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APPROVED MEETING MINUTES 
Tuesday, August 23, 2022 Woburn Planning Board Meeting | 7:00 p.m. 

Virtual Meeting via Zoom 
 
Chair Claudia Bolgen called the meeting to order at 7:00 p.m. and noted the meeting was being 
recorded. Planner Karen Smith called the roll.   
 
Mr. Jim Callahan, Mr. Kevin Donovan, Mr. Dave Edmonds, Ms. Carolyn Turner and Chair Claudia 
Bolgen were present. Mr. Bob Doherty and Mr. Michael Ventresca were absent. Planning Director 
Tina Cassidy and Planner Karen Smith were also in attendance. 
 
Bolgen called the first two agenda items together as the ANR plan for 215 New Boston Street and 225 
Merrimac Street is being filed to reconfigure lot lines between the two parcels necessary to 
accommodate the two buildings and the parking parcel(s) if the necessary special permits are 
granted in the subsequent public hearing. 
 
SUBDIVISION APPROVAL NOT REQUIRED PLAN:  215 New Boston Street / 225 Merrimac Street; 
Applicant: CCF New Boston Property Company LLC 
 
PUBLIC HEARING (CONTINUED): SPECIAL PERMIT/SITE PLAN REVIEW application to 
authorize light manufacturing use of approximately 33,514 sq. ft. within a new two (2) story 
building containing approximately 133,738 sq. ft. of net floor area at 216 New Boston Street / 
CCF New Boston Property Company LLC (Request for continuance of public hearing to 
September 13, 2022 Planning Board meeting has been received) 

Cassidy stated the ANR has been filed to reconfigure the existing lots lines between the two parcels.   
The redevelopment plan envisioned for the lots will require the lot lines be reconfigured in order to 
ensure the newly-constructed buildings and parking will meet all zoning requirements relative to 
setbacks, landscaped usable open space, building ground coverage and the like. The plan is being filed 
with the assumption the special permits needed from the Planning Board and City Council will be 
issued.  If they are not, the ANR may not be recorded. 
 
Most importantly, the two reconfigured lots meet the frontage requirements as they will have more 
than 600’ and 355’ of frontage on New Boston Street respectively, where a minimum of 125’ is 
required.  The Petitioner has asked for a waiver relative to the locus plan which is drawn at a scale of 
1” = 1,500’ rather than at 1” = 800’ as required by the subdivision rules and regulations.  Cassidy 
stated she is supportive of the waiver request because the smaller scale provides a superior 
understanding of the lots’ context in their surroundings.  
 
Cassidy recommended the plan be endorsed as one not requiring approval under the Subdivision 
Control Law. Cassidy noted, if approved, she will arrange for the Chair or Vice-Chair to come to City 
Hall to endorse the plan absent a meeting in person. 
 
Secondarily, Cassidy added there is a request on the table to continue the Public Hearing on the 
SPECIAL PERMIT/SITE PLAN REVIEW application to authorize 33,514 sq. ft. of light manufacturing 
space within a two (2) story, 133,738 sq. ft. building at 216 New Boston Street. The city is waiting for 
various consultant’s peer reviews to be finalized and completed. Attorney Joseph Tarby, Rubin and 
Rudman, 600 Unicorn Park Drive, Woburn, MA has submitted a request on the applicant’s behalf to 
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continue the public hearing to September 13, 2022 to hopefully provide ample time for the city to 
converse with its peer reviewers to resolve any outstanding issues and concerns. 
 
Bolgen asked the Board for a motion relative to Planning Board Director’s recommendation 
regarding the ANR.  
 
Motion by Edmonds to accept the Director’s recommendation the ANR Plan be endorsed as one not 
requiring approval under the Subdivision Control Law; 
Seconded by Turner;  
 
Roll call vote on the aforementioned motion: 
Callahan-Aye 
Edmonds-Aye 
Turner-Aye 
Donovan-Aye 
Bolgen-Aye 
 
The motion carried, 5-0-0 (Doherty and Ventresca absent). 
 
Tarby stated his clients would not be making a presentation at this meeting. The Board did not 
conduct a discussion.  
 
Bolgen 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 while asking telephone 
participants to provide a verbal clue if they wished to speak.  

PUBLIC HEARING 

Bolgen and Cassidy did not see or hear any members of the audience that wished to address the Board 
on this matter.   

