
 

CITY OF WOBURN 

NOVEMBER 16, 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, 

all in favor, 9-0. 

_________________________ 

 

MAYOR’S COMMUNICATIONS: 

 

A communication dated November 10, 2021 was received from His Honor the Mayor Scott 

D. Galvin as follows: 

 

Dear President Tedesco and Council Members: 

 

I am respectfully requesting time at the beginning of your meeting on 11/16/21 to make a 

presentation regarding the Massachusetts Department of Environmental Protections PFAS 

drinking water standard and the steps the city has taken and plans to further undertake to 

comply with MA DEP requirements. 

 

Sincerely, s/Scott D. Galvin, Mayor. 

 

Motion made and 2nd that any and all communication be received and made part of the 

permanent record and to suspend the rules to allow His Honor Mayor Galvin or designee to 

speak, all in favor, 9-0. Motion made and 2nd to take a five (5) minute recess, all in favor, 9-

0. Motion made and 2nd to return to the regular order of business, all in favor, 9-0. Mayor 

Galvin thanked the City Council for allowing him to present on the PFAS about the City’s 

water supply. Mayor Galvin stated that with him tonight was Superintendent Jay Duran, 

Tony Blazejowski, Water Department, Lenny Burnham, DPW, City Engineer Jay Corey, and 

Carol Rego from CDM Smith, who will be presenting tonight on PFAS regarding the 

timeline and construction costs. Ms. Rego stated that she was going to go through the 

background and explain what PFAS is. Ms. Rego stated that the City has two sources the 

main supply has 5 groundwater wells and the backup supply which are two MWRA 

connections. Horn pond has five active wells, storage tanks, treatment facility with old 

historic pumping station. The water supply costs $2,000 for every million gallons, $4,700 of 

which is for the MWRA water per mil. PFAS are manmade chemicals, of which there are 



 

many categories and many compounds are in each category but with same characteristics. 

The main feature developed to be resistant to a lot of things, and used raincoat as an analogy. 

Further, Ms. Rego stated the foams to fight fires are also PFAS. PFAS is also ubiquitous and 

used in raincoats. The EPA looked at PFAS as an emergent containment terminology 

measurement unit in parts per trillion (“ppt”) which equals a nanogram per liter which is one 

drop of water in 20 Olympic size swimming pools. There is no federal regulation for this 

category however the EPA advisory has it as 70 ppt; the MA DEP announced a new 

regulation in October, setting it to 20 ppt effective for Woburn in April 2021. In 

Massachusetts, 20 ppt equals the combination of 6 individual components, which most 

important that the standard is based on a quarterly average. The EPA is a strategic roadmap 

and other states have gone further than the EPA. Ms. Rego stated that linkage of high PFAS 

to military sites is because of the firefighting foam used. In 2015, the City of Woburn did 

monitoring and testing very low and well below the 600 ppt and a year later the current 

health advisory changed to 70 ppt. The City and others in 2019 took proactive samples, and 

the MassDEP change in October 2020 went into effect in April 2021. Two months later the 

City applied for a grant to seek funding for evaluation and was awarded the grant in June 

2021. In November 2021, the results for the third quarter came in and the City was slightly 

above 20 ppt standard DEP average for Woburn data points averaged 18 ppt. The Data for 

2021 was as follows:  Quarter 1 was 13 ppt; Quarter 2 was 16 ppt; and Q3 was 24 ppt. Since 

the Quarter 3 results exceed the 20 ppt, the City is in noncompliance and has to issues public 

notice and pursue and remedy the issue. Ms. Rego stated that the City is currently routinely 

sampling of wells and treated water, providing bottle filling station for sensitive subgroups, 

investigating treatment options, providing regular updates on levels detected and identifying 

funding for the long-term. Currently there is $4 Billion in federal money to address PFAS 

issues. Ms. Rego stated there has been an advisory issued by the MassDEP regarding 

sensitive subgroups, which include pregnant or nursing women, infants, and those with 

compromised immune systems. Such sensitive subgroups need to make sure that bottled 

water is tested, and the City is implementing bottle filling stations which the MassDEP needs 

to approve. Those that are in the non-sensitive group can consume such water because the 

standard is based on risks assessment and long term lifetime exposure and can brush teeth, 

wash foods, and shower in. Ms. Rego stated that boiling water does not help with PFAS, and 

actually could make it more concentrated. Going forward, there are three types of treatments:  

Granular Activated Carbon (“GAC”), Anion Exchange (“AIX”), and High Pressure 

Membranes. Ms. Rego stated that because Woburn is not dealing with high levels of PFAS 

the GAC is the most suitable option for Woburn. Currently, there is ongoing testing and 

investigate effectiveness of three (3) commercially-available GAC products in removing 

PFAS depending on where located, how big, floor plan, etc. The following are the stages and 

timelines:  Testing and study phase; Sight investigations and survey environmental features; 

Design phase and submit funding; MassDEP approves; Bidding and contracting; 

Construction; and Startup phase. The process would be in addition to infrastructure already in 

place, so it would be an add-on feature, which would run through the normal water treatment 

process, then through new add-on, back into the existing treatment at the tail end. Ms. Rego 

stated there was a 13-15-month construction window and it would startup in mid to late 

Quarter 3 of 2024. However, there are various milestones the MassDEP requires, such as 

permitting, and the timeline assumes everything goes smoothly. Upon inquiry from 

Councilor Concannon, Ms. Rego stated that until 2024, the city has to test monthly, and 



 

further stated that the primary measured occurring now are the bottle filling station, which is 

only water that is consumed. Further, Ms. Rego stated that even if the City dips below 20 ppt, 

the City is still looking at options, as it is the prudent thing to do. Mayor Galvin stated that he 

has been looking at this with DPW for quite a while when the standard was 70 ppt, and now 

that it is 20 ppt they still want it lower. Mayor Galvin stated that sometimes weather is a 

factor, but is committed to supplying good, clean water. Regarding the quarterly chart, Ms. 

Rego stated that she was not worried on the 2021 Quarter 3 trend because it tends to go up 

and down, and that in the Spring 2021, April was 12 ppt, and that part of the situation is that 

the technology is there to measure which did not exist 5-10 years ago. Upon inquiry from 

Councilor Campbell, Mr. Blazejowski stated that the City looked at a Colorado company and 

it has been purchased and is in the process for bottle filling stations to get installed since it is 

a point of use device. Further, Mr. Blazejowski stated that since the MWRA does not have 

PFAS, the City prefers to install it there in North Woburn. Residents would drive up put 

water in jugs and drive out, which is similar to the one in Wilmington by the Ninety-Nines 

Restaurant, and cost about $0.25 to fill up. Ms. Rego stated there would be more information 

on the City’s website once approved by the MassDEP. Mr. Blazejowski stated it was the 

relative size of the podium. Ms. Rego stated it is a cabinet, dimensions are 45 inches wide, 15 

inches deep, and 53 inches high. Ms. Rego stated that notification will be issued through the 

city from the water department. Upon inquiry from Councilor Gately, Ms. Rego stated they 

just found out about the high ppt this past quarter, and that the synthetic chemicals, primarily 

from the 3M corporation that was sprayed on things and coatings. Ms. Rego stated that the 

chemical bonds are so strong and that is why they do not breakdown, thus cannot filter it. Ms. 

Rego stated that you need some sort of reverse osmosis which is extremely expensive, and 

that is why the GAC was suggested as it is a low tech way and most compatible with 

Woburn’s existing treatment. Ms. Rego stated you need some kind of process to exchange or 

absorb, and that the PFAS is held in the pores of carbon. Once the carbon is filled up, it goes 

to a manufacturing facility and has a high temperature reaction process to destroy the PFAS. 

