



TOWN OF GROTON PLANNING BOARD
August 28, 2025
Meeting Minutes

A virtual meeting of the Planning Board was held on Thursday, August 28, 2025, at 7:00 p.m.
	
Members Present: 
	
Ms. Lorayne Black, Chair 
Mr. Paul Hathaway, Vice-Chair
Mr. Matthew Killam, Board Member
Mr. George Barringer, Board Member
Mr. Russell Burke, Board Member
Mr. David Bonnett, Board Member
Mr. Phil Francisco, Board Member

Also Present:

Mr. Takashi Tada, Land Use Director/Town Planner

Ms. Black stated that the meeting was virtual and being recorded, and all votes must be taken via roll call, pursuant to the Massachusetts Attorney General’s guidance regarding the Massachusetts Open Meeting Law.  Ms. Black introduced the Planning Board members who were present.
Discussion – Special Permit & Site Plan Review Decisions of Approval for a Satellite Emergency Facility (SEF), 490 Main Street, Assessor’s Map 216, Parcels 96, 98, & 99.  
(UMass Memorial Health Care)

Ms. Brittany Gesner, Project Manager at VHB, and Mr. Robert Anctil, Attorney, were present on behalf of the applicant, UMass Memorial Healthcare.
· The Planning Board reviewed the draft approval decisions for the Major Site Plan Review and the Special Permit.

· Applicants provided comments/questions on the draft decisions.

Special Permit - Finding & Conditions:  

#8 was changed to: “Snowbanks and stockpiles shall not exceed a height that obstructs sightlines and reduces visibility of pedestrians and other vehicles.” Additionally, the phrase “three feet in height” was removed.

#12 was changed to: “the applicant shall submit any significant changes to the plan to the Town Planner, and the Town Planner will determine whether such a change should go before the Planning Board for their review prior to the change being implemented.”

Regarding hours of operation, Mr. Tada explained that he had spoken with Mark Haddad, Town Manager, who verbally agreed to the hours of operation being Monday through Friday from 6:00 a.m. to 5:00 p.m., and 7:00 a.m. to 5:00 p.m. on Saturdays.  Mr. Tada added that he did not discuss hours of operation on Sundays, but he would follow up with Mr. Haddad.

Major Site Plan  Review –  Finding & Conditions:  

#1 (last line) was changed to: “medical facility, the medical office building, and the accessory helipad.”

#11:  The words “final details” were removed.

#22:  The words “throughout earthwork construction activity and as needed” were added.

Waivers:

#1: The words “front yard setback” were added to the last line.

Mr. Francisco asked if the applicant planned to do rock crushing, hydraulic drilling, and jackhammering at 7:00 a.m. or on Sundays.  The applicant replied that they would not.

MOTION:  Mr. Barringer made a motion to approve all of the waivers with the changes noted above.  Mr. Hathaway seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Mullin Rule Certifications

Ms. Black read aloud her attestation of the Mullin Rule Certification regarding the public hearing on July 17, 2025.
  
Mr. Barringer read aloud his attestation to the Mullin Rule Certification regarding the public hearing on August 14, 2025.  Mr. Barringer said that he would sign the Mulin Rule Certification the following day.

MOTION:  Mr. Burke made a motion to approve the Special Permit Decision for the Satellite Emergency Facility (SEF) - UMass Memorial Healthcare, as amended.  Mr. Francisco seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

MOTION:  Mr. Barringer made a motion to approve the Site Plan Review for the Satellite Emergency Facility (SEF) – UMass Memorial Healthcare, as amended.  Mr. Francisco seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Public Hearing – Definitive Subdivision Plan and Flexible Development Special Permit, Madigan Hill, 423 Old Ayer Road, Assessors Map 221, Parcel 20 (P. Madigan)
Attorney Bob Collins and Frank McPartlan (Dillis & Roy Civil Design Group) were present on behalf of Patricia Madigan, the applicant.

Attorney Collins said the plan was to create a four-lot residential compound through the Special Permit for Flexible Development, as previously discussed with the Planning Board.  Three new house lots are proposed, and the existing house will remain.

Attorney Collins stated that the plan would utilize the existing private road serving 423 Old Ayer Road, and the proposed lot sizes have been reduced to preserve the existing agricultural use and streetscape in the front portion of the property, while also protecting sensitive wildlife habitat in the rear portion.

Attorney Collins stated that the application includes waiver requests pertaining to the dimensional requirements and peer review.

Attorney Collins commented that the drainage system actually functioned as designed during the 500-year storm event three years prior.  He said some waivers were requested:

· The subdivision regulations, the intent for residential compound lots was that they be 150% of the size that the bylaw would require, explaining in this instance, would be 3-acre lots.  He said two of the proposed lots well exceeded the 3-acre limit.  He stated that he was requesting a waiver for the two smaller lots, as one of the design intents was to preserve the field, both for aesthetic reasons and because it was currently in agricultural use.

· He said they also wanted the houses that would be added to the site to be out of sight, and there would be a 700-foot private driveway to access the properties.

Mr. McPartlan presented an exhibit plan showing the proposed limits of disturbance, which amounts to less than four acres.

Ms. Black asked if members of the Board had questions or comments.

Mr. Killam asked about water and sewer service.  Mr. McPartlan said each lot would be served by a private septic system and well.

Mr. Burke asked about the frontage for the existing parcel.  Mr. Collins explained that the existing parcel had frontage on both Old Ayer Road and Snake Hill Road, totaling over 3,000 feet.

Mr. Barringer asked about the wildlife habitat in the rear portion of the property.  Mr. Collins explained that the Massachusetts Division of Fisheries and Wildlife wanted to protect additional habitat and to provide a buffer for the existing protected lands to the east.

