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                          Regular Session Minutes 
 
Date: Thursday, March 20, 2025        
Time: 7 pm 
Location: 1st Floor Meeting Room, Town Hall, 173 Main Street 
Members attending: Carolyn Perkins, Charles Vander Linden, Phil Francisco, and Becky Pine 
Others attending: Mary Perini, Gina Perini, Peter Benedict, Tamara Perini, Stephanie Perini-Hegarty,  
  John Sopka, Steve Lieman, Sherry Murray 
Referenced documents:  draft January 16, 2025 minutes, two Town Counsel invoices, Dillis & Roy invoice,  
  Dillis & Roy November 20, 2024 Addendum #1 proposal for engineering services, 
  February 10, 2025 GELD letter regarding powerline easement 

 
Becky Pine called the Affordable Housing Trust to order at 7 pm.   
 
Meet with Richard Perini’s family. 
 
Becky Pine greeted the Perini family.  In memory of their loved one Richard Perini, the Perinis raised $30,500 to 
donate to the Affordable Housing Trust ($30,000 from Gina Perini and another $500 from Kathleen Abernathy).  
Trust members thanked the family and shared their memories of Richard.  Phil Francisco said that Richard helped 
progress our work, solving problems and not just talking.  Charles Vander Linden said that Richard was the life of 
the party and had a dynamism, altogether a great guy to have on this Trust.  Carolyn Perkins said that we loved 
him. 
 
Gina Perini said that the donation is intended to be used as unrestricted funds which was a phrase that she often 
heard her father reference.  Mary Perini added that the Trust should “use it when you need it”.  Becky Pine invited 
photographer Steve Lieman to the meeting and the family posed with Trust members for a photograph to 
memorialize the event. 
 
Review draft minutes from January 16, 2025.  
 
Charles Vander Linden moved to approve the January 16, 2025 draft minutes.  Phil Francisco seconded and the 
motion carried unanimously (4:0). 
 
Review two Mirick O’Connell invoices:  a January 8, 2025 invoice for $2,480 and a February 10, 2025 
invoice for $784. 
 
Trust members reviewed the two invoices that were related to the title examiner work done on the powerline 
easement for the Hoyts Wharf parcel. 
 
Charles Vander Linden moved to approve the two Town Counsel invoices – a January 8, 2025 invoice for $2,480 
and a February 10, 2025 invoice for $784 -- both related to the Hoyts Wharf parcel.  Carolyn Perkins seconded 
and the motion carried unanimously (4:0). 
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Review Dillis & Roy invoice dated March 20, 2025 for $2,797.16. 
 

Trust members and Fran Stanley discussed this invoice from the Trust’s engineers for the Hoyts Wharf parcel.  
The invoice represents work related to the MESA filing, client coordination meetings, and coordination with the 
building department and the fire department. 
 
Charles Vander Linden moved to approve the Dillis & Roy invoice dated March 20, 2025 for $2,797.16 related to 
the Hoyts Wharf parcel.  Carolyn Perkins seconded and the motion carried unanimously (4:0). 

Update on Hoyts Wharf Parcel predevelopment matters including the powerline easement, MESA filing, 
disposition warrant article, and approving expanded contract for Dillis & Roy to assist with further 
permitting. 
 
MESA 
 
To develop portion of land known as the Hoyts Wharf Parcel, there is a required state permitting step for land that 
is in an Estimated Habitat of Rare Wildlife and/or a Priority Habitat for Rare Wildlife.  The Hoyts Wharf Parcel 
carries both of those designations so the Trust needs to obtain a Conservation & Management Permit from 
Natural Heritage.  The MESA (Massachusetts Endangered Species Act) application for the Hoyts Wharf parcel, 
dated February 24, 205, was filed electronically on or around the same day.   
 
Becky Pine and Fran Stanley met with Dillis & Roy engineers on February 26, 2025 to plan next steps.  Frank 
McPartlan, Ryan Vickers, and Greg Roy are the Dillis & Roy team that is working on the Hoyts Wharf parcel 
predevelopment.  The engineering team is investigating municipal permitting steps which involves outreach to the 
fire department, Building Commissioner, and Land Use Director.   
 