Motion to continue the Public Hearing to September 13, 2022 at 7:00 p.m. made by Edmonds; 
Seconded by Turner;  
 
Roll call vote on the aforementioned motion: 
Callahan-Aye 
Edmonds-Aye 
Turner-Aye 
Donovan-Aye 
Bolgen-Aye 
 
The motion carried, 5-0-0 (Doherty and Ventresca absent) 

 

PUBLIC HEARING: PROPOSED ZONING AMENDMENT to (a) amend the City of Woburn Zoning 
Ordinance by adding a new Section 32 entitled Life Sciences and Business Mixed Use Overlay 
District (LBOD) and (b) amend the Woburn Zoning Map to overlay the new LBOD district onto 
the parcels shown on Woburn Assessors Maps as Map 29, Block 1, Lot 2; Map 29, Block 1, Lot 
3; Map 29 Block 1, Lot 4; and Map 29, Block 1, Lot 5 
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Attorney Tarby, representing TDC Development Group LLC, which is a subsidiary of The Davis 
Companies of 125 High Street, Boston stated the petitioner is the applicant for both the proposed 
zoning map and zoning text amendments. Attendees for the presentation included Michael 
Cantalupa, Chief Development Officer of The Davis Companies, Christopher Morra, Vice President for 
The Davis Companies, Civil Engineer Tim Williams of Allen and Major, Traffic Engineer Scott 
Thornton of Vanasse and Associates, and Consultant Safety Officer Dr. Antonia Pugliesi of Safety 
Partners. 
 
Morra began the presentation providing a summary of The Davis Companies and their experience 
with commercial real estate development including within the Life Science industry. Morra 
summarized the existing 13.49-acre site is currently operated as an underutilized overflow parking 
lot for the adjacent Showcase Cinema. The project proposes to develop two buildings to operate as 
high-tech Advanced/Light Manufacturing use or Life Science/Pharmaceutical use. The project will 
include the rehabilitation and restoration of the existing Stormwater Detention systems to address 
the current deteriorated onsite storm drainage conditions. It will also provide significant new 
employment opportunities at salaries well above state average.  
 
Tarby stated the petitioner submitted a similar proposal in September 2021 that was withdrawn in 
December of 2021 after hearing concerns from city in addition to neighbors. Prior to resubmitting a 
revised petition, the applicant held informal neighborhood meeting to discuss the revisions. The 
primary focus of the changes include the removal of “mixed use” form the Life Science and Business 
section name; the minimum, required setback increased form 125’ to 200’; the City Council has the 
ability to impose reasonable and necessary conditions on building use to ensure that uses of 
surrounding property are adequately safeguarded; the revised overlay district only applies within 
the boundaries of the four specific parcels that are currently comprise the cinema, hotel, and the 
parking lot; restriction of potential Biomedical facilities to Biolevel-1 or Biolevel-2 as defined by the 
National Institute of Health; and, as suggested by the Planning Director, the addition of clear 
definitions regarding Advanced/Light Manufacturing, Life Science,  and Group H-2 or H-3 use.  
 
Morra discussed a list of questions and concerns that were compiled from the neighborhood 
meetings. After analyzing resident’s feedback, the site was redesigned by the architects to relocate 
the buildings on the site and to move parking to the residential side of the development. As a result, 
the minimum setback increased from 129’ to 215’ at the closest point. The only entrance and exit to 
the site are from Middlesex Canal Park Drive. There will be no subgrade parking, there will be a 
rigorous traffic study and signage will be installed directing traffic past True Place to the site entrance 
on Main Street. The applicant will also increase the buffering between the property and the 
surrounding residential neighborhood. 
 
Pugliese summarized how Life Science facilities operate safely. She spoke of the implementation of 
an Environmental, Health, and Safety (EHS) program that is often overseen by a Safety representative 
within the company or an outside consultant. Their sole purpose is to ensure worker safety which 
ultimately results in protecting the environment and the public. She emphasized each company must 
obtain required permits and must be compliant with federal, state, and local regulations. She spoke 
of material handling and how acceptable materials are received, their usage and storage during 
processing, and the handling and distribution of the final product and waste materials. Pugliese 
stated all tenants will comply with Current Good Manufacturing Practice (cGMP), which are FDA 
standards that encourage companies to proactively conform with the latest regulations, embrace 
state-of-the-art technology and produce quality products.  
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Pugliese emphasized the quality control and safety of biomedical products, spoke of equipment 
maintenance and calibration, in addition to the importance of keeping mandatory records. Pugliese 
provided examples of chemicals used in a manufacturing setting such as alcohols, bleach, hydrogen 
peroxide-based disinfectants, and how the risks for these products and other laboratory chemicals 
are mitigated through hazard communication programs for employees, safety controls such as 
personal protective equipment, proper storage, permits and oversight from various agencies, and the 
EPA and MassDEP oversight of waste generation.  
 
