



TOWN OF GROTON PLANNING BOARD
October 23, 2025
Meeting Minutes

A regular meeting of the Planning Board was held on Thursday, October 23, 2025, at 7:00 p.m., in the Town Hall.
	
Members Present: 	Ms. Lorayne Black, Chair 
				Mr. Matthew Killam, Board Member
	Mr. George Barringer, Board Member
Mr. Russell Burke, Board Member
Mr. Phil Francisco, Board Member

Members Not Present:	Mr. Paul Hathaway, Vice-Chair
	Mr. David Bonnett, Board Member
					
Also Present:		Mr. Takashi Tada, Land Use Director/Town Planner

Ms. Black explained that the public hearing notices would not be read into the record, but they were available at the Land/Use Office in Town Hall.
Ms. Black also stated that the meeting was being recorded and broadcast on the Groton Channel.
Public Hearing (Continuation) – Major Site Plan Review, MBTA Communities Multi-Family Development, “Fox Howe”, 500 Main Street, Assessors Map 216, Parcels 95 & 96 
(Transom GP Capital Holdings, LLC)

Representing the Fox Howe application were: Neal Howard, Transom Real Estate; Greg Roy, P.E., Dillis & Roy Civil Design Group; Joel Bargmann, Architect, BH+A; Natalie Brown, Landscape Architect, Brown-Sardina; Rob Anctil, Attorney, Perkins & Anctil; and John Amaral, 500 MG LLC (landowner).

Mr. Roy addressed the Board and stated that revised plans had been submitted to the Planning Board.  Mr. Roy summarized the revisions to the plan as follows:
· Requesting relief from the building height requirement of 55 feet in the MBTA Communities Zoning.  The top of the sloped roof is at 58.5 feet.  The primary purpose of the sloped roof is to shield the mechanical equipment mounted on the lower, flat portion of the roof, which measures 45 feet in height.
· Town Counsel provided procedural guidance on resolving the building height discrepancy, received on 10/14/25.
· Comments regarding building height and screening of mechanical equipment from the Board of Health Agent and the Building Commissioner received on 10/21/25.

Mr. Burke commented that although the Planning Board is not authorized in the Zoning Bylaw to grant a waiver of the building height requirement, they could perhaps make a zoning interpretation as part of the site plan review that the taller portion of the roof, or at least 3.5 feet of it, if not more, could be considered a parapet because it provided very important visual screening as well as sound attenuation.  Mr. Burke referred to Section 218-6.3D of the Zoning Bylaw and Section 381-40.E(2) of the Planning Board Regulations.
MOTION:  Mr. Burke made a motion, for purposes of the site plan review, to make a preliminary finding that the Planning Board believes that the dual nature of the roof was both that of a parapet/baffle wall and of a sloped roof, and it complies with the purpose and intent of the zoning.  The roof area is uninhabitable and functions as both a roof and as visual/acoustical screening for the mechanical equipment.  The flat portion of the roof above the fourth floor is less than 55 feet.  Mr. Francisco seconded the motion.

MOTION CARRIED:  5 – 0 – 0.

Mr. Roy continued with his summary of the revisions to the site plans:
· The MBTA Communities zoning requires at least 20 feet of spacing between buildings, but garages may be 10 feet apart.  Thus, they flipped the garages on the townhouse units, within the same footprint, to comply with that requirement.  They no longer need to request a waiver.
· Requesting a waiver from the requirement to prepare a new assessment of traffic, as one had been done for the Groton Farms 40B application.
· Mr. Amaral stated that he received confirmation that MassDOT’s approvals for Groton Farms are transferable to Fox Howe. 
· He also confirmed that the no-passing zone on Main Street will be eliminated.
· Withdrawing the request for a waiver from the 5% internal parking landscaping requirement. The revised plans comply with this requirement.
· Requesting a waiver to allow the proposed retaining wall adjacent to the wet basin to exceed 4 feet in height.
· Lighting plan was corrected, per the peer review comment.
· Walkway lighting specifications corrected, per the peer review comment.
· The revised lighting plan specifies the hours of operation, including shutoff and dimming times.
· Requesting a waiver from the requirement for vertical granite curbing. The proposed plan includes vertical granite curbing where walkways are adjacent to parking areas, while the remainder of the proposed curbing is bituminous Cape Cod berm.
· The revised plans have been corrected to comply with the sidewalk foundation specifications in the regulations.
· The applicant worked with the Fire Chief to locate a suitable number of hydrants throughout the site, and the changes were incorporated into the plan. 
· The water main configuration was also revised in consultation with the Fire Chief and the Water Superintendent. 