Natural Heritage will hopefully respond soon and indicate that they are willing to accept the Trust’s plan.  In the 
MESA application, the Trust proposed a limited development that follows the advice that the Trust received from 
Natural Heritage staffer Jessie Leddick in 2021.  With that feedback, the engineers can prepare an updated plan – 
probably meeting all the ANR plan requirements to be used as an exhibit for Town Meeting.  The deadline for the 
updated plan will be April 3, 2025 since the Select Board will be finalizing the Town Meeting warrant on April 7. 
 
Powerline Easement 
 
Charles Vander Linden updated the Trust regarding his efforts to explore the powerline easement.  There are 
several ways to extinguish an easement.  One method is through a merger of title which occurs when the same 
party owns both the property benefitted by the easement and the property burdened by the easement.  Another 
form is automatic recission.  Charles Vander Linden reviewed Town Counsel’s advice on the matter together with 
the Title Examiner’s report (all 144 pages).  At first, there was thought to be a merger of title, but the title 
examiner’s research did not find entire support for this position.  Instead, the title examiner report noted and Town 
Counsel advised that the easement was possibly terminated by operation of law around 2006 since the original 
easement of record contained an automatic termination upon 30 years. 
 
The title examiner report suggested that the Trust could seek a release of interest from whatever entity had the 
rights to the poles and the lines.  Charles Vander Linden reached out to Groton Electric and explained the matter 
and asked for them to provide a letter.  Groton Electric researched the issue and provided the Trust with a letter 
dated February 10, 2025 stating that GELD has no interest in using this area in the future as there are existing 
power lines on both Hoyts Wharf Road and Cow Pond Brook Road.  Further, the GELD letter states that if 
requested by the title attorney or title company, GELD will provide a formal release that can be recorded at the 
Registry of Deeds. 
 
Charles Vander Linden noted that Town Counsel had suggested that the Trust may want to reach out to a title 
insurer such as Gould Title to see if they would be willing to investigate the matter and subsequently certify or 
insure title.  The Trust would have to pay a title insurer for this effort.  With the GELD letter in hand and the great 
likelihood that the easement was rescinded because it automatically timed out after 30 years, it is probably not 
worth hiring a separate title company.  Trust members noted that the powerline easement covers a stretch of land 
that does not need to be disturbed for residential development and it is likely that it would be left undisturbed 
anyway to provide more of a buffer for the adjacent homeowner. 
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Addendum #1 with expanded scope of work 
 
Fran Stanley asked Trust members to consider voting on the list of expanded engineering tasks outlined in the 
November 20, 2024 proposal from Dillis & Roy.  Trust members set this proposal aside before in favor of waiting 
for the MESA permitting to resolve.  Now that the MESA submission has been made, does the Trust want to vote 
on the addendum so that the engineers can keep working without delay once Natural Heritage indicates approval 
of the Trust’s plan.   
 
Trust members discussed and the consensus was that this additional engineering work should wait until Spring 
Town Meeting passes the warrant article for disposition of the parcel and satisfactory progress on the MESA 
application. 
 
Carolyn Perkins moved to approve the November 20, 2024 proposed scope of work in the proposal titled 
Addendum #1 for Additional Engineering Services contingent upon passage of the Spring Town Meeting warrant 
article for the disposition of the Hoyts Wharf Parcel and satisfactory progress on the MESA application.  Phil 
Francisco seconded and the motion carried unanimously (4:0). 
 
Status update on FY2026 final proposal for $400,000 in CPC funding. 
 
Trust members have not met since January and so did not have an opportunity to consider the Community 
Preservation Committee’s written feedback on February 14, 2025 which recommended that the Trust lower its 
request to $200,000.  Trust members discussed that there is $200,000 and even more in the community housing 
bucket.  Carolyn Perkins recommended that the Trust send a letter stating that it is happy to reduce the request to 
$200,000.  Charles Vander Linden said that taking this step does not make a hard decision for the CPC members 
of what to cut and how much. 
 
