



TOWN OF GROTON PLANNING BOARD
November 13, 2025
Meeting Minutes


A regular meeting of the Planning Board was held on Thursday, November 13, 2025, at 7:00 p.m.
	
Member’s Present: 	Ms. Lorayne Black, Chair 
	Mr. Paul Hathaway, Vice-Chair
				Mr. Matthew Killam, Board Member
Mr. Russell Burke, Board Member
	Mr. David Bonnett, Board Member

Members Attending 	Mr. George Barringer, Board Member
 via Zoom:	Mr. Phil Francisco, 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 stated that, as Mr. Barringer and Mr. Francisco were participating via Zoom, all votes would be taken by roll call.  Ms. Black also stated that the meeting was being recorded and broadcast on the Groton Channel.
Presentation – Housing Production Plan Update – Montachusett Regional Planning Commission
Ms. Fran Stanley, Housing Coordinator, and Mr. Zach Kay, Regional Planner from the Montachusett Regional Planning Commission, were present to provide the update.
Mr. Kay reviewed his presentation, which included the following:
· Groton’s Population Changes by Age Group (Reference Census Reports from 1990 through 2023.
· Housing Tenure and Vacancy Rates in Groton and Surrounding Communities
· Average rents in Groton and Surrounding Communities (Groton’s Rent - $3,300.00 per month)
· Groton Cost Burden by AMI Grouping
· Groton Parcel Type (FY 2005 – FY 2025)

Mr. Kay shared that they had sent out a housing survey in May of 2025 and received 194 responses.  He reviewed the survey comment with the Planning Board.  
Mr. Kay reviewed the Housing Production Plan Goals and Groton’s Housing Production Plan Implementation Strategies.
Public Hearing (Continuation) – Major Site Plan Review, MBTA Communities Multi-Family Development, 500 Main Street, Assessors Map 216, Parcels 95 & 96 
(Transom GP Capital Holdings, LLC)

Mr. Greg Roy, P.E., of Dillis & Roy Civil Design Group, addressed the Board and summarized the following revisions to the plan:

· Exhibit Plan:  Townhouses Distance Study and Pavement Removal
· Decreased the size of two of the townhouses on the ends of the development, which made them narrower to meet the zoning requirements.

· Revise the plan to eliminate the triangular pieces of pavement on the emergency access roads.

· Reviewed Draft Permit Decision with findings, waivers, and conditions.

· Mullin Rule Certifications for David Bonnett and Paul Hathaway.
  
Ms. Black commented that the plantings along the south side of the property should include Evergreens for increased screening.
Ms. Black asked if there were members of the public who had questions or comments.  There were none.

MOTION:  Mr. Burke made a motion to close the public hearing with the acceptance of the additional   data discussed.  Mr. Hathaway seconded the motion.  

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

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

MOTION CARRIED:  7 – 0 – 0.

MOTION:  Mr. Burke made a motion to approve the Major Site Plan Review subject to the revised decision that incorporated the changes made as well as referencing new exhibits prior to the issuance of the Planning Board’s decision.  Mr. Hathaway seconded the motion.

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

Yea:	Mr. Burke, Mr. Killam, Mr. Bonnett,				7
	Mr. Francisco, Mr. Hathaway, Mr. Barringer,
	& 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. Greg Roy, P.E. of Dillis & Roy Civil Design Group, Inc. was present on behalf of the applicant.  

· Revised materials from Dillis & Roy Civil Design Group, Inc.:
· Revised Site Plan
· Vehicle Turning Exhibit