Ms. Black asked if the existing hayfield would be protected by a conservation/agricultural restriction. Mr. Collins suggested conditioning the preservation of the agricultural use in the special permit.

Mr. Burke stated that he needed more time and more information regarding the request.  He asked for a more definitive narrative before making a decision.  Mr. Tada said he would put the discussion on the agenda for the September 11, 2025, meeting.

MOTION:  Mr. Burke made a motion to continue the public hearing, date-specific, to the September 11, 2025, Planning Board meeting.  Mr. Barringer seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Public Hearing (Continuation) – Shared Driveway Special Permit, 10 Worthen Drive, Assessors Map 221, Parcels 14, 14.2 & 14.3 (J. Gilson)

Mr. Tada explained that the applicant had requested to continue the public hearing to the September 25, 2025, Planning Board meeting.

MOTION:  Mr. Barringer made a motion to continue the above-stated public hearing to September 25, 2025. Mr. Francisco seconded the motion.

A roll call vote was taken, resulting as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Discussion – Approval Not Required (ANR) Plan – 468, 478, & 490 Main Street, Assessors Map 216, Parcels 96, 98, & 99 (492 MG LLC and Quality Green Homes LLC)  (Added 8/26/2025)

Ms. Brittany Gesner of VHB addressed the Board and reviewed the ANR plan, which addressed how they would like to reconfigure the lots as shown on the Nashoba SEF site plans.  Also present were Frank McPartlan of Dillis & Roy Civil Design Group, and John Amaral, one of the landowners.

Mr. McPartlan clarified some of the notes on the plan.

MOTION:  Mr. Barringer made a motion to endorse the Approval Not Required (ANR) Plan – 468, 478, 490 Main Street, Assessors Map 216, Parcels 96, 98, & 99, prepared by Dillis & Roy Engineering, dated August 25, 2025.  Mr. Burke seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Discussion – Master Plan Implementation, Coordination with House Production Plan

· Coordination with Housing Production Plan Goals

· Memo from Fran Stanley, Housing Coordinator

Mr. Tada read aloud from a letter received from Fran Stanley, Housing Coordinator, as summarized below:

The planners at the Montachusett Regional Planning Commission (MRPC) have been working on a new Housing Production Plan (HPP) for the town.  They have shared a list of various goals and strategies from the 2020 Housing Production Plan, the 2025 Master Plan, and an array of ideas used by other municipalities in their Housing Production Plans.

I am writing to request that each Board and Committee consider the goals and strategies you would like to see included in the new HPP.  We want the new HPP to contain recommended actions that Groton’s Board and Committees think will be important.  One difference between 2020 and 2025 is that the urgency of addressing the affordable housing crisis has led to a broadening of approaches.  It is not just zoning and money now.  There are efforts underway to review building codes, allowing for more missing housing development, increasing the “by right” options to reduce development costs, and pruning excessive regulation that may suppress housing development rather than advance a critical public good. This effort aims to increase multi-family development, even if that housing has limited or no affordable units.

Ms. Stanley provided the Planning Board with a proposed list of action items.  The Planning Board collectively agreed that this would be an ongoing discussion.

Discussion – Correction of Lot Shape Formula in Zoning Bylaw

· Letter from Bob Garside, Building Commissioner/Zoning Enforcement Officer

· Mr. Garside, Building Commissioner, after speaking with Town Counsel, stated that the error could be treated as a scrivener’s error.

Project Updates

· Florence Roche Elementary School – Project Closeout

· Gratuity Brook Farm Estate – There were no new updates.

· Groton Farms

· Received applications for revised project pursuant to MBTA Communities
· Multi-Family Overlay District (same unit count – 200 units)
· Will schedule public hearing on September 25, 2025

· Groton Hill Music Center – There were no new updates.

· Hayes Woods Lane

· Received construction inspection report from Nitsch Engineering

· Kilbourn Place, 240 Main Street – Noise Complaints

· Board of Health issued a formal Enforcement Order to the property owner re:  Noise Complaint

· Monarch Path – Road Acceptance

· Village at Shepley Hill – There were no new updates.

· Village Meadows (Bluebird Lane) – As-Built Plan Review

· Nitsch Engineering conducted final inspection and an As-Built Plan Review; no outstanding issues (zero “punch list” items)
· Tom Delaney, DPW Director, provided sign-off via email

MOTION:  Mr. Francisco made a motion to support making Bluebird Lane a public way.   Mr. Burke seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Committee Updates

· Complete Streets Committee

· A meeting was held on August 27, 2025
· Still no word from MassDOT on FY26 grant application

· Community Preservation Committee – Working on the new plan.

· Conductorlab Oversight Committee

· ZBA Updates

· 409 Martins Pond Road – The case is heading to court.

· Sign Committee – There were no new updates.

General Business

· Meeting Minutes

There were no minutes to review.

Planning Board Meeting Schedule

· September 11, 2025 (In-Person)
· September 25, 2025 (In-Person)
· October 9, 2025 (In-Person)
· October 18, 2025 – Fall Town Meeting
· October 23, 2025 – (In-Person)

Adjournment

MOTION:  At approximately 9:55 p.m., Mr. Francisco made a motion to adjourn.  Mr. Burke seconded the motion.

A roll call vote was taken, which resulted as follows:

Yea:	Mr. Francisco, Mr. Bonnett, Mr. Killam, Mr. Burke		7
	Mr. Barringer, Mr. Hathaway, & Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.

Respectfully submitted:  

Trish Gedziun 
Recording Secretary

Approved 2/12/2026
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