Phil Francisco moved to direct Fran Stanley to write a letter for Becky Pine’s signature to reduce the funding 
request to $200,000.  Charles Vander Linden seconded and the motion carried unanimously (4:0). 
 
Status update on the Housing Production Plan. 
 
Fran Stanley reported that she and Takashi Tada have scheduled an initial scoping meeting with Montachusett 
Regional Planning Commission (MRPC) planners for March 24, 2025.  According to the proposed scope, the new 
Plan should be completed by November or December of this year.  Fran Stanley will ask for another survey to be 
conducted since the survey conducted in 2020 produced useful input for the prior Housing Production Plan (HPP).  
The proposed scope looks similar to the steps taken for the prior HPP.  The planners expect to work on 
demographic information first and present that information to the Town circa May.  Locally, we can hold forums 
and share the new demographic data. 
 
Trust members discussed the fact that they have been following the recommendations and strategies from the 
2020 Housing Production Plan.  Particularly, the recommendation to evaluate town owned land and to connect 
with private developers.  Trust members would like to see other recommendations in the new Plan since these 
two suggestions will have been done. 
 
Status update on MBTA Communities zoning proposed for the Spring Town Meeting. 
 
Phil Francisco provided an update on the MBTA Communities zoning.  The Planning Board has held a public 
hearing.  An error in the listed parcels for inclusion in the district was found once a map was produced.  Phil 
Francisco credited an earlier comment from John Sopka who stated that looking at a map would make it much 
easier to envision and review the Planning Board’s proposal.  Anyway, the map will be corrected.  No dissenters 
have come to the Planning Board so far. 
 
Sherry Murray introduced herself to the Trust members.  She is a candidate for one of the open seats on the 
Groton Housing Authority board.  She has had a career in corporate finance, has lived in Groton for many years 
and would like to give back. 
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Executive Sessions 

At 8 pm, Becky Pine asked Trust members to take votes to enter executive session for two purposes – to discuss 
a matter concerning the purchase or value of real property where an open meeting may have a detrimental effect, 
and to review, approve, and consider the release of executive session minutes. 

Executive Session. Pursuant to G.L. Chapter 30A, §21(a), Clause 6 – “To consider the purchase, exchange, 
lease or value of real property if the chair declares that an open meeting may have a detrimental effect on the 
negotiating position of the public body.” – PURPOSE – purchase or value of real property. Roll call vote may be 
taken. 

Phil Francisco moved to enter executive session and not to return to regular session pursuant to G.L. Chapter 
30A, §21(a), Clause 6 – to consider the purchase, exchange, lease, or value of real property with the chair having 
declared that an open meeting may have a detrimental effect on the negotiating position of the public body.  
Carolyn Perkins seconded and the motion carried (4:0) by roll call vote of Vander Linden – aye, Perkins – aye, 
Francisco -- aye, and Pine – aye.  
 
Executive Session #2 – Pursuant to M.G.L., c.30A, §21(a), Clause 7 – “To comply with, or act under the authority 
of, any general or special law or federal grant-in-aid requirements” – PURPOSE – Review, Approve and Consider 
the Release of Executive Session Minutes. Roll call vote may be taken. 

Phil Francisco moved to enter executive session and not to return to regular session pursuant to M.G.L., c.30A, 
§21(a), Clause 7 – to comply with, or act under the authority of, any general or special law or federal grant-in-aid 
requirements to Review, Approve and Consider the Release of Executive Session Minutes.  Carolyn Perkins 
seconded and the motion carried (4:0) by roll call vote of Vander Linden – aye, Perkins – aye, Francisco -- aye, 
and Pine – aye.  
 
Meeting adjourned circa 8 pm.   
 
Notes by Fran Stanley 
 
Next Meeting:  Wednesday, April 23, 2025 at 7 pm (in person meeting with Owl video conferencing  

set up for remote participation by Phil Franciso) 
 
Spring Town Meeting: Saturday, April 26, 2025 at 9:00 AM  

Location:  GD High School Gymnasium, 703 Chicopee Row 