Pugliese stated the focus on biosafety and noted that the prospective tenants will be limited to and 
qualify as Risk Group 1 or Risk Group 2. Risk Group 1organisms are not associated with disease in 
healthy adult humans and have low community and worker risk as far as biological material is 
concerned.  An example of a Risk Group 1 organism is brewing yeast. Risk Group 2 is associated with 
disease, but rarely serious. Preventative and therapeutic interventions are often available and this 
risk group has low community and moderate worker risk as far as biological material is concerned. 
An example of a Risk Group 2 organism is candida albicans, another word for a yeast infection in 
humans. Pugliese discussed emergency action plans and contingency plans for employees and 
emergency response teams that are planned and documented in advance.  
 
Pugliese continued, filling in for Joshua Philbrook of DENS Facility Services, discussing facility 
management and maintenance along with lab support and technical services within the Life Science 
lab space and buildings. She touched base on HVAC equipment maintenance, lab support services 
such as waste collection and removal, weekly testing of safety systems, fire alarm and suppression, 
and 24/7 monitoring and response of all fire, lab equipment and building alarms.   
 
Morra concluded the presentation by providing statistics regarding the increased tax base and 
employment opportunities the proposal will create. He spoke of the benefits of the Research Labs in 
Cambridge being able to transfer their knowledge and technology to a production facility ten miles 
away versus overseas.  
 
Edmonds inquired as to why the entire area, including the hotel and the cinema, are part of the 
proposed Overlay District. Tarby responded by stating the owners of the cinema and movie theater 
realized by participating in the proposed overlay district, they are potentially increasing the value of 
their property. Edmonds stated his concern regarding the safety and storage of liquid gasses and 
chemicals. Pugliese responded the chemicals will depend on the various tenants that will occupy the 
buildings and noted the vast volume of chemicals that will be the biggest contributor to this 
categorization of hazardous chemicals are the cleaning products. She reiterated the importance of 
education, oversite, safety regulations, proper storage and proper handling of material. Edmonds 
emphasized the importance of compliance and safety.  
 
Cantalupa stated, if the zoning envelope is approved, the next step would be the Special Permit 
process through the City Council where city officials and residents will have the opportunity to 
evaluate the proposed building at a base level. Once a tenant is identified, they will also have to go 
through a rigorous permitting process at the city, state and federal levels.  
 
Callahan asked about protection regarding the neighborhood residents, inquired as to who was 
invited to the neighborhood meetings, acknowledged the potential of the cinema and hotel becoming 
life science buildings, spoke of traffic issues, mitigation and maintenance of the wetlands and 
drainage in the area, and expressed concern regarding emissions regarding airflow. Tarby stated 
abutter notices were mailed within 300’ of the outside boundary lines of the parcels.  
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Pugliese followed up stating that in regards to safety concerns, anything that would impact the 
neighbors would have to get by the employees first. From her perspective, the goal is to head off any 
problem before it has any chance of getting beyond the boundaries of the building. She also 
mentioned the oversite regarding state and federal agencies in regards to waste and discharge.  
 
Bolgen opened this matter for a public hearing and asked Cassidy to explain the logistics of using the 
“raised hand” function to identify audience members who wish to speak while asking telephone 
participants to provide a verbal clue if they wished to speak.  

PUBLIC HEARING 

Ms. Tocci raised her virtual hand to speak, however, she experienced audio technical difficulties and 
was unable to participate.  

Ms. Lynn Blanchard, 10 Wyman Street, Woburn expressed her concern regarding the safety of this 
proposition and its proximity to a school that has 367 students. She recalled the water issue the city 
experienced in the 1980’s that killed 12 children while mentioning there is still the possibility of 
accidents that could affect surrounding people. She mentioned the danger of baby powder. Blanchard 
expressed her opinion that extra tax income is not worth ruining lives and she is appalled to think 
the city is allowed to change the zoning that was in place when people purchased their properties. 

Cassidy recommended the Public Hearing be continued to September 13, 2022 at 7:00 pm as that will 
allow the two missing Board members to qualify themselves to participate in the Public Hearing and 
also allow members of the public that may have had technical difficulty tonight to be able to 
participate in the discussion.  

Mr. Joe Flaherty, 17 Boyd Road, Woburn stated he feels The Davis Companies has shown a capability 
to listen to the concerns of the neighbors and have been accommodating to those concerns. The 
applicant has made a lot of effort listening to the community and have changed the criteria and the 
design to better suit the area. Flaherty feels there have been many improvements in the design 
development. Flaherty noted he is in support of this project. 

Cassidy recommended the Public Hearing be continued to September 13, 2022 at 7:00 pm and a 
decision as to whether the meeting will be virtual or in-person would be decided later in the meeting 
and participants may contact the Planning Department to update them.  

