



TOWN OF GROTON PLANNING BOARD
September 25, 2025
Meeting Minutes

A regular meeting of the Planning Board was held on Thursday, September 25, 2025, at 7:02 p.m.
	
Member’s Present: 	Ms. Lorayne Black, Chair 
Mr. Matthew Killam, Board Member
Mr. Russell Burke, Board Member
Mr. David Bonnett, Board Member

Attending via Zoom:    	Mr. Paul Hathaway, Vice-Chair
	Mr. George Barringer, Board Member
 	Mr. Phil Francisco, Board Member
					
Also Present:

Mr. Takashi Tada, Land Use Director/Town Planner

Ms. Black explained that, as Mr. Hathaway, Mr. Barringer, and Mr. Francisco were attending via Zoom, all votes would be taken via roll call.  Ms. Black added that the reading of the public hearing notices would not be read into the record, but they were available at the Land/Use Office in the Town Hall.
Ms. Black also stated that the meeting was being recorded and broadcast on the Groton Channel.
Discussion – Review draft decisions for Definitive Subdivision Plan and Flexible Development Special Permit, Madigan Hill, 423 Old Ayer Road, Assessors Map 221, Parcel 20 (P. Madigan)

· The applicant agreed to postpone the discussion until the next meeting, date-specific, to October 9, 2025.

Public Hearing – Major Site Plan Review, MBTA Communities Multi-Family Development, 500 Main Street, Assessors Map 216, Parcels 95 & 96 (Transom GP Capital Holdings I, LLC)

[bookmark: _Hlk213879358]Applicants: Mr. Neal Howard and Mr. Bryan Lee, both of Transom Real Estate (d.b.a. Transom GP Capital Holdings I, LLC)

Landowner: Mr. John Amaral, 500 MG LLC

Mr. Howard explained that the proposed project, “Fox Howe Groton,” would have 200 rental units (176 apartments and 24 townhouses) with a proposed density of 7.86 units per acre and amenity areas.  He also said the open space would be preserved, and slightly increased from the previously approved Comprehensive Permit (Ch. 40B) project at this location, known as Groton Farms.

Mr. Steve Shetler, Architect, Bargmann Hendrie + Archetype, Inc., addressed the Board and stated that characteristics of the proposed buildings would be in keeping with the quaint and rural aesthetic of the Town of Groton.

Mr. Howard stated that one of the fundamental changes from the previously approved plan was the addition of a primary bedroom on the first floor of the townhouses.

Mr. Greg Roy, P.E., Dillis & Roy Civil Design Group, Inc., addressed the Board and stated that the primary entrance to the property would be the existing driveway off Main Street, with an emergency-only access from the end of Taylor Street.  The proposed number of parking spaces is 395.

Mr. Roy commented that there was a reduction of approximately 64,000 square feet of impervious area compared to the existing conditions, which is a further reduction than the previously approved 40B project.

Mr. Roy said the proposed site utilities included town water and a gravity sewer connection to the town sewer line under Main Street.  He said Groton Electric Light would provide the electricity, and there were three primary stormwater basins on the property.  

Mr. Roy noted that they did receive the peer review comment letter from Nitsch Engineering, and the peer review recommendations would be addressed in a revised set of plans and a response letter. He said the revised plans would include input from the Fire Chief with regard to hydrant locations and emergency vehicle circulation through the site.

Mr. Roy stated that they still had to appear before the Conservation Commission and the Earth Removal Stormwater Advisory Committee.  

Ms. Natalie Brown, Landscape Architect, Brown & Sardina, reviewed the proposed landscaping plan, including lighting.  She noted the light poles would be 15 feet high along the roads and paths, and 20 feet high in the parking areas. The lighting plan will be revised according to the peer review recommendations from Nitsch Engineering.

Mr. Jared Gentilucci, Nitsch Engineering, highlighted some of the comments and recommendations from the peer review of the Site Plan.

Mr. Arthur Cheeks, Fire Chief, addressed the Board and stated that his main concerns about the proposed site layout were related to accessing the courtyard area which is surrounded by the apartment buildings. He recommended eliminating the “S” curves through the parking lots and providing staging areas near the courtyard at the end of each parking lot.  He understood that the applicant would be revising the site plans to improve emergency vehicle access through the site and to the courtyard, and to provide enough hydrants in appropriate locations.

Mr. Burke asked if the project was proposing EV chargers on the site.  Mr. Howard replied that 20% of the spaces would be EV-ready, as required in the MA Stretch Energy Code.  All the townhouse garages will be EV-ready.  They will install some chargers right away.  The leased garages will not be EV-ready because it would require installation of sprinkler systems in the garages (too costly).

Mr. Francisco asked if there would be any measurable differences between the affordable housing units and the market-rate units, and for details about the stormwater area adjacent to the main driveway and the changes to the parking area for fire access.  Mr. Howard replied that there would be no difference between the affordable and market-rate units with respect to fit and finish. The hot water and HVAC units will be heat pump systems.  Ms. Brown said the stormwater area next to the driveway will be seeded with a meadow mix.  Mr. Roy said the plan revisions to improve emergency access through the parking lots will increase the pavement by approximately 2,100 square feet.

Mr. Barringer asked for clarification about the secondary access to the site, the depth of the wet basin, and if security fencing will be provided.  Mr. Roy replied that the secondary access at the end of Taylor Street will be for emergency use only.  The wet basin depth is 2 to 3 feet, and it will be fenced.