Mr. Roy addressed comments from the Planning Board regarding EV charging stations, revised renderings showing the detention basin along the main driveway, fire access lane revisions including markings/signage to prevent general access, bus stop locations, and sample floor plans.  He noted that they were not proposing to install a playground at this time.  The landscaping plan was also shared with the Planning Board.
Ms. Brown listed the revisions to the landscaping plan, which include additional evergreen species (four species in the mix).
Mr. Killam said he liked the proposed fence at the site entry, but he suggested raising the height of the entry sign for visibility and adding some plantings in front of the fence. He also suggested several specific architectural design alternatives that he felt would be more beneficial to the project, including elimination of the privacy fencing around the doors of the lower-level apartments.  Ms. Brown said privacy fencing is a priority for residents in their other housing projects, including Fox Howe Framingham, where the units face an interior courtyard.  They have received very positive feedback on the privacy fencing.  Mr. Bargmann explained the rationale behind the architectural design, which is meant to reflect the agrarian aesthetic found in Groton.
Ms. Black asked if there were any public comments.  There were none.
MOTION:  Mr. Barringer made a motion to continue the public hearing to November 13, 2025.  Mr. Francisco seconded the motion.
MOTION CARRIED:  5 – 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 mentioned that the applicant had submitted revised plans and responses to comments on 10/22/25.

Greg Roy, P.E., Dillis & Roy Civil Design Group, was present on behalf of the applicant, Jodi Gilson.  However, Ms. Black reminded Mr. Roy that two board members were absent for this special permit hearing.  Mr. Roy decided to request a continuation, without testimony, to the next meeting date of November 13th.

MOTION:  Mr. Barringer made a motion to continue the public hearing to November 13, 2025.  Mr. Francisco seconded the motion.

MOTION CARRIED:  5 – 0 – 0.

Project Updates 

· Gratuity Brook Farm Estates – There were no new updates.
· Groton Hill Music Center – There were no new updates.
· Hayes Woods Lane – Will be paved.
· Heritage Landing – There were no new updates.

· Rocky Hill (Oriole Drive) – Paving
· Finished pavement inspection on 10/21/25.

· Kilbourn Place, 240 Main Street – Noise Mitigation
· Agreement on noise mitigation.
· Need HDC approval for rooftop modifications.

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

· Village Meadows (Bluebird Lane) – Road Acceptance
· Article 22 (Road Acceptance) was accepted at Fall Town Meeting.

Committee Updates

· Complete Streets Committee
· Engineering funds were approved at Town Meeting.
· Awaiting formal award letter/contract from MassDOT for the $432,000 grant to construct improvements on Lovers Lane and Sandy Pond Road.

· Community Preservation Committee
· Received nine preliminary applications for FY27 CPA funding.

· Conductorlab Oversight Committee – There were no new updates.

· ZBA Updates
· Two variance hearings are scheduled for the following week: 48 Townend Road and 2 Oriole Drive.

· Sign Committee
· Replacement sign approved for the Country Butcher on 68 Boston Road.

General Business

· Meeting Minutes

· August 14, 2025

MOTION:  Mr. Francisco made a motion to approve the meeting minutes of the August 14, 2025, Planning Board meeting, as presented.  Mr. Burke seconded the motion.
MOTION CARRIED:  4 – 0 – 1.  (Abstained – Mr. Barringer)

Recorder’s Note:  Mr. Burke was excused from the meeting at approximately 8:35 p.m.

Planning Board Meeting Schedule

· November 13, 2025 (In-Person)
· December 11, 2025 (In-Person)

Adjournment

MOTION:  At approximately 8:38 p.m., Mr. Barringer made a motion to adjourn.  Mr. Francisco seconded the motion.

MOTION CARRIED:  4 – 0 – 0.


Respectfully submitted:  

Trish Gedziun 
Recording Secretary

Approved 12/11/2025
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