 28 days, if the fine 

still has not been paid, that information is forwarded to the Registry of Motor Vehicles for 

administrative action. 



 

 

Respectfully submitted, s/Charles O’Connor, Parking Clerk 

 

 

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

 

A communication dated August 27, 2021 was received from Matthew Watkins, Project 

Services, Eversource, regarding Eversource preparing to open a new work zone on the 

Woburn to Wakefield Line Project and progress update along with a projection of anticipated 

construction activities. 

_________________________ 

 

APPOINTMENTS AND ELECTIONS:  None. 

_________________________ 

 

MOTIONS, ORDERS AND RESOLUTIONS: 

 

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

10, Schedule 1, Parking Restrictions, of the City of Woburn 2017 

Traffic Code, as amended, be further amended, by repealing the 

following regulation:   

 

Blueberry Hill Road:  No parking southerly side beginning at the 

intersection with Holton Street westerly a distance of 500 feet between 

December 31st and March 31st. 

 

    s/President Tedesco 

 

________________________ 

 

 

Motion made and 2nd to ADJOURN. 
 


