



TOWN OF GROTON PLANNING BOARD
February 26, 2026
Meeting Minutes


A hybrid meeting with the Planning Board and the Community Preservation Committee was held on Thursday, February 26, 2026, at 7:00 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. David Bonnett, Board Member

Participating on Zoom:	Mr. Paul Hathaway, Board Member

Not Present:	Mr. Russell Burke, Board Member
							
Also Present:		Mr. Takashi Tada, Land Use Director/Town Planner

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

Ms. Black also stated that, as Mr. Hathaway was participating via Zoom, all votes would be taken by roll call.

Mr. Bruce Eason called the Community Preservation Committee to order with four members present at approximately 7:20 p.m.

Discussion – Request for Bond Release, Village at Shepley Hill

Mr. Larry Smith and Ms. Julia Dickinson from Shepley Hill Capital Partners, and Mr. Greg Roy from Dillis & Roy Civil Design Group, were present to discuss the request.  Attorney Jill Mann participated via Zoom.

Attorney Mann stated that, at Nitsch Engineering's request, the bond amount to be retained was increased by approximately $20,000. She said the newly proposed reduction of the bond was $408,191, which would leave $41,975 to confirm that everything was done, and to secure funds to ensure that the installation of the boundary monuments was completed.

Mr. Bonnett asked what the $41,975 would cover.  Attorney Mann replied that it would cover the amount necessary to pay for the monuments, which they estimated at approximately $16,000, and they applied the full 30% contingency and procurement buffer recommended by Nitsch.

MOTION:  Mr. Barringer made a motion to reduce the bond for the Village at Shepley Hill to $41,975.  Mr. Francisco seconded the motion.

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

Yea:	Mr. Barringer, Mr. Francisco, Mr. Bonnett, Mr. Killam,		6
	Mr. Hathaway, & Ms. Black

Nay:										0

MOTION CARRIED:  6 – 0 – 0.

Attorney Mann commented that the Town of Groton’s subdivision rules and regulations required that all lot lines, street lines, and boundary lines be identified using granite markers.  She said one of the reasons they were asking for a waiver was that they did not delineate between the lots approved pursuant to the subdivision plan, as it was a condominium development with no individual ownership of lots.  She said the streets were not publicly owned or publicly maintained, nor was any of the infrastructure.  She asked that they not be required to delineate all the internal lot lines, noting that Nitsch Engineering had no objection.  

Attorney Mann stated that they agreed to place granite posts in certain areas, as shown on the Plan.   She suggested that they use iron rods along the entire back perimeter of the property, not along the front.  She said they wanted to clearly delineate the common open space area protected by the conservation restriction.

Mr. Easom, speaking as a resident, suggested that the Planning Board not grant a waiver for the use of granite markers along the conservation restriction boundary line.  He said granite markers were much better for long-term monitoring and enforcement of the conservation restriction boundaries.

Ms. Anna Eliot, a resident, addressed the Board and noted that the metal stakes were easy to find with a metal detector, and said she felt they could be used around the subdivision's corners.

A discussion ensued between the Planning Board and residents regarding what type of monumentation should be used along the conservation line, as well as how many monumentations there should be, and what type they should be.

Mr. Hathaway thought there was minimal risk of encroachment by the condo owners.

Mr. Barringer suggested that the applicant reconsider their plan and return to the Planning Board for further consideration.  Attorney Mann stated that she agreed with Mr. Barringer’s suggestion.


Discussion – Public Hearing – Major Site Plan Review, Cow Pond Brook Athletic Fields, 
599 Cow Pond Brook Road, Assessors’ Map 248, Parcels 40, 51, & 57 (Town of Groton)

Mr. Mark Haddad, Town Manager, the applicant, was present on Zoom.  Also present were Megan Buczynski, the Project Manager from ACTIVITAS, and some members of the Community Preservation Committee.