Upon inquiry from Councilor Gately, Ms. Rego stated that Westfield used the first type of 

treatment because it had a military facility; Ayer is starting up the GAC in 2-3 months and in 

the past it used Anion method, and now going to use GAC; and Easton is using GAC. 

Councilor Dillon stated his questions were already addressed. Upon inquiry from Councilor 

Mercer-Bruen, Ms. Rego stated that PFAS is not in the MWRA water, most likely because 

the source, the Quabbin Reservoir, has less people and other factors near it. Ms. Rego stated 

that the areas where PFAS is found is when there is industrial operations or people and 

though PFAS has been phased out in last 5-10 years, it has been replaced with other things as 

science is evolving. Upon inquiry from Councilor Ferullo, Ms. Rego stated statistically 

speaking there are no real difference or pattern between the wells/testing pits. Ms. Rego 

stated that locations with higher levels of ppt have a source or major contributor, but in 

Woburn there is no identifiable source, as it is still low but higher than the standard. Upon 

inquiry from Councilor Concannon, Ms. Rego read a statement from MassDEP and public 

health professionals and will be communicated to the community that increased exposure 

may experience effects on liver, blood, immune system, fetal development, and certain 

cancers. 

_________________________ 

 

Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 



 

_________________________ 

 

NEW PETITIONS: 

 

Petitions for renewal of Second Class Motor Vehicles Sales Licenses by the following:  

Southside Associates, Inc. dba Burke’s Garage, 71 Main Street, and Tracy M. Batten dba 

Tracy’s Auto Sales, 62R Winn Street. Motion made and 2nd that the MATTER BE 

REFERRED TO THE COMMITTEE ON PUBLIC SAFETY AND LICENSE, all in favor, 

9-0. 

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

 

Petition for renewal of Third Class Motor Vehicles Sales Licenses by Woburn Truck and 

Auto, Inc. located at 1095R Main Street. Motion made and 2nd that the MATTER BE 

REFERRED TO THE COMMITTEE ON PUBLIC SAFETY AND LICENSE, all in favor, 

9-0. 

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

 

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. Motion made and 2nd that the 

MATTER BE REFERRED TO PUBLIC HEARING, all in favor, 9-0. 

 

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

 

Petition by President Tedesco, Councilor Ferullo and Councilor Demers to amend Section 

11.6.12 entitled “Rooftop Dining in the B-D District” and Section 5.1 entitled “Table of Use 

Regulations”, Note 27 of the 1985 Zoning Ordinance of the City of Woburn. 

 

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

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

amended by be further amended by deleting in its entirety from 

Section 11.6.12, Rooftop Dining in the B-D District., and insert in its 

place the following: 

 

12.    Rooftop Dining 

 

1. The rooftop dining area shall accessory to a Full-Service 

Restaurant located within the same building. 

 

2. The floor immediately below the rooftop dining area must be 

occupied by a non-residential use. 

 

3. The main access to the rooftop dining area shall be from the 

interior space of the Full-Service Restaurant provided 

however, that an exterior access may be permitted upon 



 

demonstration of an insubstantial impact on adjacent 

properties. 

 

4. The rooftop dining use shall comply with the buffer 

requirements set forth in Section 5.7.  

  

5. Use of the rooftop dining area shall not occur unless the Full-

Service Restaurant is also open, and shall not exceed the 

hours of operation for the Full-Service Restaurant; 

 

6. Equipment and structures associated with an elevator 

providing access to the rooftop area, restroom facilities 

required by State Building Code, and any service areas, 

preparation stations or similar facilities associated with the 

rooftop dining use shall: 

a. Not to exceed ten feet (10’) in height. Equipment and 

structures associated with an elevator providing access to 

the rooftop area may be authorized by the Special Permit 

Granting Authority to exceed the height limitation in 

order to provide access to the rooftop dining to the extent 

reasonably necessary. The elevator and all equipment 

associated with the elevator shall be required to be 

enclosed (contained within the interior of the building as 

opposed to being located outside the elevator 

shaft/enclosure). The height shall not exceed what is 

reasonably required to comply with the Building Code 

requirements and reasonably required to install the 

elevator as determined by the Building Commissioner. 

(amended 6/7/2018) 

b. Not be included in the calculation of the Height of a 

Building or subject to the setback requirements of section 

12 below; 

c. Not occupy more than fifteen percent (15%) of the gross 

area of the roof, except that for buildings that existed at 

the time of adoption of this Ordinance, the City Council 

may allow a greater percentage of roof coverage if it can 

be demonstrated that existing roof features require or 

justify such an increase.  If the applicant can demonstrate 

that there is a pre-existing structure that applicant must 

design around and therefore requires applicant to exceed 

this limitation to provide adequate service and sanitary 

area, then the City Council may increase this percentage 

limitation; 

d. To the extent practical be located in a manner that 

minimizes or prevents their visibility from street level; 

and 



 

e. Be properly locked and secured at the end of each 

business day. 

  

7. Live entertainment, music, loud, speakers, televisions, or 

public address systems shall not be permitted on the rooftop.  

The windows and doors to areas where such noise originates 

shall be closed (except when being used as permitted means 

of egress) or such areas must be sound-proofed so as to 

prevent sound from being heard at the street level of the 

building. 

 

8. Service areas, preparation stations and similar facilities shall 

be ancillary in nature and shall service the rooftop dining 

area only. 

 

9. No food or alcohol shall be stored on the rooftop dining area 

except during the hours the area is in use. 

 

10. Lighting shall be designed to effectively eliminate glare, shall 

be directed away from adjoining properties, and shall be 

turned off when the area is not in use. 

 

11. Walls or railings to prevent patron encroachment within the 

setbacks as provided herein shall comply with applicable 

Massachusetts Building Code requirements and shall be set 

far enough back from the edge of the building to provide safe 

conditions for both restaurant employees, patrons and the 

public.  These walls or railings shall, in concert with other 

structures and/or landscaping, provide a setback to prevent 

patron access from the edge of the building.  At a minimum, 

the set back from the edge at the front of the building shall be 

ten (10) feet and the setback from the edge at the side and 

rear (if not abutting the wall of another building), shall be 

four (4) feet.  The side and rear setback from the edge of the 

building does not apply to the service and sanitary structures, 

if any. 

 

12. Rooftop dining areas shall be kept free of trash, debris and 

food waste.  All trash, debris, and food waste shall be 

properly stored while the rooftop dining area is in use and all 

trash, debris and food waste shall be removed from the 

rooftop entirely at the close of each business day. 

 

13. Special Permits for rooftop dining shall be issued only to the 

applicant and shall not be transferrable without prior 

approval from the Woburn City Council. 



 

 

14. The following restrictions shall apply: 

a) Propane heaters, landscaping, ornamental trees or 

other permanent decorative items shall be shown on the 

plan of record.  

b) Hot tubs shall not be allowed. 

c) Decorations of any kind shall not extend farther than 8 

feet above the rooftop.  

d) No banners or signs of any kind are allowed on, or 

hanging over or from, the rooftop dining area. 

e) Neon signs or signs advertising adult beverages shall not 

be allowed.  

 

Further, be it Ordained by the City Council of the City of Woburn, that 

the that the 1985 City of Woburn Zoning Ordinance, as amended, be 

further amended by deleting in its entirety from Notes to 5.1 Table of 

Use Regulations, Note 27, and insert in its place the following: 

 

27.    Rooftop dining may be authorized by Special Permit from the 

City Council if the conditions outlined in Section 11.6.12 are met. 

 

    s/President Tedesco, Councilor Ferullo, and Councilor Demers 

 

Motion made 2nd that the updated version be received and made part of the permanent record, 

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 deleting in its entirety Section 11.6.12, Rooftop Dining in 

the B-D District., and inserting in its place the following: 

 

12.  Rooftop Dining 

 

1. The rooftop dining area shall be accessory to a Full-Service 

Restaurant located within the same building. 

