



TOWN OF GROTON PLANNING BOARD
September 11, 2025
Meeting Minutes

A regular meeting of the Planning Board was held on Thursday, September 11, 2025, at 7:00 p.m.
	
Members Present: 
	
Ms. Lorayne Black, 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 (attending remotely via Zoom)

Members not Present:  Mr. Paul Hathaway, Vice-Chair

Also Present:

Mr. Takashi Tada, Land Use Director/Town Planner

Ms. Black explained that, as Mr. Francisco was attending via Zoom, all votes would be taken via roll call. She also stated the meeting was being recorded and broadcast on the Groton Channel.
Prior to the meeting starting, Ms. Black called for a moment of silence in remembrance of September 11, 2001.
Public Hearing – Definitive Subdivision Plan, and Flexible Development Special Permit, Casella Meadows, Wyman Road, Assessors’ Map 229, Parcel 58 (Nashoba Homes Development LLC)

Ms. Black commented that the applicant had submitted a request to continue to the public hearing to the October 9, 2025 Planning Board meeting.  

MOTION:  Mr. Barringer made a motion to continue the public hearing to October 9, 2025.  Mr. Burke seconded the motion.

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

Yea:	Mr. Barringer, Mr. Burke, Mr. Bonnett, 			6
	Mr. Killam, Mr. Francisco, & Ms. Black
Nay:									0

MOTION CARRIED:  6 – 0 – 0.

Public Hearing (Continuation) – Definitive Subdivision Plan and Flexible Development Special Permit, Madigan Hill, 423 Old Ayer Road, Assessors Map 221, Parcel 20 (P. Madigan)
Ms. Black commented that the Planning Board had received a memo from Frank McPartlan, P.E., Dillis & Roy Civil Design Group, Inc., dated September 5, 2025, that included additional information regarding permitting and construction of the existing driveway and the criteria for a residential compound plan.

Attorney Bob Collins and Mr. McPartlan were present on behalf of the applicant.  Mr. Collins said the Planning Board had requested a narrative outline regarding the development.  He also stated that the Fire Chief had reviewed the plan and requested that a turnaround be created where the driveway transitioned from a shared driveway to a single driveway, and that Lot 5 would have a residential sprinkler system installed.

Attorney Collins stated that the plan would utilize the existing private road serving at 423 Old Ayer Road, and the proposed lot sizes had been reduced to preserve the existing agricultural use and streetscape at the front of the property. A waiver of the lot size regulation has been requested.

Mr. Burke suggested the approval of the subdivision should clearly indicate that no determination has been made as to the suitability of Snake Hill Road to serve as a public way.

Ms. Black asked how to prevent the future subdivision of the lots.  Mr. Collins said the Special Permit can be conditioned to prevent future subdivision.

Ms. Black asked if there were any questions or comments from the public.  There were none.

MOTION:  Mr. Bonnett made a motion to close the public hearing for the Definitive Subdivision Plan and Flexible Development Special Permit.  Mr. Burke seconded the motion.

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

Yea:	Mr. Barringer, Mr. Burke, Mr. Bonnett, 			6
	Mr. Killam, Mr. Francisco, & Ms. Black
Nay:									0

MOTION CARRIED:  6 – 0 – 0.

Discussion – Master Plan Implementation, Coordination with Housing Production Plan Goals

Mr. Francisco, in reference to a memo from Fran Stanley, Housing Coordinator, requested that the following statements in the memo be clarified:
· Proved a definition of “missing middle housing”
· Clarify what is meant by “affordable housing”
· Explain the relevance of the reference to Town of Acton’s 2020 Plan

Mr. Barringer pointed out that the 2025 Master Plan has an Action Item for the Town to pursue funding for reuse and preservation of publicly owned buildings, which could help to encourage conversion of buildings in the Town Center to affordable housing (see Action Item NCR1.3).  Mr. Barringer suggested broadening the scope of this item. 

MOTION:  Mr. Barringer made a motion to strike the words “publicly owned buildings” and replace them with “publicly accessible buildings.”  Mr. Burke seconded the motion.

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

Yea:	Mr. Barringer, Mr. Burke, Mr. Bonnett, 			6
	Mr. Killam, Mr. Francisco, & Ms. Black
Nay:									0

MOTION CARRIED:  6 – 0 – 0.

Ms. Stanley said she likes the overall housing goals in the 2025 Master Plan.

Mr. Francisco stated that he felt an educational element should be added to the action items.