Ms. Buczynski addressed the Board and stated that the Town of Groton has submitted a Major Site Plan Review application for the renovation of the athletic fields facility at 599 Cow Pond Brook Road, which consists of three parcels. Parcel 40 comprised the majority of the athletics fields; Parcel 57 included a portion of one baseball field and a substantial amount of resource areas; and Parcel 51 which abutted Hoyts Wharf Road.  She said Parcel 40 and Parcel 57 were both protected under Article 97, and were under the Park Commission’s purview.

Ms. Buczynski explained that the proposed project included the construction of a formalized parking lot, the renovation of the natural-grass athletic fields, the construction of ADA-accessible walkways, the installation of stormwater BMPs, and landscape improvements.  The southern access road to the baseball fields would be discontinued, as required by the MA Division of Fisheries & Wildlife, Natural Heritage & Endangered Species Program (NHESP).  She said the site’s use was to remain for outdoor recreational purposes.

Ms. Buczynski said there were four vernal pools on the site and many endangered species. LEC Consultants and Oxbow Associates both conducted endangered species reviews, focusing on protecting Blanding Turtles.  She added that they were working with NHESP on mitigation to protect Blanding Turtles habitat.  She said the Town also submitted local applications to the Conservation Commission and the Earth Removal Stormwater Advisory Committee, and a state filing pursuant to the Massachusetts Environmental Policy Act (MEPA).

Ms. Buczynski said the new parking count would be approximately 295 spaces.  She added that MDM Transportation Consultants had conducted a traffic study.   She said the hope was to have concrete sidewalks from the edge of the parking lot to the field entrances, and she was also proposing accessible walkways to the various field areas.  

Ms. Buczynski stated that the applicant also wanted to install a playground and would install netting in both Youth Baseball Fields 2 and 4, a fence in Youth Baseball Field 3, and add lighting at Youth Baseball Field 2.  The location of Youth Baseball Field 3 would be shifted westward to create more room for the parking lot.

Regarding the proposed lighting, Ms. Buczynski said the parking lot lights would be Dark Sky compliant, while the baseball field lighting would adhere to the Dark Sky athletic lighting guidelines.

Mr. Killam asked if the proposal includes permanent bathrooms rather than porta-potties.  Ms. Buczynski replied that they intended to continue using porta-potties.                                                                                         
Ms. Buczynski reviewed some of the peer review comments from Nitsch Engineering that needed to be addressed, as summarized below:

· Parking lot plantings: Applicant requested a waiver to include more parking spaces.

· Layout & Materials Plan needs to be stamped by a Registered Landscape Architect.

· Snow storage: DPW does not remove snow currently, and there were no programming elements that would require it to be done.

· Lighting: Confirmed that all site lighting fixtures are to be cut-off style, downward facing.  Ms. Buczynski said they discussed the proposed lighting with Tim Brothers at MIT Lincoln Laboratory and are working on reducing the lighting color temperature, possibly as low as 2200 Kelvin.

· The Photometrics Plan was not very legible so that it would be resubmitted.

· Vertical granite curbing to be installed at the drives on both sides and along the inside edge of the parking lot where it abutted the concrete sidewalks.

· Ms. Buczynski reviewed the drainage details.  There is high groundwater at the site, and the drainage system is designed to handle a 25-year storm event. She said there would be a collection system (catch basins) with discharge to a subsurface infiltration chamber.

· Nitsch Engineering had suggested adding 4” of dense grade asphalt under the parking lot areas.

Ms. Buczynski requested that the retaining wall requirements be reviewed after the specific engineered blocks to be used have been selected. 
 
Mr. Hathaway asked how many total square feet of impervious surface they were adding.  Ms. Buczynski replied that while she did not have the number off the top of her head, it was quite significant.  She said she would provide that information at a future meeting.  She noted that the internal walkways would be pervious pavement.

Mr. Francisco asked about the maintenance of the pervious walkways.  Ms. Buczynski said the maintenance requirements would be outlined in the Operations & Maintenance Plan.

Ms. Black suggested that they add more proposed trees at the entrance, especially around the dumpster area to provided screening, and perhaps vary the tree sizes.  She also suggested adding some trees in the parking area.
Mr. Bonnett asked about the locations of the accessible parking spaces, and also asked if they had considered a drop-off zone near the entrance.  Ms. Buczynski reviewed the layout with respect to accessibility, and she said they would lose a few parking spaces in order to provide a drop-off zone.