· Revised Stormwater Report, Response to Peer Review Comments

Mr. Roy stated that they had addressed all the outstanding issues related to the Conservation Commission and the Earth Removal Stormwater Advisory Committee permit applications associated with this project.  The public hearings for these applications were closed.
Mr. Roy said he felt the Peer Review comments from Nitsch Engineering had been resolved.  He said the revised plan also addressed two minor concerns of the Planning Board related to some details which were lacking on the previous version, and to a wetland replication detail that is no longer needed.  He said that they also added a turnout midway up the driveway, in the latest version of the plan.  They also submitted a turning radius plan.  The sharp curve in the driveway has been softened to accommodate emergency vehicles.
Mr. Bonnett asked if the Flood Maps reference needs to be updated to reference the new maps.  Mr. Roy said he would look into this.
Mr. Burke asked about the previous public hearings that have been held to date, with respect to the attendance of the board members and their eligibility to vote on the special permit.  Mr. Roy said he provided testimony in two previous hearings, with many continuations which have drawn out the process.  Mr. Tada said he would review the public hearings and provide a 
Ms. Black asked if there were members of the public who had questions or comments.  There were none.
MOTION:  Mr. Barringer made a motion to close the public hearing with the stipulation that they would receive the technical information from the new site plan showing the turnout on the driveway, and the updated Flood Map reference.  Mr. Francisco seconded the motion.

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

Yea:	Mr. Bonnett, Mr. Francisco, Mr. Hathaway, 			5
	Mr. Barringer, & Ms. Black
Nay:										0

MOTION CARRIED:  5 – 0 – 2.  (Abstain – Mr. Burke & Mr. Killam)

Public Hearing (Continuation) – Definitive Subdivision Plan and Flexible Development Special Permit, Casella Meadows, Wyman Road, Assessors Map 229, Parcel 58 
(Nashoba Homes Development LLC)

· The applicant submitted a request to continue the public hearing to 12/11/25.

MOTION:  Mr. Hathaway made a motion to continue the public hearing, date specific, to the December 11, 2025, Planning Board meeting.  Mr. Francisco seconded the motion.

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

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

MOTION CARRIED:  7 – 0 – 0.

Discussion – Approval Not Required Plan (ANR) Plan – 100 Boston Road, Assessors Map 229, Parcel 19 (Dillis & Roy Civil Design Group, Inc.)

Mr. Greg Roy of Dillis & Roy Civil Design Group, Inc. was present on behalf of the applicant.  

Mr. Roy said the parcel contains the existing CVS and the former Emerson Medical buildings.  He said the applicant wishes to partition the existing commercial property into two parcels, one with the CVS building and the other with the Emerson Medical building.  

Mr. Roy shared that the only item they found difficult to meet was the Lot Shape.  He said Lot A1 had no issue as it had a .4 shape factor, but Lot A2 had an issue with meeting lot shape factor per the Zoning Bylaw.  He added that the lot shape provisions in the bylaw include a sentence indicating that “this formula may be applied to only that portion of the lot which conformed to all requirements of this chapter.”   

Mr. Roy stated that if all the land were to be excluded from the back side of lot A2, and the lot shape factor calculated only using the front portion, then the lot complies with the bylaw.  He noted that all of the land in the back was wetlands and therefore, not buildable.

Mr. Burke commented that he had no problem with waiving the requirement as long as the land that was not included remained the same.

MOTION:  Mr. Burke made a motion to endorse the Approval Not Required Plan for 100 Boston Road, Assessors Map 222, Parcel 19, prepared by Dillis & Roy Civil Design Group, Inc., dated November 6, 2025, which included a waiver from the Planning Board under §218-6.3.J(2) relative to lot shape.  Mr. Barringer seconded the motion.

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

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

MOTION CARRIED:  7 – 0 – 0.

Discussion – Specialized Energy Stretch Code (Substantiality Commission)

Ms. Charlotte Weigel and Mr. Ken Horton, members of the Groton Sustainability Commission, were present for the discussion.

Ms. Weigel addressed the Board and stated that there were three Energy Codes in MA for municipalities to adopt:

1. Base Code
2. Stretch Code (adopted by Groton in 2019)
3. Specialized Stretch Code

Ms. Weigel said the Sustainability Commission is exploring Specialized Stretch Code adoption in Groton.  The presentation and feedback from the Planning Board will help them evaluate potential impacts.  She said the Specialized Code applies to new construction only and that it does not apply to renovations, additions, or historic buildings.  She added that the Specialized Code incentivizes, but does not require, the electrification of new buildings; but pointed out that there were multiple pathways to compliance available, included mixed fuels.