 

2. The floor immediately below the rooftop dining area must be 

occupied by a non-residential use. 

 

3. The main access to the rooftop dining area shall be from the 

interior space of the Full-Service Restaurant provided however, 

that an exterior access may be permitted upon demonstration of 

an insubstantial impact on adjacent properties. 

 

4. The rooftop dining use shall comply with the buffer 

requirements set forth in Section 5.7. 



 

 

5. Use of the rooftop dining area shall not occur unless the Full-

Service Restaurant is also open, and shall not exceed the hours 

of operation for the Full-Service Restaurant; 

 

6. Equipment and structures associated with an elevator providing 

access to the rooftop area, restroom facilities required by State 

Building Code, and any service areas, preparation stations or 

similar facilities associated with the rooftop dining use shall: 

 

f. Not exceed ten feet (10’) in height. Equipment and 

structures associated with an elevator providing access to 

the rooftop area may be authorized by the Special Permit 

Granting Authority to exceed the height limitation in order 

to provide access to the rooftop dining to the extent 

reasonably necessary. The elevator and all equipment 

associated with the elevator shall be required to be enclosed 

(contained within the interior of the building as opposed to 

being located outside the elevator shaft/enclosure). The 

height shall not exceed what is reasonably required to 

comply with the Building Code requirements and 

reasonably required to install the elevator as determined by 

the Building Commissioner.  

g. Not be included in the calculation of the Height of a 

Building or subject to the setback requirements of section 

11 below; 

h. Not occupy more than fifteen percent (15%) of the gross 

area of the roof, except that for buildings that existed at the 

time of adoption of this Ordinance, the City Council may 

allow a greater percentage of roof coverage if it can be 

demonstrated that existing roof features require or justify 

such an increase.  If the applicant can demonstrate that 

there is a pre-existing structure that applicant must design 

around and therefore requires applicant to exceed this 

limitation to provide adequate service and sanitary area, 

then the City Council may increase this percentage 

limitation; 

i. To the extent practical be located in a manner that 

minimizes or prevents their visibility from street level; and 

j. Be properly locked and secured at the end of each business 

day. 

 

7. Live entertainment, music, loud, speakers, televisions, or 

public address systems shall not be permitted on the rooftop.  

The windows and doors to areas where such noise originates 

shall be closed (except when being used as permitted means of 



 

egress) or such areas must be sound-proofed so as to prevent 

sound from being heard at the street level of the building. 

 

8. Service areas, preparation stations and similar facilities shall be 

ancillary in nature and shall service the rooftop dining area 

only. 

 

9. No food or alcohol shall be stored on the rooftop dining area 

except during the hours the area is in use. 

 

10. Lighting shall be designed to effectively eliminate glare, shall 

be directed away from adjoining properties, and shall be turned 

off when the area is not in use. 

 

11. In order to provide safe conditions for both restaurant 

employees and patrons, the design must include barriers that 

prevent employee or patron encroachment within ten (10) feet 

of the roof’s edge at the front of the building and within four 

(4) feet of the roof’s edge at the rear and sides of the building.  

The barriers shall comply with all applicable Massachusetts 

Building Code requirements and may consist of a combination 

of walls, railings, other acceptable structures, and landscaping.  

Service and sanitary structures are not subject to these 

minimum barrier/setback requirements but they are subject to 

the provisions of section 6.d. above. 

 

12. Rooftop dining areas shall be kept free of trash, debris and food 

waste.  All trash, debris, and food waste shall be properly 

stored while the rooftop dining area is in use and all trash, 

debris and food waste shall be removed from the rooftop 

entirely at the close of each business day. 

 

13. Special Permits for rooftop dining shall be issued only to the 

applicant and shall not be transferrable without prior approval 

from the Woburn City Council. 

 

14. The following restrictions shall apply: 

 

a. Propane heaters, umbrellas/canopies, landscaping, 

ornamental trees or other decorative items shall be shown 

on the plan of record and shall not extend farther than 8 feet 

above the rooftop. 

b. Hot tubs shall not be allowed. 

c. No banners or signs of any kind are allowed on, or hanging 

over or from, the rooftop dining area. 



 

d. Neon signs or signs advertising adult beverages shall not be 

allowed.  

 

Further, 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 deleting in its entirety from Notes to 5.1 Table of Use 

Regulations, Note 27, and insert in its place the following: 

 

27.    Rooftop dining may be authorized by Special Permit from the 

City Council if the conditions outlined in Section 11.6.12 are met. 

 

s/President Tedesco, Councilor Ferullo, and Councilor Demers 

 

Motion made and 2nd to substitute the order with the one as presented tonight, all in favor, 9-

0. Motion made and 2nd that the REVISED ORDER BE REFERRED TO PUBLIC 

HEARING, all in favor, 9-0. 

_________________________ 

 

PUBLIC HEARINGS: 

 

On the petition by Mass General Brigham, 399 Revolution Drive, Somerville, Massachusetts 

02145, for special permit pursuant to Section 13.7 of the 1985 City of Woburn Zoning 

Ordinance, as amended, to amend a special permit granted July 18, 2017 to replace 5 signs 

due to name change from “Partners Urgent Care” to “Mass General Brigham” at 425 

Washington Street. PUBLIC HEARING OPENED:  A communication dated November 10, 

2021 was received from Tina P. Cassidy, Woburn Planning Board Director as follows: 

 

RE:  PETITION FOR MODIFICATION TO SPECIAL PERMIT PREVIOUSLY 

GRANTED FOR PROPERTY AT 425 WASHINGTON STREET / MASS GENERAL 

BRIGHAM 

 

Dear Council: 

 

With assistance from the Inspectional Services Director, the Planning Department has 

reviewed the above-referenced Petition, which requests modification of a previously-granted 

special permit for an existing medical facility at 425 Washington Street.  Five (5) existing 

signs (four [4] wall signs and one [1] freestanding sign panel) would be replaced with new 

signage to reflect new ownership of the building and a change of name of the business.   

 

Please be advised the Planning Department has no comments on this Petition, but 

recommends any Council decision approving the Petition cite the packet of information and 

sign details prepared by DCL Design Communications Ltd. dated February 5, 2021. 

 

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

 



 

Motion made and 2nd that any and all communication be received and made part of the 

permanent record, all in favor, 9-0. Appearing for the petitioner, Heather Dudko, Sign Permit 

Consultant, 27 Old Meetinghouse Road, Auburn, Massachusetts, stated that in 2016 a special 

permit was granted for the property and in 2017 it was amended to install signage. Ms. 

Dudko stated currently they need a special permit to change the name on the signage only to 

“Mass General Brigham”, and that the property is not currently being sold. Ms. Dudko stated 

that five signs will need to be changed on site; three are wall signs and two panels in the 

freestanding sign need to be changed. Upon inquiry from Councilor Mercer-Bruen, Ms. 

Dudko stated the signs are in character with what are there now. Upon inquiry from 

Councilor Ferullo, Ms. Dudko stated that MGH is incorporating Partners into its business. 

Upon inquiry from Councilor Gately, Ms. Dudko stated she went for a sign permit with 

Inspectional Services, and it was denied, so she filed a special permit application. 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 

CLOSED, all in favor, 9-0. Motion made and 2nd to grant the special permit with the 

following conditions:  1. That petition site the packet of information and sign details prepared 

by DCL Design Communications Ltd. dated February 5, 2021; and 2. Any and all other 

previously existing conditions remain in full force and effect unless otherwise modified 

herein, all in favor, 9-0. 