Mr. Bonnett expressed concern about the proposed plastic material of the subsurface infiltration chambers, based on his experience.  Plastic chambers have a higher failure rate.

Mr. Killam asked if the proposed middle entrance was necessary.  Ms. Buczynski replied that it was, based on input from the MDM traffic study, field user groups, and public safety officials.

Fire Chief Arthur Cheeks addressed the Board and stated that he felt it was important to have three entrances for adequate traffic flow and safety.  He also recommended providing safety netting around the field closest to the playground.

Mr. Hathaway suggested adding protection against runaway cars to the front of the playground.

Chief Cheeks said he felt it was a good idea to add bollards in the parking area for safety.

Mr. Bonnett asked if there were plans to provide traffic calming measures on Cow Pond Brook Rod.  Mr. Haddad stated that the DPW would be adding striping along Cow Pond Brook Road, including striping for bicycle lanes.

Mr. Hathaway asked how many chemicals would be needed to maintain the site and whether the town would have to hire an additional employee to perform that maintenance.  Ms. Buczynski replied that they would have to look into that and get back to the board.  

Mr. Francisco suggested that pollinator plantings around the walkways would require less maintenance.

Mr. Killam asked if the project would be built in phases, or all at once.  Ms. Buczynski replied it would be built all at once, but they have a construction sequencing plan.

Mr. Francisco asked if Parcel 51 was included as part of the NHESP habitat mitigation.  Ms. Buczynski explained that NHESP required a mitigation ratio of 2:1, and a portion of upland area on Parcel 51 is included.

Mr. Richard Hewitt, CPC member, asked about the proposed paths around the site.  Ms. Buczynski replied that the paths are intended for use as a walking path and would be approximately 6 feet wide.  

Ms. Buczynski stated that the Town’s intent is to put the project out to bid before Town Meeting.

Ms. Black asked if anyone had further questions or comments.  There were none.

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

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

Yea:	Mr. Francisco, Mr. Barringer, Mr. Killam				6
	Mr. Hathaway, Mr. Bonnett, & Ms. Black

Nay:										0

MOTION CARRIED:  6 – 0 – 0.

Community Preservation Committee Adjournment

MOTION:  Mr. Easom made a motion to adjourn the Community Preservation Committee meeting.  The motion was seconded, and all members participating voted in the affirmative.

MOTION CARRIED:  4 – 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 commented that the applicant had submitted a request to continue the public hearing to the March 12, 2026, meeting and to extend the deadline for the Planning Board vote on the application.

MOTION:  Mr. Barringer made a motion to continue the public hearing to March 12, 2026, and to extend the deadline for the Planning Board vote on the application.  Mr. Francisco seconded the motion.

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

Yea:	Mr. Francisco, Mr. Barringer, Mr. Killam				6
	Mr. Hathaway, Mr. Bonnett, & Ms. Black

Nay:										0

MOTION CARRIED:  6 – 0 – 0.

Discussion – Pre-submission Review for New Cell Tower at Groton-Dunstable Regional High School, 703 Chicopee Row, Assessors’ Map 230, Parcel 46 (TowerCom)

Mr. Bene Dituri and Mr. John Stevens of TowerCom C-PRV, the applicants, participated via Zoom. 

Mr. Dituri reviewed the Executive Summary for the proposed project, as summarized below:

· Over the past two years, TowerCom had been having discussions with town officials regarding coverage gaps, site justification, including the Town and the School Board’s needs.

· A lease was executed with the Groton-Dunstable Regional School District in Q4 of 2025.

· An informational meeting was held with Town Officials on December 17, 2025.

· The proposal was vetted by Patriot Regional Emergency Communications Center.

· In the process of preparing to file a Special Permit Application to the Planning Board.

· Completed a preliminary Historical Resources Review by Acme Heritage Consultants.