Mr. Hathaway asked Mr. Amaral to explain the delta between the 25% affordability requirement of the previously permitted 40B project and the 10% requirement of the proposed MBTA Multi-Family development.  Mr. Amaral explained that it isn’t possible to get equity or debt to build the 40B project with 25% affordability, in the current construction marketplace.  He said this scenario is playing out across the state with other approved 40B projects.  He emphasized that the 10% requirement in the MBTA Multi-Family zoning will result in the production of 20 affordable rental units in this project, which is roughly equal to the number of affordable units produced in Groton over the last 20 years.

Mr. Burke asked about the diversity of the market rate units.  Mr. Howard said there will be a variety of housing options ranging from 1 bedroom apartments to 3 bedroom townhouses.

Mr. Bonnett asked about the origin of the name Fox Howe.  Mr. Howard explained that Fox Howe is the name of a farm in New Hampshire owned by a close friend.  Fox Howe Farm is his favorite place to visit, and he became familiar with Groton as a result of his drives on Route 119 to visit the farm.

Mr. Bonnett also asked about proximity of the development to residential abutters, details of the cut & fill operation, snow plowing/storage, and trash management in the apartments. Mr. Amaral said the proposed development is approximately 800 feet from Taylor Street.  Mr. Roy said most of the proposed fill will be used in the apartment building area, with a smaller portion required to introduce topographic elevations for the drainage system and gravity sewer.  Mr. Howard said there will be trash chutes on each floor of the apartment building.

Mr. Killam asked for clarification about the number of rental units, the number of affordable units, construction phasing, and access to amenities.  He also pointed out that the swimming pool in the courtyard of the apartment building will be shaded by the building.  Mr. Howard replied that they were not planning to construct in phases. All 200 units will be rentals, with 10% of each unit type being affordable (20 total affordable units). All residents in Fox Howe would have access to the amenities.

Mr. Killam also asked if the orientation of the townhouses and loop driveway could be adjusted to provide more of a buffer to the emergency helipad on the abutting property where the Nashoba Satellite Emergency Facility is being constructed.  Ms. Brown and Mr. Shetler responded that the proposed design of the townhouses, and the project overall, is meant to reflect a traditional New England village surrounding a common greenspace.

Ms. Black asked to see sample floor plans of the apartment units.  She also asked questions about the landscaping plan with respect to irrigation, the selection of evergreen plantings, the use of synthetic turf in the courtyard area, maintaining a 3-foot offset for plantings around the buildings, and maintenance of the planted meadows.  Ms. Brown said the plan includes a proposed irrigation well, proposed use of synthetic turf within the courtyard area where lawn maintenance would be difficult, planting offsets around the buildings, and maintenance for the planted meadows.

Ms. Black asked if there were members of the public who had questions or comments.

Ms. Pat Stepinski, 507 Main Street, addressed the Board and said she had some concerns about the increased traffic on Route 119 if the property were approved.

Ms. Joan Guimond, a resident, addressed the Board and said she felt a traffic signal on Route 119 would be helpful.

Mr. Amaral replied that a traffic study had been done, and they worked closely with MassDOT.  He said that they had proposed some options to improve traffic safety at the proposed site, but MassDOT did not agree with most of them.  He did say, however, that MassDOT agreed to eliminate the passing zone and they would stripe it with a solid white line.

Ms. Anna Eliot, a resident on Longley Road, addressed the Board and asked if there would be any provisions made for visitor parking.  Mr. Howard replied in the affirmative.

Ms. Eliot asked if the residents would have access to the Rail Trail.  Mr. Howard replied that they would not.  Ms. Eliot suggested that a traffic circle be installed as a measure of traffic calming.

Mr. Ray Capes, a resident on Anthony Drive, voiced concern about the increase in traffic if the proposed project was approved.  He requested that there be provisions put in place to minimize lighting.

MOTION:  Mr. Burke made a motion to continue the public hearing to the October 23, 2025.  Mr. Bonnett seconded the motion.

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

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

Nay:									0

MOTION CARRIED:  7 – 0 – 0.

Recorder’s Note:  At approximately 9:18 p.m., Mr. Hathaway was excused from the meeting.

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

Mr. Roy of Dillis & Roy Civil Design Group, Inc., was present to speak on behalf of the application.

Mr. Roy commented that they still had more work to do, but the previous week, they had submitted a set of revised plans and a response to comments letter.  He said that after meeting with the Conservation Commission, they needed more time.

MOTION:  Mr. Burke made a motion to continue the public hearing to October 23, 2025.  Mr. Bonnett seconded the motion.

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

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

MOTION CARRIED:  6 – 0 – 0.

Project Updates

· Florence Roche Elementary School – Project Close Up.
· The Planning Board did not need to perform a site walk.

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

· 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 – There were no new updates.

· Monarch Path – Road Acceptance – Final confirmation still needed.

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

· Village Meadows (Bluebird Lane) 
· Included on the Fall Town Meeting Warrant for road acceptance.

Committee Updates

· Complete Streets Committee
· Complete Streets Committee was awarded a $433,000 grant. (Waiting for Award Letter)

· Community Preservation Committee
· The next Community Preservation Plan (CPP) would be released the following day.

· Conductorlab Oversight Committee – There were no new updates.

· ZBA Updates – A Variance Request had been submitted for an addition to the existing house at 48 Townsend Road.

· Sign Committee
· Replacement sign permit issued for the Herb Lyceum, 368 Main Street.

General Business

· Meeting Minutes

· June 26, 2025

MOTION:  Mr. Francisco made a motion to approve the meeting minutes of the June 26, 2025, Planning Board meeting, as presented.  Mr. Burke seconded the motion.
A roll call vote was taken, which resulted as follows:

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

MOTION CARRIED:  6 – 0 – 0.

Planning Board Meeting Schedule

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

Adjournment

MOTION:  At approximately 9:35 p.m., Mr. Burke 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 11/13/2025
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