 

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

 

On the petition by NStar Electric Company, d/b/a Eversource Energy, and Verizon, New 

England Inc. for grant of right in a way to install approximately 60 feet of conduit in Gill 

Street southwesterly from new pole 582/6B, 801 feet southeast of 6th Street, to private 

property located at 6 Gill Street. PUBLIC HEARING OPENED:  A communication dated 

November 15, 2021 was received from Jay Duran, Superintendent, Department of Public 

Works as follows: 

 

Pursuant to NSTAR d/b/a Eversource’s request to install a new pole and excavate across Gill 

Street for 2 new 4 inch PVC conduits in concrete to the connection point in the paved 

parking lot at 6 Gill Street, I recommend the following if the City Council decides to grant 

their approval. Water and sewer mains and services should be clearly located prior to any 

installation of the pole (i.e. It should be the applicant’s responsibility to have the water and 

sewer services to the building marked from the respective sewer and water mains to the 

building at 17 Gill Street). This may require that a sewer camera video be performed to 

ensure that the adjacent property owner’s sewer is not compromised. In addition, Gill Street 

is in excellent condition. Therefore, I recommend that this approval include milling out a 

minimum of 25 feet from each side of the trench limits, curb to curb, and repaving this with 2 

inches of bituminous concrete after a minimum of 90 days of settlement. Eversource should 

obtain a street opening permit and post a Performance Bond to ensure that the referenced 

restoration work is performed. 

 

Please feel free to call me with any questions or concerns on this matter. 

 



 

Motion made and 2nd that any and all communication be received and made part of the 

permanent record, all in favor, 9-0. The City Clerk stated that the petitioner asked to continue 

the public hearing to be heard with a related pole petition that was inadvertently not filed. 

Motion made and 2nd that the public hearing be opened for public comments, all in favor, 9-

0. PUBLIC COMMENTS: Cara Gibson, 11 Powderhill Road, Bolton, Massachusetts, who is 

an employee of Boston Metal introduced herself and Larry Palmer, Director of operations 

from Boston Metal who lives in Amherst, New Hampshire stated the was part of the 

organization that would benefit from this project. Motion made and 2nd that the PUBLIC 

HEARING BE CONTINUED TO THE REGULAR MEETING OF THE CITY COUNCIL 

ON December 7, 2021, all in favor, 9-0. 

 

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

 

Motion made and 2nd to suspend the rules to add the next matter to the Order of the Day, all 

in favor, 9-0. 

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

 

NStar Electric Company, d/b/a Eversource Energy, and Verizon, New England Inc. for grant 

of right in a way to install one new pole 582/6B on Gill Street, easterly side, approximately 

801 feet southeast of 6th Street. Motion made and 2nd that the MATTER BE REFERRED TO 

PUBLIC HEARING on December 7, 2021, all in favor, 9-0. 

 

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

 

Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 

 

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

 

On the petition by Lawless Inc., 196 Lexington Street, Woburn, Massachusetts 01801, for a 

special permit request that the Landowner’s Decision and Notice of Special Permit dated 

May 11, 2017 (the “Decision”) be amended as follows: 1. Condition 3 shall be amended to 

allow for vehicle repairs (mechanical and/or body work) in Building C on the Property. The 

prepping and equipping of new motor vehicles shall continue in Building B pursuant to the 

Decision; 2. Condition 4 which states that: “The use of the Property shall be limited to the 

prepping of new motor vehicles and the parking of some” shall be deleted; 3. That the Plan of 

Record shall be amended by adopting a revised Plan of Record entitled “Parking Layout 

Plan”, 8 Draper Street, Woburn, MA dated September 27, 2021 prepared by Allen & Major 

Associates, 100 Commerce Way, Woburn, MA 01801 (the “Plan”). Please note that the 

revised Plan has incorporated changes shown on the Plan of Record to the Landowner’s 

Decision and Notice of Special Permit dated December 28, 2017 to Lord Hobo Brewing 

Company and Draper Management LLC, at 8 Draper Street. PUBLIC HEARING OPENED: 

Appearing for the petitioner, Attorney Joseph R. Tarby, III, Rubin and Rudman LLP, 600 

Unicorn Park Drive, Woburn, Massachusetts 01801, stated that with him tonight for the 

petitioner Lawless was Ralph Bavaro, Vice President and Principal Dealer, Jeff Ray, Director 

of Operations, and Chris Bavaro, Vice President, as well as Tim Williams of Allen & Major 

Associates, and that the petitioner is seeking to amend a 2017 Special Permit Decision by 



 

amending Condition 3 to allow for vehicle repairs (mechanical and/or body work) in 

Building C on the Property. The prepping and equipping of new motor vehicles shall 

continue in Building B pursuant to the Decision; by deleting Condition 4 which states that: 

“The use of the Property shall be limited to the prepping of new motor vehicles and the 

parking of some”; and that the Plan of Record will be amended by adopting a revised Plan of 

Record entitled “Parking Layout Plan”, 8 Draper Street, Woburn, MA dated September 27, 

2021. Attorney Tarby stated that the property is in the IG Zoning District and has a special 

permit for its previous use, and seeking one for the proposed use. Attorney Tarby stated that 

the property is 2.64 acres with four buildings on the property that was leased to Lord Hobo in 

2017. Attorney Tarby stated that Lawless has operated at 196 Lexington Street for the past 31 

years, has approximately 60 employees, and has been involved in local charities including 

being the lead sponsor for the Blues for Veterans Blues Festival, as well as maintaining the 

green at Four Corners. Attorney Tarby stated that at the 8 Draper Street location, the number 

of vehicles have decreased to a dozen vehicles due to COVID, and the intent going forward 

is to provide servicing of vehicles at this location that is more than a day at this site. Attorney 

Tarby stated that the business conditions are as follows on the site:  all vehicles will be 

driven to 8 Draper Street by an employee, there will be no customer access allowed, expect 

approximately 4-5 vehicles per day, 5-10 employees onsite, and hours of operation will be 

Monday through Friday 7:00 a.m. to 6:00 p.m., Saturday 7:00 a.m. to 5:00 p.m., and Sunday 

there will be no repairs. Attorney Tarby further stated there would be no traffic impact 

because no customer driving will occur. Tim Williams of Allen & Major Associates stated 

the petitioner is not changing the two-way movement and the two existing curb cuts are 

remaining. Councilor Mercer-Bruen stated that this was the first knowledge of this project 

and that she had not had an opportunity to go down to the site. Councilor Mercer-Bruen 

stated that she was worried about the noise and would want to talk about the expanding 

operation considerably near neighbors, as well as review all the documentation from 2017. 

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 December 7, 

2021, and that the matter be REFERRED TO THE COMMITTEE ON SPECIAL PERMITS, 

all in favor, 9-0. 

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

 

On the petition by Lawless Inc., 196 Lexington Street, Woburn, Massachusetts 01801, for a 

special permit pursuant to Section 7.3 and Site Plan Review under Section 12 of the 1985 City 

of Woburn Zoning Ordinance, as amended, to allow for: 1. A modification of the Landowner’s 

Decision and Notice of Special Permit dated June 14, 2005 as set forth in Paragraph 2 below; 

2. Pursuant to Section 7.3, the alteration of the existing nonconforming use and structure to 

allow for an additional 9,025 gross square feet (4,125 gfa on the first floor and 4,900 gfa on 

the second floor) for a reorganization of administrative offices and to allow for a covered 

service drive; 3. Pursuant to Section 12 Site Plan Review, since there is an increase of gross 

floor area in excess of 5,000 square feet (9,025 square feet); 4. Pursuant to Section 7.3 the 

Petitioner requests approval of the signage as shown on the plans filed herewith. The structure 

and use are nonconforming as follows: a. The property is located within the BH Zoning District 

and R-1 Zoning District; b. The existing parking and rear building setback to the left of the 

existing building is within the 45 foot buffer zone (36.2 feet) next to American Legion; c. The 



 

front yard setback is 19.6 feet to the overhang and 25.8 feet from the foundation, at 196 