Discussion – Notice of Intent to Sell Land Classified Under Chapter 61, Assessor’s Map 225, Parcels 7, 15, 21, and 22 (Estate of Ralph M. Smith)

Mr. Burke stated that the above parcels were pieces of land that were operating under an agricultural restriction, which allowed them to pay lower taxes.   He said, however, when a change of use is proposed, the town had the opportunity to purchase the land.  He said the town had offered $1.5 million for the parcels of land listed above.  He added that the Planning Board was being asked whether or not they felt they should exercise their right of first refusal to purchase the property.  Mr. Burke said that although the price for the land was steep, he felt it would not be a bad idea for the Affordable Housing Trust to look into purchasing the property or part of it.  He also said the Conservation Commission may have some interest in funding the purchase.

MOTION:  Mr. Burke made a motion to recommend that the Select Board reach out to the Affordable Housing Trust Committee and the Conservation Committee to see if they were interested in purchasing the land.  Mr. Barringer seconded the motion.

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

Yea:	Mr. Barringer, Mr. Burke, Mr. Bonnett, 			6
	Mr. Killam, Mr. Francisco, & Ms. Black
Nay:									0

MOTION CARRIED:  6 – 0 – 0.

Project Updates

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

· Groton Farms

· Project had been revised and submitted to the Planning Board pursuant to the MBTA Communities Multi-Family Development Overlay District for Major Site Plan Review on 9/25/25.

Mr. Burke commented that the project had already been approved as a 40B project.
Mr. John Amaral addressed the Board and stated that he felt the Planning Board had made inaccurate comments at their last meeting regarding the project.
Mr. Amaral, referring to the Safe Harbor provision, stated that it was valid for 12 months from the date the 40B Comprehensive Permit was recorded with the Town Clerk’s office.  He added that the Groton’s Safe Harbor protection had expired on November 5, 2024, noting that they were almost one year out of that protection.  He said they were not moving forward with the 40B project because it is not financially viable in the current economy.  
Mr. Amaral stated that the Town of Groton approached him and inquired whether they would consider designating their land (comprising 38 acres) as part of the MBTA Communities Multi-Family Overlay District, to which he agreed.  He stated that he never said he would not take the permits and apply under the MBTA Communities Act, but instead, he allowed the process to proceed as it should, without a particular project influencing people one way or another.  
Mr. Amaral reiterated that they were not building the 40B project.  He said they could bring diversification to market-rate housing and provide 20 units of Affordable Housing under the MBTA Communities Multi-Family Overlay District.  He said one of the erroneous comments he felt was made was that it was a Special Permit, pointing out that it was a by-right Use for the Overlay District.
Ms. Black stated that the application regarding Groton Farms would be on the September 25, 2025, agenda.
· Groton Hill Music Center – There were no new updates.

· Hayes Woods Lane – There were no new updates.

· Heritage Landing – There were no new updates.

· Kilbourn Place, 240 Main Street

· Board of Health issued a formal Enforcement Order to the property owner re:  Noise Complaint (Issue not resolved)

· Monarch Path – Road Acceptance

· Village at Shepley Hill – Five more units to sell.

· Village Meadows (Bluebird Lane) 

· The Select Board scheduled a public hearing for the road acceptance – 9/15/25

Committee Updates

· Complete Streets Committee

· Still no word from MassDOT on FY26 grant application

· Community Preservation Committee – There were no updates.

· Conductorlab Oversight Committee – There were no updates.

· ZBA Updates – There were no new updates.

· Sign Committee

· The Herb Lyceum had submitted an application to replace their sign at 368 Main Street.

General Business

· Meeting Minutes

· May 22, 2025

MOTION:  Mr. Barringer made a motion to approve the minutes of the May 22, 2025, Planning Board meeting, as presented.  Mr. Burke seconded the motion.
A roll call vote was taken, which resulted as follows:

Yea:	Mr. Barringer, Mr. Burke, 	Mr. Killam, 			5
	Mr. Francisco, & Ms. Black
Nay:									0

MOTION CARRIED:  5 – 0 – 1.  (Abstained – Mr. Bonnett)

· June 12, 2025

MOTION:  Mr. Barringer made a motion to approve the minutes of the June 12, 2025, meeting, as presented.  Mr. Francisco seconded the motion.
A roll call vote was taken, which resulted as follows:

Yea:	Mr. Barringer, Mr. Burke,  				4
	Mr. Killam, & Mr. Francisco
Nay:									0

MOTION CARRIED:  4 – 0 – 2.  (Abstained – Ms. Black & Mr. Bonnett)

Planning Board Meeting Schedule

· 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 8:36 p.m., Mr. Francisco made a motion to adjourn.  Mr. Bonnett seconded the motion.

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

Yea:	Mr. Barringer, Mr. Burke, Mr. Bonnett, 			6
	Mr. Killam, Mr. Francisco, & Ms. Black
Nay:									0

MOTION CARRIED:  6 – 0 – 0.


Respectfully submitted:  

Trish Gedziun 
Recording Secretary

Approved 2/26/2026
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