



TOWN OF GROTON PLANNING BOARD
January 22, 2026
Meeting Minutes

A regular meeting of the Planning Board was held on Thursday, January 22, 2026, at 7:01 p.m.
	
Member’s Present: 	Ms. Lorayne Black, Chair 
	Mr. Paul Hathaway, Vice-Chair
	Mr. Phil Francisco, Board Member
	Mr. George Barringer, Board Member
				Mr. Matthew Killam, Board Member
Mr. Russell Burke, Board Member
	Mr. David Bonnett, Board Member
							
Also Present:		Mr. Takashi Tada, Land Use Director/Town Planner

Ms. Black opened the meeting and stated that the meeting was being recorded and broadcast on the Groton Channel.

Public Hearing – Sign Permit Application, Nashoba Satellite Emergency Facility (SEF), 
490 Main Street, Assessors’ Map 216, Parcels 96, 98, & 99 (UMass Memorial Healthcare)

· The Town Manager had requested that this hearing be continued, without deliberation, until the next Planning Board meeting on February 12, 2026, as he was awaiting procedural guidance from Town Counsel regarding this Sign Permit Application.

MOTION:  Mr. Francisco made a motion to continue the public hearing to February 12, 2026.  Mr. Hathaway seconded the motion.

MOTION CARRIED:  7 – 0 – 0

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

· Ms. Black stated that the applicant had requested that the public hearing be continued to the February 26, 2026 meeting to allow more time for peer review of the latest plan revisions, which were submitted on January 16, 2026.

MOTION:  Mr. Hathaway made a motion to continue the public hearing to February 26, 2026.  Mr. Burke seconded the motion.

MOTION CARRIED:  7 – 0 – 0

Discussion – Request for Bond Release and As-Built Plan Review – Village at Shepley Hill

Mr. Frank McPartlan, Dillis & Roy Civil Design Group, was present on behalf of the applicant, Shepley Hill Capital Partners LLC.  He said they had submitted a request for a Bond Release for the Village at Shepley Hill.
Mr. McPartlan stated that they received a peer review letter from Nitsch Engineering, to which he responded, and that they also submitted a revised As-Built Plan.  He then read aloud from Nitsch Engineering’s comments and his responses into the record.
Mr. McPartlan noted that Nitsch Engineering's first comment was that “monuments should be provided for all property lines, street lines, lot lines, and boundary lines.  All installed monuments should be shown on the As-Built Plans.”  He said that the project is organized as a condominium, and the entire development is owned as a single lot by the condo association.  Therefore, the applicant did not feel that they needed to install monuments at all of the individual “exclusive use area” boundary corners.
Mr. Burke commented that he did not agree with the applicant’s assertion that there is only one lot in the development.  He reminded the applicant that the Planning Board approved the Definitive Subdivision Plan for the project.  The condominium association is a form of ownership, but it does not negate the subdivision.  The project is subject to the subdivision rules and regulations, including monumentation.  The applicant may request a waiver of the monumentation requirement.
Mr. Larry Smith, Managing Director, Shepley Hill Capital Partners LLC, addressed the Board and stated that there had been much discussion surrounding the monuments during the permitting process.  He said his attorney, Jill Mann, had provided a narrative explaining why they view the project as one lot.  He said there was no individual unit owner who owned a lot or part of a lot.  All of the land is owned by the condo association, including the roadways.  Therefore, it does not seem to make sense to install monuments where there is no ownership boundary.
Mr. Burke replied that he felt it would be a good idea, and a much cleaner process, to submit a request to the Planning Board to waive the boundary monument requirements in the subdivision regulations.
Mr. Barringer asked if the perimeter boundary of the property would be monumented.  Mr. McPartlan responded that the previous surveyor for the project installed many of the perimeter monuments.  He will show the existing monuments clearly on the plan that is submitted with the waiver request.
Moving on to the other As-Built Plan Review comments from Nitsch Engineering, Mr. McPartlan said they addressed the following comments:
2. Catch basin cleaning – Provided documentation that the stormwater catch basins have been cleaned out (receipt from contractor).
3. Contour elevation labels – 5-foot contour intervals are shown on the revised plan because of the many steep slopes at the site.
4. Drain pipes from individual units labeled with pipe sizes and inverts – These are shown on the revised plan.
5. Dimensions and elevations of orifices at the outlet control structures – These are shown on the revised plan.
6. All drain pipes should be labeled with sizes – Mr. McPartlan said he labeled the main trunk lines, manhole-to-manhole, directly on the plan. He added a note on the plan to call out the size of the lateral catch basin pipes.  Those were all 12-inch pipes.
7. All gravity sewer pipes in the roadways should be labeled with sizes and inverts – These are provided on the revised plan.
8. Mr. McPartlan confirmed that the sewer system design was changed during the Board of Health review process. A low-pressure sewer force main was added to serve the units on Legacy Lane.
9. Water pipe sizes – All water pipes have been labeled with sizes.
10. Water pipes to each unit – Note #6 has been added to the plan to explain the water service from the onsite water supply well to each unit, including the individual sprinkler systems. The sprinkler system design was reviewed at the time by the Fire Chief, Steele McCurdy.