Lexington Street. PUBLIC HEARING OPENED: Appearing for the petitioner, Attorney 

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

Massachusetts 01801, stated he had copies of the power point presentation that he wanted to 

submit for the record. Motion made and 2nd to that the power point presentation be received 

and made part of the permanent record, all in favor, 9-0. Attorney Tarby stated the petitioner 

is seeking a special permit under Section 7.3 and Section 12, and the petitioner wants to add 

approximately 9,000 gross sq. ft. (4,125 gfa on the first floor and 4,900 gfa on the second 

floor), containing a covered service drive and service area. Attorney Tarby stated that the 

property is located in The property is located within the BH Zoning District and R-1 Zoning 

District; the existing parking and rear building setback to the left of the existing building is 

within the 45-foot buffer zone, and the front yard setback is 19.6 feet to the overhang and 25.8 

feet from the foundation. Attorney Tarby stated that the property is 3.1 acres of land and that 

the parent group Jeep Chrysler has asked Lawless to change its layout. Attorney Tarby stated 

the petitioner proposes that cars will now drive into a service area, customers can then wait in 

a spacious waiting or small outdoor waiting areas, there will be new bathrooms, and office 

functions will be on the second floor, all with the intent to allow more pleasant customer 

experience. Tim Williams of Allen & Major Associates presented the proposed plans and the 

location of the approximate 4,000 sq. ft. building area. Mr. Williams stated that the existing 

curb cut will remain, and that the vehicles will now drive in to lower level to, there will be a 

new incorporation of outdoor display area. Mr. Williams stated that the Jeep mountain will 

remain so there will be two outdoor display areas and a concrete patio, and will restripe the 

parking lot for 79 parking spots, thus the existing non-conforming use is not increasing. Mr. 

Williams stated that the building is going from 1-story to 2-stories and that all the utilities that 

run through the new building location, will be rerouted around the building, including gas and 

water. Upon inquiry from Councilor Gately, Mr. Williams stated that the drainage currently 

does not go anywhere nothing from Lawless will improve from dry wells to infiltration and 

that the current utility lines run into the building and into the existing connections, but will 

now be re-routed around the building. Councilor Lannan stated that the tractor trailer trucks 

are unloading onto Lexington Street, and believed they were supposed to be delivered onsite. 

Councilor Lannan stated that if making the driveway smaller, make sure a truck can drive onto 

the site. Councilor Campbell stated it seemed closer to the neighborhood. Attorney Tarby 

stated that nothing in the back near the neighborhood moves. Upon inquiry from Councilor 

Campbell, Mr. Williams stated that the trucks unloading vehicles will now use a temporary 

area to pull in since they cut back the existing aisle in the front. President Tedesco stated that 

the City Council can add language to make sure trucks do not unload on street and keep original 

condition. Upon inquiry from Councilor Concannon, Mr. Ralph Bavaro stated there would be 

no body shop work at 196 Lexington Street, that his intention is to do it at Draper Street, and 

that Lawless body shop in Lexington closed years ago. Motion made and 2nd that the public 

hearing be opened for public comments, all in favor, 9-0. PUBLIC COMMENTS: Joe Simas, 

17 Day Circle stated he is a member of the American Legion Post 101 on Lexington Street. 

Mr. Simas stated that Lawless has been a good neighbor, that Lawless maintains the John 

Frongillo Square after the Legion tried to do so. Mr. Simas further stated that Lawless donates 

$100,000s of dollars to groups including the Blues for Veterans, and that he would like the 

City Council to support this. Steve Devine, 11 Mayflower Road, stated that Lawless was not 

that great of a neighbor, and that in 2005 Lawless agreed to maintain a wall in perpetuity which 



 

did not happen. Mr. Devine stated his room is right where the offices will be in window. Mr. 

Devine further stated that the back part of the property is in a residential area. Mr. Devine said 

he has been visiting since 1980 since his grandfather owned the land, and problems keep going 

on. Mr. Devine stated that he is really afraid of the second story, and that it would be like 

Musto’s building in his backyard. Mr. Devine state that in 2004 Lawless cut down trees and 

he asked to be replaced, some went back, but at this time of the year there are no leaves and 

see right through. Mr. Devine stated this project is more like Somerville and Boston, not 

Woburn. Mr. Devine stated that Lawless is not allowed to unload vehicles in the back because 

of 2005 decision that is why they are unloading on the street, and that Lawless needs to uphold 

the old agreement. Mr. Devine then presented the 2005 decision. Motion made and 2nd that the 

2005 Decision be received and made part of the permanent record, all in favor, 9-0. Councilor 

Campbell stated she was unaware of the issue with noise, and stated the neighbors should have 

called. Councilor Campbell stated she would look into the problem with lighting. Mr. Devine 

stated that yes there was a problem with the previous pavement that would run off to his 

basement, and now it runs off to the street. Mr. Devine said the flooding was taken care of and 

the 75-foot barrier for no parking was added. Councilor Bruen asked the petitioner to provide 

a visual of the area from the prospective of the neighbors. Attorney Tarby stated they would 

try. Upon inquiry from Councilor Demers, Attorney Tarby stated that the total height of the 

building is 35 feet high and that the property actually sits lower than the rear. Dennis Devine, 

11 Mayflower Road, Commander of the American Legion Post 101, stated that the relationship 

between the American Legion and Lawless is not as rosy as Mr. Simas stated. Mr. Dennis 

Devine stated his nephew forgot to mention that there used to be a loud speaker that is not 

allowed anymore that it finally stopped three months ago, and now the employees press a 

button until they hear the car beep. Mr. Dennis Devine stated that he brought this up to the 

Building Commissioner. Further, Mr. Dennis Devine stated a few months ago, a Lawless 

representative rudely stated that the business could park vehicles up to the fence, which is not 

on Lawless property, and that there was no construction agreement to park there. Mr. Dennis 

Devine stated that the agreement allowed to use lot. Mr. Dennis Devine stated at the American 

Legion, Lawless would park in the last spots, blocking other cars from seeing if could pull out 

of the lot, so Mr. Devine had to put cones up. Mr. Dennis Devine did state that Lawless does 

donate for Blues for Veterans. Attorney Tarby stated that it is very clear what was going on 

here, that he would answer questions in committee, and that after 16 years there all of a sudden 

there are issues on the table. Motion made and 2nd that the PUBLIC HEARING BE 

CONTINUED TO THE REGULAR MEETING OF THE CITY COUNCIL ON December 7, 

and that the matter be REFERRED TO THE COMMITTEE ON SPECIAL PERMITS, all in 

favor, 9-0. 

 

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

 

On the petition by TDC Development Group, LLC, 125 High Street, Boston, Massachusetts 

02110, to amend the 1985 Woburn Zoning Ordinances, as amended, by 1. adding a new 

Section 32 entitled Life Sciences and Business Mixed Use Overlay District (LBOD) and 2. 

amending the Woburn Zoning Map to overlay the new LBOD district onto the parcels shown 

on Woburn Assessors Maps as Map 29, Block 1, Lot 1; 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. PUBLIC HEARING 



 

OPENED:  A communication dated November 10, 2021 was received from Tina P. Cassidy, 

Woburn Planning Board Director as follows: 

 

RE: ZONING AMENDMENT TO CREATE A LIFE SCIENCES AND BUSINESS 

MIXED USE OVERLAY DISTRICT AND OVERLAY THE NEW DISTRICT ON 

SEVERAL LOTS ON MIDDLESEX CANAL PARK DRIVE / TD DEVELOPMENT 

GROUP LLC 

 

Dear Ms. Higgins:  

  

At a virtual meeting of the Woburn Planning Board held on Tuesday, November 9, 2021, 

members of the Board voted unanimously 5-0-0 (Turner, Callahan, Doherty, Ventresca, and 

Bolgen in favor; Donovan and Edmonds absent) to continue the public hearing on the above-

referenced filing.  The public hearing will resume at the Planning Board’s virtual meeting on 

Tuesday, November 16, 2021, at 7:00 p.m. 