Mr. Dituri reviewed the proposed site plan with the Planning Board.  He said the proposed 120-foot wireless tower would be located on the high school property within the area already developed for the school’s maintenance building.  Mr. Dituri also reviewed the site topography.

Mr. Dituri stated that per Section 218-6.2 (Schedule of Intensity Regulations):  Maximum and minimum building setbacks may be waived by special permit from the Planning Board, where it finds such waiver to be harmonious with the intent of the district and the character and scale of the building’s location.  He added that the two waivers being requested were:

· Section 218-10.1 (G)(2) – 150 feet from a slope in excess of 5%.  Note:  Tower location is on a slight ridge and is approximately 40 feet from where the grade slopes down.
· Section 218-10.1 (G)(3) – 500 feet from all existing buildings.  Note:  Tower is 110 feet from the existing school maintenance building and 175 feet from the existing self-support tower (Town’s emergency communications).

Mr. Dituri provided the Planning Board with supporting documentation and reference materials. He said they were planning to file the Special Permit soon and were hoping to open the public hearing within the next 45 days, subject to coordination of the balloon float test that the bylaw requires.
Mr. Barringer asked about site lighting.  Mr. Dituri replied that there were no current plans for any site lighting within the compound.  

Discussion – Request for Bond Release, Bluebird Lane, Village Meadows Subdivision
Mr. Tada stated that Mr. Roger Kanniard, the Developer, had submitted a request to release the performance bond for the completed subdivision in the amount of $124,000.  He said the Select Board had completed the taking of the road.

MOTION:  Mr. Barringer made a motion to authorize the bond release for Bluebird Lane, Village Meadows Subdivision, in the amount of $124,000, along with any interest accrued.  Mr. Francisco seconded the motion.

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

Yea:	Mr. Francisco, Mr. Barringer, Mr. Killam				6
	Mr. Hathaway, Mr. Bonnett, & Ms. Black

Nay:										0

MOTION CARRIED:  6 – 0 – 0.

Discussion – Potential Amendments to Zoning Bylaw and Planning Board Regulations

· Amend Zoning Bylaw to clarify site plan review appeal process.

· Draft Warrant Article for the Spring Town Meeting had been submitted to the Select Board.
· Mr. Tada to schedule a Planning Board public hearing in March or April.

Project Updates

There were none.

Committee Updates

· Sign Committee

Mr. Tada stated that the Sign Committee had set public hearings for Monday, March 2nd, at 4:00 and 4:15 p.m. for the following:

· Nashoba Satellite Emergency Facility, 490 Main Street – overall signage program
· 797 Boston Road – real estate signs

· Historic District Commission

Mr. Tada stated that a public informational meeting was held on February 24th, where they discussed the potential expansion of the Historic Districts.
General Business

· Meeting Minutes – September 11, 2025

MOTION:   Mr. Barringer made a motion to approve the minutes from the September 11, 2025, meeting, as presented.  Mr. Francisco seconded the motion.

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

Yea:	Mr. Francisco, Mr. Barringer, Mr. Killam				5
	Mr. Bonnett, & Ms. Black

Nay:										0

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

· Meeting Minutes – October 9, 2025

MOTION:   Mr. Barringer made a motion to approve the minutes from the October 9, 2025, meeting, as presented.  Mr. Francisco seconded the motion.

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

Yea:	Mr. Francisco, Mr. Barringer, Mr. Killam				5		
	Mr. Bonnett, & Ms. Black

Nay:										0
MOTION CARRIED:  5 – 0 – 1.  (Abstained – Mr. Hathaway)  
Planning Board Meeting Schedule

· March 12, 2026
· April 2, 2026
· April 9, 2026 – Working Session
· April 23, 2026
· May 2, 2026 – Spring Town Meeting

Adjournment

MOTION:  At approximately 10:22 p.m., Mr. Barringer made a motion to adjourn.  Mr. Francisco seconded the motion.

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

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

Nay:										0
MOTION CARRIED:  6 – 0 – 0.


Respectfully submitted:  

Trish Gedziun 
Recording Secretary

Approved 6/11/2026
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