Ms. Weigel commented that a new DOER program will give additional funding/privileges to communities that have adopted the Specialized Code and become “Climate Leaders.”

Ms. Weigel stated the benefits of the Specialized Stretch Code were as follows:

· Ensure new homes are enabled to meet net zero emissions targets.
· Protects against future costly retrofits.
· Estimated reduction in energy costs of $1,300 per year.
· Opportunities for additional state grant funding.

Costs of the Specialized Stretch Code:

· Cost of construction for a mixed-fuel home.

Ms. Weigel asked the Planning Board what the expected rate of new construction was in the Town.

Mr. Barringer said there was a projected buildout done for the 2025 Master Plan Update.

Mr. Bonnett asked if the Town’s ability to get state grants was hurt by having a local electricity provider (GELD).  Ms. Weigel said the presence of GELD should not be a factor with respect to grants.

Mr. Francisco asked if the Sustainability Commission reached out to builders for feedback.  Ms. Weigel said they reached out to builders, but only one builder responded.  Mr. Horton mentioned there is currently only one all-electric home in Groton.

Mr. Hathaway commented that he felt it was too cold during the winter to get by without mixed fuel heating sources as a backup, based on his own experience with electric heat pumps in his home. He did not like the idea of requiring new homes to be all-electric.  It should be the consumer’s choice.

Mr. Burke agreed with Mr. Hathaway’s concerns.

Mr. Killam said he is seeing other towns rejecting the Specialized Stretch Code because it will drive up costs.  He also asked if there are any concerns about overburdening the electrical grid.

Mr. Bonnett shared Mr. Killam’s concern about the electrical grid, but said it is out of the Town’s control.

Ms. Weigel said electric heat pumps are beneficial during summertime peak electrical demand, but she acknowledged that they are not ideal in colder weather.

Ms. Weigel thanked the Planning Board members for their feedback and said she would do more research and hopefully come back to the Board for further discussion.  She also plugged the upcoming informational webinar about the Specialized Stretch Energy Code on November 19th.

Project Updates 

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

· Groton Hill Music Center
· Work on stone wall near the driveway entrance, and on the agricultural land on the other side of Old Ayer Road.

· Hayes Woods Lane
· Paving scheduled on 11/18/25.

· Heritage Landing – There were no new updates.

· Nashoba SEF – There were no new updates.

· Rocky Hill (Oriole Drive) – Paving
· Paving field report from Nitsch Engineering:  11/4/25

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

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

· ADU Updates – Mr. Tada said he would consult with the Building Commissioner to provide an update on new ADU building permits since the zoning change.

Committee Updates

· Complete Streets Committee

· Signed the contract with the MA Department of Transportation in the amount of 432,617.50.

· Community Preservation Committee

· Full draft applications due on 11/19/25.

· Mr. Barringer commented that he no longer had the time to represent the Planning Board on the Community Preservation Committee.  Mr. Francisco volunteered to serve on the committee. 

· Mr. Tada to check with Town Counsel regarding how many members of the Planning Board could be appointed to the Community Preservation Committee.

· Conductorlab Oversight Committee – There were no new updates.

· ZBA Updates
· 46 Townsend Road – Variance denied.
· 2 Oriole Drive – Variance approved.

· Sign Committee – There were no new updates.

General Business

· Meeting Minutes

· September 25, 2025

MOTION:  Mr. Hathaway made a motion to approve the meeting minutes of the September 25, 2025, Planning Board meeting, as amended.  Mr. Burke seconded the motion.
A roll call vote was taken, which resulted as follows:
Yea:	Mr. Burke, Mr. Hathaway, Mr. Bonnett,				7
	Mr. Killam, Mr. Francisco, Mr. Barringer,
	& Ms. Black
Nay:										0

MOTION CARRIED:  7 – 0 – 0.


Planning Board Meeting Schedule

· December 11, 2025

Adjournment

MOTION:  At approximately 9:53 p.m., Mr. Burke made a motion to adjourn.  Mr. Killam seconded the motion.

MOTION CARRIED:  7 – 0 – 0.

Respectfully submitted:  

Trish Gedziun 
Recording Secretary

Approved 1/22/2026
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