Mr. Bonnett requested that the elevations of the emergency spillways be added to the plan.  Mr. McPartlan said he would do that.
Ms. Black asked if the revised plan shows all of the landscape plantings that have been installed.  Mr. McPartlan showed the various tree plantings shown on the plan.  Mr. Smith pointed out that there was area of existing vegetation, within the original limit of disturbance, that was left in place to preserve the native tree cover (on Legacy Lane, between Unit 20B and Unit 24A).
Mr. Smith suggested allowing for a partial bond release until the issue with the monuments was resolved.  All other aspects of the site development have been completed, and all of the units have been sold.
Mr. Bonnett asked who would be responsible for the ongoing management and of the condo property.  Ms. Julia Dickinson, Corporate Controller for Shepley Hill Capital Partners LLC, explained that the condo association is in the process of assuming ownership and maintenance responsibilities.  The individual unit owners do not own the land around the units.  The condo association owns and controls the land. There are existing signs mounted on wooden posts, behind the units, that indicate the conservation restriction area.
Mr. Burke suggested the applicant come back to the Planning Board with a request to waive the boundary monumentation requirements, along with a detailed plan showing existing and proposed monuments.  The Board could consider this waiver as part of the bond release.
MOTION:   Mr. Burke made a motion to continue the discussion, date specific, to the January 26, 2026, Planning Board meeting.  Mr. Barringer seconded the motion.
MOTION CARRIED:  7 – 0 – 0

Discussion – Review draft Special Permit for Shared Driveway, 10 Worthen Drive, Assessors’ Map 221, Parcels 14, 14.2, & 14.3 (J. Gilson)

Mr. Tada noted that he had received the signed Mullin Rule Certifications from Ms. Black and Mr. Hathaway.  He also noted that Mr. Killam was not a member of the Planning Board at the time of the first public hearing.


Mr. Tada reviewed the draft Special Permit approval decision with the Board.  The Planning Board had no questions or comments.

MOTION:  Mr. Francisco made a motion to approve the Special Permit for a shared driveway located at 10 Worthen Drive, Assessors’ Map 221, Parcels 14, 14.2, & 14.3. Mr. Barringer seconded the motion.

MOTION CARRIED:  6 – 0 – 1  (Abstained – Mr. Killam)

Letters of Support – CPC Applications – Housing Coordinator and Affordable Housing Trust

Mr. Tada reviewed the letters of support regarding the Housing Coordinator and the Affordable Housing Trust with the Planning Board. 

MOTION:  Mr. Hathaway made a motion to approve the letter of support for the Housing Coordinator position using funds from the CPC.  Mr. Killam seconded the motion.

MOTION CARRIED:  7 – 0 – 0

MOTION:  Mr. Barringer made a motion to approve adding $300,000 to the Affordable Housing Fund using funds from the CPC.  Mr. Hathaway seconded the motion.

MOTION CARRIED:  6 – 0 – 1  (Abstained – Mr. Burke)

Discussion – Potential Amendments to the Zoning Bylaw and Planning Board Regulations

· Fee Schedule in the Planning Regulations – the project review fee for Shared Driveways is too low ($1,000.00)

Mr. Tada explained that the fee scheduled in the Planning Board Regulations specified an initial deposit of $1,000 for a Peer Review of a shared driveway.  
Mr. Hathaway proposed a sliding-scale fee based on linear feet.
Mr. Francisco commented that the Planning Board had signed up to do two things as part of the execution of the Master Plan.  He said one was to amend the Age-Restricted Development provisions, and the other was to consider updating and expanding the Town Center Design guidelines town-wide to Four Corners, West Groton, Mill Run Plaza, Boston Road, and Lover’s Lane.  He suggested forming a working group to begin work on them or devote a Thursday night meeting.
Project Updates
· Accessory Dwelling Units (ADU) – There were no updates.
· Gratuity Brook Farm Estates
· In progress with Conservation Commission

· Groton Hill Music Center
· Mr. Barringer mentioned there are boulders in place around the infiltration basins in the parking lot, functioning as wheel stops.

· Hayes Woods Lane – There were no updates

· Heritage Landing  
· Will contact the Board of Health to get the results of soil testing.

· Nashoba SEF – There were no updates.

· Rocky Hill (Oriole Drive)

· Kilbourn Place, 240 Main Street – Noise Mitigation

· Village at Shepley Hil

Committee Updates

· Complete Streets Committee

A meeting of the Complete Streets Committee will be held to discuss crosswalks in need of repair.
  
· Community Preservation Committee

The final application deadline for FY27 is February 11, 2026.
· Conductorlab Oversight Committee – There were no updates.

· ZBA Updates – There were no new updates.

· Sign Committee
· Received an application for real estate signs, 797 Boston Road, public hearing date to be determined.

Recorder’s Note:  Mr. Burke was excused from the meeting at approximately 8:36 p.m.

General Business

· Meeting Minutes – November 13, 2025

MOTION:  Mr. Barringer made a motion to approve the minutes from the November 13, 2025, meeting, as presented.  Mr. Francisco seconded the motion.

MOTION CARRIED:  6 – 0 – 0.
Planning Board Meeting Schedule

· February 12, 2026
· February 26, 2026

Adjournment

MOTION:  At approximately 8:46 p.m., Mr. Francisco made a motion to adjourn.  Mr. Hathaway seconded the motion.

MOTION CARRIED:  6 – 0 – 0.

Respectfully submitted:  


Trish Gedziun 
Recording Secretary

Approved 5/28/2026


Town of Groton Planning Board – Meeting Minutes	Page 2
January 22, 2026