 

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

 

Motion made and 2nd that any and all communication be received and made part of the 

permanent record, all in favor, 9-0. Appearing for the petitioner, Attorney Joseph R. Tarby, 

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

that he had people there to show what would be filed if the zoning was adopted, which 

included Michael Cantalupa, Chief Development Officer of the Davis Companies, Chris 

Yetman Vice President of Development for the Davis Companies, Tim Williams, Allen & 

Major Associates, Scott Thornton of Vanasse & Associates, and Jonathan Eisenberg, Fire 

Protection. Attorney Tarby stated that the propose amendment’s primary purpose is to 

encourage life sciences and significant employment opportunities. The property is 25.6 acres 

adjacent to the cinemas owned by National Amusements. Attorney Tarby stated that the 

proposed zoning does not affect any other portion under the BI zoning district and is tailored 

after the TBOD ordinance except in a couple sections. Attorney Tarby stated that proposed 

uses under the LBOD would require special permits, and a few uses would be allowed by 

right with site plan review. Attorney Tarby stated that uses allowed by special permit include 

offices greater than 25,000 sq. ft, manufacturing, and testing, overnight parking of vehicles 

and accessory uses. Further, Attorney Tarby stated there are a number of uses not permitted 

including wholesale, resale, hospital, extended care facilities, and residential uses. Attorney 

Tarby stated that the maximum height would be 40 ft., minimum size 20 acres, with lot size 3 

acres. Attorney Tarby stated that there would be a 70 ft. buffer along LBOD and residential 

districts consistent with other ordinances, and that the off street parking requirement is 

consistent with the TBOD. Motion made and 2nd to that the power point presentation be 

received and made part of the permanent record, all in favor, 9-0. Chris Yetman, Vice 

President of the Davis Companies stated that the site is 13.5 acres of underused parking lot 

and looking to have two buildings for life sciences/pharmaceuticals, each of which are 

80,000 sq. ft. containing a 20,000 interior mezzanine level. Mr. Yetman stated that there are 

about $5 million worth of lab/life sciences in the area and in the next three years it can be 

built up to $20 million, which will be outside of Cambridge and Boston, creating about 

40,000 net new jobs, having $190,000 average salaries, all 10 miles from Cambridge. Mr. 



 

Yetman stated the target tenants would be small batch manufacturing, research and 

development, robotics, and 3D printing. Mr. Yetman stated that the economic benefits of 200 

sq. ft. over two buildings will have 400-450 net new jobs and a significant tax base increase, 

including $66,000 annually in real estate taxes, and once stabilized the net tax will be $2.5 

million on top of the land taxes. Mr. Yetman stated that the buildings would all be within the 

boundary of existing ring road. Jonathan Eisenberg, fire engineer, 60 State Street, Boston 

stated that the project will include the Woburn Fire Department and would review the shell 

and core design and the specification GMP specification building. Mr. Eisenberg stated that 

in addition to the buildings the petitioner would put up, each tenant would have to submit 

separately its own building permit. Mr. Eisenberg explained the flammable/combustible 

license process and that the owner of the land must get to store such materials on property if 

over 793,000 gallons, which he things the site would have. Further, Mr. Eisenberg stated that 

each tenant would have to apply with the local fire department for each license. Further, there 

would need to be a hazardous processing permit at the state level as well if processing is 

done there. Mr. Eisenberg stated that the system is completely closed and that there would be 

sterile manufacturing facility. There would be a pop-up gate that seals the doorway so no 

discharge is out of the building, and that the sprinkler protection is of a larger diameter than 

an office building. Upon inquiry form Councilor Campbell, Attorney Tarby stated it was 

coming forward with an overlay district because the proposed uses are not in the underlying 

zoning district and that National Amusement has been trying for 10 years to do something. 

Attorney Tarby stated that there will be minimal traffic compared to retail shopping, office 

park, physical fitness, and restaurants and that they could come in with a commercial 

subdivision plan. Councilor Campbell stated she cannot support another overlay district, and 

that the others were started to look to future, such as the Kraft site which was extremely 

polluted and need cleanup. Councilor Campbell stated the current site said this is neither and 

this site should not be looked at for life sciences, and this overlay could be used somewhere 

else. Attorney Tarby stated that the overlay is specific to this property, and that it prohibits 

certain uses that the city did not want. Motion made and 2nd that the public hearing be opened 

for public comments, all in favor, 9-0. PUBLIC COMMENTS: Shawn Sullivan, Senior Vice 

President at National Amusements, stated that approximately nine years ago the theater 

reseated/reduced the number of seating by 2/3 as a result. Mr. Sullivan stated at times the 

company has had some contentions view of property rights and he stated that he took over 

five years ago reached out to the city and stated he has a new, different philosophy that the 

city has a vested interest in all properties for the benefit of the city. Mr. Sullivan stated they 

identified 19 uses for the site and the city then identified its uses. Mr. Sullivan stated that this 

type of proposed use is efficient and effective use, went out and canvassed potential 

development, and the Davis group has 40 years of experience. Mr. Sullivan stated, National 

Amusements listened to what the city has to say and he disagreed with past approach. Motion 

made and 2nd that the PUBLIC HEARING BE CONTINUED TO THE REGULAR 

MEETING OF THE CITY COUNCIL ON December 7, 2021, and that the matter be 

REFERRED TO THE COMMITTEE ON ORDINANCE, CHARTER AND RULES, all in 

favor, 9-0. 

 

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

 



 

On the petition by Kristin L. Moraes, 10 Frederick Drive, Woburn, Massachusetts 01801, for 

special permit pursuant to Section 5.1(56) of the 1985 City of Woburn Zoning Ordinance, as 

amended, to allow for 9-foot-high garage doors at 10 Frederick Drive. PUBLIC HEARING 

OPENED:  A communication dated November 10, 2021 was received from Tina P. Cassidy, 

Woburn Planning Board Director as follows: 

 

RE:  SPECIAL PERMIT APPLICATION FOR GARAGE DOOR HEIGHTS EXCEEDING 

EIGHT (8) FEET FOR PROPERTY AT 10 FREDERICK DRIVE / KRISTIN MORAES 

 

Dear Council: 

 

With assistance from Inspectional Services Director, the Planning Department reviewed the 

above-referenced special permit, filed in accordance with Section 5.1, Table of Use 

Regulations of the Woburn Zoning Ordinance (WZO).  The application seeks permission to 

allow the doors of the residential garage at this address to be nine (9) feet in height, one (1) 

foot taller than permitted by right.   

 

With respect to this application, the Planning and Inspectional Services Departments 

recommend that if the special permit is granted, the decision should include a citation 

referencing the architectural plan submitted with the Petition entitled “10 Frederick Drive 

Proposed Addition; Scale:  1/8” = 1’-0”; Date:  Feb.3-2020; Design by S.M. Paris.” 

 

However, the architectural plan should be revised in two ways prior to acceptance: 

 

 The note in red font should be revised to include reference to the garage doors’ 9’ height.  

It is the height of the doors, not the width of the doors, that requires the special permit; and 

 The applicable revision date should be noted on the plan. 