Motion to continue the Public Hearing to September 13, 2022 at 7:00 p.m. made by Edmonds; 
Seconded by Callahan;  
 
Roll call vote on the aforementioned motion: 
Callahan-Aye 
Edmonds-Aye 
Turner-Aye 
Donovan-Aye 
Bolgen-Aye 
 
The motion carried, 5-0-0 (Doherty and Ventresca absent) 
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BAKER WAY SUBDIVISION: Expiration of construction completion date 
 
Cassidy reminded the Board they approved a minor modification request for this subdivision in July.  
Outstanding issues at this time include an additional modification to waive the construction 
requirement for an additional portion of grass strip on the south side of Baker Way, completion and 
submission of an acceptable As-Built plan, and satisfying DPW as to adequacy of trench patch within 
the Washington Street layout. 
 
Cassidy stated the completion date expired on July 25th, and Attorney Mark Salvati, representing Mr. 
Baker, has submitted a written request for a 90-day extension to October 30, 2022.  
Cassidy recommended the completion date for the Baker Way subdivision be extended to October 
30, 2022 as requested. 
 
Motion by Turner to accept the Planning Director’s recommendation;  
Seconded by Donovan; 
 
Roll call vote on the aforementioned motion: 
Callahan-Aye 
Edmonds-Aye 
Turner-Aye 
Donovan-Aye 
Bolgen-Aye 
 
The motion carried, 5-0-0 (Doherty and Ventresca absent) 

 
PLANNING BOARD DIRECTOR UPDATE 
 
Cassidy stated upcoming agenda items  slated for the next Board meeting on September 13th include 
the continued public hearings for the 216 New Boston/225 Merrimac filing and the LBOD;  
acceptance of As-Built Plan and release of surety held to guarantee completion of the Legacy Lane 
subdivision; the expiration of the completion date on August 30, 2022 and recent complaints about 
site and activities from abutters for the Sherman Terrace subdivision; an update on Land Court ANR 
for Crossman Road, a detailed timeline for any work not part of the original subdivision, and 
discussion regarding Engineering Department’s comment that the current balance of surety may not 
be sufficient to cover the cost of work that remains incomplete; and an update on litigation on the 
Highview Estates subdivision. 
 
After some discussion, the Board decided the September 13, 2022 meeting will be held in-person at 
City Hall in the Council Chamber.  
 
Cassidy stated she is assisting the Recreation Department in completing an update to the City’s Open 
Space and Recreation Plan.   The last updated Plan was completed in 2015.  In addition to being a 
good planning tool, a current open space plan also makes the City eligible for certain State grants for 
recreational facilities and open space purchases.  Cassidy added the City hopes to have its open space 
plan updated by December in order to be eligible for a grant opportunity in January of 2023.   The 
Board will review the Plan and is required to approve it prior to submission to the State agency for 
review and acceptance.  Cassidy will keep the Board informed of milestones and progress along the 
way, including the dates of any public meetings/workshops held during the Update process. 
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Cassidy stated the State’s Office of Housing and Economic Development has issued the final 
guidelines for the Housing Choice Law, MGL Chapter 40A, Section 3A.  Cassidy said several changes 
were made to the draft guidelines and new information provided, but feels none of the changes or 
new information are significant enough to affect Woburn’s current (negative) view of the impact of 
the law and its guidelines.  Edmonds mentioned his disappointment in the new law as he feels it 
negates all the work the city has done to create affordable housing.  
 
Bolgen asked Cassidy if, after meeting with the City Solicitor to further understand what the specifics 
of the law requires, that she also summarizes what consequences the city might face in relation to 
future grant opportunities by choosing to be non-compliant. 
 
 
APPROVAL OF MINUTES: JULY 26, 2022 MEETING 
 
Bolgen stated the next item on the agenda is approval of the Board’s July 26, 2022 draft meeting 
minutes and asked if there were any comments or corrections.  There were none. 
 
Motion by Edmonds to accept the July 26, 2022 Planning Board minutes as drafted; 
Seconded by Turner; 
 
Roll call vote on the aforementioned motion: 
Callahan-Aye 
Edmonds-Aye 
Turner-Aye 
Donovan-Aye 
Bolgen-Aye 
 
The motion carried, 5-0-0 (Doherty and Ventresca absent) 

 
ADJOURNMENT 
 
Bolgen asked if there were any other business matters that may legally come before the Board not 
known at the time of posting. Cassidy replied there were none.  
 
Seeing no further business, Edmonds made a MOTION to adjourn the August 23, 2022 Planning Board 
meeting; 
Seconded by Donovan; 
 
Roll call vote on the aforementioned motion: 
Callahan-Aye 
Edmonds-Aye 
Turner-Aye 
Donovan-Aye 
Bolgen-Aye 
 
The motion carried, 5-0-0 (Doherty and Ventresca absent) 

The meeting adjourned at 8:29 p.m. 
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Respectfully submitted, 
 
Karen Smith 
  
Planner 
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