 

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

 

Motion made and 2nd that any and all communication be received and made part of the 

permanent record, all in favor, 9-0. Appearing for the petitioner, Attorney James A. Juliano, 

Scafidi|Juliano, 42 Pleasant Street, Woburn, Massachusetts, 01801, stated that the petitioner 

is seeking relief under Section 5.1(56) for garage doors exceeding 8-feet. Attorney Juliano 

stated that the property is surrounded by three streets and is located in the R-1 district with 

22,000 sq. ft. of land. Attorney Juliano stated that the petitioner went before the Board of 

Appeals in January 2020 and was granted a special permit to take the existing structure and 

renovated it with additions as a preexisting nonconforming structure. Attorney Juliano stated 

he submitted plans early today and stated that after the construction realized the doors were 9 

feet. Attorney Juliano stated that the garage fits with the character of the house, and you 

would not notice with your naked eye. He further stated that cars are higher these days, and 

the petitioner drives a larger SUV that has a roof rack on it for the sporting equipment. Upon 

inquiry from Councilor Gately, Attorney Juliano stated that the doors were 9 feet wide and 9 

feet high garage doors. Councilor Dillon stated he was familiar with the building and that he 

did not even realize door was larger; it fits with the character and original intent of not 

bringing home construction vehicles. Councilor Ferullo stated he walks by and the house 



 

looks beautiful. Councilor Lannan stated it looked great. 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 CLOSED, all in favor, 9-0. Motion 

made and 2nd to grant the special permit with the following condition: 1. That the plan of 

record date be February 3, 2020, further revised March 12, 2020, further revised April 19, 

2020, further revised November 15, 2021, all in favor, 9-0. 

 

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

 

On the petition by Rentokil North America, d/b/a Ambius, 27 Draper Street, Woburn, 

Massachusetts 01801, for a special permit pursuant to Section 5.1(57b) of the 1985 City of 

Woburn Zoning Ordinance, as amended, to allow for the overnight parking of up to twelve 

(12) commercial vehicles at 15 Constitution Way. PUBLIC HEARING OPENED: Appearing 

for the petitioner, Attorney Joseph R. Tarby, III, Rubin and Rudman LLP, 600 Unicorn Park 

Drive, Woburn, Massachusetts 01801, stated that Michael Graniger, the District Manager of 

Ambius and Robert Murray and William Rudolph of the property owner were also in 

attendance. Attorney Tarby stated that the original request was for 12 vehicles, but like to 

reduce to 11 vehicles now. Motion made and 2nd to grant the leave to withdraw without 

prejudice for 1 vehicle, all in favor, 9-0. Attorney Tarby stated the vehicles being parked are:  

4 16-feet medium duty trucks, 1 transit van, 3 small service vehicle vans, and 3 small pickup 

trucks. Attorney Tarby stated that 15 Constitution Way is off of Commerce Way, and that the 

lot is 2.36 acres that contains 1 story multiuse building. Attorney Tarby Stated that 86 

parking spaces are required, and currently there are 107 spaces. Attorney Tarby stated that 

since 2013, Ambius has been operating at 27 Draper Street and has overnight parking, and 

that the petitioner wants to move to the current location at 15 Constitution Way. Attorney 

Tarby stated that Ambius is a service organization that provides landscaping design services 

to customers in the U.S. and Canada, and that this is only for interior landscaping. Attorney 

Tarby stated his firm uses the petitioner’s services at his Unicorn Park location and that 

onsite will be six (6) employees with hours of operation being Monday through Friday 7:00 

a.m. to 6:00 p.m. and Saturday 7 a.m. to 5 p.m. Councilor Campbell stated she would like the 

overnight parking be limited to the number of vehicles mentioned and to the hours of 

operations mentioned as well. 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 CLOSED, all in favor, 9-0. Councilor Demers made a motion to 

reconsider and 2nd, all in favor, 9-0. Attorney Tarby stated that there will be 11 vehicles:  4 

16-feet medium duty trucks; 1 transit van; 3 small service vehicle vans; and 3 small pickup 

trucks. Upon inquiry from Councilor Mercer-Bruen, Michael Graniger, the District Manager, 

stated that the vehicles are already registered in Woburn. Motion made and 2nd that the 

PUBLIC HEARING BE CLOSED, all in favor, 9-0. Motion made and 2nd to grant the special 

permit with the following conditions:  1. That the petitioner be limited to overnight parking 

of the following vehicles: 4 16-feet medium duty trucks, 1 transit van, 3 small service vehicle 

vans, and 3 small pickup trucks; 2. Hours of operation will be Monday through Friday 7:00 

a.m. to 6:00 p.m. and Saturday 7:00 a.m. to 5:00 p.m.; and 3. All commercial vehicles parked 

overnight at the site shall be registered in the City of Woburn, all in favor, 9-0. 

 

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



 

 

On the petition by Garage 42 Degrees, LLC, 20 Sonar Drive, Woburn, Massachusetts 01801, 

for a special permit pursuant to Section 7.3 and 5.1(69) of the 1985 City of Woburn Zoning 

Ordinance, as amended, to modify the Landowner’s Decision and Notice of Special Permit 

dated November 7, 2019 to allow for: 1. the construction of a second building on the 

premises that will be used for light manufacturing; 2. for the continued parking within the 

buffers zone as shown on the plan filed herewith; and 3. for the continued use of the new 

building within a portion of the buffer zone, at 20-30 Sonar Drive. PUBLIC HEARING 

OPENED: Appearing for the petitioner, Attorney Joseph R. Tarby, III, Rubin and Rudman 

LLP, 600 Unicorn Park Drive, Woburn, Massachusetts 01801, stated he had a copies of the 

PowerPoint presentation to submit. Motion made and 2nd that the PowerPoint presentation be 

received and made part of the permanent record, all in favor, 9-0. Attorney Tarby stated that 

presenting with him tonight would be David Bamforth and George Mihov the site engineer. 

Attorney Tarby stated the petitioner is seeking a special permit pursuant to Section 7.3 and 

5.1(69) of the 1985 City of Woburn Zoning Ordinance, as amended, to modify the 

Landowner’s Decision and Notice of Special Permit dated November 7, 2019 to allow for: 1. 

the construction of a second building on the premises that will be used for light 

manufacturing; 2. for the continued parking within the buffers zone as shown on the plan 

filed herewith; and 3. for the continued use of the new building within a portion of the buffer 

zone, at 20-30 Sonar Drive. Attorney Tarby stated that the City Council would have to make 

a finding under Section 7.3 that that preexisting non-conforming extension or alteration is not 

substantially more detrimental than the existing nonconforming use to the neighborhood. 

Attorney Tarby stated that the last special permit was in 2019 for 20 Sonar Drive, and since 

then the petitioner has purchased 30 Sonar Drive and are consolidating the properties into 

one lot. Attorney Tarby stated there are 30 truck parking for Charles Whitten Construction on 

1.10 acres of land and the petitioner wants to relocate the manufacturing business from 20 to 

30 Sonar Drive. George Mihov, the site engineer, stated that the site is off of Garfield 

Avenue and in 2020 parts of the building were finished. Mr. Mihov stated that the petitioner 

is proposing demolishing 30 Sonar Drive’s existing 9,500 sq. ft. and building a new 10,800 

sq. ft. building which are approximately the same size. Mr. Mihov stated that the building is 

moving away from the west wall 20 ft. to the east, which will allow for a bigger setback with 

the ledge face and residential area higher above. Mr. Mihov stated that 20 Sonar Drive 

requires 28 parking spaces and 30 Sonar Drive requires 48 parking spaces totaling 76 

required spaces and the petitioner will be providing 77 parking spaces located in front of 20 

Sonar Drive and behind future buildings. Mr. Mihov stated that the dumpster will be located 

behind 30 Sonar Drive; between the two buildings will be 30 ft. Mr. Mihov stated that the 

blue line represents the 70 ft. buffer which is 90 ft. from the property line. Mr. Mihov stated 

the existing building is in the buffer area of 4,500 sq. ft. and the new building will be 2,500 

sq. ft. Attorney Tarby stated that the existing building encroachment is moving forward. Mr. 

Mihov stated that the original parking was on 30 Sonar Drive but was not formalized. 

Regarding utilities, Mr. Mihov stated that they are connecting to the existing gas line and 

water line for domestic use and fire suppression. Mr. Mihov stated the electric supply will be 

using the same utility pole but run service underground. He further stated that there was no 

drainage on 30 Sonar Drive, and they are proposing to have infiltration area open behind the 

building to get the runoff from the roof and the ledge. Mr. Mihov stated that the underground 

infiltration system will be 2 15-inch pipes entering system will overflow in existing in front 



 

of 20 Sonar Drive. Attorney Tarby stated that the building will be coming down. Councilor 

Gately stated that he is concerned with the hop top and all the utilities up scoped not on 

paved way can tap into it. Councilor Gately stated the petitioner may want to take 

underground pictures of what the sewer looks like. Councilor Gately stated that the water 

meter belongs to the city for 2-inch line and that the petitioner should keep it and stated again 

not to touch the hot top. 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 to accept 

conditions from the petitioner, all in favor, 9-0. Councilor Gately stated he agreed with them. 

Motion made and 2nd that the PUBLIC HEARING BE CLOSED, all in favor, 9-0. Motion 

made and 2nd to grant the special permit with the following conditions: 1. The Petitioner shall 

construct and improve the site as substantially described on the Plan of Record which for this 

project shall be “30 Sonar Drive Redevelopment, 30 Sonar Drive, Woburn, MA Site Layout 

Plan” dated October 5, 2021 prepared by Howard Stein Hudson, 11 Beacon Street, Suite 

1010, Boston, MA 02108 (hereinafter the “Site Plan”) although design adjustments and 

modifications generally associated with (i) preparing so-called “working drawings” or (ii) 

site conditions shall be permitted so long as such changes do not constitute substantial 

changes from said plans as determined by the Building Commissioner.  In the event that the 

Building Commissioner determines that the building plans filed with the building permit 

application are not in substantial conformance with the Site Plan, the Petitioner may request a 

review of said plans by the City Council Special Permits Committee who shall make the final 

determination.  If the Special Permits Committee makes a determination that the proposed 

plans are not in conformance with the Site Plan, the Petitioner shall be required to file a 

Special Permit Petition seeking approval to modify the Site Plan; 2. A snow plow removal 

plan shall be filed with the Building Commissioner prior to occupancy; 3. All dumpsters and 

waste containers shall be enclosed by means of a fence, wall or landscaping in compliance 

with the Woburn Zoning Ordinances; 4. The dumpster shall only be emptied between 7:00 

a.m. and 7:00 p.m.; and that the City Council makes the following finding under Section 7.3 

that that preexisting non-conforming extension or alteration is not substantially more 

detrimental than the existing nonconforming use to the neighborhood, all in favor, 9-0. 

 

_________________________ 

 

Motion made and 2nd to suspend the rules to take from the table the next matter under 

Unfinished Business of Preceding Meeting, all in favor, 9-0. 

_________________________ 

 

UNFINISHED BUSINESS OF PRECEDING MEETING: 

 

ORDERED That the Mayor be and is hereby authorized to release all of the City’s 

right, title and interest in a 15’ wide water easement over and upon the 

property located at 1 Country Club Road, which easement was granted 

to the City of Woburn by an instrument recorded with the Middlesex 

South Registry of Deeds in Book 8395, Page 171, and which is shown 

on 3 plans: a plan entitled “Subdivision Plan of Land on Country Club 

Road Woburn, MA. 1” = 20’ June 7, 1993” which is recorded in said 

deeds as Plan no. 708 of 1993 in Book 23662, Page 79; a plan entitled 



 

“Subdivision Plan of Land on Country Club Road Woburn, MA. 1” = 

20’ January 10, 1997” which is recorded in said deeds as Plan no. 209 

of 1997 in Book 27116, Page 561; and a plan entitled “Plan of Land 

Woburn, Mass. Country Club Rd.” which is recorded as Plan no. 209 

of 1998 in Book 28141, Page 117. 

 

      s/President Tedesco 

 

Motion made and 2nd that the ORDER BE ADOPTED, all in favor, 9-0. 

 

Presented to the Mayor: November 18, 2021 s/Scott D. Galvin November 18, 2021 

_________________________ 

 

Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 

_________________________ 

 

COMMITTEE REPORTS:  None. 

_________________________ 

 

CITIZEN’S PARTICIPATION:  None. 

_________________________ 

 

COMMUNICATIONS AND REPORTS:  None. 

_________________________ 

 

APPOINTMENTS AND ELECTIONS:  None. 

_________________________ 

 

MOTIONS, ORDERS AND RESOLUTIONS: 

 

From the Traffic Commission: 

 

ORDERED     Be it ordered that Schedule 1 Parking Restrictions of the 2017 Woburn 

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

following:  

 

BEACON STREET – Handicapped accessible parking space be 

established at 48 Beacon Street. 

 

Motion made and 2nd that the ORDER BE ADOPTED, all in favor, 9-0. 

 

Presented to the Mayor: November 18, 2021 s/Scott D. Galvin November 18, 2021 

 

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

 



 

ORDERED That the City Council Regular Meetings for December 21, 2021 shall 

begin at 6:00 p.m. 

 

      s/President Tedesco 

 

Motion made and 2nd that the ORDER BE ADOPTED, all in favor, 9-0. 

 

Presented to the Mayor: November 18, 2021 s/Scott D. Galvin November 18, 2021 

_________________________ 

 

Motion made and 2nd to suspend the rules to add the next three matters to the Order of the 

Day, all in favor, 9-0. 

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

 

ORDERED That the sum of $125,000.00 be and is hereby appropriated as so 

stated: 

 

To:   Veterans Cash Aid    $125,000.00 

Acct# 0154357-577000 

 

I hereby recommend the above: s/Scott D. Galvin, Mayor 

I have reviewed the above: s/Charles E. Doherty, City Auditor 

 

       s/President Tedesco 

 

Motion made and 2nd to that the matter be laid on the table, all in favor, 9-0. 

 

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

 

ORDERED That the sum of $220,000.00 be and is hereby appropriated as so 

stated: 

 

To:   Increased Utility Costs / FY2022  $220,000.00 

Acct# 0112152-521100 

 

I hereby recommend the above: s/Scott D. Galvin, Mayor 

I have reviewed the above: s/Charles E. Doherty, City Auditor 

 

       s/President Tedesco 

 

Motion made and 2nd to that the matter be laid on the table, all in favor, 9-0. 

 

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

 

ORDERED Authorizing the Mayor to expend $2,500,000 of federal funds received 

from the American Rescue Plan Act of 2021 (ARPA). ARPA 



 

established the new Coronavirus Local Fiscal Recovery Fund 

(CLFRF) to local governments to respond to the public health 

emergency caused by the Coronavirus Disease (COVID-19); and The 

Coronavirus State and Local Fiscal Recovery Funds provide a 

substantial infusion of resources to help turn the tide on the pandemic, 

address its economic fallout, and lay the foundation for a strong and 

equitable recovery. The Coronavirus State and Local Fiscal Recovery 

Funds provide substantial flexibility for each government to meet local 

needs. The $2,500,000 will be used to Offset Lost Local Receipts for 

Fiscal Year 2022. 

 

I hereby recommend the above: s/Scott D. Galvin, Mayor 

I have reviewed the above: s/Charles E. Doherty, City Auditor 

 

       s/President Tedesco 

 

Motion made and 2nd to that the matter be laid on the table, all in favor, 9-0. 

 

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

 

Motion made and 2nd to suspend the Rule 22, in order to have a committee meeting on 

November 29, 2021, if need be, all in favor, 9-0. 

 

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

Motion made and 2nd to return to the regular order of business, all in favor, 9-0. 

_________________________ 

 

Motion made and 2nd to ADJOURN, all in favor, 9-0. Meeting adjourned at 9:51 p.m. 

 

 

A TRUE RECORD ATTEST: 

 

        

   Lindsay E. Higgins 

                                                             City Clerk and Clerk of the City Council 


